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Winery Development , Meaford
Planning Justification Report

1.0 INTRODUCTION

Georgian Planning Solutions has been retained by Miller Golf Design Inc. to prepare a
Planning Justification Report to support a Local Official Plan Amendment, a Zoning By -
law Amendment and Site Plan Approval Applications to supporta Winery Development

in the Municipality of Meaford in Grey County.

1.1 SITE LOCATION

The subject lands are located at 357038 The Blue Mountains dMeaford Townline in
Meaford in the County of Grey. (Figure 1: Location Map)

Specifically, the lands comprise of Con 1, PT Lot 1, PT Lot 2 0 Part 2 16R11547 Blue
Mountains/Meaford Townline, County of Grey. The lands comprise approximately
201,540 square metres ( 20.15 hectares).
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Figure 1: Location Map
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2.0 REQUIREEBPPROVALS

The following planning approvals are required in order to implement the proposal:

1. Official Plan Amendment to the Municipality of Meaford Official Plan
2. Zoning By-Law Amendment to the Municipality of Meaford Zoning By -Law 60-2009
3. Site Plan Approval

3.0 PROPOSAL

The proposal for the subject property is the development of an on -farm winery that will
support the overall farm holdings. There are two properties that are part of the overall

farm holdings: the subject lands, located in the Municipality of Meaford, and the
adjacent property, located on the east side of the road in the Town of The Blue
Mountains. The subject lands are 20.15 ha (49.8 acres) in size and have approximately

10 acres of vineyards that were planted in 2017. The proposed on -farm winery building
on the subject lands will include a tasting area, retail store, a facility for blending, bottling

and storage of the wine, as well as a small restaurant. The adjacent property is 19 ha
(47.5 acres) and has been growing ava  riety of winery quality grapes since 2011, with a
current vineyard size of approximately 20 acres. The existing building on this adjacent
property will also house some of the wine production process, including the crushing,
destemming, and pressing of the  grapes, fermenting the wine, and storing the wine in
tanks and barrels. Only the grapes from these two properties will be used in the
production of wine at the proposed Winery.

These two parcels of land will work together throughout the entire grape growi ng and
wine production cycle, with integrated processes occurring on each property and in

each building. The grapes from both properties will be processed for wine on the Town

of The Blue Mountains property. The white wines will then be put into tanks, fer mented,
stored, blended and bottled on this property. The red wines will be put into barrels, and

then transported to the Winery on the Meaford property for storage, aging, blending

and bottling. The farm operation is an integrated system between the entir e lands
holdings (see Figure 2 and Appe ndix 9).
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Figure 2: Total Land Holdings

The Winery will also accommodate additional agricultural -related uses within the
building including hospitality/tasting areas and retail sales of the wine made on the

farm. This includes a tasting room with 15 seats, a retail store to showcase the wines
made onsite as well as a hallway with a fireplace to further provide an enhanced winery
experience to the guests. A small -scale restaurant, which is classified as an on -farm
diversified use, is also proposed within the Winery building which will help to support the

farm and winery in the winter months and draw additional people to the winery.

The Winery is a premium winery focused on wine production and wine education. A
major portion of the winery building is utilized for wine production including the storage
of wine and blending and bottling the wine. Showcasing the wines produced on site
inc ludes individual wine experiences with a wine consultant; wine industry events; wine
events; winemaker events; and wine club events. Spaces within the winery building are
allocated to all of these functions/uses.

4|Page



Winery Development , Meaford
Planning Justification Report

The proposed Winery building on the subject lands is 1,649.2m2 (17,752 sf), with a
footprint of 871.61m2 (9,381.9 sf). The uses in the Winery building include agriculture -
related uses, and on -farm diversified uses. In some instances, uses are a mix of
agriculture -related uses and on -farm diversifie d uses as the spaces in the building serve
more than one purpose/use. The basement of the Winery accommodates agricultural -
related uses which include the facilities to store the wine barrels, as well as to blend and

bottle the wine. The main floor of the b uilding includes both agricultural  -related and on -
farm diversified uses. The agricultural -related uses include areas for tasting and
hospitality and a retail area, totaling 1,238.81m2 (13,334.5 sf) and the remainder of the
main level is dedicated to the on  -farm diversified use which includes a small -scale
restaurant, totaling 410.39m2 (4,417.5 sf). In addition to the Winery building, 46 parking

spaces are proposed and the facility will be serviced with private well and septic. (Figure
1' 7
N T2 e =
N s /|2 SROLEA F/
{ - '=!e1.. ahd l : 1A

3: Site Plan & Appendi x 4).
B
A SN WA i
Gl (4 " '// ’
1
- >
\ s
N
d

fomss —

(ﬂ i e iad s = - e

W BELASNRIBH, [z G Y

SITE PLAN

PCFERTY LIS BASED OM SLAVEY PROU PROPOSED WINERY BUILDING GREY SAUSLE COMIERUATION LMES — . DRARING R
FEEWETT AT MLAE LSATED 0.5 ACRE (20,15 HECTARE) PAAGEL [ 1m mewmz  30F3

iGD
L5 L

Fgure 3: Site Plan

This area of Grey County is known for its specialty crops such as apple orchards . Itis not
however , know n for the growing of tender fruit. This particular area is ideal for growing
grapes for wine . There are many characteri stics that exist on this site that contribute to
the ideal conditions. Firstly, the proximity to the Georgian Bay provides an optimal
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micro -climate & a moderating effect on the weather and snow conditions that provide

a covering b lanket of insulation for the grape plants. The slope on the property is ideal
for the growing of the grapes 0 there are no settling or stopping zones which help to
control the pooling of water and eliminates the possibility for frost. The soils on this
property are clay based which are moist in the spring and dry in the summer and also
helps with the control of disease that impacts the crops. This property also has
protection fromwind  andt he no rth south orientation of the vines on this property is ideal

for sunlight on both sides of the vineyard rows, producing a healthier plan t and fruit. It
also helps with erosion control and pest management.

The Winery Development lands are currently desig nated ORurald and OHa
County of Grey Official Plan ( Appendix 1: Grey County Official Plan -Schedule A Land

Use Designati onRuMaap 61 )anadnddi EOhvi ronment al Protec
of Meaford Official Plan ( Appendix 2: Municipality of Meaford Official Plan -Schedule A

Land Use). The property is zoned Rural (RU), and Environmental Protection (EP) in the

Meaford Zoning By -law 60 -2009 (Appendix 3: Municipality of Meaford Zoning By -Law -
Schedule A Map 89). Agricultural use s, agricultural -related uses and on -farm diversified

use are permitted uses on this property.

The proponent seeks land use planning approvals to allow the permitted agricultural -
related hospitality and tasting  spaces and the retail sales area to be approved based
on the areas proposed as they  are currently limited in size in the Meaford Official Plan
and Zoning By -law policies. They are also seeking approvals to permit a small-scale
restaurant use to support the  Winery and create a more  destination type experience
(Appendix 4: Ste Plan).

3.1 MEAFORMDFFICIABLANAMENDMENT

The Winery Devel opment | ands ar eancdur&Emvil ryo ndnees
Pr ot e cih the Mubicipality of Meaford Official Plan  (Appendix 2). Permitted uses
include agricultural uses, passive recreational uses , small scale commercial and

industrial uses a nd wineries. (B2.3.3). The policies of the Official Plan found in Section
B2.1.4.9 permit accessory retail sale of wine up to 1 85 m2 and an accessory
hospitality/tasting room  combined with retail sales not exceeding a total of 75 m2,

The proponent is requesting an amendment to the Meaford Official Plan to permit
additional space for the  retail sale of wine and accessory hospitality /tasting room and
to include a sma ll-scale restaurant within the building as a permitted on -farm diversified
use.
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The proposed amendment would be t 0 Section B2.1.4.9 iij)and iv) to either remove the
limited size of the agricultural -related use (hospitality/tasting and retail sales) area to

conform with the direction the County of Grey Official plan or to create a site-specific
exception to permit , as part of the farm operation and winery , additional floor area for
the agricultural -related hospitality/tasting areas and the wine retail area to a maximum
area of 350m2. The second amendment would be to permit the on-farm diversified use

related to the small-scale restaurant /cafe to a maximum area of 411 m?2 and
recognizing the small-scale restaurant as a small-scale commercial use within the
permitted use s.

