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PDS-10-068

September 9, 2010
Planning Report PDS-10-068
Report To:

Planning Advisory Committee

Subject:
Application to Amend the Town Official Plan

Queenston Quarry Reclamation Company (QQRC)
5523 Stamford Townline Road, Niagara-on-the-Lake
1. Recommendation

It is respectfully recommended that subject to the results of the Public Meeting that:
1.1 The proposed Official Plan amendment attached as Appendix “F” be forwarded to Council for adoption.
1.2 Following adoption, the proposed Official Plan Amendment be forwarded to the Region of Niagara for approval.
1.3 That the application is consistent with the provincial policy statements issued under the Planning Act, do not conflict with provincial plans, and conform to the Town Official Plan.
1.4 Staff initiate discussions with the City of Niagara Falls with respect to renegotiating the mutual servicing agreement relating to sanitary sewage services and treatment for the community of St. Davids. 
2. Purpose/Proposal
An application to amend the Town Official Plan has been received to:

· recognize an alteration the to configuration of the urban area boundary for St. Davids adjacent to the Bevan Heights community.
· re-designate the urban lands to facilitate the development of a resort hotel, 750 condominium apartment units, 36 townhouse units and 5 single detached dwellings and below grade “caves” for winery storage, all of which are associated with the proposed redevelopment plan of the Queenston Quarry and service commercial uses at the entrance of the proposal at the intersection of Stamford Townline Road/Stanley Avenue/Portage Road. 

· redesignate the lands outside of the urban area boundary to permit the proposed redevelopment of the quarry for a golf course with club house, winery and other recreational facilities, i.e. trails, equestrian centre.
An application to amend the urban area boundary has been filed with the Region of Niagara. The Region is the approval authority with respect to determining urban area boundaries.
A copy of the revised proposed development master plan is attached as Appendix “A” and cross sections of the proposed condominium apartment buildings is attached as Appendix “B”. 
3. Background

Site Description & Surrounding Land Use

The subject lands are within Development Control Area of the Niagara Escarpment Commission and are located on east side the Bevan Heights Subdivision, north of Stamford Townline Road and the General Brock Parkway (Highway 405). The Niagara Escarpment and lands owned by the Niagara Parks Commission are located to the north of the subject lands. The subject lands are a total of 106.15 ha (262.3 acres) in size, with approx 12.14 ha (30 acres) adjacent to Bevan Heights being located within the current urban area of St. Davids. 
Figure 1- Subject Lands and Existing Urban Area Boundary
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The majority of the site is formerly the Queenston Quarry operation which ceased operation in 2005. A portion of the site in northwest corner of the property is in a natural condition and is treed. In addition, the site is licenced by the Ministry of Environment through a Certificate of Approval to receive non-hazardous industrial waste and foundry sand has been deposited within the quarry. The applicant has also acquired a 0.36 ha (0.9 acre) property fronting on Stamford Townline Road that was used for storage purposes and was not part of the quarrying operation. 

History/Background

The Queenston Quarry began operation in 1837 and remained an active quarry until it ceased operation in 2005. The quarry had a series of different owners including Redland Quarries Inc. and finally Lafarge Canada Inc. who sold the lands following the closure of the quarry operation to the current owner.  
The Ontario Municipal Board hearing in 1998 relating to the Town Official Plan involved a series of appeals including an appeal by Redland Quarries Inc. based on their request to have a portion of their lands included in the St. Davids urban area boundary. The basis of the Board’s decision in 1998 for the inclusion of a portion of the subject lands (called the Redlands) adjacent to the Bevan Heights subdivision was that Bevan Heights was already developed “without discernible harm to the Escarpment and is virtually built out” and that Redlands is a logical extension of the area. The Decision of the Board (Appendix “C”) indicated that that the urban area boundary expansion consisted of 30 acres to accommodate approximately 45 lots. The “Agreed Upon Statement of Facts” also reference the area of land to be included in the urban area boundary as 30 acres. 
The Board’s decision to include a portion of the Redland Quarry lands within the urban area boundary was:

· “The evidence was clear that once the boundary is set, as it has now been set for every other area in the Town, amendments to expand those areas will not likely succeed as sufficient land has been included in each urban area to accommodate growth for many years to come……The ability to justify an expansion, anywhere, will prove to be very difficult in the coming years.

· By requiring that Bevan Heights and Redlands remain areas subject to development control by the NEC, the NEC has the control necessary to protect the Escarpment.
· Redlands is a logical extension of the area and is not designated Escarpment Protection, and the additions of approximately 45 lots on 30 acres, is an appropriate way to reclaim a portion of the quarry and is an important aspect of the overall plans for rehabilitation of the lands.”
While a portion of the lands were included in the Town Urban Area boundary for St. Davids, all of the Queenston Quarry lands were designated “Extractive” in the Town Official Plan and remained designated “Mineral Resource Extraction Area” in the Niagara Escarpment Plan in recognition of the ongoing quarrying activities that were taking place at the time the Official Plan was approved. The lands outside the urban area boundary are designated Unique Agricultural in the Regional Policy Plan and are also recognized as a Mineral Resource Potential Area.  
The approved rehabilitation plan for the quarry under the Aggregate Resources Act (ARA) is an 18-hole golf course with clubhouse and golf facilities, trails and residential development along the west and west and south perimeter. It is recognized that approved ARA rehabilitation plan does not represent planning approval for these uses and the necessary planning approvals are required to implement the rehabilitation plan. 
Application Summary
In 2008 the Queenston Quarry Reclamation Company (QQRC) submitted an application to the Niagara Escarpment Commission (NEC) for an amendment to the Niagara Escarpment Plan to redesignate the QQRC lands as Escarpment Rural Area to permit a development that consisted of a recreational golf resort, winery and equestrian facilities including a hotel use on the former quarry lands outside of the urban area boundary, but serviced with municipal services. The residential component proposed to be contained within an altered urban area. 
On February 19, 2008 the developer made a presentation to the Town of Niagara-on-the-Lake’s Committee of the Whole regarding the potential development requesting the Town’s support of their request to the NEC for a proposed amendment to the Niagara Escarpment Plan. In March 2008 Council approved the following resolution:

“The Town of Niagara-on-the-Lake appreciates the information provided about the proposed rehabilitation of the Queenston Quarry and the concept being proposed by QQRC and is encouraged that the site will be redeveloped and rehabilitated.  The Town encourages the NEC to provide the opportunity for a full review of the complete proposal as submitted as submitted, and further that the Town strongly supports the resort component in principle.”  

