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PLA 29/11

REPORT
TO: MAYOR AND COUNCIL
FROM: DENISE McGREGOR, PLANNING TECHNICIAN
DATE: JUNE 29, 2011

SUBJECT: APPLICATION FOR SITE PLAN CONTROL APPROVAL
PROPOSED GREENHOUSE EXPANSION
VIA VERDE HYDROPONICS LTD.
1102 MERSEA ROAD 5 (GABE MANCINI)

AIM:

To report upon an application for site plan control for a proposed greenhouse expansion
located at 1102 Mersea Road 5.

BACKGROUND:

Staff received an application from the owner of the subject property to construct a
greenhouse expansion at 1102 Mersea Road 5. The owner has entered into a site plan
agreement on February 2, 2010. The owner has since acquired additional lands to the
west and is therefore proposing greenhouse development on the newly acquired parcel
which will be added to the original parcel. The existing site plan agreement will be
repealed and a new agreement will be registered on title to include both parcels. It will
be a condition in the site plan agreement the two property identifier numbers (PIN’s)
merge.

Property Description:

The subject property is described as Part Lot
10 and Part Lot 11, Concession 4, in the
former Township of Mersea and now a portion
of the Municipality of Leamington and known
locally as 1102 Mersea Road 5 and south side
of Mersea Road 5(see key map).

—{N)

»

MERSEA Rp 12

The area of the property known as 1102
Mersea Road 5 consists of 14.32 acres in size.
The area of the new acquired lands consists of
25.87 acres. The property fronts on to Mersea
Road 5. It abuts residential and agricultural to
the north, residential to the south, residential to
the east and agricultural to the west. 1§

A
ERSER ¥

26 of 55



PLA 29/11
Page 2

Proposal:

There currently is an 8.23 acres greenhouse operation. It is proposed to construct 6.49
acres of greenhouse and a .46 acre service building for a total of 15.18 acres. Any future
phases would require additional review and approvals from the municipality.

Site Plan Details:

The subject property, 1102 Mersea Road 5, is zoned A3 (Agricultural Hobby Farm Zone
on Map 29 of the Municipality of Leamington Zoning By-law No. 890-09. The newly
acquired property is zoned A1 (Agricultural General Zoned) on Map 29 of the said by-
law. The properties are designated Agricultural on Schedule A-3 in the Official Plan as
approved February 5, 2008. The proposed greenhouse development complies with the
Official Plan and the Zoning By-law.

The site plan received June 29, 2011, has been prepared by Bruce D. Crozier
Engineering and has been approved by Municipal staff.

The applicant has applied to Stantec with respect to water availability. Based on the
evaluation there is insufficient water capacity on the 6” water main on Mersea Road 5 to
support this expansion.

The owner has applied to Leamington Area Drip Irrigation Inc. (LADII) for this expansion.
The owner has signed an agreement to be part of the new LADII line. The owner is
required to sign an indemnity agreement with the municipality by managing their own
water treatment allocation of 61,600 Imperial Gallons per day at a regulated delivery rate
of 51 imperial gallons per minute.

The owner must provide and implement a rate of flow control valve system to regulate
inflow not exceeding 51 imperial gallons per minute to limit total water delivery volume to
the proposed treatment capacity allocation of 61,600 imperial gallons per day over a 20
hour period. The owner must also maintain sufficient on-site storage to achieve a total
working volume of 46,200 imperial gallons or greater.

This condition for water availability and water capacity will be included in the site plan
agreement.

Other Provisions:

The proposed site plan agreement contains standard provisions that provide for matters
such as securities, cash-in-lieu of parkland, payment of development charges, and
issuance of building permits all in accordance with the development policies approved by
the Municipal Council.
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CONSULTATION AND CONCLUSION:

Administration has completed their review of the proposed site plan as part of the pre-
consultation process.

