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APPENDIX “F”
CORPORATION 

OF THE

TOWN OF NIAGARA-ON-THE-LAKE

BY-LAW NO.     -10
(Official Plan Amendment  -  Queenston Quarry)
The Council of the Corporation of the Town of Niagara‑on‑the‑Lake, in accordance with the provisions of Section 17 of the Planning Act, hereby enacts as follows:

1.
Amendment Number xxx to the Town of Niagara-on-the-Lake Official Plan consisting of the attached explanatory text is hereby adopted.

2.
That the Clerk is hereby authorized and directed to make application to the Regional Municipality of Niagara for approval of Official Plan Amendment Number XX to the Town of Niagara-on-the-Lake Official Plan.

3.
This By-law shall come into force and take effect upon the approval of the Regional Official Plan amendment to alter the urban area boundary for lands known as ‘Queenston Quarry’.

Enacted and passed this XXth day of  XXX   2010.

  LORD MAYOR




TOWN CLERK 

  GARY BURROUGHS      



HOLLY DOWD

Certified that the above is a true copy of By‑law No. XX as enacted and passed by the Council of the Town of Niagara‑on‑the‑Lake.

_________________________

PART A  ‑ THE PREAMBLE  ‑
This part does not constitute part of this amendment.

PART B  ‑  THE AMENDMENT  ‑
This part consists of the following text, which constitutes Official Plan Amendment Number XX to the Town of Niagara-on-the-Lake Official Plan approved on XXX, XX, 2010.

PART C  ‑  THE APPENDICES  ‑
Does not constitute part of this amendment.  The appendices include a copy of the public meetings held in accordance with this amendment.

PART A - THE PREAMBLE

The preamble does not constitute part of this amendment.

PURPOSE

The purpose of the amendment is to amend the existing urban area boundary, land use designation and policies in the Town of Niagara-On-The-Lake Official Plan as it relates to the lands of the former Queenston Quarry lands in order to provide for the future redevelopment of these lands for a mix of residential and recreational golf resort complex with winery and equestrian centre. 
BASIS

The basis of this amendment is as follows:

1. Lafarge Canada Inc. last operated the Queenston Quarry and closed the site in 2005. 

2. Queenston Quarry Reclamation Company acquired the site in December 2008.

3. The Queenston Quarry Reclamation Company requested amendments to the Niagara Escarpment Plan, Regional Policy Plan and Town Official Plan to provide for the future redevelopment of the of the former Queenston Quarry lands for a mix of residential and recreational golf resort complex. 
4. Thirty acres of the Queenston Quarry lands are located within the urban area boundary of St. Davids. The proposal is to reconfigure the shape of the urban area boundary, not increase the amount of land in the urban area boundary. 
5. All of the Queenston Quarry lands are designated Extractive in the Town Official Plan. The proposal is to change the Extractive land use designation to the following:

· Urban Residential (Queenston Quarry) for those urban lands to be used for residential uses
· Recreational Commercial (Queenston Quarry) for those urban lands to used for a resort hotel and associated uses
· Escarpment Natural Area (Queenston Quarry) for lands outside of the urban area boundary
· Escarpment Protection Area (Queenston Quarry) for lands outside the urban area boundary
· Rural Area (Queenston Quarry) for lands outside the urban area boundary.
6. Appropriate land use policies to guide the future development and land uses of the former Queenston Quarry are proposed. 

7. The Queenston Quarry site is licenced under the Aggregate Resources Act by the Ministry of Natural Resources and has Ministry of the Environment Certificate of Approval to receive non-hazardous solid industrial waste consisting of foundry sand and pulp cellulose. These licences and approvals are required to be surrendered prior to development proceeding. 
8. The approved rehabilitation plan of the licence under the Aggregate Resources Act is an 18 hole golf course with associated club house and golf facilities. 

9. In addition to the golf course, club house and golf facilities permitted through the rehabilitation plan, the following additional land uses are proposed as part of the overall redevelopment of the Queenston Quarry site:
· 200 room resort hotel/restaurant/conference/banquet facility

· single detached residential dwelling units

· 750 apartment dwelling units in 7 six storey buildings that are proposed to be resort residential uses
· townhouse dwelling units.

