PLANNING CONSULTANT INC

Planning Rationale

To:  Matt Coffey, MCIP, RPP, Planning Coordinator, Approvals
From: RFA Planning Consultant Inc.

Cc: 1234604 Ontario Inc., Owner

Date: July 11, 2024

Re: Rezoning Application and Interim Control By-law Exemption
Request — Prince Edward Event Centre — 383 County Road 7, County
of Prince Edward (1234604 Ontario Inc.)

This memo is to summarize our planning opinion in support of a Rezoning
application for the subject property, municipally known as 383 County Road 7 in
Ward 8 — North Marysburgh, County of Prince Edward. We have reviewed the
Provincial Policy Statement (PPS), the County of Prince Edward Official Plan Shore
Land, general development, implementation and design policies, as well as the
applicable Comprehensive Zoning By-law 1816-2006 provisions for the Tourist
Commercial Zone, and offer the following planning opinion in support of the subject
Rezoning. Below is a summary of our analysis.

BACKGROUND

RFA Planning Consultant Inc. was retained in October, 2020 by the owner to
prepare a Planning Rationale in support of the subject Rezoning application. The
land is municipally known as 383 County Road 7 in Ward 8 — North Marysburgh and
legally described as Part of Lot 3, Registered Plan 5, Part of Lot 5, Concession 1
South Side of the Bay of Quinte, Township of North Marysburgh, Parts 6 and 7 on
Plan 47R-7607, Now in the Municipality of the County of Prince Edward. The subject
property has an area of 3.0 hectares (7.4 acres) with 98.9 metres (324.5 feet) of
frontage on the north side of County Road 7 and 104 metres (341.2 feet) of
waterfrontage on the Adolphus Reach (Bay of Quinte). The site currently consists of
a 1,281-square-metre, one-storey brick building formerly known as the North
Marysburgh Centennial Central School. The former school building (No. 383) is
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currently serviced by individual on-site water and sewage services. The site
represents the retained lot of a historical severance granted in 2003 (by amending
By-law No. 1162-2003 to Zoning By-law No. 77-5), where the original school parcel
extended to the west to the limit of the field area seen on the aerial below. It is
understood that the site ceased operating as a public school approximately at the
same time in 2003, and has been derelict for approximately 20 years.

The subject property is designated “Shore Land” on Schedule ‘A-2’: Land Use
Designations and is within the eastern-most extent of “Natural Core Area H — North
and East Picton” on Schedule ‘B’: Natural Features & Areas of the County of Prince
Edward Official Plan. A designated “Steep Slope” on Schedule ‘C’: Constraint Areas
traverses the northern portion of the site. County Road 7 is a designated “County
Road” on Schedule ‘E’: Transportation & Infrastructure and a designated “Tourism
Corridor” on Schedules ‘F-1" and ‘F-2’: Recreation & Tourism. The site is currently
within the “Institutional (1) Zone” and the “Environmental Protection (EP) Zone” on
Schedules A8 and A8-1 of the County of Prince Edward Zoning By-law No. 1816-
2006, as amended. The surrounding land uses to the east, west and south are rural
residential. The Adolphus Reach (Bay of Quinte) abuts the site to the north. It is
important to note that access to Lake on the Mountain Provincial Park is located
approximately 300 metres to the west, along with a cluster of tourist-commercial
uses that surround the Park entrance. The Park itself is approximately 85 metres to
the south. The Glenora Ferry is approximately 2.5 kilometres measured along
County Road 7 and the Loyalist Parkway.

On May 23, 2023, an Interim Control By-law (No. 102-2023) for Natural Heritage
Areas was enacted by County Council for a period of one (1) year. The general
extent of the By-law consists of Shore Land areas that are within designated Natural
Core Areas. The purpose of the By-law is to only permit uses, building and structures
that existed as of May 23, 2023 and to temporarily prohibit change of use and the
construction or expansion of any building or structure until such time as staff have
completed a review of the Shore Land designation. As of the writing of this report,
Council has granted an extension of the Interim Control By-law for one (1) additional
year to May 22, 2025 (amending By-law.70-2024).

A summary of the subject lands is provided in the following table:

PIN 55085-0330

Legal Part of Lot 3, Registered Plan 5, Part of Lot 5, Concession 1

Description South Side of the Bay of Quinte, , Township of North
Marysburgh, Parts 6 and 7 on Plan 47R-7607, Now in the
Municipality of the County of Prince Edward

Civic Address 383 County Road 7

Lot Area 3.0 hectares (7.4 acres)
Lot Frontage 98.9 metres (324.5 feet)
Access County Road 7
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PIN 55085-0330

Official Plan Shore Land (Schedule ‘A-2’: Land Use Designations)
Designation
Zoning Institutional (1) Zone; Environmental Protection (EP) Zone

(Schedules A8 and A8-1)

A site visit was conducted on November 09, 2020. The following aerial image and
site visit photographs depict the existing conditions of and surrounding the subject
lands:

BAY OF QUINTE

The Miller House Cafe
& Brasserie

ke

Lake on the Mountain
Resort

LAKE ON THE
MOUNTAIN
PROVINCIAL
PARK

Subject Property — Outlined in green.
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383 County Road 7 — View along west property line looking north-east.
No. 359 County Road 7 (centre-left).

383 County Road 7 — View of existing parking area from County Road 7 entrance
looking north.
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383 County Road 7 — View of the vegetated escarpment, shoreline and Adolphus
Reach looking north.
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383 County Road 7 — View of the vegetated escarpment, shoreline and Adolphus
Reach looking north-west.

383 County Road 7 — View of Adolphus Reach from top of bank looking north-
east.
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APPLICATION FOR REZONING

We request to Rezone the site to a site-specific Tourist Commercial (TC-XX) Zone
to permit the proposed Assembly Hall, Culinary School and 10 Accessory Guest
Rooms. For purposes of the By-law, staff may elect to prepare a definition for
Culinary School if the Private School definition is not sufficient. Currently, the subject
property is within the Institutional (I) Zone. The proposed uses are permitted, but on
an institutional “not-for-profit” basis. The proposal will convert the permitted uses
into a commercial “for-profit” enterprise, which is outside of the general intent and
purpose of the Institutional (I) Zone. On this basis, it was agreed through pre-
consultation with PEC planning staff that a Rezoning is required for the proposed
development. The proposed development otherwise complies with Environmental
Protection (EP) Zone provisions and general provisions of Comprehensive Zoning
By-law No. 1816-2006. The EP Zone is to remain.