3.2 ZONIN@BY-LAWAMENDMENT

The property is zoned Rural (RU) and Environmental Protection (EP) in the Meaford
Zoning By -law 60 -2009 (Appendix 3 d Municipality of Meaford Zoning By  -Law & Schedule
A- Map 89 ). This zone allows farm wineries as a permitted use. It also permits the retail
sale of wine produced by the farm up to a maximum gross floor area of 18.5 m 2and an
accessory tasting room with  a combined gross floor area including the retail space to
upto 75 m 2,

The proponent is seeking to amend the zoning by -law Section 4.10.3 ¢) & d) to increase
the maximum gross floor area for the retail and tasting space within the Winery to a total
area of a maximum area of 350m 2 and amend Table 8.1 Use Permissions to include a
small-scale restaurant as a permitted use within the winery . The proposed a mendment
would create a rural exception for the property and permit, as part of the farm
operation and winery, an increase in the size of the a gricultural -related hospitality,
tasting and retail areastoa  maximum of 350m 2and on-farm diversified usesanda small-
scale restaurant to a maximum of 411 m2. The proposed increase in the maximum gross
floor area for the retail and  hospitality/ tasting space is consistent with the County of
Greyods policies as they do no-telatedeises aniagriculturadh e s i z
and rural designated lands

4.0 SURROUNDINIGANDUSES

The subject lands front on to and are bounded to the east by The Blue Mountains -
Meaford Townline . All surrounding lands are designated rural but only the lands to the
north are active ly farmed and the lands to the west are forest.
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5.0 REVIEVOFAPPLICABLHH_ANNIN@®OLICIES

The consideration of the planning policy support for this proposal will include a review

of applicable planning policy of various gover
withoé and oconformity tod the intent amehoteldi r ect
below are applicable to the proposed development.

The following reviews the subject application with respect to key planning policies
provided in the Provincial Policy Statement, the County of Grey Official Plan, and
Municipality of Meaford  Official Plan.

5.1 PROVINCIAL POLICY STATEMENT

The Provincial Policy Statement (PPS) 2020 was issued under Section 3 of the Planning
Act and came into effect on May 1, 2020. It provides policy direction on matters of
provincial interest related to land use pla nning and development. Under provisions of

the Pl anning Act comments, submissions or advice
be consistent withdé the PPS. The PPS is based
specifically, oOBuildidbngo®i seng¢s€ommuniMainag ement

and OProtecting Publ i Ontdfieflas a strongagratultiBah base tthato .
the PPS seeks to protect and support through planning and development decisions.
Favourable consideration is to be given to inn ovative farm -related uses that enable
agriculture to be economically competitive and thrive. At the same time, the PPS also
requires consideration of other relevant factors that influence the suitability of a specific
proposal within its immediate or local context.

This section reviews relevant policies from the PPSthat warrant consideration when
reviewing the proposed  Winery. The following is a summary of policies within the PPS that
are relevant to this proposal.

Section 1 .0 Building Strong Healthy Communities

Healthy, integrated and viable rural areas should be supported by:
a) building upon rural character, and leveraging rural amenities and assets;
e) using rural infrastructure and public service facilities efficiently;
f) promoting diversification of the economic base and employment
opportunities through goods and services, including value -added products
and the sustainable management or use of resources ;
g) providing opportunities for sustainable and diversified tourism, including
leveraging historical, cultural, and natural assets;
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i) providing opportunities for economic activities in prime agricultural areas,
in accordance with policy 2.3. (1.1.4.12)

Policy 1.1.5.2 speaks to rural lands located in municipalities and notes permitted uses
include; Agricultural uses, agriculture -related uses, on -farm diversified uses and
normal farm practices should be promoted and protected in accordance with

provincial standards. (1.1.5.2.d). Recreational, tourism and other economic
opportunities should be promoted (1.1.5.3) and that d evelopment that is
compatible with the rural landscape and can be sustained by rural se rvice levels
should be promoted (1.1.5.4)

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

Where municipal sewage services and municipal water services or private
communal sewage services and private communal water services are not
provided, individual on  -site sewage services and individual on  -site water services
may be used provided that site ¢ onditions are suitable for the long  -term provision
of such services with no negative impacts. (1.6.6.3)

Long -term economic prosperity should be supported by:
a) promoting opportunities for economic development and community

investment -readiness;
h) providing opportunities for sustainable tourism development;

i) sustaining and enhancing the viability of the agricultural system through
protecting agricultural resources, minimizing land use conflicts, providing
opportunities to support lo cal food, and maintaining and improving the

agri-food network (1.7.1)

The proposed development of the Winery builds on the rural character of Meaford. It

promotes diversification and provides employment opportunities through a value

-add

product, wine, and hospitality offerings. This contributes to sustainable and diversified

tourism in a rural area of Grey County.

The proposal also includes on -farm diversified uses that will complement the vineyard
and Winery function. The proposal will not com pete with the rural landscape or uses on

the farm property and will provide a tourism opportunity that celebrates the rural

landscape and agriculture in Meaford and Grey County.
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A Hydrogeological Investigation was prepared by Peto MacCallum that evaluated the

neighbouring wells and concluded that the ground water is of sufficient quantity to
service the proposed  Winery with negligible aff ect on the surround wells.  The supporting
Sevicing Review prepared by Tatham Engineering also concluded that  the existing on -

site well is a viable source for the supply of fresh water for the proposed development

and also supports that there are opportunities for private services on this property. A
Preliminary Geotechnical Investigation was also completed for the winery building and
septic system. Based on the findings of that report a fully raised loading bed will be
required and it was determined that there is sufficient land to accommodate the
system. This proposal complies with the minimum di  stance separation formulae that was
prepared to support these applications. The proposed private services to support this
development will have no negative impact

Both agriculture and tourism contribute to the vitality and long -term economic
prosperity of Grey County and The Municipality of Meaford. Grey County is a recognized
area for tourism related to recreation but also the rural landscape and agriculture . The
development proposal for this site will create employment opportunities in the area . The
on-farm diversified uses will support an emerging economic development and agri-
tourism oppor tunity in the county and region by celebrating agriculture and products
produced on the farm.  The proposed development will contribute to the economic
developme nt and longer -term economic prosperity of Meaford and Grey County in a
manner consistent with the PPS

Section 2 .0 Wise Use and Management of Resources

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

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

and among natural heritage features and areas, surface water features and

ground water features.

2.1.3 Natural heritage systems shall be identified in Ecoregions 6E & 7E1,
recognizing that natural he ritage systems will vary in size and form in settlement
areas, rural areas, and prime agricultural areas.

2.1.4 Development and site alteration shall not be permitted in
b) significant woodlands

There are significant woodlands identified on the subject property. The proposed
developmentis located  outside of the area identified. = Consultation with the  Grey Sau ble
Conservation Authority reviewed the proposed location of the Winery and noted that an
Environmental Impact Study was not required for this development and that no negative
impacts to the ecological function of the woodland are anticipated.
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2.1.7 Development and site alteration shall not be permitted in habitat of
endangered species and threatened species, except in accordance with
provincial and federal requirements.