The Niagara Escarpment Commission considered the application and in May 2008, determined that the proposed hotel/resort and its related uses on the quarry floor were urban uses and therefore could not be considered by the Commission as a result of provincial legislation which restricts applications or requests to amend the Niagara Escarpment Plan by any person or public body to permit urban uses in the Mineral Resource Extraction Area. The Niagara Escarpment Planning and Development Act also provides that any requests to permit urban uses outside of the Minor Urban Centre, Urban Area or Escarpment Recreation designation can only be considered at the time of that the Niagara Escarpment Plan is reviewed which is to occur at the same time as the Greenbelt Plan is reviewed, i.e. to commence in 2015. 

The applicant then proposed to locate the hotel within the urban area and proposed a reconfigured urban area boundary as depicted in Figure 2. This proposal did not increase the amount of land in the urban area boundary, but rather proposed to reconfigure it so that it would not be considered an expansion to the urban area boundary. The Commission expressed concern with the proposed urban area boundary configuration, however indicated that the applicant should proceed with Official Plan amendment applications to alter the urban area boundary to both the Region and the Town. 
In October, 2008 Council considered a report with respect to the NEP Amendment 171 and recommended the following: 

· “The Town of Niagara-on-the-Lake support the approval of Niagara Escarpment Plan Amendment PN 171 07 to the Niagara Escarpment Plan to re-designate the Queenston Quarry lands from “Mineral Resource Extraction Area” to “Escarpment Rural Area”.
· The Town of Niagara-on-the-Lake encourages the NEC to initiate a further amendment to the Niagara Escarpment Plan to “Escarpment Recreation Area” designation for a limited range of uses within a defined area of the site that would allow for a comprehensive review of the QQRC’s redevelopment proposal. “

In February 2009 the NEC approved Niagara Escarpment Plan Amendment No. 171 that allowed for the redesignation of that the majority of the Queenston Quarry lands from Mineral Resource Extraction Area to Escarpment Rural Area with portions along the Escarpment edge being designated Escarpment Protection Area and the northwest corner being designated Escarpment Natural Area. The policies of the NEP Amendment provide that the lands continue to be governed by the Mineral Resource Extractive Area policies of the Niagara Escarpment Plan until such time as the Ministry of Natural Resources is satisfied that rehabilitation of the quarry is complete and the current licence for extraction of aggregate is surrendered. The Amendment also provides that the lands may continue to be used for waste disposal, remediation and decommissioning required by the Ministry of Environment. The amendment also provides that the delineation of the Escarpment Natural Area includes forested lands 300 metres (1000 feet) back from the brow of the Escarpment using the most up-to-date information and site inspections. NEP Amendment 171 did not address the location of the adjusted urban area boundary. This Amendment was approved by the Minister of Natural Resources on August, 20th, 2009. 
In March 2009 the applicant filed Official Plan amendment applications with both the Town and the Region. The application to amend the Town Official Plan was deemed complete in November 2009. The original applications to amend the Town Official Plan and the Regional Policy Plan to alter the location of the St. Davids urban area boundary is depicted in Figure 2. 
The original application to amend the Town Official Plan was to redesignate the lands from “Extractive” to “Open Space”, “Service Commercial” and “Medium Density Residential” to permit a golf resort including a hotel, winery, commercial uses, up to 750 residential condominium units and 6 single residential lots with access from a private lane within an altered urban area boundary. To accommodate the proposal the applicant proposed to alter the urban area boundary by moving eastward and extending it setback from Stamford Townline Road. The hotel use would be located within a separate urban area in the middle of the quarry. The proposed change to the urban boundary would leave a gap between the Bevan Heights community and the proposed urban area as shown in the plan below (Figure 2) submitted as part of the original application. It is noted that the proposed alteration to the urban area boundary did not propose to increase the amount of land in the urban area boundary, but to reconfigure it. 
Figure 2 - Original Proposal to Amend Urban Area Boundary
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After the original Official Plan and Regional Policy Plan amendment applications were circulated for comment and input, the applicant submitted an alternative option for the configuration of the urban area boundary as shown in Figure 3 to address concerns with respect to proposed irregular urban area boundary particularly with respect to the “island” effect associated with the proposed hotel/resort use in the middle of the quarry and the “dog leg” effect of the boundary for the residential uses that were not contiguous with the Bevan Heights community. 
Figure 3 – Present Proposal to Amend the Urban Area Boundary
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[image: image3.emf]  Existing St. Davids Urban Area
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On March 18, 2010 the Niagara Escarpment Commission considered the revised configuration of the urban area boundary. In their comments the Niagara Escarpment Commission stated that “the Niagara Escarpment Commission is not opposed to the adjustment of the St. Davids  Minor Urban Centre boundary in accordance with the proponent’s alternate option ... which when refined will total less than 12 ha (30 acres). In this particular instance, the NEC is satisfied that the Policy which governs the boundaries of Minor Urban Centres in the Niagara Escarpment Plan is not offended.” The reference to the proponent’s alternate option is as shown in Figure 3.

In April 2010, the applicant amended their Regional Policy Plan amendment application for the proposed revised urban area boundary as depicted in Figure 3. The applicant also subsequently amended their Town Official Plan amendment application. The amended application now proposes the following uses and development:

Urban Uses:

· 5 single detached residential lots fronting on the east side Melrose Drive at the entrance to the Bevan Heights subdivision. Note: the original 6 residential lots on a private laneway are no longer proposed. 
· 36 townhouse units facing Stamford Townline Road, accessed by an internal driveway

· 7 condominium apartment buildings comprising of 750 residential apartment units. It is proposed that these residential units will be resort residential uses that will not be occupied year round by residents, but rather by individuals who utilize these units as second dwellings or vacations dwellings. 
· 200 room resort hotel with restaurant uses, banquet/meeting facilities, spa and ancillary recreational uses

· Service commercial uses at the entrance of the resort proposed to be restaurant uses, gallery space, offices, etc.