The Municipality of Leamington may exercise the site plan powers assigned to it under
Section 41 of the Planning Act, 1990. Its objectives in using these powers are:

(a) To ensure property standards of site design for new development;
(b) To ensure safety and efficiency of vehicular and pedestrian access;
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(c) To minimize incompatibilities between new and existing development;

(d) To control the location of driveways, parking, loading and garbage collection
facilities;

(e) To ensure easements or grading and alteration necessary to provide for public
utilities and site drainage;

(f) To ensure that the development proposed is built and maintained as approved by
Council.

It is administration’s opinion that the proposed development is in compliance with the
objectives of the Planning Act and the Municipality’s policies.

RECOMMENDATION:

THAT the site plan be approved for a proposed greenhouse expansion located at 1102
Mersea Road 5 (Via Verde Hydroponics) as outlined in Report PLA 29/11 provided that
the municipal engineer approve the storm water management plan;

THAT the owner enters into an indemnity agreement with the municipality with respect to
managing their current water allocation;

THAT the owner merges the Property Identifier Numbers (PIN’s) for the property known
as 1102 Mersea Road 5 and the new acquired parcel to the west.

AND FURTHER, that the Mayor and Clerk be authorized to execute the site plan
agreement.

Respectfully submitted,

Denise McGregor, Tracey Pillon-Abbs,
Planning Technician Manager of Planning Services
/dm

T:\Development\Reports\2011 Reports\Planning\Planning - Word document\PLA-29-11 Gabriele Mancini - 1102 Mersea Road 5.docx
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REPORT
TO: MAYOR AND COUNCIL
FROM: DENISE McGREGOR, PLANNING TECHNICIAN
DATE: JUNE 23, 2011

SUBJECT: APPLICATION FOR SITE PLAN CONTROL APPROVAL
PROPOSED GREENHOUSE EXPANSION - PHASE 5
DOMENIC MASTRONARDI & RIMA MASTRONARDI
614 ESSEX ROAD 18

AIM:

To report upon an application for site plan control for a proposed greenhouse
development located at 614 Essex Road 18.

BACKGROUND:

Staff received an application from the owners of the subject property to construct a
greenhouse expansion at 614 Essex Road 18. The municipality has entered into an
agreement with the owners for Phase 4 dated November 24, 2010. The new agreement
will be for phase 5. All future phases will require additional review and approvals from
the municipality.

Property Description: M
. . . : i_,: . OUNTY R ?J*RDA
The subject property is described as L wE®
West Part Lot 6, Concession 3, in
the former Township of Mersea and
now a portion of the Municipality of
Leamington and known locally as
614 Essex Road 18 (see key map).

HIGHWAY 77

The area of the subject property |
consists of 16.91 acres in size. The —
property fronts Essex Road 18. It
abuts Commercial to the north,
agricultural to the south, a mix of
agricultural and residential to the
east and agricultural to the west.

HIGHWAY 3 COUNTY RD 33

Proposal:
The property currently has 8.22 acres of buildings and greenhouses. The owner is

proposing 3.709 acres of greenhouse addition for phase 5. These new greenhouses will
be replacing 2.18 acres of older greenhouses in approximately the same location.
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Site Plan Details:

The subject property is zoned A3 (Agricultural Hobby Farm Zone) on Map 28 of the
Municipality of Leamington Zoning By-law No. 890-09. The property is designated
Agricultural and Highway 77 Corridor Commercial District on Schedule A-3 in the Official
Plan, approved February 5, 2008.

The owner did apply to the Committee of Adjustment for minor variances to reduce the
setbacks along the north, south and west property lines. The minor variances were
granted on March 30, 2010 and no appeals were received. Therefore, the site plan
complies with the Committee of Adjustment decisions and the Zoning By-law.

A Site Plan received March 28, 2011, has been prepared by N.J. Peralta Engineering
Ltd. and has been approved by municipal staff.
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Water Services received recommendations from Stantec for this development. The
owner is to provide and implement a rate of flow control valve system to regulate inflow
not exceeding 190 imperial gallons per minute to limit total water delivery volume to the
proposed treatment capacity allocation of 228,000 imperial gallons per day over a 20
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hour period. The owner must maintain sufficient on-site water storage to achieve a total
working volume of 171,000 imperial gallons or greater.

These conditions will be included in the site plan agreement to be registered on title of
the property.