The proposed development is an adaptive re-use of a former school building, which
has been derelict for decades. The owner, an experienced and well-established
restaurateur, will be operating the Assembly Hall, Culinary School and 10 Accessory
Guest Rooms (hereinafter called the “Prince Edward Event Centre”) as a whole-
building establishment. In other words, the Accessory Guest Rooms will only be
available together with rental of the Assembly Hall. The Accessory Guest Rooms
will not be available to the general travelling public as a hotel or tourist inn.

The zoning analysis for the Prince Edward Event Centre project is provided in the
following table:

Regulations for Permitted Uses — Section 22.3

TC Zone Proposed

22.3.1. Minimum Lot Area — private services 0.8 ha 3.0 ha*
22.3.2. Minimum Lot Frontage — private services 60 m 98.9 m*
22.3.3. Minimum Front Yard 15m 28.5 m*
22.3.4. Minimum Exterior Side Yard 15m N/A
22.3.5. Minimum Interior Side Yard 6m 7.8 m*
22.3.6. Minimum Rear Yard 7.5m 2114 m*
22.3.7. Maximum Lot Coverage 30 % 4.3 %*
22.3.8. Minimum Landscaped Open Space 30 % 84.9 %
22.3.9. Maximum Height of Buildings 10.5m 6.4 m*
22.3.10. Minimum Distance between Buildings 3m N/A
Minimum Parking Requirement — Commercial Uses

Assembly Hall — 1 space for every 9m? of 73 77

gross floor area or portion thereof;

Hotel — 1 space per bedroom 10 10

* Existing condition in bold.

JuLy, 2024




Rezoning Application — Prince Edward Event Centre 8
383 County Road 7 (1234604 Ontario Inc.)

Further to pre-consultation with PEC planning staff, it is understood Site Plan Control
will be required subsequent to the requested zoning approval. The Site Plan shall
conform to the Zoning By-law. The following have been prepared in support of both
the subject Rezoning and forthcoming Site Plan Control applications:

e Site Plan, Henry W. Chiu Architect Limited, July 21, 2023;

e Ground Floor Plan, Henry W. Chiu Architect Limited, July 21, 2023;

e Roof Plan & Reflected Ceiling Plan, Henry W. Chiu Architect Limited,
July 21, 2023;

e Elevations and Sections, Henry W. Chiu Architect Limited, July 21, 2023;

e Grading Plan, Elmid Design Inc., June 10, 2024,

Landscape Plan, Notes and Details, Insite Landscape Architects Inc.,

July 24, 2023;

Site Lighting Plan and Details, HL Engineering Ltd., May 06, 2024;

Site Lighting Photometric, HL Engineering Ltd., May 06, 2024;

Servicing Plan, EImid Design Inc., June 10, 2024,

Stormwater Management, EImid Design Inc., June, 2024;

Functional Service Report, ElImid Design Inc., June, 2024,

Traffic Impact Study, NA Engineering Consulting Services, August, 2021;

Percolation Test, Canada Engineering Services Inc., June 28, 2021,

Environmental Noise Assessment, Valcoustics Canada Limited, June 28,

2022.

Five (5) copies of these items have been submitted under separate cover in support
of the Rezoning application.

INTERIM CONTROL BY-LAW EXEMPTION REQUEST

It is our understanding that Council has the authority to grant exemptions and
reductions to an Interim Control By-law. Further to pre-consultation with staff on this
matter, we request an exemption of the subject property from Interim Control By-law
(ICBL) No. 102-2023. It is further understood that ICBL No. 102-2023 was recently
extended until May 22, 2025. The site is the former North Marysburgh Centennial
Central School. It has been developed for 57 years (in addition to the above-noted
severances in 2003), is primarily manicured grass and has no significant natural
heritage on or immediately near the site, save and except the County Road 7
escarpment, which is a recognized natural hazard on both Schedule ‘C’: Constraint
Areas of the Official Plan and Schedules A8 and A8-1 of Zoning By-law No. 1816-
2006. It is important to note that an Environmental Impact Study was not requested
during pre-consultation as part of a complete application. To reiterate, the subject
Rezoning and prospective Site Plan Control applications propose to convert as-of-
right uses on the subject property from institutional “not-for-profit” to a commercial
“for-profit” enterprise, which is considered technical in nature. Further to
Paragraph 4 of the ICBL, the proposed development does not consist of any change
to the height or size of the structure, which has been derelict for many years and is
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to undergo over $3 million in renovations upon approval of the above-noted
applications. The only physical changes to the property will be to the existing parking
area to provide adequate on-site parking, new landscaping and some servicing
upgrades, none of which consist of a change in separation from the County Road 7
escarpment and Environmental Protection (EP) Zone.

CONSISTENCY TO THE PROVINCIAL POLICY STATEMENT (2020)

The Provincial Policy Statement (PPS) has applied to all planning applications since
May 1, 2020. It provides direction on matters of provincial interest related to land
use planning and development. All decisions related to land use planning matters
“shall be consistent with” the PPS. The Rezoning application for 1234604 Ontario
Inc. is consistent with the 2020 PPS.

The relevant policies from the Provincial Policy Statement are presented in the table
below. The left column of the chart consists of the relevant policies in italics, while
the planning analysis is provided in the right column.

PPS POLICIES PLANNING ANALYSIS

1 BUILDING STRONG HEALTHY COMMUNITIES
1.1 MANAGING AND DIRECTING LAND USE TO ACHIEVE EFFICIENT AND
RESILIENT DEVELOPMENT AND LAND USE PATTERNS
1.1.1 Healthy, liveable and safe communities | @) The requested Rezoning  will
are sustained by: facilitate a $3 million renovation of a
derelict building and a conversion to
commercial use. On this basis, it is

a) promoting efficient development and land

b)

use patterns which sustain the financial
of  the and
municipalities over the long term.

accommodating an appropriate affordable
and market-based range and mix of
residential types (including single-detached,

additional residential units,

Province

well-being

multi-unit
housing, affordable housing and housing for
older  persons),

industrial and commercial), institutional

employment  (including

(including places of worship, cemeteries and
long-term care homes), recreation, park and
open space, and other uses to meet long-term
needs;

anticipated the financial well-being
of the Province and municipality will
be sustained, along with contributing
to its tax base.