· Winery with 5 acres of vineyard

· Caves within the rock face for wine storage purposes

· Equestrian centre/club

· Pedestrian and equestrian trails

These additional uses are not part of the approved rehabilitation plan for the quarry. These additional uses are part of the overall master plan for the redevelopment of the Queenston Quarry.
10. The proposed redevelopment will be phased with the first phase consisting of the single detached residential lots, townhouse units, 9 holes of golf and one apartment building. It is anticipated that the overall redevelopment of the Queenston Quarry as envisioned by the Master Plan will be phased over several years and may take upwards to 20 years for complete.
11. The uses within the urban area will be serviced by public water and sanitary sewer services, while the uses located outside of the urban area boundary will be serviced by private water and sanitary sewer services unless approved otherwise. 

12. The mutual servicing agreement between the Town of Niagara-on-the-Lake and the City of Niagara Falls is required to be renegotiated with respect to an increase in the allotment of sanitary sewage flows that may enter the Stanley Avenue sanitary sewer to achieve the full build out of the proposed redevelopment of the Queenston Quarry. 

13. A companion amendment is required to the Regional Policy Plan for this Official Plan amendment to take effect in addition to fulfilling the requirements of the Niagara Escarpment Plan Amendment 171 requirements. 
PART B - THE AMENDMENT

All of this part of the document entitled Part B - The Amendment, consisting of the following text and Schedules constitutes Amendment Number XX to the Official Plan of the Town of Niagara-on-the-Lake.

DETAILS OF THE AMENDMENT

i) That Schedule “A” Land Use Plan is amended by Schedule “A-1” attached hereto and forming part of this Amendment. 
ii) That Schedule “D” Land Use Plan, St. Davids is amended by Schedule “A-1” attached hereto and forming part of this Amendment.

iii) That Part 3, Land Use Policies, Section 12: Extractive policy (5) is deleted. 
iv) That Part 3, Land Use Use Policies, Section 9: Residential is amended by adding new policies titled “Urban Residential (Queenston Quarry)” after “Urban Residential (Niagara-on-the-Green)” as follows:

“URBAN RESIDENTIAL (QUEENSTON QUARRY)
1. In the Urban Residential (Queenston Quarry) designation the following uses shall be permitted:

Main Uses:
Low Density Residential such as single detached dwellings

Medium Density Residential such as street townhouse units

Apartment dwelling units

Secondary Uses:
Bed and breakfast establishments

Group homes

Home occupations

Accessory buildings and structures

Uses Independent of a Main Use:

Passive recreational uses

Wine storage caves

2. All the lands designated Urban Residential (Queenston Quarry) is subject to the Development Permit Control requirements of the Niagara Escarpment Commission for lands located in a Minor Urban Centre. 
3. All the development of the lands designated Urban Residential (Queenston Quarry) shall be subject to urban design guidelines approved through a separate Official Plan amendment. Prior to applying for building permits all development will be reviewed for compliance with the approved urban design guidelines and will be required to meet the development requirements established through the urban design guidelines in addition to the development criteria of the Niagara Escarpment Plan.  
4. The lands fronting on Melrose Drive will be developed for single detached residential uses and passive recreational uses. The policies of the Low Density Residential designation of this Plan apply to these uses.
5. The land fronting on Townline Road will be developed for townhouse residential uses. The townhouse residential uses shall be subject to the Medium Density residential policies of this Plan. 
6. Prior to any townhouse units and resort residential development taking place the existing Ministry of Natural Resources licence under the Aggregate Resources Act and the Ministry of Environment Certificate of Approval for waste disposal must be surrendered and a Record of Site Condition filed with the Ministry of Environment. 