Other Provisions:

The proposed site plan agreement contains standard provisions that provide for matters
such as securities, cash-in-lieu of parkland, payment of development charges, and
issuance of building permits all in accordance with the development policies approved by
the Municipal Council.

CONSULTATION AND CONCLUSION:

Administration has completed their review of the proposed site plan as part of the pre-
consultation process.

The Municipality of Leamington may exercise the site plan powers assigned to it under
Section 41 of the Planning Act, 1990. Its objectives in using these powers are:

(a) To ensure property standards of site design for new development;

(b) To ensure safety and efficiency of vehicular and pedestrian access;

(c) To minimize incompatibilities between new and existing development;

(d) To control the location of driveways, parking, loading and garbage collection
facilities;

(e) To ensure easements or grading and alteration necessary to provide for public
utilities and site drainage;

(f) To ensure that the development proposed is built and maintained as approved by
Council.

It is administration’s opinion that the proposed development is in compliance with the
objectives of the Planning Act and the Municipality’s policies.

RECOMMENDATION:

THAT the site plan be approved for the proposed greenhouse expansion - phase 5,
located at 614 Essex Road 18 (Domenic D. Mastronardi & Rima Mastronardi) as outlined
in Report PLA 30/11;

AND FURTHER, that the Mayor and Clerk be authorized to execute the site plan
agreement.

Respectfully submitted,

Denise McGregor, Tracey Pillon-Abbs,
Planning Technician Manager of Planning Services

/d m/T:\DeveIopment\Reports\ZO11 Reports\Planning\Planning - Word document\PLA-30-11 Domenic Mastronardi - 614 Essex Rd 18.docx
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REPORT
TO: MAYOR AND COUNCIL
FROM: DENISE McGREGOR, PLANNING TECHNICIAN
DATE: JUNE 24, 2011

SUBJECT:  APPLICATION FOR SITE PLAN CONTROL APPROVAL
PROPOSED GREENHOUSE DEVELOPMENT - PHASE 1
CERVINI FARMS (1993) INC.
731 ESSEX ROAD 14, LEAMINGTON

AIM:

To report upon an application for site plan control for a proposed greenhouse development
located at 731 Essex Road 14.

BACKGROUND:

Staff received an application from the owner of the subject property to construct 25.2 Acres of
greenhouse, a boiler irrigation building, a water storage tank and a bunk house which is Phase 1
of this development. The owner has purchased two adjacent vacant parcels of land to
accommodate this development. It would be a condition of site plan control that these two
properties merge on title and that the property identifier numbers (PIN’s) also merge. Any future
development or phasing will require further review and approvals from the municipality.

Property Description:

The subject property is described as South
Part Lot 7, Concession 9 and West Part Lot 7 &
8, Concession 9, in the former Township of
Mersea and now in the Municipality of
Leamington. See key map attached.

The subject property is approximately 148.05
acres in size. The subject property is currently
vacant. The property is surrounded by
agricultural uses to the north, south and east
and is a mix of residential and agricultural to

the west. \} \[
Proposal: 3 / X\
The owner of the subject property proposes to -

construct 25.2 Acres of greenhouse, a boiler irrigation building, a water storage tank and a bunk
house which is Phase 1 of this development.
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Site Plan Details:

The subject property is zoned A1 (Agricultural General Zone) on Map 10 of the Municipality of
Leamington Zoning By-law No. 890-09. The property is designated Agricultural on Schedule A-
1 in the Official Plan as approved February 5, 2008.

The site plan received June 20, 2011 prepared by N. J. Peralta Engineering Ltd. meets all
provisions of the Municipality of Leamington Zoning By-law No. 890-09 and has been approved
by municipal staff.

On May 19, 2011, Water Services received recommendations from Stantec for this
development. The owner is to provide and implement a rate of flow control valve system to
regulate inflow not exceeding 168 imperial gallons per minute to limit total water delivery volume
to the proposed treatment capacity allocation of 201,600 imperial gallons per day over a 20 hour
period. The owner must maintain sufficient onsite water storage to achieve a total working
volume of 189,000 imperial gallons or greater.