A species at risk assessment was completed to review Bobolink and Meadow Lark on

the property. The assessment noted that the property contains very little grassland bird

habitat and concludes that the proposed development will result in no negative direct ,
indirect or cumulative  impacts to natural heritage features or functions in regards to
habitat of Bobolink or Eastern Meadowlark on the subject property or adjacent lands.

Section 2.3.1 outlines Agricultural policies and notes that prime agricultural
areas shall be protected for the long  -term use for agriculture . Policy 2.3.3.1
speaks to the permitted uses i n prime agricultural areas , and they include
oagricultural uses , agriculture -related uses and on-farm diversified uses .6 and
OProposed a-platédc wsést and eon -farm diversified uses shall be
compatible with, and shall not hinder, surrounding agricultural operations. Criteria

for these uses may be based on guidelines developed by the Province or
municipal approaches, as se t out in municipal planning documents, which
achieve the samé objectives. 6

Policy 2.3.3.3 New land uses in prime agricultural areas, including the creation of
lots and new or expanding livestock facilities, shall comply with the minimum
distance separation formulae

From a compatibility perspective the proposed agricultural -related uses and on -farm
diversified uses do not hinder surrounding agricultural operations. The subject lands are

over 20.15 hectares in size and the proposed facility is located on the property
specifically to reduce the impact on adjacent properties. The site proposed is hidden

over the crest of the hill and minimizes the removal of agricultural lands on the property.
The subject lands are designated Rural, which is typically more flexible in terms of land
uses. However, the proposal submitted does support the policies in the PPS that related

to prime agricultural lands and rural lands . MDS calculations were prepared by the
Municipa lity of Meaford staff and the propos  al complies with the minimum distance
separation formulae. (Appendix 5)

Section 3.0 Protecting Public Health and Safety

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

a) hazardous lands adjacent to the shorelines of the Great Lakes - St. Lawrence

River System and large inland lakes which are impacted by flooding hazards,

erosion hazards and/or dynamic beach hazards;
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b) hazardous lands adjacent to river, stream and small inland lake systems which
are impacted by flooding hazards and/or erosion hazards; a nd
c¢) hazardous sites.

The proposed development is located adjacent to a watercourse but is outside of the
Grey Suable Conservation Authority Regulated areas mapping . There is a pond
adjacent to the proposed location for the winery. This grey s was constructed for

stormwater management
Section 6 .0: Definitions
The PPS also provide s definitions in Section 6 of the document.

Agricultural uses: means the growing of crops, including nursery, biomass,
and horticultural crops; raising of livestock; raising of other animals for food,

fur or fibre, including poultry and fish; aquaculture; apiaries; agro -forestry;
maple syrup production; and associated on -farm buildings and structures,
including, but not limited to livestock facilities, manure storages, value -
retaining facilities, and accommaodation for full -time farm labour when the
size and nature of the operation requires additional employment.

The growin g of the grapes on the property would be considered an agricultural use on
the property as would haying.

Agriculture -related uses: means those farm related commercial and farm -
related industrial uses that are directly related to farm operations in the

area, support agriculture, benefit from being in close proximity to farm
operations, and provide direct products and/or services to farm operations

as a primary activity.

The storing, blending and botting of wine within the Winery on this property is directly

related to the main farm operation on this property and adjacent property . The
hospitality/tasting and retail areas for this development have been classified as
agricultural -related uses as they directly support the value -added marketing function of
the winery by showcasing and retailing the wines made on the property. The wines
produced on the property will only be sold at the winery. This proposal benefits from

being in close proximity to the grapes on this property and the adjacent property.

On-farm diversified use s: means uses that are secondary to the principal
agricultural use of the  property, and are limited in area. ~ On-farm diversified
uses include, but are not limited to, home occupations, home industries,
agri-tourism uses, and wuses that produce value -added agricultural
products. O
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The proposed on-farm diversified use , a small-scale restaurant is secondary to the
princip al agricultural and agricultural -related uses on the property . This is apparent with
the scale proposed for the small -scale restaurant , as the use islimited to a defined area
on the farm that is only a small portion of the proposed building and  property.

Criteria to assist in determining the compatibility and appro priateness of agriculture -

related uses and on -farm diversified uses are provided by the Ontario Ministry of

Agriculture, Food and Rural Affairs (OMAFRA) in Publication 851: Guidelines on Permitted

Uses in Ontariods Pri me Agr iysswflthe OMAFRA Guiddires . D e
is provided in the next section of this Planning Justification Report to assess the

compatibility and appropriateness of the proposed development and to provide a

rationale for the allocation of overall lot coverage and floor area within the winery

building to agriculture -related uses and on -farm diversified uses.

The proposal to permit additional (expanded) agricultural -related uses and on -farm
diversified use (small -scale restaurant) on the vineyard/winery site leverages the rural
amenities and assets of the property, promotes agricultural diversification of the regional
economic base and supports the enhancement of the tourism opportunities in the area.

It is a secondary use to the prime agricultural use on the property and will not negatively

impact adjacent farms or the rural landscape.

Based on the proposed development the application is consistent with the broader
p lanning direction given under the Provincial Policy Statement.

52 D! L59[ Lb9{ hb t9walL¢¢95 ! {9{ Lb h
AGRICULTURAL AREAS

The Ontario Ministry of Agriculture, Food, and Rural Affairs (OMAFRA) Publication 851:
Guidelines on Permitted Uses in Ontariods Pri me
interpreting the policies in the PPS and represent, where specific parameters are
proposed, best practices (not standards or regulations) to be complied within every

situation .

The Guidelines identify two key objectives of the PPS policies that pertain to prime
agricultural areas: 1) maintaining the land base for agriculture; and 2) supporting a
thriving agricultural industry and rural economy. As these objectives may at times
compete with one another, the Guidelines are intended to help decision -makers
balance these objectives and ensure development proposals meet all applicable
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criteria for permitted uses i n Thasdagaidelinesosus@r i me
the land uses permitted in prime agricultural areas, but they also have relevance for

rural lands. The subject property is designated and zoned Rural in the local p lanning
documents. Section 1.1.5.2 of the PPS statesthat 6 agr i cul t ur al redated |, agr
uses, on-farm diversified uses and normal farm practices should be promoted and
protected on rur al  ands i n accor ldthis coptextiwthet h  pr «

provincial standards include the PPS polic ies that these guidelines support.

The general intent of the PPS is to allow uses in prime agricultural and rural areas that
ensure settlement areas remain the focus of growth and development , While permitting
a wide range of compatible uses that enable the following: agriculture and farm
operators to prosper; development of new farm products; valued/necessary rural
services to be available; diversification of the rural economy and tax base; j ob creation
that helps stabilize and grow rural communities; and, greater awareness and
appreciation of agriculture in the area.

The Guidelines provide further direction on how uses on farms are to be classified in
terms of uses:

A Agricultural uses

A A g r -relatadiuses r e
A -F®m Diversified uses
Agricultural uses
Agricultural uses include the growing of crops and raising of animals of any type, size or

intensity but they should respect normal farm practices. Agricultural uses may also
include farm buildings and structures that are used for agricultural purposes and integral

to the farm operation. The growing of grapes on the subject property would be
considered an agricultural use as would the farming of hay.

Agricultural -Related Uses
Agriculture -Related usesinclude v alue added facilities, including wineries, that process
agricultural commodities (ex. fruit) into new forms that enhance their value which

according to the OMAFRA guidelines, are considered agriculture -related uses .
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According to subsection 2.2.1 in the Guidelines, for a use to be classified as agriculture -
related it must meet all of the follo  wing criteria:

Be a farm -related commercial or industrial use.

Be compatible with, and not hinder, surrounding agricultural operations.

Be directly related to farm operations in the area.

Support agriculture.

Provide direct products and/or services to farm operations as a primary
activity .