7. The townhouse units shall face Townline Road and be accessed via an internal landscaped driveway. 

8. The setback of the townhouse units from the top of the rock face will be based on the findings and recommendations of geotechnical report prepared by a qualified expert to the satisfaction of the Niagara Peninsula Conservation Authority, Niagara Escarpment Commission and the Town. 
9. The maximum number of apartment dwelling units shall be 750 within 7 apartment buildings. 
10. The apartment buildings shall be located on the former quarry floor and be an apartment building built form that is 6 storeys in height of which 2 storeys are enclosed parking and 4 storeys are above grade residential apartment dwelling units. 
11. Three of the 7 apartment buildings shall have additional building height consisting of an architectural roof element that may create a 7th storey which may contain amenity elements for the apartment building, but no dwelling units. 
12. Notwithstanding policy 10 and 11, a proposal for an apartment building that proposes a building height, including the height of any architectural features, that exceeds the height of the brow of the Escarpment, will require a Visual Impact Analysis prepared by a qualified expert that demonstrates that there is no impact on the Escarpment landscape qualities and no adverse impact on adjacent and proposed residential uses to accompany the Development Permit application. The Visual Impact Analysis shall take into consideration both daytime and nighttime conditions, maximum building height and minimum setbacks to ensure there is no impact on the Escarpment landscape and no adverse impact on adjacent and proposed residential uses, shall be prepared to the satisfaction of the Niagara Escarpment Commission and the Town, and shall be subject to the approval of the Niagara Escarpment Commission. Should the Visual Impact Analysis determine that there is an impact on the Escarpment landscape or adverse impact on the adjacent and proposed residential uses, the Visual Impact Analysis shall identify mitigation measures to address those impacts or alterations that are required to the design of the buildings, including reduction to building height to ensure there is no impact on the Escarpment landscape and no adverse impact on adjacent and proposed residential uses. Prior to undertaking the work related to a Visual Impact Analysis consultation with both the Town and the Niagara Escarpment Commission shall occur to define the parameters and requirements for the Visual Impact Analysis.  
13. In addition to the 2 storey parking structure associated with each apartment building, a limited amount of surface parking for visitor parking within a landscaped setting is permitted for each building.
14. Within the each apartment building communal amenities for the residents will be provided. 
15. The development of the 7 apartment buildings will be phased with the first phase being one building developed in association with the development of 9 holes of golf and the golf club house. 

16. Phasing of the complete build out of the 7 apartment buildings and the hotel proposed in the Recreational Commercial (Queenston Quarry) designation shall be subject to the successful renegotiation of the mutual servicing agreement between the Town of Niagara-on-the-Lake and the City of Niagara Falls with respect to allotment of sanitary sewer flows from the St. Davids urban area that utilizes the Stanley Avenue sewer to convey sewer to the sewer treatment plant located in Niagara Falls. Any improvements to the sanitary sewer system that may be required to convey the increased sanitary sewer flows to the Niagara Falls treatment plant shall be borne by the developer in addition to the developer’s proportionate share of the costs to acquire any additional allotment of sewage flows that may be received at the treatment plant. 
17. Bed & Breakfast establishments within single detached dwellings may be permitted in accordance with the policies of the Niagara Escarpment Plan and the licencing requirements of the Town. 

18. Home occupations within a single detached dwelling may be permitted in accordance with the home business policies of the Niagara Escarpment Plan. 

19. Wine storage caves for the storage and warehousing of wine within the rock face may developed and will be subject to detailed engineering design with respect to the size and height of the caves, construction requirements, support requirements, access and entry requirements, spacing requirements between caves. Blasting to create the wine storage caves will not be permitted. 
20. The wine storage caves may be used for the private storage and warehousing of wine of individual wine collectors or the commercial storage and warehousing of wine from the local wineries. The retail sale of wine or other winery related uses is not permitted.
21. Appropriate on-site parking will be required for each winery cave. 
22. Any public access in proximity to and along the top edge of the rock face shall provide for appropriate safety measures and protection against the hazards associated with the steep slopes.
23. In addition to the Development Permit Control requirements of the Niagara Escarpment Commission uses in this designation shall also be subject to site plan approval from the Town of Niagara-on-the-Lake and approvals from other agencies, i.e., Ministry of Transportation, Niagara Peninsula Conservation Authority. Single detached residential dwellings may be exempt from site plan approval. ”
v. That Part 3, Land Use Policies, Section 10: Commercial is amended by adding new policies titled “Recreational Commercial (Queenston Quarry)” after “Regional Commercial (Niagara-on-the-Green)” as follows:

“RECREATIONAL COMMERCIAL (QUEENSTON QUARRY)
1.
In the Recreational Commercial (Queenston Quarry) designation the following uses shall be permitted:

Main Uses:
Hotel

Secondary Uses:

Restaurant

Banquet facilities

Commercial recreational uses

Accessory buildings and structures

Uses Independent of a Main Use:

Passive recreational uses

2. Prior to any commercial or recreational development taking place, the existing Ministry of Natural Resources licence under the Mineral Resources Act and the Ministry of Environment Certificate of Approval for waste disposal must be surrendered and a Record of Site Condition filed with the Ministry of Environment. It is recognized that extraction of stone resources and associated activities may take place under the authority of the existing Aggregate Resource Act licence and that this use is an interim use. 
3. The hotel development, associated with the golf course development on lands designated Escarpment Rural Area, shall take place on the quarry floor. The built form of the resort hotel shall be a maximum of 6 stories of which 2 stories consist of enclosed parking and 4 stories of above grade resort hotel uses. 
4. Notwithstanding policy 3, a proposal for a hotel building that proposes a building height, including the height of any architectural features, that exceeds the height of the brow of the Escarpment, will require a Visual Impact Analysis prepared by a qualified expert that demonstrates that there is no impact on the Escarpment landscape qualities and no adverse impact on adjacent and proposed residential uses to accompany the Development Permit application. The Visual Impact Analysis shall take into consideration both daytime and nighttime conditions, maximum building height and minimum setbacks to ensure there is no impact on the Escarpment landscape and no adverse impact on adjacent and proposed residential uses, shall be prepared to the satisfaction of the Niagara Escarpment Commission and the Town, and shall be subject to the approval of the Niagara Escarpment Commission. Should the Visual Impact Analysis determine that there is an impact on the Escarpment landscape or adverse impact on the adjacent and proposed residential uses, the Visual Impact Analysis shall identify mitigation measures to address those impacts or alterations that are required to the design of the buildings, including reduction to building height to ensure there is no impact on the Escarpment landscape and no adverse impact on adjacent and proposed residential uses. Prior to undertaking the work related to a Visual Impact Analysis consultation with both the Town and the Niagara Escarpment Commission shall occur to define the parameters and requirements for the Visual Impact Analysis .
5. The maximum number of hotel guest rooms is 200. 
6. In addition to the 2 stories of enclosed parking associated with the hotel, only a limited amount of surface parking within a landscaped setting is permitted. 
7. Commercial recreational uses, such as spa, tennis courts, shall complement the main hotel use. 
8. Development of the hotel and any of the secondary uses associated with the hotel shall not encroach into the Escarpment Natural Area (Queenston Quarry) or Escarpment Protection Area (Queenston Quarry) designations. Detailed site plans illustrating the location of the hotel and all its associated uses and amenities and setbacks from the Escarpment Natural Area (Queenston Quarry) and Escarpment Protection (Queenston will be required as part of the Development Permit and Site plan approvals. 
9. Phasing of the development of the hotel and the complete build out of the 7 apartment buildings proposed in the Urban Residential (Queenston Quarry) designation shall be subject to the successful renegotiation of the mutual servicing agreement between the Town of Niagara-on-the-Lake and the City of Niagara Falls with respect to allotment of sanitary sewer flows from the St. Davids urban area that is received and treated at the sanitary sewer treatment plant located in Niagara Falls. Any improvements to the sanitary sewage system that may be required to convey the increased sanitary sewer flows to the Niagara Falls treatment plant shall be borne by the developer in addition to the developer’s proportionate share of the costs to acquire any additional allotment of sewage flows that may be received at the treatment plant. 

10. In addition to the Development Permit Control requirements of the Niagara Escarpment Commission the uses in this designation shall also be subject to site plan approval from the Town of Niagara-on-the-Lake and approvals from other agencies, i.e., Ministry of Transportation, Niagara Peninsula Conservation Authority.”
vi. That Part 3, Land Use Policies, Section 17: Niagara Escarpment Plan Commercial is amended by adding new policies titled “Niagara Escarpment Natural Area (Queenston Quarry)” after “Natural Area Policies” as follows:

“Escarpment Natural Area (Queenston Quarry)
1.
In the Escarpment Natural Area (Queenston Quarry) designation the following uses shall be permitted:

Main Uses:
Passive recreational uses 

2. The boundary of the area designated “Escarpment Natural Area (Queenston Quarry) reflects the same area designated Escarpment Natural Area in Niagara Escarpment Plan Amendment 171 where the delineation of the designation uses  the Niagara Escarpment Commission’s Designation Criterion that includes forested lands 300 metres (1000 feet) back from the brow of the Escarpment slope using the most detailed up-to-date information and site inspections. 
3. Development within the Escarpment Natural Area (Queenston Quarry) shall be in accordance with the Development Criteria policies of the Niagara Escarpment Plan 