These provisions for water capacity will be included in the site plan agreement which will be
registered on title.

The owner is required to install fire hydrants along the south property line near the proposed
bunk house and near the proposed boiler and irrigation building. In order to achieve this, the
owner is required to seek permission from the Ministry of Transportation to cross Highway 77
and permission from the County of Essex to cross Essex Road 14. If the water main is to cross
a municipal drain, the municipality will need to review such crossing. This provision for the
installation of a water main to accommodate the proposed fire hydrants will be included in the
site plan agreement.

Other Provisions:

The proposed site plan agreement contains standard provisions that provide for matters such as
securities, cash-in-lieu of parkland, payment of development charges, and issuance of building
permits all in accordance with the development policies approved by the Municipal Council.

CONSULTATION AND CONCLUSION:

Administration has completed their review of the proposed site plan as part of the pre-
consultation process.

The Municipality of Leamington may exercise the site plan powers assigned to it under Section
41 of the Planning Act, 1990. Its objectives in using these powers are:

(a) To ensure property standards of site design for new development;

(b) To ensure safety and efficiency of vehicular and pedestrian access;

(c) To minimize incompatibilities between new and existing development;

(d) To control the location of driveways, parking, loading and garbage collection facilities;

(e) To ensure easements or grading and alteration necessary to provide for public utilities
and site drainage;

(f) To ensure that the development proposed is built and maintained as approved by
Council.
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It is administration’s opinion that the proposed development is in compliance with the objectives
of the Planning Act and the Municipality’s policies.

RECOMMENDATION:

THAT the site plan be approved for the proposed Phase 1 of the greenhouse development
located at 731 Essex Road 14 (Cervini Farms (1993) Inc.) as outlined in Report PLA 31/11;

AND FURTHER, that the Mayor and Clerk be authorized to execute the site plan agreement.

Respectfully submitted,

Denise McGregor, Tracey Pillon-Abbs, Planner,
Planning Technician Manager of Planning Services
/dm

T:\Development\Reports\2011 Reports\Planning\Planning - Word document\PLA-31-11 Cervini Farms - 731 Essex Rd 14.docx
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TO: MAYOR AND COUNCIL
FROM: DENISE McGREGOR, PLANNING TECHNICIAN
DATE: JUNE 24, 2011

PLA 32/11

SUBJECT: APPLICATION FOR AMENDMENT TO THE SITE PLAN AGREEMENT
PROPOSED BOILER BUILDING, WATER STORAGE TANK

AND BUNK HOUSE

PETER QUIRING HOLDINGS INC. (NATURE FRESH GREENHOUSES)

525 ESSEX ROAD 14, LEAMINGTON

AIM:

To report upon an application received from the owner to amend the existing site plan
agreement to include a boiler building, water storage tank and bunk house for his greenhouse

operation located at 525 Essex Road 14.

BACKGROUND:

On May 30, 2011, the municipality entered into a site plan agreement with the owner of the
subject property to construct phase 1 which included 31.972 acres of greenhouses and a
packing and irrigation building. The owner is requesting an amendment to this current site plan
agreement to include a boiler building, water storage tank and a bunk house.

Property Description:

The subject property is described as North
Part Lot 5, Concession 9 (518 Mersea
Road 10) and Lot 5, Concession 9 (525
Essex Road 14) in the Municipality of
Leamington. See key map attached.

The subject property is approximately
196.70 acres in size. The property is
surrounded by agricultural uses to the
north, south and west and is adjacent to
the former railway and future trail to the
east.

Proposal:

The owner proposes to construct a water
storage tank, a boiler building and bunk
house. It is the municipality’s policy that
any proposed detached structure greater
than $25,000.00 in value, requires

MERSEA F-dw\) (
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council’s approval and the changes to be signed by the Director of Development Services.

Site Plan Details:

The subject property is zoned A1 (Agricultural General Zone) on Map 9 of the Municipality of
Leamington Zoning By-law No. 890-09. The property is designated Agricultural on Schedule A-
1 in the Official Plan approved February 5, 2008.