6. Benefit from being in close proximity to farm operations.

akrwbdPRE

For a value -added facility to be classified as an agriculture -related use, it would need

to be directlyrel at ed to farm operations in the area,

area where the primary  supply (fruit) originates and not a set distance or within
municipal boundaries. Wineries using grapes grown in the local area are listed in the
guidelines as an example of an agriculture  -related use. The proposal will only be using
grapes grown on the  properties that are part of the  overall land holdings.

Agriculture -Related Uses at The Winery

The proposed Winery is a farm -related commercial and industrial use that is directly
related to the agricultural operation on the subject lands and adjacent lands an d is,
therefore, mostly an agriculture -related use. The OMAFRA Guidelines do not have
requi rements regarding the maximum lot coverage or floor area that can be devoted

to agriculture -related uses but do provide a list of criteria that must be met in subsection

2.2.1.

The criteria listed above for agriculture  -related uses are analyzed forthe pro  posed winery
on the subject lands in the following table.
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Table 1 - OMARRA Guideline Criteria for Agriculture-Related Uses

Criteria

Comm entary

Be a farm-related
commercial or
indu strial use

The proposed winery will process
grapes from t he
grape s are grown on site and on the adjacent farm.
The winery on the subject property will store, blend
and bottle the wine made from the grapes on the

farm , aswell as provide hospitality/tasting and retail
sales of the wi ne. The hospitality/tasting and retail
uses directly support the value -added marketing
function of the winery by showcasing and retailing

the wines made and only sold at the winery.

locally grown

owner 0% ofitheed

and not hinder,

ope rations

Be compatible with,

surround ing ag ricultural

The winery building, the pa rking areasand acc ess
are stuated on the site to be compatible with and
not hinder surrounding agricultural operations,
including those on the subject land s. The building
was located in such a way that it would not impact
the existing vineyard and the neighbours and is
positioned over the crest of the hill

area

Be directly related to
farm ope rationsin the

The proposed winery will store, blend and bottle the
wine that will be made  using grapes grown on the
farm and adjacent farm . The hospitality/tasting and
retail area will only use wines from the facility.

Support agriculture

The proposed winery supports agriculture by using
grapes grown on the subject lands and adjacent
farm.

activity.

Provide direct products
and /or servicesto farm
ope rationsasa primary

The propo sed winery will use grape sgrown on site,
to produce wine that will then be stored, blended

and bottled within the facility while also providing
tasting and retail sales of the wine produced on site
asitsprimary activity.

ope rations.

Benefit from being in
close proximity to farm

The propo sed winery intendsto produce a
high-quality, premium produ ct from grapes
grown on this farm and the adjacent farm

Most of the floor area in the winery building is devoted to uses that are agriculture

related because the space will be used either for the

storage, blending and bottling

of
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wine , or to support the commercial operation of winery i i.e. the retailing or marke ting
of wines produced on site.

On-Farm Diversified Uses
A farm may have uses on -site that constitute on -farm diversified uses. Agricultural uses
must remain the dominant use on the property and the on -farm diversified uses must be

consistent with the following criteria intended to ensure they are limited in area:

Mi ni mi ze the amount of l and taken

A
A Ensure agriculture remains the mai
A

Limit off-site impacts (e.g. traffic, changes to the agricultural  -rural
character) to ensure compatibility with surrounding agricultural
operations

The primary criteria listed above for determining if a use is an on -farm diversified use are
found in subsection 2.3.1 in the guideline s, which stipulate that the use must meet all of
the following criteria:

Be located on a farm.

Be secondary to the principal agricultural use of the property.

Limited in area.

Can include, but is not limited to, home occupations, home
industries, agri - tou rism uses and uses that produce value -added
agricultural products.

5. Be compatible with, and shall not hinder, surrounding agricultural
operations.

rwnPE

Important to the analysis of the application for the subject lands is an analysis of the
nature of uses on the site. The guidelines further delineate how the criteria are to be

applied and more specifically the olimited

inclu ded that relate to the total land area and floor area to the overall farm property

size. This translates into a recommended approach for calculating and assessing the
appropriateness of the land area and floor area in buildings dedicated for on -farm
diversified uses:

A Existing laneways shared between agricultural uses and on -farm
diversified uses are not counted.
171Page
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A Area of existing buildings or structures, built prior to April 30, 2014,
occupied by on -farm diversified uses is discounted (e.g. 50%)

A Area of new buildings, structures, setbacks, outdoor storage,
landscaped berms, laneways, parking, etc. are counted at 100%

A On-farm diversified uses may occupy no more than 2% of the
property on which the uses are located, to a maximum of 1 ha

A The gross floor area of buildings used for on -farm diversified uses is
limited (20% of the 2%)

The Guidelines suggest the calculation of the lot coverage ratio should be based on the

parcel of land where the use is located, not the total area of a farm operation, which

could be comprised of non -contiguous parcels across a wider area and not adjacent
to each other. Only the Meaford Farm is used in this analysis.

The Winery is an integrated farm  property that includes lands on an adjacent property

that grows grapes and houses a por tion of the wine production process. The building

on the adjacent lands  stores the grape, crushes the grapes and put  sthe juice/wine into
barrels. The property subject to this approval , stores the barrels, blends the wines and
bottles the wines as well as provide shospitality and retail uses . Both properties grow the
grapes used in the making of the vineyard wine and the wine produced is made with
100% of the fruit grown on both farm s. Itis an integrated system betweenth e entire lands
holdings. There are 30 acres of vineyard as part of the overall winery farm  with an
additional 2 -4 acres to be planted after the building is constructed

Within the winery building, the following description provides the overall winery
approach, wine  storage , blending and bottling of the wine , and winery functions
including, wine tastings on site and the retail sale of wine and a small -scale restaurant .
The uses in the winery building include agriculture  -related uses, and on -farm diversified
uses. In some instances, uses are a mix of agriculture  -related uses and on -farm diversified
uses as the spaces in the building serve mo  re than one purpose/use.

The proposed building layout is shown in Appendix 6. Each of the rooms within the
winery building have been analyzed as the winery building includes the range of
hospitality uses. The precise allocation of space between agricultu  re-related and on -
farm diversified uses and rationale for the allotment is provided in Appendix 8 of this
Planning Justification Report. The analysis of the OMAFRA Guidelines in this P lanning
Justification Report is a summary of the individual distributio n of the uses in the building,
including parking and landscaped areas.

18| Page



Winery Development , Meaford
Planning Justification Report

On-Farm Diversified Uses at The Winery

The proposed Winery includes on -farm diversified uses within the winery building. The
criteria listed above for on -farm diversified uses are analyzed for the proposed Winery
on the subject lands in the following table.

Table 2 - OMAFRA Guideline Criteria for On-Farm Dive rsified Uses

Criteria

Comm entary

Be located on a farm.

The propo sed on-farm diversified usesare located on a farm
and within the proposed Winery Building tha tis used mostly
for agricultural -related uses.

Be secondary to the
principalagricultural
use of the prope rty.

The principal use of the prope rty is agriculture as evidenced
bythe areasofgrape growing and vineyard. The principaluse
of the winery building is related to the production of wine
(storage, blending and  bottling) and tasting and retail of the
wine. The small-scale restaurant is secondary to the those
uses.

Limited in area.

The propo sed on-farm diversified uses are limited in area in
termsof the area of the farm parcel. The propo sed on-farm
diversified useswithin the building and total area are lessthan
the maximum pe rmitted in the OMARRA Guideline and
County Official Plan for maximum floor area and maximum
area on the property. (Table 3)

Can include, but isnot
limited to, home

occ upations,home
industries, agri -tourism
uses that produce

value -added
agricultural products

The proposed on -farm diversified use of a small -scale
restaurant meets all the tests of the PPS criteria. A small-scale
restaurant is noted as a permitted use i n the guidelines.