The mix of uses in the immediate
area have existed for decades, with
the exception of some newer
dwellings, and can be considered
appropriate. The subject Rezoning
requests to convert the existing
permitted not-for-profit institutional
uses to for-profit commercial use,
which is anticipated to better meet
long-term needs, as the site has
been derelict for decades, and is
considered appropriate.
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¢) avoiding development and land use patterns
which may cause environmental or public
health and safety concerns;

improving accessibility for persons with
disabilities and older persons by addressing
land use barriers which restrict their full
participation in society;

P

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

i) preparing for the regional and local impacts
of a changing climate.

c) The former school building is
setback approximately 160 metres
from the top-of-bank / escarpment.
A Servicing Report and Plan have
been prepared in support of the
proposed development that
confirms an anaerobic digester,
pump station and Waterloo bio-filter
are required, along with use of the
existing septic bed area and a
holding tank for fire protection. On
such bases, there are no apparent
environmental or public health and
safety concerns.

f) Accessible spaces are provided in

accordance with Zoning By-law

requirements and the building will be
renovated in accordance with the

Accessibility for Ontarians with

Disabilities Act.

Servicing requirements have been

confirmed and a Servicing Plan is

provided to meet the needs of the
proposed development.

i) The maijority of the site is to remain
permeable through landscaped
open space. This, combined with the
lot size, will continue to address the
regional and local impacts of a
changing climate.

1.1.4 Rural Areas in Municipalities

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

a) building

leveraging rural amenities and assets;

upon rural  character, and

a) The former North Marysburgh
Centennial Central School has
existed for nearly 60 years and been
derelict for decades. The proposed
$3 million in renovations will
revitalize the former school building
and build upon the rural character of
the area, along with leveraging
views to the Adolphus Reach (Bay
of Quinte) and the existing individual
on-site services.
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e
b,

h)

using rural infrastructure and public service

Jacilities efficiently;

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;

providing opportunities for sustainable and
diversified tourism, including leveraging
historical, cultural, and natural assets;
conserving biodiversity and considering the

ecological benefits provided by nature;

e)

The Servicing Plan prepared in
support of the proposed
development will use and build upon
existing individual on-site water and
sewage systems to mitigate new
infrastructure, which is considered
efficient.

The proposed development will
diversify employment opportunities
and the economic base along an
established Tourism Corridor
(County Road 7) by adding
supporting Assembly Hall, Culinary
School and Accessory Guest Room
uses proximate to the Glenora Ferry
and existing tourist commercial
uses, such as restaurants, various
tourist inns and accommodations,
along with Lake on the Mountain
Provincial Park, which is promoted.
It is generally accepted that similar
uses typically develop in clusters.

A former institutional use (North
Marysburgh  Centennial Central
School) that has been derelict for
decades is considered an
opportunity for leveraging a cultural
asset. Approval of the subject
Rezoning will diversify existing
tourism uses along an established
Tourism Corridor (County Road 7)
and leverage a natural asset
(Adolphus Reach / Bay of Quinte).
The proposed development has
considered the ecological benefits
provided by nature. The former
school building that will be used by

the proposed Assembly Hall,
Culinary School and Accessory
Guest Rooms is setback

approximately 160 metres from the
tree line / escarpment, which will
remain in its current naturalized
state. The proposed development
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PPS POLICIES PLANNING ANALYSIS

will consist of 85 % landscaped
open space and includes
preservation of existing trees, new
tree plantings along County Road 7
and new tree plantings surrounding
the parking area.

1.1.5 Rural Lands in Municipalities

1.1.5.2 On rural lands located in| The subject property is the site of a
municipalities, permitted uses are: former school and is currently within the
Institutional (1) Zone. Due to this
historical use and zoning that permits
schools, assembly halls and uses
accessory to the foregoing permitted
uses as-of-right within the ‘I' Zone, the
proposed development is considered
‘other rural land uses”, which is
permitted.

b) resource-based recreational uses (including
recreational dwellings);
g) other rural land uses.

The PPS defines recreation to: “mean/s]
leisure time activity undertaken in built or
natural settings for purposes of physical activity,
health benefits, sport participation and skill
development, personal enjoyment, positive social
interaction and the achievement of human
potential.” Given the site is located with
the Shore Land designation, has
frontage on a water resource (the
Adolphus Reach / Bay of Quinte) and
the proposed Assembly Hall, Culinary
School and Accessory Guest Rooms
are considered recreation as defined
within the PPS by providing for personal
enjoyment, positive social interaction
and achievement of human potential,
the proposed development can also be
considered resource-based
recreational uses, which is permitted.

1.1.5.3 Recreational, tourism and other The proposed Assembly Hall, Culinary
economic opportunities should be promoted. School and Accessory Guest Rooms
are considered recreational, tourism
and economic opportunities, which are
promoted.
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1.1.5.4 Development that is compatible with
the rural landscape and can be sustained by
rural service levels should be promoted.

The proposed Assembly hall, Culinary
School and Accessory Guest Rooms
are adaptive re-uses of a former school
building. The building is currently
derelict, and the proposed development
will invest over $3 million in renovations.
No enlargement of the building footprint
is proposed. A Landscape Plan has
been prepared in support of the future
Site Plan Control application. With the
renovation of an existing derelict
building and proposed landscape
enhancements, the development is
considered compatible with the rural
landscape. A Functional Servicing
Report and Servicing Plan have been
prepared in support of the proposed
development, which demonstrates the
Assembly Hall, Culinary School and
Accessory Guest Rooms uses can be
sustained by rural service levels (i.e.,
individual on-site sewage and water).

1.1.5.5 Development shall be appropriate to the
infrastructure which is planned or available,
and avoid the need for the unjustified andfor

uneconomical expansion of this infrastructure.

The proposed development will not
require unjustified or uneconomical
expansion of infrastructure. The
proposed development will be
sustained by individual on-site services,
which is typical for rural lands.

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 ro areas
where it will minimize constraints on these uses.

The site is located within the Shore
Land designation of the County of
Prince Edward Official Plan, and is not
within a reasonable distance to any
Agricultural Land or  Aggregate
Resource Land. On this basis,
agricultural and other resource-related
uses will not be impacted or constrained
by the proposed development. Shore
Land is a mixed-use designation that
supports tourism as part of a diversified
rural economy.
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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.

There are no livestock facilities within a
reasonable distance to the site and a
Minimum Distance Separation
calculation is not required.

1.3 EMPLOYMENT

1.3.1 Planning authorities shall promote
economic development and competitiveness by:

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

b) providing opportunities for a diversified
economic base, including maintaining a
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;

a) The proposed development will
provide a mix and range of
employment and broader mixed of
uses in close proximity to existing
tourism uses along an established
Tourism Corridor (County Road 7).
The County of Prince Edward
Official Plan Shore Land
designation, where the site is
located, deems the proposed
development appropriate for
meeting long-term needs.
Objectives for Shore Lands include
strengthening,  expanding and
diversifying tourism and recreational
opportunities by encouraging the
upgrading and expansion of existing
facilities and the establishment of
new tourism commercial uses where
servicing  exists, along with
supporting the expansion of
commercial tourism to year-round
use. Approval of the subject
Rezoning will meet the above-noted
objectives.

