January 23rd, 2026

MEMORANDUM

ATTN: Alex Boekestyn - Planner Il - Town of Niagara-on-the-Lake

RE: 727 East and West Line, Niagara-on-the-Lake
Proposed Development Drainage (ZBA-21-2025)
Historical Watercourse and Riparian Rights

1.0 Introduction

The following memorandum has been prepared on behalf of Niagara Orchard and Vineyard Corporation
(“NOVC”). NOVC is currently proposing the redevelopment of their property located at 727 East and
West Line in Niagara-on-the-Lake (the “Subject Property”). This memorandum will provide commentary
related to historical watercourses and drainage implications for the proposed development of the subject
property.

1.1 Local Context

The 2.19-hectare (5.41 acre) property has 135.64 metres of frontage on East and West Line. It is
developed with a 203.3m? (2188.3 SF) existing single storey residential dwelling and a 106m? (1140.97
SF) shed. The subject property is presently in fallow, not being used for the farming of any crops. The
subject property is within an active agricultural area of mainly vineyards and clusters of farm and
non-farm residences.

1.2 Proposed Development

This proposed redevelopment will result in the creation of a new Agricultural Supply and Service Facility
(“ASF”). The proposed Agricultural Supply & Service Facility will house the head office of NOVC as well
as the packing, and storage and distribution of fruit, harvested from NOVC farms and other farms in
Niagara. The Agricultural Supply & Service Facility will also sell and distribute a broad array of
agricultural tools and equipment to agricultural operators and businesses in Niagara and beyond. An
application for zoning by-law amendment to facilitate the proposed development was deemed complete
by the municipality on October 22nd, 2025. The proposed development is illustrated by the Site Plan
which is attached as Appendix A to this memorandum.
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1.3 Existing Drainage

To inform the design of the ASF, NOVC has retained a civil engineer to design the site grading and
servicing strategy for the proposed development. Under existing conditions, the site has two drainage
outlets, approximately 1/10™ of the site in the north-east corner drains to the existing ditch along East &
West Line, the remaining 9/10ths of the site drains to the north-west corner, in the immediate vicinity of a
proposed parking lot for the facility.

Based on available topographic survey data, which is attached as Appendix B to this memorandum,
there is a low area in the south-west corner of the site which appears to carry drainage across the corner
of the property from 1696 Niagara Stone Road (southern neighbour) to 701 East-West Line (westernmost
neighbour). Based on the mapping of the Sloma Drain contributing areas there may also be an 8” tile
drain along the alignment of this low area, which conveys drainage from the southern neighbour across
the subject property, through 701 East and West Line, up to the ditch within East and West Line. This
ditch within the municipal right of way ultimately conveys flow into the Sloma Drain.

1.4 Historical Watercourse

Based on Aerial imagery, Sloma Drain engineering reports, archaeological reporting, topographic
mapping from governmental and university sources, as well as regulatory mapping from the NPCA, we
are of the opinion that the low area identified by topographic surveying is in fact a historical watercourse
on the property. The following memorandum will summarize this information as part of demonstrating
that the Applicant has a riparian right to continue to discharge water into this historical watercourse.
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2.0 Historical Aerial Imagery

Historical aerial imagery from 1955 and 1965 has been obtained from Niagara Navigator, an interactive
mapping tool for geographic data in Niagara Region. Aerial imagery of the subject property and
surrounding areas has been consolidated within Appendix C, and is summarized below.

e 1955 Aerial Imagery (Appendix C1)
An annotated version of Appendix C1 is provided below as Figure 1. The imagery from 1955 illustrates
some form of overland seasonal tributary / depression, starting on the lands to the south, crossing the

subject property and ultimately flowing into a watercourse which connects with Four Mile Creek.

FIGURE 1
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e 1965 Aerial Imagery (Appendix C2)

An annotated version of Appendix C2 is provided below as Figure 2. The imagery from 1965 again
illustrates some form of overland seasonal tributary / depression, starting on the lands to the south,
crossing the subject property and ultimately flowing into a watercourse which connects with Four Mile
Creek.

LEGEND
[] = Subject Property

2.1 1962 Blake Erwin Sloma Drain Report

The Sloma Drain was initially constructed in accordance with a report of R. Blake Erwin, P. Eng. dated
November 8th 1962. Erwin notes that “an existing watercourse” had many tile drains discharging into it
with insufficient and illegal outlets. Accordingly, his report provided for the construction of a new 400mm
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to 300mm concrete tile drain “under the watercourse” from an outlet in the Four Mile Creek upstream to
the limit of East-West Line.