The site plan received May 31, 2011 prepared by N. J. Peralta Engineering Ltd. meets all
provisions of the Municipality of Leamington Zoning By-law No. 890-09 and has been approved
by the Municipality.

Peralta Engineering has confirmed that the storm water management plan is sufficient for the
proposed buildings. The Leamington Water Department has confirmed that no further approvals
from water department are required. The owner is waiting on clearance from ERCA with respect
to this proposal.
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Other Provisions:

The proposed site plan agreement contains standard provisions that provide for matters such as
securities, cash-in-lieu of parkland, payment of development charges, and issuance of building
permits all in accordance with the development policies approved by the Municipal Council.
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CONSULTATION AND CONCLUSION:

Administration has completed their review of the proposed site plan as part of the pre-
consultation process.

The Municipality of Leamington may exercise the site plan powers assigned to it under Section
41 of the Planning Act, 1990. Its objectives in using these powers are:

(a) To ensure property standards of site design for new development;

(b) To ensure safety and efficiency of vehicular and pedestrian access;

(c) To minimize incompatibilities between new and existing development;

(d) To control the location of driveways, parking, loading and garbage collection facilities;

(e) To ensure easements or grading and alteration necessary to provide for public utilities
and site drainage;

(f) To ensure that the development proposed is built and maintained as approved by
Council.

It is administration’s opinion that the proposed development is in compliance with the objectives
of the Planning Act and the Municipality’s policies.

RECOMMENDATION:

THAT the amended site plan be approved by Mayor and Council for the proposed boiler
building, water storage tank and bunk house located at 525 Essex Road 14 (Peter Quiring
Holdings Inc.) as outlined in Report PLA 32/11;

AND FURTHER, that the Director of Development Services initials the changes to the site plan
agreement dated May 30, 2011 upon receiving the ERCA clearance.

Respectfully submitted,

Denise McGregor, Tracey Pillon-Abbs, Planner,
Planning Technician Manager of Planning Services
/dm

T:\Development\Reports\2011 Reports\Planning\Planning - Word document\PLA-32-11 Peter Quiring Holdings - 525 Essex Rd 14.docx
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REPORT
TO: MAYOR & MEMBERS OF COUNCIL
FROM: JOHN PILMER, ENGINEERING TECHNOLOGIST

DATE:JUNE 10, 2011
SUBJECT: ERIE STREET TRUCK BYPASS SIGNAGE

AlM:

To update Council of ongoing discussions with the Ministry of Transportation and County of Essex
for the establishment of an alternate truck route for Erie Street to redirect heavy truck traffic out of
the Uptown core area and onto County Road 33.

BACKGROUND:

In 1998 the Municipality retained the services of Monteith, Zelinka, Priam Ltd., to prepare an
Uptown Leamington Business Improvement Area Urban Development Planning Study.

This study, as well as the follow up implementation report by Dillon Consulting in 1999,
recommended excess heavy truck traffic be removed from the Uptown core area due to congestion
issues and issues with the loud noise associated with such traffic in the uptown core area.

The elimination of truck traffic through the Uptown core area was not possible at the time of the
study as there were no alternatives to Erie Street for heavy truck traffic accessing Heinz and the
industrial and commercial areas south of the Uptown core.

Now that Essex County Road 33 (East Side Arterial Road) has been completed to Essex County
Road 20 (Seacliff Drive) an alternate route is available for truck traffic that bypasses the Uptown
core.

DISCUSSION:

The option of posting Erie Street or Talbot Street through the Uptown core as “No Heavy Trucks” is
not being considered as;

1) The enforcement would be very difficult as heavy trucks would still be permitted on
such “No Heavy Truck” roads providing that they are going the shortest route from a
truck permitted road to their destination and back. Determining which trucks are through
movements and which are local deliveries would be extremely difficult for enforcement.

2) There are a number of greenhouse operations and greenhouse related businesses on
Wilkinson Drive, Talbot Street West, and areas west of Erie that rely on Erie Street as a
connecting route between their operations. If Erie Street and Talbot Street were posted
No Heavy Trucks they would need to go west to County Road 31 or east to County
Road 33 via Oak Street to go between the businesses and still follow the shortest route
from a truck permitted road.