The existing Institutional (I) Zone
has been maintained since the
closure of the North Marysburgh
Centennial Central School and
Consent / Rezoning in 2003, which
permits a range of uses, including
an Assembly Hall, School and
Accessory Dwelling. The subject
Rezoning will maintain the existing
range of uses, reclassifying from
public / residential to commercial
only, and will assist the County in
providing for a diversified economic
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d)

¢ facilitating the conditions for economic

investment by identifying strategic sites for
investment, monitoring the availability and
suitability of employment sites, including
market-ready sites, and seeking to address
potential barriers to investment;

encouraging mixed-use
development that incorporates compatible

employment uses to support liveable and

compact,

resilient communities, with consideration of
housing policy 1.4; and

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

c)

base with associated employment
and ancillary uses.

The site’s current Institutional (1)
Zone can be considered
identification of a strategic site for
investment. The site is not
considered market ready, however,
due to the requirement for Rezoning
and Site Plan Control applications.
Approval of these applications will
remove a barrier to the planned
$3 million renovation investment.
The proposed adaptive re-use of the
former school building does not

require any enlargements or
additions and is representative
compact development (2003

severance removed surplus land
from original parcel), which is
encouraged. The Environmental
Noise Assessment prepared in
support of the proposed
development concludes predicted
sound level are expected to comply
with the applicable Ministry of the
Environment, Conservation and
Parks noise guideline limits, and that
no special acoustical measures are
required. On this basis, the
proposed development is
considered compatible.

A Functional Servicing Report and
Servicing Plan have been prepared
in support of the proposed
development, demonstrating the
feasibility that infrastructure can
support projected needs.
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1.6 INFRASTRUCTURE AND PUBLIC SERVICE FACILITIES

1.6.6 Sewage, Water and Stormwater

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 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
In
sewage

on-site  sewage  services

negative settlement  areas,

individual and
individual on-site water services may be used for
infilling and minor rounding out of existing

impacts.

on-site services

development.

Existing individual on-site services with
upgrades are proposed as municipal
and communal services are not
available or planned. A soil percolation
test was completed in support of the
proposed development, which was
used to prepare Functional Servicing
Report and Servicing Plan. An
anaerobic digester, pump station and
Waterloo bio-filter are required, along
with use of the existing septic bed area
and holding tank for fire protection. On
this basis, it is wunderstood site
conditions are suitable for the long-term
provision of individual on-site services
with no negative impacts.

1.6.7 Transportation Systems

1.6.7.4 A land use pattern, density and mix of
uses should be promoted that minimize the
length and number of vebicle trips and support
current and future use of transit and active
transportation.

The proposed development will provide
a land use pattern and broader mix of
uses in close proximity to existing
tourism uses along an established
Tourism Corridor (County Road 7),
which may result in minimizing the
length and number of vehicle trips.

3.1 NATURAL HAZARDS

3.1.2 Development and site alteration shall not
be permitted within:

c) areas that would be rendered inaccessible to
people and vehicles during times of flooding
hazards, erosion hazards andfor dynamic
beach  hazards, has
demonstrated that the site has safe access
appropriate  for  the of the

development and the natural hazard;

unless it been

nature

The proposed development will be
within the existing former school
building, located approximately 160
metres from the top-of-bank / . On this
basis, and further to pre-consultation,
there is no apparent concern regarding
the escarpment and assessing slope
stability is not required as part of a
complete application.
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CONFORMITY TO THE COUNTY OF PRINCE EDWARD OFFICIAL PLAN
(2021)

The County of Prince Edward Official Plan was approved by the Ministry of Municipal
Affairs and Housing on July 7, 2021. The lands are designated “Shore Land” on
Schedule ‘A-2’: Land Use Designations and are within the eastern-most extent of
“Natural Core Area H — North and East Picton” on Schedule ‘B’: Natural Features &
Areas of the County of Prince Edward Official Plan. A designated “Steep Slope” on
Schedule ‘C’: Constraint Areas traverses the northern portion of the site. County
Road 7 is a designated “County Road” on Schedule ‘E’: Transportation &
Infrastructure and a designated “Tourism Corridor” on Schedules ‘F-1’ and ‘F-2’:
Recreation & Tourism. A wide range of commercial uses are permitted with Shore
Land (Section 4.3.1.2.2)). The Rezoning application conforms to the policies of the
County Official Plan.

The relevant policies from the Official Plan are presented in the table below. The left
column of the chart consists of the relevant policies in italics, while the planning
analysis is provided in the right column.

COUNTY OF PRINCE EDWARD PLANNING ANALYSIS
OFFICIAL PLAN POLICIES
4.0 THE COUNTY LAND USE DESIGNATIONS
4.3 RURAL WATERFRONT
4.3.1 Shore Land Designation
4.3.1.1 Objectives
Objective 2 Retain the appropriate balance | The EP Zone over the designated Steep
between utilizing the recreational resource | Slope on the subject property is to remain,

and protecting its natural features. effectively  protecting the vegetated
escarpment and shoreline in its current
naturalized state. There are no current
plans to utilize the on-site EP Zone area
for the proposed development.

Objective 4 Strengthen, expand and | The former school building is proposed to
diversify  tourism  and  recreational | D€ upgraded  with $3  million in
opportunities by encouraging the upgrading | rénovations, and is already serviced by

and expansion of existing facilities and the individual on-site Wa_ter and S.ewag?-
Approval of the subject Rezoning will

diversify existing tourism uses along an
established Tourism Corridor (County
Road 7) by adding supporting Assembly
Hall, Culinary School and Accessory
Guest Room uses proximate to the
Glenora Ferry and existing tourist
commercial uses, such as restaurants,

establishment of new tourism commercial
uses where Servicing exists.
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COUNTY OF PRINCE EDWARD

PLANNING ANALYSIS

OFFICIAL PLAN POLICIES

various tourist inns and accommodations,
along with Lake on the Mountain
Provincial Park.

Objective 5 Support the expansion of

commercial tourism to year-round use.

It is intended to operate the Assembly Hall,
Culinary School and Accessory Guest
Rooms year-round, which is supported.

Objective 8 Discourage the conversion of
tourist commercial uses to residential uses.

The previous owner obtained planning
approvals that severed and rezoned two
rural residential parcels from the original
former school property. The requested
Tourist Commercial (TC) Zone will
effectively maintain the as-of-right
assembly hall and school on the site, but
where the intention for a tourist
commercial operation will be more
accurately reflected.

