THE CORPORATION OF THE UNITED COUNTIES

OF STORMONT, DUNDAS AND GLENGARRY

BY-LAW NO. 5354

A BY-LAW to adopt Official Plan Amendment No. 10 to the Official Plan of the United
Counties of Stormont, Dundas and Glengarry.

WHEREAS the Official Plan of the United Counties of Stormont, Dundas and Glengarry
was adopted by Council on July 17, 2017, and approved by the Minister of Municipal
Affairs and Housing on February 4, 2018.

AND WHEREAS Section 17 (22) of the Planning Act, R.S.0., 1990 provides for the
adoption of an official plan (or amendment) by a municipal council.

AND WHEREAS Official Plan Amendment No. 10 is a site-specific amendment which
permits the manufacturing and storage of boats, boat parts, boat trailers, and related
accessories in the Agricultural Resources Lands designation on Part of Lot 14,
Concession 6 in the Township of North Stormont.

NOW THEREFORE the Council of the Corporation of the United Counties of Stormont,
Dundas and Glengarry enacts as follows:

1. That Official Plan Amendment No. 10 to the Official Plan of the Corporation of the
United Counties of Stormont, Dundas and Glengarry, attached hereto as Schedule
“A” to this By-law, is hereby adopted.

2. That this By-law come into force and effect on the final passing thereof.

READ and passed in Open Council, signed and sealed this 16" day of May, 2022.

WARDEN

CLERK

By-law 5354
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SCHEDULE “A” TO BY-LAW No. 5354

AMENDMENT NO. 10 TO THE
OFFICIAL PLAN FOR THE
UNITED COUNTIES OF STORMONT,
DUNDAS AND GLENGARRY

Owner: Jamie Greenfield & Miriam Greenfield
& Huybregts Farms Ltd.

Official Plan Amendment
Special Land Use District

Township of North Stormont

theCounties

"SDG

STORMONT » BUNDAS + GLENGARRY
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UNITED COUNTIES OF STORMONT
DUNDAS AND GLENGARRY

CERTIFICATION OF COMPLIANCE WITH PUBLIC INVOLVEMENT AND NOTICE
REQUIREMENTS

I, Kimberley Casselman, Clerk, hereby certify that the requirements for the giving of notice
and the holding of at least one (1) public meeting as set out in Subsection 17(15) of the
Planning Act, R.S.0. 1990, and the giving of notice as set out in Subsection 17(23) of the
Planning Act, R.S.0. 1990, have been complied with.

Signed C#//\fé_/—_‘——‘-s

Kimbérley Casselman, Clerk
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STATEMENT OF COMPONENTS

PART A - PREAMBLE
Introduces the actual Amendment but does not constitute part of Amendment No. 10 to the Official
Plan for the United Counties of Stormont, Dundas and Glengarry.

PART B - THE AMENDMENT
Consists of the following text, which constitutes Amendment No. 10 to the Official Plan for the
United Counties of Stormont, Dundas and Glengarry.

PART C - THE APPENDICES
Do not form part of Amendment No. 10 but are provided to clarify the intent and to supply
background information related to the Amendment.
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PART A - PREAMBLE

Purpose

The purpose of Amendment No. 10 to the Official Pian for the United Counties of Stormont,
Dundas and Glengarry, being an amendment initiated by an individual pursuant to Section 22 of
the Planning Act, resulting in a Special Land Use District, in the Township of North Stormont to
permit the manufacturing and storage of boats, boat parts, boat trailers, and related accessories.
This special land use district will be reflected on Schedule A3 of the SDG OP.

Location

The subject property is described as being part of Part of Lot 14, Concession 6, in the former
Township of Finch, now the Township of North Stormont, located at 2317 County Road 12 in the
Agricultural Resource Land District. The subject lands are comprised of two properties, which are
owned separately by the applicants and directly fronts the east side of County Road 12 and abuts
Concession 6-7 Road to the north. The site is surrounded by agricultural uses to the north and
east and a mixture of agricultural and residential uses to the south and west. In the immediate
vicinity, there is one two-storey single-detached dwelling with a detached garage to the west. To
the south, there is one other two-storey single-detached dwelling with a detached garage and two
agricultural storage structures.

A consent application has also been submitted simultaneously for a lot addition of approximately
1.56 ha in size from Huybregts Farms Ltd. benefitting the existing property located at 2317 County
Road 12, which operates the business known as “Minijet inc.” Once the consent application has
been finalized the total area will be 2.2 ha.

Basis

The property is presently designated as “Agricultural Resource Lands” in the 2018 (previously
2006) United Counties of Stormont, Dundas and Glengarry Official Plan. The purpose of this
designation is to protect prime agricultural land for agriculture and agriculfural-refated uses.