Be compatible with
and not hinder,
surrounding
agricultural operations

The winery building , the parking area and access are
situated on the site to be compatible with and not hinder
surrounding agricultural operations, including those on
subject lands. The proposed on -farm diversified uses are
within the building that is mainly used for agricultural  -related
uses.

the
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The OMAFRA guidelines provide specific direction and recommendations for on -farm
diversified uses, particularly with respect to how the specific criteri aobe Iimited in
should be applied. Table 3 outlines the details for the maximum size for the proposed

on-farm diversified use based on the total property area and the percentage of the

that allowable area to determine the maximum floor area.

Table 3 - OMARRA Guid elines On-Farm Diversified Uses

Criteria Comm entary

Occupy no more than | The subject landsare 20.15 ha in size.

2% of the farm parcel to
a maximum of 1 The maximum size for on-farm diversified usesis4,030 m?2.

hectare Proposed on -farm diversified uses on the subject property is

3,614.52 m2(see calculation in  Appendix 8)

Maximum floor area Based on the criteria on overall sze, the maximum permitted
devoted to on-farm | building floorarea is806 m2

diversified uses (20% _ N o o
of 2% of farm parcel | Proposed on -farm diversified within the building is 410 .39m?

size). (see calculations in  Appendix 8)

The OMAFRA Guidelines require the total area occupied by on -farm diversified uses to
comply with the recommendation not to exceed 2 percent of the farm parcel. The 2%

area includes parking areas, driveways, and landscaped areas. Therefore, it is
necessary to assign the parking areas, driveways, and landscaped areas included in

the proposed Winery to be consistent with the guidelines. Table 4 outlines the areas
included to determine the size of the on -farm diversified use on the subject lands , further
analy sisis provided in Appendix 8
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Table 4 - Total Area of Farm Parce | Occ upied by On-Farm Diversified Uses

Description Area (m ?) Allocated to On-Farm

Diversified Use

%

Landscaped Area (1) 2,265.00 24.88 563.53
Parking Area/Round about 1,063.00 - 603.00
(2)

Winery d Main Hoor (3) 757.24 54.2 410.39
Entire building 1,649.20 24.88

Septic System (4) 2,400.00 84.9 2,037.60
Total - - 3,614.52

Detailed description of above numbers :

(1) The total landscaped area around the winery building and parking lot is 2,265m2 with
563.53 m2 allocated to on -farm diversified uses based on the percentage of the total

floor area of the building, that is used for on -farm diversified uses ( 24.88%). (See Table 5
& Appendix 8 d Maximum Floor Area )

(2) The parking area occupies  1,630m2 and provide s 46 parking spaces. The parking
required by the Meaford Zoning By-law 60-2009 is discussed in Section 5.5 of this Planning
Justification Report. For the on -farm diversified use on this property (small scale
restaurant) the parking requirementis 1 space per 4 persons to be accommodated at

the maximum capacity. The number of seats within the area for the on-farm diversified
use was calculated at 78  seats for a total of 20 parking spaces . The area calculated for
the 20 spaces associated with the  on-farm diversified use is603m2 g this is the size of the
parking area that accommodates the 20 spaces. The rest of the parking area is
dedicated for the agricultural  -related uses of the winery and staff parking. (see
Appendix 8 & Maximum Total Area on the Farm Parcel and shown on Alloc ation of
Outdoor Areas )

(3) These are areas of the winery building that have been attributed to on -farm
diversified uses.
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(4) The septic system calculation for ~ on-farm diversified use utilizes information provided
with in the Servicing Review . The total litres per day is calculated as 9,601L with 8,154.5L
being allocated to the  on-farm diversified use . (8,154.5/9,610=84.9%)

The area of the subject farm parcel , occupied by on -farm diversified uses , 3,614.52 m?
and falls under 2 percent of 20.15 hectares ( 4,030 m2) and therefore complies with the
OMAFRA guidelines.

Table 5 summarizes the analysis of the maximum floor area for the allocation of the on -
farm diversified uses. The total floor area in the  Winery building is 1,649.20 m2, the on -
farm diversified use allocated within the winery building is 410.39 m2 which is calculated
to be 24.88 percent of the building. @ The OMAFRA guidelines permit a maximum of
806.m2 for on -farm diversified uses with the building  based on the size of the property
The proposed area within the Winery is  50.7% of what is permitted. (see Appendix 8 for
more detailed information)

Table 5 - Hoor Area Allocated to On-Farm Dive rsified Uses (Summ ary Table;

refer to App endix 8 for detailed analysis)

Description Hoor Area (m?) Allocated to On-Farm

Dive rsified Use
)

Winery d Main Hoor 757.24 54.42 410.39
Winery d Basement 871.61 0.00 0.00
Tower 20.35 0.00 0.00
Total 1,649.20 24.88 410.39

The OMAFRA Guidelines provide the following as compatibility criteria for proposed on -
farm diversified uses. The compatibility criteria are analyzed for the proposed
development on the subject lands in Table 6.
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Table 6 - OMAFRA Guidelines: Comp atibility Criteria 8 On Farm Diversified Uses

Criteria Comm entary
Doe snot hinder The on-farm diversified usesare part of a larger winery which
surround ing include sapproximately 10 acres ofvineyard. The location of

agricultural operations | the on-farm diversfied usesisin a building where the majority
of the building isused foragriculture- related uses. Acc essis
provided via one driveway for the site to the winery from a
local road and is used by the agricultural and agricultural -
related uses as well . The location of th e winery building, and
the acc essisde signed to suppo rt the agricultural ope rations
on thisfarm.

App ropriate to availab le| The on-farm diversfied uses are utilizing an e xisting well that
rural services and has been shown to be a viable source for the supply of water.
infrastructure As well, a hydrogeological Investigation evaluated the
neighbouring wells and concluded that the ground water is

of sufficient quantity to service the proposed wintery with
negligible effect on the surround ing wells. The on-site
sewage treatment and disposal systems can be

accommodated on site. Sorm drainage, including Low

Impa ct Development measuresare being utilized.
Maintainsthe The agriculturaland ruralcharacterare maintained. Alarge
ag ricultural/rural portion of the property isused for agricultural uses including

characterof the area the growing of grape s. The building is placed on the
property are growing grapes and retaining the agricultural
characterand view ofthe crops. The building issetback from
Townline and its design creates a defined presence that
integrates  with  other  distinctive farm/agricultural
architecture in the County.

Meetsallapplicab le The proposed winery building meets all envionmental
environmental standards 9 stormwater management, normal farm
stan dards practices,and will implement sustainable building practices.
Cumulative impa ct of The agricultural nature of the area is maintained and
multiple usesin prime enhanced. This is a new winery on a rural designated
agricultural areasis property . The winery is consistent with and implements the
limited and doesnot utilization of these lands for growing grapes with the
undermine the associated winery for agriculture-related uses, and on-farm
ag ricultural nature of diversified uses. The property is designated rural and will
the area maintain the agricultural nature of the area.

Based on the preceding, the proposed development is con sistent with the

recommendations and criteria provided by the OMAFRA Guidelines for Permitted Uses

NnOnt ariods Prime Agricultural Areas.
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5.3 QOUNTY BGREY OFFICIAL PLAN

The County of Grey Of f i c i a (appf®vecd nb§ the Province June 6, 2019 ) purpose is
to help guide development in the County and provide a wide policy framework for local
municipal Official Plans, Secondary Plans and implementing By -Laws.