4.3.1

.2 Policies

2) In addition, commercial uses may be

permitted  within  this  designation,
including:
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);

c) In reviewing the Zoning By-law
definitions for Private School and
Assembly Hall, they appear to
technically be permitted within the
current Institutional Zone. Given the
intention operate a for-profit tourist
commercial business, a Rezoning
application has been filed to reclassify
the site and initiate a full Planning Act
application review process that is
technical in nature. Given Objectives
#2, #4, #5 and #8 are met, and that site
is located within a Tourism Corridor,
along with meeting other tourist
commercial policies, refining the list of
permitted uses through an
implementing By-law is appropriate.
Uses will be limited to Assembly Hall,
Culinary School and 10 Accessory
Guest Rooms within the former North
Marysburgh Centennial Central School
building.
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e) Small scale businesses and home
that provide
accommodation, goods and services;

businesses

e) The proposed 10 Accessory Guest
Rooms can be considered small-scale.
To reiterate, the proposed
development consists of a whole-
building facility where only those using
the Assembly Hall will be using the
Accessory Guest Rooms as part of its
rental service. A hotel renting rooms
individually to the general public is not
proposed.

3) 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.

Given the subject Rezoning application is
to refine the Tourist Commercial uses
permitted on the subject property only,
and that this policy provides Council with
flexibility in doing so through an
implementing / amending Zoning By-law,
it is our professional planning opinion that
the proposed development is permitted
within the Shore Land designation and
that an Official Plan Amendment is not
required.

6) Expansion into or development that will
conflict with farming operations in the

Agricultural area will not be permitted.

No building location changes or
enlargements are proposed, and the site
was already the subject of a severance in
2003. Notwithstanding this, the lands to
the east and west are designated Shore
Land, where agricultural uses are not
permitted / contemplated. The lands to the
south are designated Rural, where
agricultural uses are permitted, but are
already developed with rural residential
lots / uses. See Figure 1 above for detail.
On this basis, there is no apparent
concern for conflicts with farming
operations in Agricultural areas.

9) All new development shall be required ro

meet the Minimum Distance Separation
(MDS) Formulae established by the

Province, as amended from time to time.

There are no livestock facilities within a
reasonable distance to the subject
property and a minimum distance
separation measurement is not required.
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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.

See below for analysis of the Design
Policies for Shore Lands.

Resort Commercial, Tourist Commercial and Marine Commercial Uses

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 Site Plan, Landscape Plan, Servicing
Plan and Functional Servicing Report
prepared in support of the proposed
development demonstrate the subject
property is large enough to accommodate
the building, parking, water and sanitary
sewage services, along with landscaping.
Through a prospective Site Plan Control
application, final plans and reports will be
prepared to the satisfaction of the County.

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.

A Traffic Impact Study has been prepared
in support of proposed development. It
concludes that neither an exclusive right-
turn lane nor an exclusive left-turn lane are
warranted and that required eastbound
and westbound sight distances are readily
available at both entrances. It is important
to note that the site functioned for
approximately 35 years as a public school
with no reported access issues.

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
Sfrontage for related active and
passive recreational uses;

b) The suitability of the proposed
density and scale of the development

the and

surrounding land uses, including

in  relation to site

a) The primary function of the proposed
development will be within the former
school building itself. On this basis, the
site’s technical 104 metres of shoreline
frontage on Adolphus Reach (Bay of
Quinte) is considered adequate, along
with a landscaped open space of 85 %
that exceeds the Tourist Commercial
Zone minimum by 1.6 times.

Despite the historical severances
nearly 20 years ago, 4 % lot coverage
of the former school building remains,
which is approximately one seventh
(1/7) of the prescribed Tourist
Commercial (TC) Zone maximum. No

b)
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access and impact on the existing
road infrastructure;

¢) The adequacy of parking and
docking facilities;

The suitability of the site for sanitary

sewage disposal facilities and water
supply, as determined through a
servicing options investigation;

e) The impact of the development on

surface and subsurface water, as

d)

determined through a
hydrogeological ~ study — and  a
stormwater management
investigation;

d)

enlargement of the approximately
57-year-old, low-profile, single-storey
former school building is proposed as
a result of the proposed development,
and the density and scale are deemed
appropriate on this basis.

On-site parking is proposed to exceed
minimum Zoning By-law requirements
for the Assembly Hall and Guest Room
uses. Loading space is also provided.
No docking facilities are proposed.

A Functional Servicing Report and
Percolation Test have been prepared
in support of the proposed
development. They conclude that the
site is suitable for sanitary sewage
disposal. Some upgrades are
proposed to the former school sewage
system, such as an anaerobic digester,
a pump station and a Waterloo bio-
filter, along with a new septic bed
within the existing septic bed area.

A Stormwater Management Report
has been prepared in support of the
proposed development. It confirms that
Enhanced Level quality protection will
be provided with removal of 80 % of
total suspended solids. Runoff will be
directed to an oil-grit separator. There
are no surface water features on-site.
A Functional Servicing Report has
been prepared in support of the
proposed development. It confirms
upgrades proposed to the existing
septic system such as Waterloo bio-
filter tertiary treatment, along with an
anaerobic digester and a pump station.
Given the subject property is not a
Greenfield site, is  previously
developed as a public school serviced
by individual on-site water and sewage
and that the proposed development
does not constitute a major expansion
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) The incorporation of large areas of
passive and active open spaces into
the development scheme;
g The protection of shoreline and other
natural heritage features;

h) The impact on natural heritage
features (both on and off site); and,

f)

9)

h)

of existing development or
infrastructure, there is no apparent
need for a servicing options
investigation. It is important to note the
subject Rezoning to reclassify existing
as-of-right uses from a public to a
commercial category is technical in
nature, and that feasibility has been
confirmed, subject to providing some
sewage system upgrades and
adequate fire protection. Upon review
of the submission materials, if the need
for additional hydrogeological study is
determined, we request this be a
requirement of the prospective Site
Plan Control application, which will
provide the County with sufficient
development control subsequent to
zoning approval.

The Site Plan provides 85 %
landscaped open space that consists
primarily of a large contiguous area for
passive use.

The existing Environmental Protection
(EP) Zone on-site extends across the
water frontage from the water’s edge to
the top of bank, effectively protecting
the escarpment and Adolphus Reach
shoreline.

The building is approximately 160
metres from the tree line / escarpment.
No enlargements to the building are
proposed nor any change to the
intervening manicured grass area. On
this basis, there is no apparent impact
on the escarpment feature, both on
and off site.