· Subterranean wine cellars

· Pedestrian trails

Uses Outside the Urban Area boundary:

· 18-hole golf course with clubhouse, practice range, golf academy and ancillary uses

· Winery with 5 acres of vineyard

· Equestrian centre with paddocks and indoor and outdoor arena

· Subterranean wine cellars

· Maintenance building

· Overflow parking area

· Pedestrian trails
The proposed master plan for redevelopment of Queenston Quarry illustrating the above uses and layout of the development is attached as Appendix “A”. 
Provincial, Regional and Local Policies

Planning Act

The Planning Act provides that the council of a municipality in carrying out their responsibilities shall have regard to matters of provincial interest. Section 2 of the Planning Act contains a number of criteria with which to review the proposed application including the protection of ecological systems, including natural areas; the conservation of features of significant architectural, cultural, historical, archaeological or scientific interest; the adequate provision and efficient use of sewage and water services; the orderly development of safe and healthy communities, the adequate provision of a full range of housing and the appropriate location of growth and development. 
Places to Grow: Growth Plan 

The Growth Plan (2006), released under the Places to Grow Act, provides for the development of healthy and balanced communities, and maintenance and improvement of our quality of life by managing growth. The principles of the Plan include the better use of urban land and infrastructure by building compact, vibrant and complete communities. The Growth Plan envisions increasing intensification of the existing built up areas. These objectives are addressed by Growth Plan through policy directions that include:

· Directing growth to built-up areas where the capacity exists to best accommodate the expected population and employment growth, while providing strict criteria for settlement area boundary expansion which includes the requirement for a municipal comprehensive review.
· Promoting transit-supportive densities and a healthy mix of residential and employment land uses

· Preserving employment areas for future economic opportunities.

· Planning community infrastructure to support growth
· Supporting the protection and conservation of water, energy, air and cultural heritage, as well as integrated approaches to waste management.
Intensification includes redevelopment, reuse of brownfields, the development of vacant and/or underutilized previously developed areas, infill development or the expansion or conversion of existing buildings.
Niagara Escarpment Plan (NEP)

The purpose of the NEP is to provide for the maintenance of the Niagara Escarpment and land in its vicinity substantially as a continuous natural environment, and to ensure only such development occurs as is compatible with that natural environment. Amendments to the NEP that provide for the rehabilitation, maintenance and protection of the Escarpment lands would be consistent with the purpose and objectives of the Niagara Escarpment Planning and Development Act. 
Niagara Escarpment Plan Amendment 171 redesignated the Queenston Quarry lands from Mineral Resource Extraction to Escarpment Rural, Escarpment Protection and Escarpment Natural (Appendix “D”) subject to the following policies:

“a)
The Lands will continue to be governed by the Mineral Resource Extraction Area policies of this Plan until such time as the Ministry of Natural Resources is satisfied that rehabilitation is complete and the quarry license surrendered and cancelled in accordance with the Aggregate Resources Act. In addition, the Lands may continue to be used for waste disposal including any site remediation and decommissioning required by the Ministry of Environment. Any other development permitted by the Amendment may only proceed after authorization has been received from the Ministry of Environment. 
b)
In accordance with Part 1.1 of this Plan, the exact delineation of the Escarpment Natural Area on the Lands will be done through the application of the Designation Criterion, “where forested lands abut the Escarpment, the Designation includes the forested lands 300 metres (1000 feet) back from the brow of the Escarpment slope” using the most detailed and up-to-date information and site inspections.
c)
The portion of the Lands designated Escarpment Protection Area may be used in association with a golf course for uses incidental to the design and operation of golf course, notwithstanding the permitted uses of the Escarpment Protection Area.”
Niagara Escarpment Plan Amendment 171 did not alter the boundary of the Minor Urban Centre for St. Davids. The Minor Urban Centre policies of the NEP contain a policy that states that:
“Any change to expand these boundaries (e.g. expansion) will require an amendment to the Niagara Escarpment Plan. An amendment will not be required to reduce the area of a Minor Urban Centre and show the revised boundary on the Maps of the Niagara Escarpment Plan, if the boundary has been redefined to reduce the area of a Minor Urban Centre by a municipality, in an approved official plan and/or secondary plan. “

This policy indicates that an alteration to the urban area boundary of a Minor Urban Centre may be considered by a municipality, provided the alteration provides for a reduction in the area that is to be included in the Minor Urban Centre and not an increase in area. 
Provincial Policy Statement

The subject applications were reviewed with regard to the Provincial Policy Statement (PPS) of the Planning Act. The PPS provides policy direction on matters of Provincial interest related to land use planning and development. The policies of the PPS are based on addressing the challenges related to accommodating and managing the development and population growth while protecting important resources including natural, built and cultural heritage resources. The policies of the PPS direct growth to settlement areas and away from significant or sensitive resources and areas which may pose a risk to public health and safety. The PPS defines a settlement area as urban areas within municipalities that have been designated in an official plan for development over the long term planning horizon. Expansions to urban area boundaries are only to be considered at the time of a comprehensive review subject to criteria such as sufficient opportunities for growth are not available. It is noted that the applicant’s reasoning in support of the application is that the development is not proposing to increase the urban area boundary but instead it is altering the line as the amount of urban area is being slightly decreased. 
The policies of the PPS are based on planning principles that apply to communities across Ontario and based on these policies. A summary of the Provincial Policy Statements is attached as Appendix “E”.
Official Plan

Approximately 12.14 ha (30 acres) of the lands located within the Urban Area boundary of St. Davids and the remainder of the land outside of the Urban Arrea boundary. All of the lands are designated “Extractive” in the Town Official Plan The “Extractive” policies permits:

· aggregate extraction, crushing, processing and washing,
· accessory uses
· any use permitted in the Agricultural designtion
· forestry, wildlife, fisheries, mangement and conservation uses.
There is specific policy in the ”Extractive” designation with respect to the Queenston Quarry that is as follows:
“Stone resources are being extracted form Queenston Quarries. Over the next 25 years, the site will be progressively rehabilitated. A portion of the Quarry may be used to dispose of material from the Ontario Hyrdo Niagara Region Hydro Electric Development. A golf course and/or recreational uses and passive recreation are permitted end uses. Uses other than a golf course or passive recreational activities outside the lands included within the urban boundary require review and an amendment to the Regional Policy Plan, to this Plan and the Niagara Escarpment Plan.”

Some progressive rehabilitation of the quarry in accordance with the rehabilitation plan has occurred within the western quadrant of the quarry. The applicant has also received a Development Permit approval from the Niagara Escarpment Commission in January 2010 to receive 900,000m3 of material from the Hydro Tunnel Project in Niagara Falls. This material is proposed to be used to “sculpt” the golf course to fulfill the requirements of the rehabilitation plan. 
The applicant has filed an Official Plan amendment to reconfigure the urban area boundary and to permit urban uses in addition to low density residential uses including townhouse units, condominium apartment units, resort hotel uses and service commercial uses. 
Official Plan Amendment 20 (St. Davids Community Plan) was adopted by Town Council on October 14, 2003 to guide development within the Village of St. Davids. It did not amend the “Extractive” polices in the Official Plan or the policies affecting Queenston Quarry. 