The subject lands are designated O Ruran d 0 Ha mnaScliedule A, Land Use
Designations Map 1 in the County of Grey Official Plan . (Appendix 1). 0The predominant
land use within the Rur al designation will be agriculture and forestry. While the designation will
continue to protect the existing farming operations and maintain the visual appearance of a
rural landscape, the Rural designation will permit the consideration of resource based
recreational uses and other appropriate rural land uses so long as they do not negatively impact

on agriculture, forestry or natural environment. Outside of settlem ent areas , the Rural land use
type offers flexibility for lot creation (both agricultural and non -agricultural), economic
development , tourism, residential, and recreation . A wider range of lot sizes and
accommodations are provided in the Rural land use ty pe, than in other countryside land use
types. S 5.4)

Within the Rural designation permitted uses include all uses within the Agricultural
designation and the  Rural designation (S5.4.1, S5.2.1) They include al | types, sizes and
intensities of agricultural uses, and normal farm practices, including accessory uses;
agricultural -related and on -farm diversified uses (see Table 7 ). The proposal for a winery
and small -scale restaurant are permitted  uses identified in Section 5.2.1 and Table 7.

Table 7 of the Official Plan outlines examples of permitted uses within the agricultural
use, agricultural -related uses and on -farm diversified uses . The growing of grapes would
be considered an agricultural use,  the agricultural -related uses would include the winery
and uses directly associated with the winery including the blending of wine, storage :
tasting and retail of the wine. Theon  -farm diversified uses include café/  small restaurant.
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Table 7: Permitted Use Examples in Agricultural and Rural Land Use Types

Agricultural Use Agricultural-related Use On-farm diversified Use
Growing of all types of crops | e Apple storage and Home rural occupations (e.g.
Raising of all types of distribution centre (for professional office,
livestock multiple farms use) bookkeeper, land surveyor,
Livestock barns / livestock e Farm gate sales or art studio, hairdresser,
faciities / manure storage farmers market massage therapist, daycare,
Pastureland primarily selling locally classes or workshops)
Feedlot grown produce/goods Home industries (e.g.
Residential uses associated | ® Agricultural research sawmill, welding or
with farming such as houses centre woodworking shop,
on existing lots of record, e Winery, cidery, manufacturing / fabrication,
farm help accommodation meadery using mostly storage of boats or trailers,
and second units local fruit or honey biomass pelletizer)

Fish farm or aquaculture ¢ Flour mill for local grain Veterinary clinic

Mushroom farm ¢ Grain dryer / storage Kennel

Christmas trees farms / for multiple local Café/small restaurant,
nursenes farmers cooking classes, food store
Greenhouses e Farm equipment repair (e.g. cheese, ice cream)
Grain dryers and feed shop Agri-tourism and rocr_oab'onal
storage for own farm's use e Livestock assembly uses (e.g. farm vacation

Feed storage i.e. bunkers /
silos

yard, or stockyard for
local farmers

suite, bed and breakfasts,
hay rides, petting zoo, farm-

Washing, sorting, grading (of | * Auction for local thomod playground, horse

fann's'gm coc?;nodmo';g produce or local trail rides, corn maze,

only) Iivestock seasonal events, horse/pony

Machine shed (for own e Farm input supplier events, wine tasting)

farm's use) e.g. seeds, feed, Distillery or mry pam
. fertilizer, etc. using some farm in

Cold storage (for own farm’'s ’

use) ( ¢ Abattoir selling and Value-added uses (e.g.

Indoor/outdoor riding processing local meat processor, , cheese

arenas/tracks e Food processing plant factory, bakery

Minimum amount of for local produce (e.g Retail uses (e.g. farm

processing to make a cider-making. pitting market, antique business,

produce saleable (e.g. canning, quick- tack shop)

evaporating maple sap, o freezing, packing) Food banks, second harvest,

extracting honey) or gleaning operations

Marihuana/Cannabis

production in accordance

with any Federal laws

The County Official Plan in, Section 5.4.2 , outlines development criteria policies that all

permitted uses for Agricultural and Rural land use types must satisfy
apply to this proposal are outlined below:

The policies that

5) The Provincial Minimum Distance Separation (MDS) formulae  policies found in
section 5.2.2 of this Plan shall also apply to the  Rural land use type .
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MDS1 calculations were completed by the Municipality of Meaford and the
development proposal is outside of the required MDS setbacks (See Appendix 5-
Minimum Distance Separation)

6) For any non -agricultural uses to be permitted within the Rural land use type , all
of the following shall be satisfied:

a) The development policies of Section 5.2.2, the Agricultural land use
type , shall also apply to the Rural land use type , except where it makes
reference to farm lot sizes and  surplus farmhouse severances.

The development polic ies of Section 5.2.2 have been reviewed in the next section of
the report

b) That development on productive agricultural land be discouraged.
Where development is proposed on productive agricultural land (i.e. land
that is currently or has recently been used for farm purposes) it shall be
demonstrated that no reasonable alternative exists. The investigation for a
reasonable alternative shall be limited to the lot to be developed.

The area that the proposed w inery is located on has been used for hay and grazing in
the past. This location is a reasonable location on the property as the other lands area
ideal for the growing of grapes and this location takes into consideration other
constraints on the property include Conservation Authority Regulated Areas.

Section 5.2.2 outlines the Agricultural Development Policies. The subject property is
designated Rural in the County Official Plan , but Agricultural Development Policies are
still applicable . The following section will review and comment on the agricultural
development policies  as they relate to the proposal.

1) Grey County supports strategies for encouraging more young farmers,

farm succession planning, slowing the decline in the number of farmers,

and growing agricultural -related spin-off opportunities. This Plan will

protect and improve economic development  in agriculture by

promoting;

a) All types, sizes, and scales of agriculture, including forms of
agriculture that provide more employment on a per hectare basis;

b) Food systems planning, including stronger linkages between local
food producers, local food distributors, and customers;

c) ldentification and exploitation of non -traditional, local -food, and
niche markets;

d) On-farm and local processing and/or retail of agricultural products
and by products;
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e) On-farm diversification including agri  -tourism; and
f)  Promoting agricultural practices which promote the conservation of
soil, water, and/or  significant environmental features.

This proposal helps to support the county's goals of strengthening agricultural economic
opportunities and overall farming in the region. The winery will be producing a product

that is made from grapes grown on the farm, processed on the farm and provides an
opportunity for the guests to enjoy the wine. Grapes being a tender fruit means that
vineyards require care and attention throughout the entire growing season. At this size

and scale of farming operation, the majority of this work is completed manually by an
employee, or group of employees, rather than with large equipment. As a result, there

is a need for more employment on a per hectare basis compared to other forms of
agriculture in the area. By growing the grapes, processing the grapes, producing the

wine, and selling the wine all on the same farm operation, the proposed Winery
Development promotes linkages between the producer and the customer. Customers

will drive through the vineyards to access the Winery building and be able to see the
agricultura | processes take place. These agricultural processes include tying, inspecting,
netting, pruning, and harvesting while promoting the conservation of soil, water and

other environmental features at the same time. The proposed small -scale restaurant will
fea ture local foods and sell the wines produced on site, offering the full farm to table
experience.

3) The minimum lot size within the Agricultural land use type  for non -
agricultural permitted uses is restricted to the minimum size required,
with as little acr eage as possible taken out of productive agricultural
land.

The proposal has taken into consideration the minimum size required for the use and to
protect the natural heritage features on the site. The direction from the OM AFRA and
County policies related to the size of  on-farm diversified uses have been applied to this
proposal and is sized to be within the  range of sizes for on -farm diversified uses.

4) Non-agricultural uses are discouraged inthe prime agricultural areas é

This property is designated Rural and is not considered prime  agricultural lands

5) New land uses, including the creation of lots, and new or expanding
livestock facilities shall comply with the Provincial MDS formulae .
Municipal comprehensive zoning by  -laws shall incorporate Provincial
MDS formulae .