16) Conversion of resort commercial uses to
non-commercial uses will be strongly
discouraged.

The subject

Rezoning requests the

conversion of a former institutional use to
a tourist commercial use, bringing the site
into closer conformity with Official Plan
Subsection 4.3.1.2. 16).
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3.1 ENVIRONMENTAL PROTECTION AND ENHANCEMENT

3.1.6 Constraint Area Policies

1)

Steep Slopes

Steep Slopes have been identified on
Schedule ‘C’: Constraint Areas. Areas of
Steep  Slopes (>25% grade and a
minimum of 3 metres in elevation) and
other escarpment features are part of the
mosaic of natural features within the
County, adding to its biodiversity and
providing linkage functions for some
species. is required, that the existing
private road has the capacity for
additional traffic, and that the County
rezones the property to a limited services
residential zone.

A designated Steep Slope exists on the
subject property on Schedule ‘C
Constraint Areas for the Official Plan. This
area is also within the Environmental
Protection (EP) Zone of Zoning By-law
1816-2006.

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.

The EP Zone over the designated Steep
Slope on the subject property is to remain,
effectively protecting the escarpment
feature. As an approximate 160-metre
setback from the escarpment has already
been established by the former school,
with no proposed enlargements or
additions, there is no apparent concern
with respect to the proposed adaptive
re-use of the building.

3.3 ECONOMIC PROSPERITY

3.2.2 Objectives

Objective 1 Protect the high quality of place
experience in the County as a driver of
economic development.

The subject property location overlooking
the Adolphus Reach and the vegetated
escarpment and shoreline provide a high
quality of place experience. See site
photos above for detail.
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Objective 3 Strengthen and leverage
cultural, heritage and agricultural assets to
attract visitors and business investment in all
aspects of the agri-tourism industry and the
creative rural economy.

While not formally designated, the
proposed adaptive re-use of the former
North Marysburgh Centennial Central
School building is considered to leverage
a cultural / heritage asset to contribute to
the creative rural economy.

Objective 4 Continue to enhance tourism's
role in providing employment opportunities
within the County's economy.

The proposed Assembly Hall and Culinary
School shall provide employment
opportunities, supported by the proposed
Accessory Guest Rooms, which will assist
the County in further enhancing tourism’s
role within its economy.

3.2.3 Economic Development Policies

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;

b) Tourism Corridors;

d) Provincial  Parks  and
Conservation — Areas,  including
Sandbanks Provincial Park, which
is one of the most popular parks for

camping in Ontario.

local

b) The subject property has direct
frontage and access from County

Road 7, a designated Tourism
Corridor.

d) Access to Lake on the Mountain
Provincial Park is located

approximately 300 metres to the west,
the Park itself approximately 85 metres
to the south. The addition of the
proposed Assembly Hall and Culinary
School, along with other above-noted
nearby tourist commercial uses, is
understood to support Lake on the
Mountain  Provincial Park, and
alternatively will benefit from being in
close proximity to the Park.

4) Tourism opportunities shall be further
emphasized and encouraged by:

¢) Promoting and supporting year-
round tourism related ventures such
as ice fishing, snow shoeing, cross
country skiing, dog sledding, nature
walk, by

snowmobiling,  etc.

It is intended to operate the Assembly Hall,
Culinary School and Accessory Guest
Rooms year-round, which is encouraged.
Adequate on-site parking is provided for
the proposed uses.
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5)

Tourism opportunities shall also be
encouraged, supported and permitted in
other land use designations as long as they
satisfy the intent of the designation

The subject property has direct frontage
and access on County Road 7, a
designated Tourism Corridor, and is within
the Shore Land designation, both where

tourism opportunities are intended to
locate.
7) Developing new or expanding linkages | The — owner-operator recognizes the

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
the

economic within

Municipalizy.

growth

potential for economic growth within the
Municipality and intends to develop
linkages and partnerships with the
County’s cultural and agricultural assets,
which is encouraged.

Community Investment Readiness

18) Ensure there are sufficient designated

and zoned employment lands to meet the
projected needs of the County’s target

industries.

The subject Rezoning, if approved, will
remove a barrier to the planned $3 million
investment in a property that has been
derelict for approximately 20 years, along
with providing year-round employment
opportunities.

3.3 LIVABLE COMMUNITY

3.3.5 Arts and Culture Policies

3)

To enrich the lives of residents and ro
attract visitors, the County will support
the development of arts, heritage and
cultural programs, cultural businesses
and industries, festivals, workshops,
events, arts trails, organizations and
associations throughout the County.

The proposed Assembly Hall and Culinary
School can be considered cultural
businesses given they will host civic,
educational, political, religious or social
events and specifically food education,
which are generally considered cultural
pillars of a society. On this basis, the
adaptive re-use of the former school for an
Assembly Hall and Culinary School is
supported by the Plan.
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3.3.7 Design Policies

1) Development patterns and the detailed
design of the public and private realm
throughout the County shall contribute
positively towards the quality of place
experience that has attracted residents,
visitors and businesses to Prince Edward
County, to ensure the County remains an
attractive place to live, work and play in
the decades to come.

Development patterns and the detailed
design of the public and private realm
throughout the County will support the
creation  of healthy, complete and
accessible communities for people of all
ages. This includes providing  safe
pedestrian and cycling facilities, and

2)

convenient access to fresh food, other
goods,  services and  amenities  in
proximity to where people live and work.
The principle of compatible development
will be applied to all applications for

development to ensure the sensitive

3)

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.

1)

2)

3)

The proposed parking area is generally
setback 3 metres from the County
Road 7 street line; where a natural
planting strip buffer of street trees,
shrubs and perennials are provided to
contribute  positively towards the
quality of place. Additional vegetation
is planned surrounding the parking
area the same.

The proposed Site Plan modifies
existing pedestrian walkways to
integrate the proposed parking area
and incorporate barrier-free features.
The proposed development is an
adaptive re-use of the former school
building that has existed for over 50
years. On this basis, there is no
apparent compatibility concerns with
respect to the sensitive integration with
existing built forms and landscapes. It
is important to note that $3 million in
planned renovations will include
facade and landscaping improvements
to reflect a positive image for the
County.
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4) Within the framework of compatible
development, the County shall support
and encourage
architecture and design approaches that
interpret and enrich living culture.
Particular attention shall be paid to the
Jollowing design considerations when

application  for

contempom;j/

evaluating  any

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;

4)

a)

b)

The existing building on-site is one-
storey. Based on our site visit of the
immediate area, the prevailing
building heights are one to two
storeys. On this basis, there are no
apparent compatibility concerns
regarding building height.