The St. Davids Community Plan also provides that medium density projects, i.e. townhouse developments shall be designed in such a way as to be compatible with the adjacent low density buildings and areas, provide adequate outdoor amenity area and provide for sufficient on-site parking. The St. Davids Community Plan also provides that medium density projects shall be located where the project has direct access to a public street without drawing traffic through low density areas 
The Town Official Plan does not provide for any policy direction with respect to a resort development and associated residential, recreational and commercial uses. 
The recent Official Plan Amendment No. 43 adopted by Council, but not yet approved by the Region, provides for growth management policies to achieve compliance with the Provincial Places to Grow Growth Plan and Regional Policy Plan Amendment 2-2009 and its growth projections. It is noted that the Provincial and Regional growth projections did not take into consideration potential growth associated with vacation residential or resort residential uses. Official Plan Amendment 43 designated the urban area of St. Davids as a built up area and established intensification policies. The objectives and policies of the intensification policies include the following:

· to support the Built-up Areas
· provide policy directions for accommodating additional growth within the Built-up Areas
· ensure that intensification and redevelopment is consistent with the heritage and character of the Built-up Area
· that urban guidelines be used as a tool to achieve compatible built form with intensification and redevelopment. 
Urban Design

The policies of the Official Plan provide for well-designed new development through urban design guidelines to address streetscape character, infill opportunities, and community focal points. Urban design guidelines for St. Davids were approved by Council to ensure that the Village character of St. Davids is preserved and extended through careful design consideration of built form, open space, and streetscapes. The urban design guidelines include guidelines with respect to massing, scale, compatibility with adjacent development, streetscape enhancement in terms of setbacks, landscaping, façade design and façade density. The Official Plan provides that all development, redevelopment in St. Davids shall be designed in a manner consistent with urban design guidelines approved by Council. 
The St. Davids Urban Design Guidelines do not contemplate a resort type of development that is proposed by this application. Therefore, the proposed Official Plan amendment provides a policy that that requires a further amendment to the Official Plan that would establish specific urban design guidelines for the resort residential and hotel uses. 
In accordance with the Town Official Plan policies all of the development except the single detached dwellings will also be subject to site plan control where urban design will be a key consideration. 
Zoning

The Queenston Quarry lands are not subject to the provisions of the Town Zoning By-law, but rather are subject to the Development Permit Control of the Niagara Escarpment Commission. It is through the Development Permit Control process that standards with respect to building height, setbacks, parking requirements, etc. are established. The existing zoning by-law will be used as a guideline for the proposed single detached and townhouse units proposed. 
With respect to building height of the proposed hotel and apartment buildings, the proposed Official Plan does provide policy guidance with respect to any building height that exceeds the height of the brow of the Escarpment and provides that a Visual Impact Analysis must be completed to assess the impacts of increased height. The proposed Official Plan indicates that no impact on the Escarpment landscape and no adverse impacts on adjacent and proposed residential uses shall result from any building height that exceed the height of the brow of the Escarpment. 
All Development Permit applications will be circulated to the Town for input and comment.

Circulation Comments

The application was circulated to other Town Departments and outside agencies. The comments received are summarized below.
Regional Municipality of Niagara

The Regional Municipality of Niagara has provided preliminary comments with regard to Regional concerns and in their role as provincial review agency. In their comments the Regional have noted that they have not received Provincial comments with respect to the proposed Regional Policy Plan amendment to alter the urban area boundary, although the Province have indicated verbally that they have some concerns, and depending on the comments received from the Province, the Region’s position may change. 
The Region commented that given that the majority of residential development associated with this proposed redevelopment is vacation type dwellings, the proposed form and amount of these units contemplated can be considered and the Provincial and Regional growth projections may be exceeded if services and infrastructure are available.

Regional Planning staff do not support the urban area boundary as proposed by the applicant in Figure 3, but recommends that urban area boundary be more “regular” in shape, more contiguous with the Bevan Heights community and include the area that contains the berm adjacent to the Bevan Heights community and not extend as far east along Stamford Townline Road frontage. The proposed urban area boundary recommended by Regional staff is depicted in Figure 4.
Figure 4- Proposed Urban Area Boundary Recommended by Regional Staff
[image: image5.wmf]
The Region recommends that all amenity areas associated with resort hotel, i.e. tennis courts and landscaped areas, be within the urban area boundary. This matter has been addressed in the proposed OPA. Finally the Region indicates that it is premature for the Town to consider or pass the Town Official Plan amendment prior to Regional Council’s decision regarding the companion Regional Policy Plan Amendment to alter the urban are boundary. 

Planning staff acknowledge that there are logistical issues regarding the timing of the Official Plan Amendment. However, it is noted that the Town Official Plan amendment does require Region of Niagara approval. It is also noted that the Regional Staff will have a report before their Integrated Planning Committee one day after Planning Committee considers this report and will then be considered by Regional Council on September 23, 2010. Due to the hiatus of Committee and Council meetings as a result of the municipal election, the applicant has requested that this matter be brought forward for a decision as opposed to waiting until after the election and after Regional Council has made a decision. Staff can support this, as the local Official Plan amendment is still subject to the Regional review and approval process and the Region can, in that process modify the Town Official Plan amendment to conform to their Plan Amendment, if necessary. 