3) There is no place for through-bound trucks to turn around on Erie Street or Talbot Street
prior to entering the Uptown core area, and faced with such dead end tuck routes,
through truck traffic would likely continue rather try to turn around somehow. An
alternative would be to post Erie Street between Highway 3 and Oak Street, and Talbot
Street from County Road 33 to Fraser Road as No Heavy trucks however that makes
enforcement as discussed in item 1 even that much more difficult to do as a result of a
much larger local delivery area.
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In light of the problems with posting Erie Street and Talbot Street as “No Heavy Trucks”, we are
proposing to install signage (see attachment 1) to indicate an alternate truck route to Erie Street for;

1) Heavy traffic heading south on Highway 77 and East on Highway 3 to gain access to
County Road 34 (Talbot Street), Oak Street, and County Road 20 (Seacliff Drive). This
signage redirects trucks heading to; the industrial parks, greenhouses and packing
operations on Seacliff Drive, Heinz, the commercial areas south of Oak Street, and to
Kingsville.

2) Heavy traffic heading north on Seneca Drive heading to Highway 3, Highway 77, and
County Road 34. This signage will redirect the trucks originating from the heavy
industrial park destined for out of town routes.

3) Heavy traffic heading eastbound on County Road 20 (Seacliff Drive West) heading to
Highway 3, Highway 77, and County Road 34.This signage will redirect the trucks
originating from west of Leamington (Kingsville) as well as the greenhouse operations
along Seacliff Drive.

4) Heavy traffic heading eastbound on County Road 48 (Oak Street West). This signage
will redirect the Heinz truck traffic from the Sherk Street access, as well that originating
in the industrial areas along Oak Street West.

5) Heavy traffic heading northbound on Erie Street at Oak Street. This signage will redirect
truck traffic originating from the commercial areas south of Oak Street, as any trucks
that may have turned onto Erie Street South of Oak.

6) Heavy truck traffic heading out of the Heinz Oak Street access. This signage will
redirect trucks that are destined for out of town routes when they are exiting the Heinz
yard. This will not address the trucks that are going from the Heinz yard to various
warehouses on Wilkinson Drive and Ivan Street however it will decrease the number of
out of town trucks destined from Heinz that are going through the uptown core.

The implementation of such an alternate route will require the approval of;
1) The Ministry of Transportation as there will be signs to be installed in their rights of
ways,
2) The County of Essex as we are directing truck traffic to their road system and there are
signs that would need to be installed in their rights of ways,
3) Any other parties that may be identified by the County of Essex or Ministry of
Transportation during discussions.

For information, an alternate truck route signage similar to that proposed above has been
successfully installed in Alliston Ontario on Highway 89.

FINANCIAL IMPACT:

The Municipality will likely need to pay the County of Essex and the Ministry of Transportation to
install the signs within their respective rights of ways.

If our estimated signage installation costs are projected to the County and Ministry of
Transportation rights of ways, the cost of the project would be as follows;

Municipal right of ways $5750
County of Essex right of ways $1250
Ministry of Transportation right of ways $1900
Total $8900

Please note that the above noted cost is an estimate only and actual costs may change once
discussions with the County of Essex and Ministry of Transportation are finalized and we obtain
prices from them for actual installation.
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This project was not included in the 2011 Budget, and will be discussed further in the follow up
report.

RECOMMENDATION:

That staff continue discussions with the Ministry of Transportation and County of Essex for the
establishment of an alternate truck route for Erie Street to redirect heavy truck traffic out of the
Uptown core area and onto County Road 33.

And that staff report back with the results of such discussions for Council’s consideration.

All as described in ENG 09/11.

Respectively Submitted,

John Pilmer, A.Sc.T. Allan Botham, P. Eng
Engineering Technologist Manager of Engineering Services

T:\Community Services\Community Services\Community Services Council Reports\2011 Reports\Engineering 2011\Word\ENG 09-11
Erie Street Truck Bypass out of Uptown Core.doc
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