It is understood that because the
former school building has existed
for over 50 years, there are no
apparent compatibility concerns
with respect to its massing, scale

and the prevailing forms of
surrounding buildings.
Our review of aerial imagery

indicates the dwellings nearest to
the site to the east and west are
notably closer to the top of the
escarpment that traverses the
shoreline in the area, and that the
existing building on-site is notably
setback farther from the
escarpment and closer to County
Road 7. The nearest residential
outdoor amenity area to the west is
the closer of the +two at
approximately 85 metres from the
existing building on-site. It is
important to note, the site is the
subject of a historical consent
application in 2003 that severed
two (2) parcels from the original
school property to the west. The
former school building precedes
the 2003 severances by 36 years.
On this basis, the siting, scale and
massing of the existing building on-
site does not appear to interfere
with the provision of adequate
privacy conditions for adjacent
residential buildings and their
outdoor amenity areas.
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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

buildings will be oriented to the

with  setbacks  that

consistent with other buildings in the

e)
street are

area.
5) New development may deviate from the
prevailing quality and/or character of the
existing development where doing so will
make an enhancing contribution to the
unique quality of place and character of
the County.

5)

d) Existing building setbacks from
property lines, shoreline and
escarpment exceed Zoning By-law
requirements. Lot coverage is
approximately one seventh (1/7) of
the prescribed Tourist Commercial
(TC) Zone maximum. The former
school building has  been
abandoned and derelict for nearly
20 years and the $3 million in
planned renovations will include
facade and landscaping
improvements to reflect a positive
image for the County. On this basis,
the proposed development will
protect and enhance cultural and
natural heritage features on and
adjacent to the site.

The existing building for adaptive
re-use is 28.5 metres from the
County Road 7 street line. Upon
review of aerial imagery, this
appears to be consistent with many
buildings on both sides of County
Road 7 in the immediate area in
both directions.

The planned facade improvements are
intended to contribute to the unique
quality of place and character of the
County and the immediate area.

Green Design Initiatives

6) The County shall plan for and promote
the  per-capita
consumption of energy, water, land and

a reduction in

other non-renewable resources.

6)

The proposed development consists of
adaptive re-use of an existing building
with no additions or enlargements on
an existing lot of record. There will be
no additional consumption of land,
which is promoted.
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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;

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

9) The County shall support and encourage
green design initiatives that support
energy efficiency and reduced greenhouse
gas emissions by:

b) Encouraging the wuse of high
efficiency  heating and  cooling
equipment;

10) The County shall promote waste
reduction and diversion of waste from
landfill by  encouraging all new
development to:

P Incorporate  existing  heritage

properties in situ through retention,
restoration, and adaptive reuse to
avoid further construction waste.

13) The County shall support efforts to
mitigate light pollution by ensuring that
exterior lighting is properly shielded and
does not fall outside of the property
envelope and that interior lighting does
not extend to the exterior of the property.

7)

9)

10)

13)

a) The Landscape Plan prepared in

support of the proposed
development will enhance the tree
canopy along a designated

Tourism Corridor (County Road 7)
with additional tree plantings along
the street line and surrounding the
proposed parking area.

Adaptive re-use of the existing
building, with no additions or
enlargements, on an existing lot of
record is considered compact built
form. The mix of Assembly Hall,
Culinary School and Accessory
Guest Rooms can be considered
energy efficient being all within the
existing building.

f)

b) The planned renovations will be
constructed to current Ontario
Building Code energy-efficiency

standards.

f) The site is not a designated or listed
heritage property; however, the
proposed development consists of
the retention, restoration and
adaptive re-use of an existing
building, which is encouraged to
promote reduction and diversion of

waste from landfills.

A Site Lighting Plan has been prepared
in support of the proposed
development that consists of zero cut-
off exterior lighting to ensure light
pollution does not fall outside of the
property envelope.
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5.0 THE COUNTY TOOLBOX — IMPLEMENTATION POLICIES

5.1 PLAN ADMINISTRATION

5.1.1 By-laws

The Comprehensive Zoning By-Law

1) Zoning By-laws provide day-to-day
administration of the contents of the
Official Plan. They contain specific
requirements that are legally enforceable.
Building permits will not be issued for
construction or development that does

Edward

not comply with  Prince

1) A Rezoning process has been initiated
prior to completion of the building
permit process in order to undertake a

Planning Act application review
process.
2) The proposed development is a

refinement of Tourist Commercial uses
only for property within the Shore Land
designation, and along a Tourism

the review and approval of site-specific
development proposals. It is a process that
works with  the
Application of the polices of this Plan, the
policies of any applicable Secondary Plan
and the requirements and regulation of
the  Zoning By-Law  to
appropriate and compatible
development. The Municipality shall use
Site Plan Control where appropriate,
and in conjunction with the other

in  combination

ensure

County s zoning by-laws. Corridor, within close proximity to a
2) The Municipality will = review its Provincial Park and other tourist
Comprehensive  Zoning  By-Law  to commercial uses, where no special
ensure that it implements the vision, provisions are required. On this basis,
principles, objectives, policies, and land the requested Rezoning will implement
use designations contained in this Plan, the vision, principles, objectives,
or applicable Secondary Plans. policies and land use designation of
3) The Municipality may further refine the the Plan. o
list of permitted andfor prohibited uses 3) See response to Official  Plan
outlined within the Comprehensive Sub_sectlon 5'1'1' 2) above. The
Zoning By-law within the land use SUb.Je.Ct Rezomr.]g .Conforms tc.) th.e
g =) Official Plan, which is analyzed in this
designations identified in this Plan based ’ y
table above.
on the merits of an individual
development  Application and with
conformity with this Plan.
5.1.5 Site Plan Control
1) Site Plan Control is a detailed process for | A Site Plan Control application will be filed

following approval of the subject
Rezoning. Based on the planning analysis
herein, it is our professional opinion that
the subject Site Plan Control application
conforms to the County’s Official Plan and
Zoning By-law, subject to approval to
Rezone the site to a Tourist Commercial
(TC) Zone.
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development  control  tools

Planning Act.

of the

3)

The Municipality may apply and require
Site Plan Control for any development,

in the following circumstances:

a) If the development is comprised of a
building

residential building or more than

mixed-use or  non-

one building on one lot.

A Site Plan Control application is required
for the proposed development as the
proposed development is comprises of a
mixed-use building.

4)

As part of a submission for Site Plan
Control, the Municipality may require
the proponent to submit studies and or
plans as per Section 41 (7) of the
Planning Act of Ontario, RSO. 1990,
CP 13, as amended.