The property at 2317 County Road 12 is currently being used for the manufacturing and storing
boats, boat parts, boat trailers, and related accessories. The owners of the property located at
2317 County Road 12 are seeking to construct a new workshop on the property and to expand
the existing manufacturing business. To allow the continuation and expansion of the existing
business on the subject lands, the applicants are seeking a site-specific Official Plan Amendment
(OPA) to permit the light industrial use as a special exception within the Agricultural Resource
Lands designation.
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PART B - THE AMENDMENT

The Introductory Statement

All this part of the document entitled, Part B - The Amendment, consisting of the following text
and Schedule “A”, constitutes Amendment No. 10 to the Official Plan for the United Counties of
Stormont, Dundas, and Glengarry.

Details of the Amendment

The Official Plan of the United Counties of Stormont, Dundas and Glengarry is amended as
follows:

1. Schedule A3: Township of North Stormont is hereby amended by re-designating the lands
shown as “Subject Property” on Schedule “A” to Amendment No. 10 attached hereto, into
“Section 9.1 Special Land Use Districts.”

2. “Table 9.1.4 - Special Land Use Districts, Township of North Stormont” is hereby amended
by adding the following:

“Notwithstanding the Agricultural Resource Lands policies to the contrary, the
manufacturing and storage of boats, boat parts, boat ftrailers, and related
accessories shall be permitted”

Implementation

1. The existing policies of the Stormont, Dundas and Glengarry Official Plan respecting the
Agricultural Resource Lands designation and other general policies are still applicable to
the subject lands.

2. The Amendment shall be implemented through an amendment to the Township of North
Stormont’'s Zoning By-law.
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Schedule “A”
OPA 10

] A

Legend CPA10 [~ - — — _ _ _ ’J
[ ] Agricuttural Resource Lands
] Rural Setflement Area
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“Concession 6.7 Rd
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PART C — THE APPENDICES

APPENDIX A: NOTICE OF PUBLIC MEETING
APPENDIX B: RECORD OF PROCEEDING

APPENDIX C: PLANNING RATIONALE
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Appendix A: Notice of Public Meeting

e Countias

ATTRCH ISR 11 LA

4

THE CORPORATION OF THE TOWNSHIP OF NORTH STORMONT
NOTICE OF PUBLIC MEETING CONCERNING
A PROPOSED OFFICIAL PLAN AVMENDMENT & ZONING BY-LAW AMENDMENT
2317 COUNTY ROAD 12, BERWICK, NORTH STORMONT
LOT 14, CONCESSION &
{FORMER GEOGRAPHIC TOWNSHIP OF FINCH)

TAKE NOTICE that the Council of the Comporation of the Township of North Stormont will hold a
Fublic Mesting on the 19" day of April 2022, at €:30 p.m. st the Municipal Office, to consider a
proposad Official Plan Amendment and Zoning By-Law Amendment under Section 22 and Seclion
34 of the Planning Act respeciively.

The site-specific Official Flan Amendment is required to re-designate Part of Lot 14, Concession 6
from the Agricultural Resource Lands designation to a Special Exceplion designalion to permit a light
industrial use an the properfy. The applicants are alse seeking to expand the size of the praperly
lacated at 2317 County Road 12 theough a lot addition from abuliing lands. The Oficial Plan
Amendment - Spectal Exception will alzo apply to these lands.

Thiz propaosed Bylaw will change the zoning for the above noted properly. This Zoning By-law
Amendment is being sought to re-zone the Agricutturat (AG) to a Light Industrial - Special Exceplion
Zone, io facilitate the expansion of the parperty and to pemmnit thie confinued use as a "mini jet™ boat
manufacturer.

A KEY MAF iz atlached identifying the location of the subject lande te which the Official Plan
amendment and zoning amendment applies.

IF YOU WISH TO BE ROTIFIED of the decigion of the Council of the Township of North Storment you

muist make a writken request tor Moe Hammoud, Junior Planner, Township of Norh Stormont, 15
Unicn Sfreet, PO Bex 98, Berwick, ON KOC 160,

{F YO WISH TO BE NOTIFIED of the decision of the Amendment to the Offiicial Plan you must make
& written request to the Director of Planning (at the address below) or to info@sdgcountiss.ca.

IF A PERSON OR PUBLIC BODY would otherwise have an ability to appeal the decigion of the
United Counties of Stormont, Dundas and Glengemy before a decizion is made on the
Official Plan Amendment, or the Township of North Stormont before a decision is made on the
Zoning By-law Amendment; but the person or public body does not make oral submissions at a public
meating or make written submissicns before a decision is mads, the person or public body is not
enfitted fo appeal the decision of Council of the United Counfiss of SDG or the Council of the
Townghip of Korth Stormoent o the Oniaro Land Tribunal. Plesge see special ingtructions on_the
reverse regarding participation In a public meeting during COWVID-19 pandemic.

IF A PERSON OR PUBLIC BODY does not make oral submissions &t the public meeting, or make
written submissions do the United Counttes of Stormont, Thundas and Glengamy before & decision is
made on the Official Plan Amendment or the Township of MNorth Stomiont before & decision is made
on the Zaning Bylaw Amendment, the person or public body may not be added as & parly to the
hearing of an appeal before the Ontarie Land Tribunal unless, in the opinion of the Trbunal,
there are reasonable grounds to de so.