Ministry of Transportation (MTO)

The MTO has advised that any buildings or structures within 395m of the radius of the centre of the interchange with Highway 405, within 395m of a crossing road and within 46m of the property line of Highway 405 require building/land use permit approval from the Ministry and all signs within 400m of the Highway will require a Ministry permit approval. These approvals are in addition to the NEC Development Permit and Town site plan approvals and are normally conditions of site plan approval. All development including above and underground structures, parking areas, fire routes and servicing must be setback 14m from the north right-of-way of Portage Road. 
The Ministry has also reviewed the preliminary traffic impact study and stormwater management report. Additional detail information regarding traffic impacts and storm water management and the outlets will be required should the development proceed to Development Permit and Site Plan stage.
Niagara Peninsula Conservation Authority

The Niagara Peninsula Conservation Authority reviewed the proposed application along with the scoped EIS study and preliminary stormwater management report, preliminary servicing report, rock slope assessment and technical report provided for the Section 46 Environmental Protection Act approval. The NPCA does not object to the reconfigured urban area boundary. The NPCA commented that additional information and mapping was required relating to the scoped EIS that was prepared to address the proposed development associated with 6 residential lots that were proposed via a private laneway. It is noted that development is no longer proposed in this area and the area will remain in its natural condition. As a result additional work relating to the scoped EIS is not necessary.
With respect to stormwater management both quality and quantity control including to the 100 year storm design event, and erosion control measures with respect to the existing 300mm diameter discharge outlet pipe will be required at the detailed design stage, i.e. site plan stage and is subject to NPCA approval. 
The NPCA also does not object to the remedial measures required to mitigate the hazards of falling rock from the fractured or exposed vertical wall and that the development will not adversely impact the stability of the adjacent rock slopes. 

With respect to the Environmental Protection Act, Section 46 approval, the NPCA has identified this area as a High Priority Vulnerable Groundwater Area. The technical reports submitted in support of the EPA approval identify concerns with respect to methane gas generation and the fill material from the foundry sands and note that the concerns can be addressed through the remedial measures outlined in the reports. The NPCA recommends that water quality monitoring study consisting of water samples taken twice a year at the northern seeps and northern private wells before and after development for a period of 5 years be implemented. This requirement will be made a condition of future Development Permit and site plan approvals. 
Niagara Parks Commission

The Niagara Parks Commission staff do not object to the alteration of the urban area boundary to provide for the recreational golf resort and associated hotel, residential and equestrian uses. 
Niagara Escarpment Commission

The Niagara Escarpment Commission staff commented on the revised applications. NEC staff indicated that the Escarpment Natural Area limits should reflect those in NEP Plan Amendment 171 and requested that detailed mapping of the limits of this area should be provided by the applicant. The Official Plan amendment indicated that the boundary of the Escarpment Natural Area (Queenston Quarry) designation shall reflect the boundary of the Escarpment Natural Area boundary in the Niagara Escarpment Plan, is also reflected as such on the schedule and includes a policy with respect to the delineation of the area being 300 metres (1000 feet) back from the Escarpment brow and based on the most up-to-date information and site inspections. Further the NEC staff comment that the area adjacent to the Bevan Heights community be identified as an area for non-development open space protected area to reflect the applicant’s argument that these lands are unsuitable for development and should serve as a natural buffer area. The proposed Official Plan amendment does include a policy that provides that this area is to be utilized for passive recreational use only and a buffer to the larger resort development. The NEC staff requested additional information with respect to the wine caves and how they were proposed to be constructed. The policies in the proposed Official Plan amendment indicate that blasting to create the caves will not be permitted and the caves will be used for wine storage only and not other winery related uses. 

Further the NEC staff notes that the lands continue to be subject to the Mineral Resources Extraction Area policies of the Niagara Escarpment Plan until such time as the ARA licence has been surrendered and the site is rehabilitated, and the licence to receive non-hazardous waste is also revoked and the site has been remediated in accordance with the MOE requirements. The NEC staff also note that provincial legislation restricts a municipality’s ability to pass a by-law for any purpose that conflicts with the Niagara Escarpment Plan. 
The Town Public Works Department

The Public Works Department reviewed the water and sewer reports that were submitted and noted that water supply and storm drainage should not be an issue, subject to detailed design. However, Public Works staff notes that while the development will be staged, the full build out of the proposal will exceed the sanitary sewage flow allocation for the Stanley Avenue sewer that has been attributed to this area. Further, with the proposed redevelopment of the former Cangro site and in consideration to other capacity commitments that have been provided for in St. Davids, along with this proposed redevelopment of the Queenston Quarry lands, there is a need to confirm capacity of the sanitary system, and review and update the mutual servicing agreement with the City of Niagara Falls with respect to the sewage flows from St. Davids that flow into the Stanley Avenue sanitary sewer to the Niagara Falls sanitary sewage treatment plant. 
Public Works staff note that Stamford Townline Road, Portage Road and Stanley Road are under the Regional jurisdiction. The Region has not identified any improvements that are required to roads under their jurisdiction. However, it is recognized that more detail traffic analysis will be required as the development moves through its various approvals that may necessitate intersection improvement, turning lanes or traffic control measures. 
Heritage Planner

The Heritage Planner notes that the Queenston Quarry is considered to be a cultural heritage landscape. Significant buildings that were constructed using Queenston Limestone including the Court House, Brock’s Monument, Provincial government buildings and the Governor General’s residence in Ottawa. The quarry is important because many of its early historic features are still visible and intact. Conservation of the rock faces is important for the long term protection and interpretation of history of the quarry. 

The lands to the north owned by the Niagara Parks Commission contain most of the significant heritage features associated with early quarrying activities and will remain untouched and undeveloped as an amenity for the residents and the general public. An additional quarry trail is proposed adjacent to the lands owned by the Niagara Parks Commission. 

The proposed master plan takes advantage of the natural and cultural heritage lands to the north and provides access to them via an integrated trail network. The plan also recognizes the significant history of the site and the importance of the remnant heritage resources and utilizes some of the resources, such as the remnant rock face, to great effect in developing the site. Care should be given to prevent the obliteration of any features that may exist on the quarry floor. 
Urban Design Committee

The Urban Design Committee commented that the original proposed master plan and felt that the development will have a significant impact on the landscape. The Committee reviewed preliminary design concepts for the buildings and felt that the proposed buildings should be expressive of the rock face and the classical configurations have the potential to be monotonous if not carefully executed. Also, concern was expressed regarding the scale of the apartment condominium buildings and there is the potential that they could become dehumanizing if not carefully handled. The Committee also recommended that further design reviews be undertaken once the plans have been more developed and refined and that a phasing plan be provided to the Committee. 

The proposed Official Plan amendment requires a further amendment for Urban Design Guidelines which will assist the Committee with further review of the development. The Committee will be provided the opportunity to have input on the Urban Design Guidelines as well. 
Preliminary Information Meeting – Public Comments

A preliminary information meeting was held at the Town offices on January 25, 2010. The following is a summary of the comments received: 
· Niagara-on-the-Lake Conservancy supports the proposed redevelopment and questioned what other uses could be considered for the site

· Where will the 900,000m3 of material from the hydro project go on the site?