The following have been prepared in
support of the prospective Site Plan
Control application:

Site Plan;

Ground Floor Plan;

Roof Plan & Reflected Ceiling Plan;
Elevations & Sections;

Grading Plan;

Landscape Plan;

Site Lighting Plan;

Servicing Plan;

Stormwater Management Report;
Functional Servicing Report;
Traffic Impact Study;

Percolation Test;

Environmental Noise Assessment.

Further to pre-consultation with PEC, the
above-noted materials will be reviewed
and technical review comments provided
by staff and other reviewing agencies. It is
understand this will inform and revisions to
improve the prospective Site Plan Control
application.
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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  Land.
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

and

natural

along  ridgelines.

viewscape
Additional

screening may be provided as required to

buffering  or

supplement existing vegetation along the
shoreline. Design for new development in

Shore Lands shall have regard for the
Jfollowing objectives:

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

iii)  Natural shorelines are retained
or restored;

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

vi)  Native species are used for
planted  buffers

vegetation is being restored;

and  where
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;

i)

ii)

Vi)

vii)

The proposed development is
considered an adaptive re-use of
an existing building that is over 50
years old. There is currently little
vegetation on the subject property
aside some trees between the
building and County Road 7 and
the escarpment along the Adolphus
Reach shoreline. The former
school building is a single-storey
structure and considered low-
profile.

The shoreline along the Adolphus
Reach will remain in its current
naturalized state, and is protected
by an existing Environmental
Protection Zone.

The escarpment on-site will remain
in its current naturalized state, and
is protected by an existing
Environmental Protection Zone.
Some existing trees require
removal to accommodate on-site
parking and grading. The
Landscape Plan proposes
replacement tree species native to
the County, such as Sugar Maple
and Bur Oak.

The proposed development is
considered an adaptive re-use of a
57-year-old former school building
and there are no apparent
concerns with respect to massing,
coverage and character. The
former school building has been
abandoned and derelict for nearly
20 years and the $3 million in
planned renovations will include
facade and landscaping
improvements to reflect a positive
image for the County.
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COUNTY OF PRINCE EDWARD PLANNING ANALYSIS
OFFICIAL PLAN POLICIES

ix)  Setbacks  from roads are| ixX) There is no change to the location

sufficient  to  provide and of the existing school building,
maintain a  natural  buffer which  exceeds both Tourist
between the development and Commercial (TC) Zone front and

rear yard setbacks, along with
escarpment and Adolphus Reach
setbacks. The proposed parking
area is generally setback 3 metres
from the County Road 7 street line;
where a natural planting strip buffer

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 of street trees, shrubs and
buffer at both the shoreline and perennials are provided to maintain
the road. a vegetative character.

C.4 DESIGN POLICIES FOR TOURISM CORRIDOR
a) The visual impact of development is an | It is important to note that the subject
important consideration in maintaining property is within the designated County
the character of Tourism Corridors. | R0Oad 7 Tourism Corridor. The Tourism
Disturbance on lots will be limited and | Corridor design policies mimic the Shore
Land design policies, which have been
analyzed above.

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, as required, provided
to supplement existing vegetation along
the  corridor.  Design  for  new
development in Tourism Corridors shall

have regard for the following objectives:

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

i)  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;
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COUNTY OF PRINCE EDWARD PLANNING ANALYSIS

OFFICIAL PLAN POLICIES

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

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

v)  Native species are used for
planted  buffers  and  where
vegetation is being restored;

vi)  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;

vii) Lot lines follow existing features
and terrain, and are configured
S0 as to wminimize conﬂz'cts
between — abutting  properties;
and,

viii)  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.
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PLANNING OPINION AND CONCLUSION

The subject property is designated Shore Land by the County of Prince Edward
Official Plan and zoned as Institutional and Environmental Protection by
Comprehensive Zoning By-law No. 1816-2006. The site currently consists of a
1,259-square-metre, 1-storey building that was a former school, municipally known
as No. 383 County Road 7 and historically known as the North Marysburgh
Centennial Central School. The existing former school building is currently serviced
with individual on-site water and sanitary services. The subject property has frontage
on County Road 7, which is publicly maintained year-round and a designated
Tourism Corridor. It is important to note that access to Lake on the Mountain
Provincial Park is located approximately 300 metres to the west, along with a cluster
of tourist commercial uses proximate to the Park entrance. The Park itself is
approximately 85 metres south of the subject property.

The requested Rezoning and Interim Control By-law exemption request will consist
of an adaptive re-use of the former school into a Culinary School, Assembly Hall,
and Accessory Guest Rooms that will enhance the quality of place and character of
the area. The existing building (c. 1960s), which is now derelict, will undergo
$3-millon in interior and exterior renovations, servicing upgrades and new
landscaping to reflect a positive image for the County. No external building additions,
changes in height or enlargements are part of the proposed development. The only
physical changes to the property will be to the existing parking area to provide
adequate on-site parking approximately 160 metres from the County Road 7
escarpment, along with new landscaping and some servicing upgrades. The
vegetated escarpment and Adolphus Reach shoreline will remain in their current
naturalized state, and protected by the existing Environmental Protection (EP) Zone.
The proposed development will optimize use of existing on-site infrastructure and
make appropriate servicing, storm water management and fire protection upgrades.

The Shore Land, General Development, Implementation and Design policies of the
County of Prince Edward Official Plan that set out criteria to be considered when
developing within this area have guided the planning process for the project. The
proposed development will enhance the character of the area, reflect a positive
image for the County, is compatible with the surrounding land uses and is feasible
based on technical supporting studies. The Shore Land designation allows for tourist
commercial uses and small-scale, year-round accommodations. The proposed
Culinary School, Assembly Hall, and 10 Accessory Guest Rooms are uses that are
supported by Shore Land designation. The proposal conforms to the general intent
and purpose of the Official Plan, where only a zone reclassification of permitted as-
of-right uses from public to commercial is requested, which is considered technical
in nature.
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It is our professional planning opinion that the Rezoning application and Interim
Control By-law exemption request for the subject property are consistent with the
policies of the Provincial Policy Statement and conform to the County of Prince
Edward Official Plan. Further to pre-consultation, it is important to note that an
Environmental Impact Study was not requested as part of a complete application.
The proposed development will meet or exceed all Tourist Commercial (TC) Zone
and Environmental Protection (EP) Zone provisions, along with the general
provisions of Comprehensive Zoning By-law No. 1816-2006, subject to limiting the
Culinary School, Assembly Hall and 10 Accessory Guest Rooms within the existing
former school building, and represents good planning.

If you have any questions about this information, please do not hesitate to contact
our office at 613-966-9070.
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