4. Prior to any development taking place, the existing Ministry of Natural Resources licence under the Mineral Resources Act and the Ministry of Environment Certificate of Approval for waste disposal must be surrendered and a Record of Site Condition filed with the Ministry of Environment.
5. In addition to the Development Permit Control requirements of the Niagara Escarpment Commission any new use shall also be subject to site plan approval from the Town of Niagara-on-the-Lake and approvals from other agencies, i.e., Niagara Peninsula Conservation Authority.”
vii
That Part 3, Land Use Policies, Section 17: Niagara Escarpment Plan is amended by adding new policies titled “Escarpment Protection Area (Queenston Quarry)” after “Escarpment Natural Area (Queenston Quarry)” as follows:

“ESCARPMENT PROTECTION AREA (QUEENSTON QUARRY)

1. In the Escarpment Protection Area (Queenston Quarry) designation the following uses shall be permitted:

Main Uses:

Passive recreational uses 

Uses Independent of a Main Use:
Incidental uses associated with a golf course
2. The boundary of the area designated “Escarpment Protection Area (Queenston Quarry) reflects the same area designated Escarpment Protection Area in Niagara Escarpment Plan Amendment 171. 

3. Development within the Escarpment Protection Area (Queenston Quarry) shall be in accordance with the Development Criteria policies of the Niagara Escarpment Plan 
4. Prior to any development taking place, the existing Ministry of Natural Resources licence under the Mineral Resources Act and the Ministry of Environment Certificate of Approval for waste disposal must be surrendered and a Record of Site Condition filed with the Ministry of Environment.
5. In addition to the Development Permit Control requirements of the Niagara Escarpment Commission any new use shall also be subject to site plan approval from the Town of Niagara-on-the-Lake and approvals from other agencies, i.e., Niagara Peninsula Conservation Authority.”
viii
That Part 3, Land Use Policies, Section 17: Niagara Escarpment Plan is amended by adding new policies titled “Escarpment Rural Area (Queenston Quarry)” after “Escarpment Protection Area (Queenston Quarry)” as follows:

“ESCARPMENT RURAL AREA (QUEENSTON QUARRY)

1. In the Escarpment Rural Area (Queenston Quarry) designation the following uses shall be permitted:

Main Uses:

Golf course

Winery

Equestrian centre

Secondary Uses:
Golf club house and uses associated with a golf course

Agricultural operation
Uses associated with a winery
Uses Independent of a Main Use:
Passive recreational uses 
2. Prior to any development taking place, the existing Ministry of Natural Resources licence under the Mineral Resources Act and the Ministry of Environment Certificate of Approval for waste disposal must be surrendered and a Record of Site Condition filed with the Ministry of Environment. It is recognized that 900,000m3 of excavated material from the Niagara Falls Hydro Tunnel project may be disposed of and used to rehabilitate the quarry for golf course use.
3. Progressive rehabilitation of the quarry to golf course use may be phased with the first phase occurring in the western half of the quarry and tied to the developed of the first apartment building proposed in the Urban Residential (Queenston Quarry) designation. The progressive rehabilitation of the eastern portion of the quarry shall take place once the non-hazardous waste that has been disposed of in this area has been remediated and the site cleaned up. 
4. That portion of the Escarpment Rural Area (Queenston Quarry) designation that abuts the existing Bevan Heights community shall be used for passive recreational use only and shall be maintained in a natural condition to provide for a buffer and separation to the uses located in the Urban Residential (Queenston Quarry) designation. 

5. Development within the Escarpment Rural (Queenston Quarry) designation shall be in accordance with the Development Criteria policies of the Niagara Escarpment Plan. 
6. In addition to the Development Permit Control requirements of the Niagara Escarpment Commission any new use shall also be subject to site plan approval from the Town of Niagara-on-the-Lake and approvals from other agencies, i.e. Ministry of Transportation, Niagara Peninsula Conservation Authority.”
ix
This amendment shall only take effect upon approval of the Regional Policy Plan amendment to confirm the adjusted urban area boundary for the Village of St. Davids. 

PART C  ‑ THE APPENDICES

Appendix I -

Planning and Development Services Report PDS10-068
Appendix II - 
Public Meeting Minutes of September 13, 2010

Appendix III -
Planning Advisory Committee Minutes of September 13, 2010

Appendix IV - -
Town of Niagara-on-the-Lake Council Meeting Minutes of September 20, 2010
Appendix V - 
Notice of Public Information Meeting held January 25, 2010
Appendix VI - 
Notice of Public Meeting held September 13, 2010

Appendix VII - 
Queenston Quarry Master Plan - Revised