MDSL1 calculations were completed for this property and the development proposal is
outside of the minimum distance separation area and has been submitted to support
the a pplications.
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10) Sound farmland management practices including the management of
woodlots, the establishment of windbreaks, the proper cultivation of
valley slopes and bottom lands, and the sound design of agricultural
land drainage plans is encouraged. Clear ing of forested areas will not
be permitted except in conformity with the County Forest Management
By-law, as amended, or any successors to this By -law.

All items noted will be taken into consideration as part of this proposal. The existing
vineyard is tile drained and multiple bioswales are proposed around the building and
parking lot. A Preliminary Stormwater Management Report has been completed by
Tatham Engineering, determining that the proposed development will not negatively
impact the local drainage systems. There is a vegetated base on the property to
prevent soil erosion. No clearing of forested areas is proposed.

13) Amendments to this Plan will not be required for uses listed in Table 7:
Permitted Use Examples in Agricultural and Rural land use types of
Section 5.2.1, provided they meet all other policies of this Plan.

All policies can be met for the proposed winery development and small-scale
restaurant.

14) New on -farm diversified uses shall be limited in size and scale, as per
Table 8 below and to those uses that can be sustained by local service
and infrastructure levels. New agricultural  -related uses shall also be
limited to uses that can be s ustained by local service levels. Agricultural -

related uses are not required to be limited in size, whereas on -farm
diversified uses are required to be limited to the sizes shown in Table
8.(page 26)
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Table 8: On-farm Diversified Use Size Criteria

Land use type Property Size On-farm diversified Use Maximum Size
Agricultural 20 hectares or greater The lesser of;
Land use type Property Size On-farm diversified Use Maximum Size

- 2% of the total size of the property,
or

. a maximum combined area of the
use of 8,000 square metres

Less than 20 hectares

Bed and breakfasts and/or home rural
occupations within the dwelling only.

10 hectares of
agriculturally productive

The lesser of;
. 2% of the total size of the property,
or

Special area or greater . a maximum combined area of the
Agricultural use of 8,000 square metres
Less than 10 hectares of | Bed and breakfasts and/or home rural
agriculturally productive occupations within the dwelling only.
area
The lesser of;
. 2% of the total size of the property,
20 hectares or greater or
- a maximum combined area of the
use of 8,000 square metres
Rural

The lesser of;
. 2% of the total size of the property,
or
- a maximum combined area of the
use of 2,000 square metres

Less than 20 hectares

The proposed on -farm diversified uses satisfy th e required limit as per Table 8. The subject
lands are 20.15 ha in size. The maximum on-farm diversified use on this property would
be 4,030m 2, the proposed on-farm diversified use is 3,614.52m2 which is within the size
requirement. The maximum floor area  for on-farm diversified use would be 806m 2, the
propose d area within the Winery is 410.39 m2 which is 50.7% of the permitted floor area.
See Table 3 and Appendix 8 for detailed calculations and analyses of these figures. The
Servicing Review prepared by Tatham Engineering outline s that the facility and
proposed uses can be sustained by on site services.

15) When determining the size of the on  -farm diversified use it s hall include
buildings, laneways, parking, outdoor storage, servicing, exhibition
areas, and/or amenity areas occupied by the on -farm diversified uses.
Shared laneways / servicing, farm buildings, or landscaped areas also
used by the farm shall not be inc  luded in the calculation of total use
size. The passing of an implementing zoning by -law amendment will
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generally be required to permit new on -farm diversified uses, unless
otherwise peaf-mi ghed dasmunicipal zoning byl

All of the area s associated with the Winery that would be used to support the on-farm
diversified use have been included in the calculation of the overall size of the on-farm
diversified use on the entire property. Those calculations can be found in Appendix 8 .

16)The gross floor area of the buildings (combined total for all
buildings associated with the on -farm diversified use) shall not
exceed 20% of the total area of the on -farm diversified use.

The gross floor area of the on-farm diversified use of the Winery does not exceed 20% of
the total area of the  on-farm diversified use . Based on the calculation soutlined in Table
3 and Appendix 8 in the report , the maximum permitted floor area for this property is
806m=2. The proposed on on-farm diversified use proposed on this property is 410.39 m?
which is 50.7% of the maximum gross floor area that is permitted.

18) Prior to considering a new on -farm diversified use, it shall be
demonstrated that the following criteria can be met:

a. The use or activity does not interfere with, or generate off -site
adverse impacts, and is compatible with surrounding uses,

The on -farm diversified use does notimpact and is compatible with the surrounding uses.

It is within a building that will be utilized for agricultural -related uses, the process of
making wine and the hospitality and retail of the wine. The building will exist for those

uses and t he small-scale restaurant (on-farm diversified use ) will be within the building
The laneway and parking area would still be located in the proposed locations for both

the agricultural and agricultural -related uses on the property.

b. The use or activity can be sustained by local service levels and
infrastructure,

The on-farm diversified use will utilize an existing well on the site that has been identified
within the Hydrogeological Investigation and Servicing Review noting that there is
sufficient ground water to support the use and is able to service the proposed winery
building and proposed uses  with negligible affects on the surrounding wells. A back up
cistern is proposed for the site as well.  As well the Servi cing R eview noted that a private
septic system can be used and will support the proposal. A Traffic Review also speaks to
the access having excellent site lines and that no transportation system improvements

are consider necessary to support the proposal.
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c. The buildings to be used meet all Building Code requirements for the
type of use being proposed,

A building permit will be required to build the Winery therefore all Building Code
requirements will be met.

d. The scale of the operation is secondary to the active agricultural use
on the farm property, and appropriate to the site and the
surrounding area,

The on-farm diversified use is secondary to the agricultural use and agricultural -related
uses on the property and is below the OM AFRA and County requirements for ~maximum
coverage on the overall property and the maximum floor area devoted to the use.

e. The timing and duration of activities does not hinder agricultural
operations on site or in the area,

The on-farm diversified uses are within the building and will not hinder agricultural
operations on the site or in the area. While the restaurant is loc ated on the same property
as the vineyards, they are far enough apart from one another that the operations of one

will not have an impact on the other. Guests can still visit the restaurant while the
vineyards are being worked, with no impact on the agricu ltural operations.

f. For special events, the use or activity represents an occasional
activity and is not a regular occurring activity and does not have
permanent structures, and

The proposed on-farm diversified use is not considered a special event.

g. On-site parking can be accommodated without impacting the
agricultural operation.

The parking does not impact the agricultural operation on the property. It is located close

to the building, trying to remove the least amount of land from agricultural use. Even if
there were no on -farm diversified uses proposed, this land would still not be able to be
used for agricultural purposes due to the proximity to the buildings and infrastructure for
the agriculture -related uses.

21) In accordance with Section 8.9 of this Plan,i  f municipal water and sewer
services are not available, re -development of existing lots of record or
the creation of new lots will require evidence of the site's suitability to
provide an adequate potable water supply and sanitary sewage
treatmentanddisp osal system. Evidence of the
provided in the form of  an evaluation conducted in accordance with
Ministry of the Environment, Conservation and Parks (MECP) Guidelines
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or the Ontario Building Code, where applicable (or any municip al
procedure that achieves the same objective).

Tatham Engineering has prepared a Servicing Re  view that notes that the existing well
on the site that isidentified within the report isable to support the proposed uses within
the Winery building and that a private septic system can be supported on the site. It
notes that procedures in the Ontario Building Code were utilized

22) That access to the site is from a public road of reasonable construction,
and open and maintained on a year -round basis, and is appropriate
for the use proposed. Access shall not result in traffic hazards due to
poor sight lines or proximity to an int ersection and shall conform to
Section 8 of this Plan.