· Will there be any new access proposed from Melrose Drive?
· Will the berm adjacent to Bevan Heights be maintained?

· What is the impact of traffic from 750 residential units at the intersection of Four Mile Creek Road and Stamford Townline Road? Can the capacity of Stamford Townline Road handle the increased traffic?

· Where is the pedestrian access to access the proposed trail off of Melrose Drive?

· Are alternatives being investigated with respect to the access of 6 lots on the private laneway? (Note: no longer proposed)

· Will Melrose Drive be extended? A turning circle is needed at the end of Melrose Drive.

· What is the timing and staging for proceeding with the development?

· Can the material from the tunnel project, i.e. Queenston and Rochester shale, successfully support vegetation for a golf course and vineyard plantings?

4.
Discussion/Analysis
The proposed redevelopment of the Queenston Quarry involves a complicated approval process due to the multiple layers of approval and jurisdictions involved including:

· The need to surrender the current licence for extraction purposes under the Aggregate Resources Act. The licence has not been surrendered and the applicant has indicated that some aggregate resources, i.e., Queenston stone, still exists in the northwest section of the quarry that they wish to extract under the authority of the existing licence which does permit quarrying activities in this area. The stone resource is proposed to be used as building material on the proposed hotel and condominium apartment buildings.

· Progressive rehabilitation in accordance with the approved rehabilitation plan is required before the Ministry of Natural Resources will lift or remove an area or all of the quarry from the obligations of the licence, permitting any redevelopment of the site
· The site is also under licence to receive non-hazardous industrial waste under the authority of a Certificate of Approval from the Ministry of Environment. Environmental Protection Act approval is required to clean up the non-hazardous waste that has been disposed on the site prior to any redevelopment of the site taking place
· The site has a Development Permit approval to receive 900,000m3 of excavation material from the hydro tunnel project 

· The proposed redevelopment is subject to the policies of the Niagara Escarpment Plan 

· The proposed redevelopment is subject to a Regional Policy Plan amendment approval

· The proposed redevelopment is subject to a Town Official Plan amendment and Regional approval and must conform with the Niagara Escarpment Plan 
· The proposed redevelopment is subject to Niagara Escarpment Development Permit and Town Site Plan approvals, MTO building and land use permit approvals and NPCA approvals. 

The proposed Town Official Plan amendment is one step in this process. Other approvals are also required and the proposed Official Plan amendment outlines those other approvals.

The proposed redevelopment of the Queenston Quarry for primarily resort residential, hotel, golf and equestrian uses is considered appropriate for the several reasons outlined below, however staff does have concern with respect to the proposed service commercial uses proposed at the entrance of the site. 
Appropriate and Compatible Development

This proposed redevelopment of Queenston Quarry presents a unique opportunity to interpret the history of quarrying activities and conserve a cultural heritage landscape that is important to the industrial development of Niagara. The redevelopment is centered on creating a recreational resort complex consisting of a hotel, golf, equestrian, tennis, and walking experiences together with a winery and vacation or resort residential uses. The proposed single detached dwellings fronting on Melrose Drive will integrate with the existing Bevan Heights community. The proposed redevelopment will also provide for increased opportunities for the public to experience the cultural heritage and natural resources of the area. 
The proposed redevelopment also provides for an adaptive reuse of an existing brownfield site. A brownfield site is an undeveloped or previously developed property that may be contaminated and are usually, but not exclusively, former industrial or commercial properties that may be underutilized, derelict or vacant. The quarry is considered to be a brownfield site as a result of the industrial uses associated with the quarrying activities and as a site that has received non-hazardous waste which will be cleaned up. Provincial policy promotes the clean up and redevelopment of brownfield sites. 
The applicant has requested approval of service commercial uses at the intersection of Stamford Townline Road/Stanley Avenue/Portage Road at the entrance to the resort residential component. Staff does not support commercial uses at this location and feel that stand alone commercial uses would detract from the viability of the commercial area of the Village of St. Davids. Local serving uses should be directed the Village of St. Davids and support the existing uses there and be for he whole community. Further such uses as restaurant uses and gallery uses or specialty retail should be located within the resort hotel complex and support the resort function of the hotel or alternatively be directed to the Village Centre to support the viability of that area versus creating a new area. The proposed Official Plan amendment attached as Appendix “F” does not provide for the requested service commercial uses proposed by the applicant. Rather staff recommends that this area be designated to permit residential use and can provide for additional townhouse units or a significant landscaped entrance feature, i.e. overlook or combination of both. 
The proposed single detached residential uses along the Melrose Drive are appropriate and will integrate with the existing Bevan Heights community. These uses will be subject to Development Permit control of the Niagara Escarpment Commission which considers building setback, scale, height, etc and either the consent or subdivision approval process to create the actual lots. The Town will continue to have the opportunity to comment on the Development Permit applications for the proposed dwellings and the approval of the lots through the consent or subdivision process. It is noted that the applicant’s original proposal for 6 single detached lots accessed off of a private laneway is no longer part of the redevelopment proposal and that area is proposed to be designated Escarpment Protection in the proposed Official Plan amendment consistent with the Escarpment Protection designation of the Niagara Escarpment Plan.
The proposed townhouse units along Stamford Townline Road frontage are proposed to be accessed via an internal service road/driveway and will not draw traffic into or impact on the existing Bevan Height community. This is consistent with the Town Official Plan policies with respect to medium density development. Specific building plans are not know at this time, however the townhouse units will be subject to Development Permit, urban design review and site plan and condominium approvals where those details will be required and the Town has the opportunity to have further input at that those stages of approval as well. The townhouse units are proposed to be 2 stories at the Stamford Townline Road frontage and the rear will have a 3 storey profile and all overlook the quarry area and the condominium apartment buildings.

Below the townhouse units and built within the rock face, the applicant proposes to develop caves for wine storage. While these caves are commercial use, they have been specifically recognized in the proposed Official Plan amendment in the residential designation as use that may be permitted independent of a residential use. The policies in the proposed Official Plan amendment specifies the development requirements for the caves and only permits the storage of wine, not the retailing of wine or other winery related uses. With these restrictions the wine caves are considered to be compatible with the resort residential uses. Also, because these uses are below the townhouse units it is difficult to map this area as a separate land use designation on a two dimensional land use plan. Therefore, the approach to consider this type of commercial use in the proposed residential designation is appropriate in this instance. 