This report confirms that the Sloma Drain follows the pathway of a historical watercourse (the same
watercourse detailed by Section 2.0 of this memorandum). This report, and its associated mapping
(Appendix D), also confirm that while the subject property is within the contributing catchment, and has
an 8” contributing tile drain, that the Sloma Drain itself is not located on the subject property, and
instead terminates on the south side of East and West Line. Both the Main Sloma Drain, and the 8” tile
drain on the subject property, coincide with the location of a historical watercourse.

2.2 Archaeological Report

As part of the technical materials prepared in support of the proposed development, A Stage 1-2
Archaeological Assessment, dated May 13th 2025, was prepared by Detritus Consulting Ltd. The report
states:

“The closest source of potable water is a tributary of the Four Mile Creek that passes through the
southwestern section of the Study Area according to topographic mapping (Figure 1). No water
was visible within the Study Area and this is likely a seasonal tributary no longer extant.”

While no water was visible within the watercourse, given the seasonal nature of the tributary and lack of
major storm event at the time of the Archaeologist’s site visit, the archaeological study confirms the
existence of a historical watercourse which traverses the subject property.

2.3 Natural Resource Canada Topographic Mapping

Topographic Mapping from Natural Resource Canada is provided as Appendix E. This mapping clearly
illustrates a defined watercourse crossing the southwestern portion of the subject property.

2.4 Brock University Topographic Mapping

Topographic Mapping from Brock University is provided as Appendix F. This mapping again illustrates a
tributary of Four Mile Creek crossing the southwestern portion of the subject property.

2.4 NPCA Watercourse Mapping

Regulatory watershed mapping from the Niagara Peninsula Conservation Authority is provided as
Appendix G. This mapping illustrates some form of contributing tributary/channel which flows into the
ditch on East and West Line, and ultimately into the main Sloma Drain to the north.



3.0 Conclusion

Aerial imagery, the 1962 Blake Erwin Report, archaeological reporting, topographic mapping from
governmental and university sources, as well as regulatory mapping from the NPCA all confirm that there
is evidence of a historical watercourse on the subject property, and adjacent property at 701 East and
West Line, conveying flows from the property to the south towards the Sloma Drain. As there is a
historical watercourse which has long accepted and conveyed drainage from the subject property, the
Applicant has a riparian right to continue to contribute drainage to this watercourse.

With respect to discharge location, the development will continue to discharge water in the same
location it does today, and has historically. Overland drainage from the south will not be blocked by the
proposed development. The grading and drainage design prepared by Ownership’s Civil Engineer will
ensure that overland drainage from the south will continue to flow onto the subject property, entering a
swale with a 0.3m wide french drain base, directing flow around the proposed parking lot, and ultimately
discharging onto the adjacent property in the same location as the historical watercourse.

With respect to discharge quantity, the proposed development will utilize controls to ensure that during
storm events flows will not exceed existing/historical conditions. Under the proposed development the
south-west corner of the site will be developed into a parking area. In order to mitigate the increased
runoff rates due to the added impervious surfaces it is proposed to construct a permeable paver system.
The permeable paver system uses a 2” stone base - that stone has 40% void ratio and can store excess
stormwater as a reservoir - releasing it to ground-water, and discharging it along the existing drainage
pathway at release rates no higher than under existing conditions. This permeable paver system has
been used in other locations in Niagara-on-the-Lake and has been accepted by the Town previously. It
can be constructed above the existing tile drain, without damaging the existing tile or interrupting its
function. If construction works result in conflicts with the existing tile drain, the drain will be reoriented to
maintain its function following development of the subject property.

In conclusion, the proposed development will maintain existing drainage pathways. The construction of
the future ASF will not result in any changes to existing flow conditions on adjacent properties or within
the Sloma Drain.

Please contact our office if you have any questions.

Prepared by,

”

M /A / A
Qlgafnofledfjod

-

Stephen Bedford, MCIP, RPP, PLE
Principal Planner
LANDx Developments Ltd.
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Appendix C - Historical Aerial Imagery
C1 - 1954-1955

C2-1965
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Appendix D - 1962 BLAKE ERWIN REPORT SLOMA DRAIN
MAPPING
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Appendix E - Natural Resource Canada Topographic Mapping
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Appendix F - Brock University Topographic Mapping
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Appendix G - NPCA Watershed Mapping
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