The Blue Mountain -Meaford Townline is an open and maintained year  -round road. A
Traffic Review was prepared by Tatham  Engineering and states that in consideration of
the traffic volumes on The Blue Mountains/Meaford Townline Road (both existing and
future), the projected traffic volumes associated with the winery development and the

provision of excellent sight lines for vehicles entering and exiting the site, no
transportation system improvemen ts are considered necessary. The proposed site
access location and configuration are also considered appropriate in context of the

traffic volumes and vehicles to be served.

Section 9.18 of the County Official Plan provides definitions and notes that small scale
omeans the size limitations on size and scale listed in Table 8 of this Plan, as they apply to on -
farm diversified uses. 6

The proposed small -scale restaurant is a permitted on-farm diversified use as noted on
Table 7 of the Plan. The limitations on size and scale fora small scale on-farm diversified
use have been met with this proposal. The proposed on -farm diversified uses satisfy the
required limit as per Table 8. The subject lands are 20.15 ha in size. The maximum  on-
farm diversified use on this property would be 4,030m 2, the proposed on-farm diversified
use is 3,614.52m?2 which is within the size requirement. The maximum floor area for on-
farm diver sified uses would be 806m 2 the proposed area within the Winery is 410.39m 2
which is 5 0.7% of the permitted floor area.

The proposed development is consistent with and promotes the goals and objectives of
the County Official Plan . It is an appropriate rural land use that will not negatively
impact adjacent agricultural uses, the rural landscape or quality or quantity of water on

the site or adjacent lands. It helps to expand agricultural diversification in the area and
supports touri sm opportunities and the agricultural use on the property.
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It is submitted that the proposal complies with the intent of the County of Grey Official
Plan and no amendments are required to support the proposal.

5.4 MUNICIPALITY OF MEAFGBFICIAPLAN

The subject lands are designated Rural and Environmental Protection  in the Municipality
of Meaford Official P lan (Appendix 2: Municipality of M eaford Official Plan - Schedule A
Land Use). The Rural designation applies to those rural lands in the Municipality which

are not considered to be prime agricultural land. (B2.3.2) Permitted uses include
agricultural uses, single detached dwellings, passive recreational uses, small scale
commercial and industrial uses on farm properties, and wineries (B2.3.3).

The intent of Rural designation is to oprotect the rural character of the Municipality and the
maintenance of those elements which contribute to the open space character of the
countryside; protect land suitable for agricultural production from development and land uses
unrelated to agricultur e; promote the agricultural industry and associated activities and
enhance their capacity to contribute to the economy of the Municipality; and provide for the
development of recreational uses which are compatible with the rural and agricultural
character of t he MunBz3ilpal itybo

A vineyard and winery are permitted uses on this property. The proposed agricultural -
related and on -farm diversified use s proposed on the subject lands will not negatively
impact the adjacent agricultural uses in the area o r the open landscape character.
The additional space for the retail, hospitality and small-scale restaurant uses will be
incorporated within the winery ~ building. The winery building has been situated beyond
the crest of the hill on the property and is 500m back from the municipal road . It has
been placed on the property to not impact the agricultural use on the property or
adjacent properties.  The proposed uses will help to promote the agric ultural community
in the area and provide significant tourism and economic development opportunities.

A series of goals and strategic objectives are identified in the Official Plan and were
developed in an effort to implement the vision and guiding princip les of the
municipality . The goal under Economic Development is oto provide opportunities for
economic development and the creation of jobs 6 (A2.5.1). This is further strengthened with
a strategic objectiveto  ofacilitate the provision of a range of goods and services to the public

within the Municipality by ensuring that the land use planning framework is supportive of
development, as appropriate. 6 (A2.5.2 (2)) 0To encourage opportunities for a range of job
opportunities and a broad range of commercial and service facilities geared specifically to

meet the needs of residents of the Municipality and the wider area. 6 (A2.5.2 (3))
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Section B2.1.4.9 of the Official Plan speaks specifically tow ineries and states
that f arm wineries shall be permitted in the implementing zoning by -law as
part of a farm operation. (B2.1.4.9 i) It also states that the production of
wine from a farm shall be subject to the following criteria  (B2.1.4.9ii):

a) Allwines produced are to be made predominantly from fruit grown within
the Municipality of Meaford by that farm operation, with the balance
being predominantly from Ontario fruit;

There is a vineyard planted on the subject property to supply the winery. The owner also

owns a vineyard on an adjacent property across the Town Line that has been growing
grapes since 2011. These grapes will also support the winery on the subject proper ty.
The intent is to make wine using 100% of the grapes from the overall  farmland holdings.

b) All wines produced are to be made predominantly from fruit crushed and
fermented by that farm operation.

The wines made will be stored, blended and bottled within the  lower level of the Winery
and are made with  only the grapes from the subject lands and the vineyard across the
street.

iii) The retail sale of wine produced by the farm operation shall be permitted. The
implementing zoning by  -law shall permit accessory retail sale of wine on an as -of -
right basis up to 15.8 square meters (200 square feet) provided it does not conflict

with any minimum floor area for licensing approval.

This site will be providing space for the retail sale of wines produc ed on this farm within
the winery building . The space allocated for the retail sale of wine is considered an
agricultural -related use and includes space for tasting and hospitality as well. To
conform with the Official Plan and Zoning By  -law policies currently in place , an Official
Plan and Zoning By -law amendment is being  requested to increase the space used for
these uses. The requested Official Plan amendment will be to permit a combined
maximum floor area of 350m 2 for both the hospitality/tasting and retail sales areas

iv) An accessory hospitality/tasting room shall be permitted on lots greater than 2
hectares in the Rural and Specialty Agricultural Designations and on lots greater
than 20 hectares in the Agricultural Designation. The combined floor area for the
retail sales and tasting room shall not exceed 75 square meters (800 square feet).
Site Plan Control shall apply.

As noted above a n Official Plan and Zoning By -law amendment is being requested to
increase the space used for  the hospitality/tasting and retail areas . The requested
Official Plan amendment will be to permit a combined maximum floor area of 350m 2
for both the hospitality/tasting and retail sales areas.
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v) A farm winery may exist in combination with other uses such as agricultural
tourism uses or small scale commercial or industrial uses where permitted by this
plan. In determining compliance wi th Section B2.1.4.7 of this Plan for small scale
commercial / industrial uses, the floor area of any accessory retail wine sales and
hospitality/tasting room shall be included in the calculation of total floor area
permitted.

Small scale commercial uses are permitted with  in the rural designated lands as noted
above.

Section B2.1.4.7 notes that dSmall Scale Commercial and Industrial Uses in the
Rural, Agricultural and Specialty Agricultural Designations shall be permitted
subject to the following provisions:

a) the use is clearly associated with and located on a farm property;

The small-scale restaurant is associat ed with the winery and is within the winery building

It is located on the farm property that is growing grapes for the wine that will be
exclusively serviced to patrons within the hospitality areas and the small -scale
restaurant . The wine will be made using 100% of the grapes from the overall farm
holdings. The small-scale restaurant will help to support the winery in the off season by
attracting guests to the facility.

b) for aretail commercial use, the majority of products offered for sale, in terms
of monetary value, are produced or manufactured on the farm property

All wines will be made using only grapes grown on either of the two parcels of land,
owned by the same farm operation. The crushing and fermentation will occur in the
operations building located on the adjacent parcel of land. The blending, bottling and
storing of the wine will occur in the basement of the proposed Winery building. Although
the process is split between the two buildings, it is still all grown, processed, and sold
within the same farm operation.

An Official Plan and Zoning By -Law amendment is being requested to consider an
increase in the total floor area of the retail sales, tasting room and hospitality functions
and to permita small-scale restaurant use within the Winery.

vi) Where special events and related temporary structures are proposed
accessory to a farm winery use, they may be permitted subject to the
issuance of a special event permit or entertainment event license by
the Municipality of Meaford.
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