The proposed apartment buildings will be located on the floor of the quarry and will consist of a built form comprised of two stories of enclosed parking with four stories of residential apartment units above the two floors of parking. An additional floor is proposed on 3 of the 7 apartment buildings that will be comprised of an architectural element that would contain amenity space for the residents of the building. The applicant is considering that this architectural element will be a dome feature. Building profile cross sections of the condominium apartment buildings is attached as Appendix “B”. The policies in the Official Plan amendment require that a Visual Impact Analysis be completed demonstrating that there is no impact on the Escarpment landscape should any building feature be higher than the brow of the Escarpment. The Visual Impact Analysis is to consider both daytime and nighttime conditions to address lighting of the buildings and must also demonstrate that there is no adverse impact on the adjacent residential uses of the Bevan Heights community. 
A similar policy has also been incorporated into the Official Plan for the proposed resort hotel complex, so should it have a building height higher than the brow of the Escarpment a Visual Impact Analysis will also be required. The applicant proposes that the built form of the hotel will be similar to that of the apartment buildings consisting of two levels of enclosed parking and four stories of hotel uses. The hotel is proposed to be located within the quarry as opposed to at the entrance of the quarry so that it can take advantage of the views of the quarry and the proximity of the golf club house and winery facility. A maximum of 200 guest rooms are proposed.
While the resort hotel and resort residential uses provide for a level of development that is not contemplated in the Town Official Plan, it is the policy direction in the Official Plan that speaks to compatibility, high quality design and scale that fit the context that are key considerations versus the number of dwelling units or size of the hotel. Further, the Official Plan amendment requires that urban design guidelines to address design considerations that will assist in ensuring the scale and design of these buildings are compatible with the context and surrounding land uses. Having these uses located within the quarry as opposed to on top of the quarry will mitigate impacts on the surrounding residential uses as the buildings are separated from the residential uses. Locating the larger scaled buildings in the quarry also will aid in mitigating impacts on the Escarpment landscape. 
A golf club house is proposed in the centre of the quarry outside of the urban area boundary. A winery will also be located opposite the golf club house and 5 acres of vineyard will be planted in the quarry taking advantage of southern exposure slopes that exist in the quarry. Combined with the golf, the winery contributes to the resort character of the proposal. 
An equestrian centre is also proposed at the north eastern portion of the quarry outside of the urban area. This equestrian centre will also contribute to the resort characteristics of the redevelopment and is sufficiently distant from the residential areas that adverse impacts are not anticipated. 

The golf course, winery and equestrian center uses are permitted in the Niagara Escarpment Plan Escarpment Rural designation and are considered to be appropriate and compatible uses with the resort uses and will be adequately separated from the residential uses that adverse land use impacts are not anticipated. These uses are required to be developed consistent with the development criteria of the Niagara Escarpment Plan which will also ensure that these uses are compatible with the Escarpment landscape. 
The existing berm adjacent to the Bevan Heights community will be maintained. A pedestrian trail system is proposed along the top of the quarry providing for passive recreational opportunities. A public access to the trail is proposed off of Melrose Drive. In addition, other access points are proposed within the resort complex as well. The berm is proposed to be located outside of the Urban Area boundary and within the Escarpment Rural designation. The proposed Official Plan amendment restricts development in this area to permit only passive recreational uses and the maintenance of this area as a natural buffer will provide for appropriate and compatible development adjacent to this established Bevan Heights community.
Other landscape elements of the proposal include trails, waterbodies within the quarry, maintenance of the natural area along the northern edge of the property and in the northwest corner of the site. 
This proposal is a dramatic change from the original concept for development that was contemplated at the time of OMB approval of the Town Official Plan. And while the development concept is not something that is contemplated by the Town Official Plan, the introduction of a recreational resort use has undergone significant review and consideration by agencies and staff. The resort nature of the development will add an additional tourism recreation economic stimulus to the Town and in this location is considered to be appropriate as a reuse of the Quarry and is compatible with the adjacent residential, natural area and open spaces uses. Potential impacts can be mitigated through careful siting requirements, specific urban design guidelines and other approvals still required to realize the proposed redevelopment. 
Staff is aware that the applicant and an adjacent property owner are in dispute over the ownership of approximately half an acre of property in the area proposed to be designated Escarpment Rural Area (Queenston Quarry). The resolution of this dispute is a legal matter between the two parties. The developer is not proposing any development within the area that is in dispute. 

Timing and Phasing of Development

In order to ensure that the development proceeds as a resort complex, the proposed Official Plan amendment provides for the phasing and staging of development. The development of the first condominium apartment building is linked to the development of at least 9 holes of golf. Therefore, the layout and grading of the land to create the 9 holes of golf will occur at the same time as the first condominium building is under construction. It is also anticipated that the single detached dwelling and the townhouse dwellings will be developed as part of the first phase of the development. 

In order to accommodate the development it is anticipated that the rehabilitation of the quarry will also occur in phases with the western portion of the quarry proceeding ahead of the rehabilitation of the east portion of the quarry. The eastern portion of the quarry contains the non-hazardous industrial waste and that must be removed first, prior to any rehabilitation taking place in this area. In addition, the applicant has indicated that he wishes to extract stone resource in the area where the proposed hotel is to be located. The stone is to used to face the condominium apartment and hotel buildings. Development of the hotel will not be allowed to proceed until this portion of the quarry is also rehabilitated and the licence surrendered. 
It is anticipated that the full build out of the master plan will take upwards to 20 years. 

Protection of Escarpment Natural Area
The northwest corner of the subject lands are within the Escarpment Natural Area designation of the Niagara Escarpment Plan which contains land in a natural and treed condition. The proposed Official Plan Amendment provides for a similar designation that aligns with the Escarpment Natural Area designation in Niagara Escarpment Plan Amendment 171.The proposed amendment also includes a policy that defines the Escarpment Natural Area (Queenston Quarry) designation in a similar way as it is defined in the Niagara Escarpment Plan, i.e. using the NEC Designation Criterion and where it includes forested lands the designation is setback 300 metres (1000 feet) from the Escarpment brow using the most up-to-date information and site inspections. Development, other than passive recreational uses are restricted in this area. The maintenance of this area as a natural area provides a buffer to adjacent residential uses. Passive recreational use of this area in the form of walking trails will provide opportunities for the public to celebrate and experience the Escarpment landscape. 
Configuration of the Urban Boundary
Considerable discussion has occurred with respect to whether the request to reconfigure the urban area boundary constitutes an expansion or a reduction to the boundary. While the proposal stretches out the area that is designated for urban uses along Stamford Townline Road, it does represent a slight decrease in the amount of land located within the urban area boundary and therefore in the truest sense it is a reduction and not an expansion to the urban area. 
It addition there has been discussion with the Regional staff regarding logical and defensible urban boundaries. The Region does not support the configuration of the boundary proposed by the applicant and view it as an expansion and, a boundary that is not contiguous to the existing Bevan Heights community therefore is not logical or defensible. 
Town Planning staff note that a portion of the boundary along the undeveloped flankage of Melrose Drive is proposed to be included in the urban area boundary. This does make sense and it will provide for development along both sides of Melrose Drive and does provide for a contiguous connection with the Bevan Heights community. However, the inclusion of the area containing the berm at the rear of the houses that back onto the berm area is less logical to be included in the urban area as this area has constraints to development due to the presence of the berm and setbacks requirements from quarry edge. Further, there is significant desire by the community to maintain the berm and vegetation. The passive recreational uses that are proposed are permitted in the Escarpment Rural Area designation of the Niagara Escarpment Plan. The NEC staff requested that the proposed local Official Plan amendment for this area should contain policies that restrict development so that it will be an effective natural buffer area. The policies in the proposed Official Plan amendment accomplish this. Further, Planning staff note that given the land formation and vertical face of the quarry, it is logical to place development on the floor of the quarry as opposed on top in the area that contains the berm and vegetation. As a result, Planning staff find the Regional position with respect to inclusion of the berm area within the urban area boundary to be less persuasive and can support the applicant’s proposal for the reconfigured urban area boundary and that given the land formation it is logical and defensible boundary. 
Mutual Servicing Agreement

The Town and the City of Niagara Fall entered into a mutual servicing agreement at the time that sanitary sewers were provided to St. Davids. This agreement provides for a set amount of sanitary flow from St. Davids that can be directed through sanitary sewer along Stanley Avenue in Niagara Falls to the sanitary sewer treatment plant in Niagara Falls. The build out of the Queenston Quarry proposal will exceed the sanitary sewer flow allocation to those sewers that has been attributed to the Queenston Quarry urban lands and as a result will require renegotiation of the servicing agreement. Also, at this time, staff is currently reviewing the proposed sanitary sewage flows for the proposed Cangro lands redevelopment proposal to determine if that development will exceed the sanitary flow allocation that have been given to it. If it does, those flows may also need to be included in the discussions relating to renegotiating the mutual agreement with the Niagara Falls. 
Correspondence has been received from the City of Niagara Falls indicating that they are amenable to revisiting the mutual servicing agreement to permit additional sanitary sewage flows from St. Davids into the sanitary sewer along Stanley Avenue. 
5. Financial Implications
The developer will be responsible for all the costs of the proposed redevelopment. The development of this site will result in economic benefits to the community including revenue from property taxes, employment opportunities and development charges to assist in retiring the debt associated with the provision of the sanitary sewer system in the St. Davids urban area. 
Financial implications to amend the mutual servicing agreement between the Town and the City of Niagara Falls to permit additional sewage flows into the trunk system to the Niagara Falls treatment plant should also be born by any benefitting developers.

6. Communication/Next Steps
Should Council adopt the proposed Official Plan Amendment, the next step would be to forward the Official Plan Amendment to the Region of Niagara for approval. The Region will then undertake its review and approval process with respect to the Amendment. The options available to the Region are to:
· Approve the Amendment as adopted

· Approve the Amendment with modifications

· Deny approval of the amendment

Any appeals that could potentially come forward would be on the decision of the Region as opposed to the decision of Council.
Once the Regional and Town Official Plan amendments are approved and the quarry has been rehabilitated to the satisfaction of the Ministry of Natural Resources and the non-hazardous waste has been remediated to the satisfaction of the Ministry of Environment, the next steps in the approval process would be:

· NEC Development Permit application(s) review and approval process for each development component. The Town has the ability to comment and have input on these applications. 

· Severance or plan of subdivision approval for the 5 residential lots on Melrose Drive. The Town is the approval authority with respect to this process.
· Site plan review and condominium approval for the townhouse units. The Town is the approval authority with respect these approvals. 

· Site plan and condominium approval for the apartment buildings. The Town is the approval authority with respect to these approvals.

· Site plan approval for the hotel, golf course, winery and equestrian centre. The Town is the approval authority. 

· Engineering design and approval of the water, sanitary and stormwater systems. The Town is the approval authority with respect to the water and sanitary systems and has the ability to comment and have input with respect to the stormwater management system. 

· Ministry of Transportation building and land use permit approval. 

· Region of Niagara entrance permit approval for new access on Stamford Townline Road and Portage Road. 

7. Conclusion
The proposed redevelopment of the Queenston Quarry for primarily resort residential, hotel, golf and equestrian uses is considered appropriate, provided development occurs is accordance with the requirements of the proposed Official Plan amendment attached as Appendix “F”. The proposed Official Plan amendment is consistent with the Provincial Policy Statement and does not conflict with Provincial Plans or the recent Growth Management Official Plan amendment (OPA 43) adopted by Council. Planning Staff however, do not support the applicant’s request to designate lands at the entrance of the development for service commercial uses. The need for this type of additional commercial land has not been demonstrated and it is the policy of the Town Official Plan that those type of commercial uses be directed to the Village Center of St. Davids to support its commercial function in the municipality. Also, critical to realizing the full redevelopment as proposed, there is a need to revisit the mutual servicing agreement between the Town of Niagara-on-the-Lake and the City of Niagara Falls with respect to sanitary sewer flows entering the Stanley Avenue sanitary sewer. 
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Good evening, and thank you for attending this Public Information Meeting.   My name is Teresa Gray and I am with the Town’s planning department and I will be reviewing this application.  I have prepared a presentation to outline the details of this application.



The subject lands are outlined in red.  The lands are the former site of the Queenston Quarry which ceased operation in 2005. All of the lands are within  the development control area of the Niagara Escarpment Commission. They are located on east side of the Bevan Heights Subdivision, north of Townline Road and the General Brock Parkway (Highway 405). The Niagara Escarpment and lands owned by the Niagara Parks Commission are located to the north. The subject lands are approximately a total of 106.15 ha (262.3 acres) in size. The majority of the subject lands are located outside the urban area boundary of St. Davids and a small portion which is outlined in yellow  on the plan is located within the urban boundary St. Davids.