ANY PERSOM may aftend the public meeting andfor make written or verbal representation either in
gupport of or in cppesition {o the proposed Amendments.

ADDITIONAL INFORMATION retated to the proposed Zoning By-law Amendment and Official Plan
Amendment is available for ingpection during normal office hioure at the Towmnship of North Stormant
Office, located at 15 Union St. Berwick, ON. For additional information about this matter and appeal
rights, contact the Township's Planning Department via email at mhammoud@northetormont com.

CATED at the Township of North Stormont this 21st day of March 2022.

Craig Calder, CAQIClerk Kinbesey Caszelman
Tewnship of North Stormont Director of Council Corporate Senviessf/Clerk
15 Union 8i., PO Box 98 United Counties of Stermont, Dundas and
Banwick ON KOG 1G0 Clengarry
(613} 984-2821 (Phone) 26 Pitt Strest
(613} 984-2908 {Fax} Comwall ON K6J 3P2

Telephona: (613) 932-1515
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¥ Special Instructions Due to the COVID-{8 Pandemio **

TAKE HOTICE THAT the Unitad Conmiies of E06G is now canducting all public mestings virkually through Webex. Members.
of the public wi have the ak¥ity to waich meeting proceedings and participats, whers appropriale, as detsiled balow.

Al public meetings are livestreamed on the Unit=d Counfies of SDG YouTube pags. To wateh the lvestream, go to
hitpeithweeny vowrube comichannel/UC 2k5 1Pwhi SHTCCAnA UG

Members of the public who wish to participate in meetings wi be able to do so by jeining our Webex meeting on their
device, or by disfing in fram a phone {fong distance changes may apply). Registration is required in advance of the
mesting at:

http=otunitedeountesefdy. i webex comiunitedeountissefsdd. imwd phin? R GID=r3 T 3eddTefabF e | dote25054f2cr4e

TAHKE NOTICE THAT Afthaugh an in-person public meeting will be hefd at the Township Office far this zening amendraent
Application, you are encouraped to conskder participating remedely as epposed te in-parsan. in order to reduce person-to-
persan cantact dusing the COVID-18 Pandemic. $Ways to participate are outlined beloa:

Participatien by Telephone

Should o wish, you can attend the meeting via telecanference. Te do so please negister to speak with the Fianning
Drepartmant ng Ister than Friday, Apri 15th at nocn. by contacting Yoe Hammoud, Junior Planner at: 813-084-2821 Ext. 228
or by mail at mhammpud @inorthstermant.ca. You will be provided with a call-in menber and instmeations on how o make
represantation.

Submit Comments in Writing

Camments on the application can be submitted in writng, by emaill, to Moe Hammoud, Jeviee Planner, at
rahammaovd@nerthstormont 3. Comments recaived biefone Friday, Aoeg t15th at noon, will be provided to members of
Cauncil priar to the mesting. Comments received afber this time wP be forwanded to members of Cauncil as scon as possible
but may net be received by mambers of Cownall price bo the rmaeting.

Submit Verbat Comment=

Comments on the application can be submitted verbally by contacting Moe Hammoud, Junior Planner at §13-384-2821 Ext.
226 no |ater than Friday ril 154h st noon, for trAnseripion. Cemments received after this tme will be forwarded 10
mambers of Coneil 2t soon a5 possible but may nat be received by members of Counscil priceio the meeting.

Participation in Persan

Due to the current public health resirictions, in person partisipation eannot be guarantesd at this time. Should you fesd i
necessary to attend the meeting in person and the public health restrictions change, please repisier with the Planning
Departmant no later than Friday, Aprd 15t at noan. by contzeting Mo= Hammoud, Junier Planner at: 613-934-2921 Ext. 226
or by emal at mhanmawdgnorihstormont.c3. You wE be provided with instructions on haw o attend the meeling
persan, while respeeting public health regulations.
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Appendix B: Record of Proceedings

The Corporation of the Township of Date: May 10, 2022
NORTH STORMONT resolution No. {15 -2 &2 '
RESOLUTION esoliion No- :
MOVED BY: : SECONDED BY:
Deputy Mayor E. Landry _ Deputy Mayor F. Landry
Councillor S. Densham Councillor 5. Densham - ‘
Counclilor R, Douglas Councilior R. Douglas §
Counclllor R. Villensuve Councilior R, Villeneuve t T

Be it resolved that Council receives and approves the Planning Report for the
Official Plan Amendment and Zoning By-Law Amendment for Minjjet and has no
objections to and recommends approval to the United Counties of SD&G of the
Official Plan Amendinent,

ARRIED 0 DEFEATED n DEFERRED |

Raclarakion of Conflict of Interest:
A Disclosed His/Her/ Thair Interest
i Vacated HisfHer /Thelr Seat

RECORDED VOTE
Counciflor 5. Densham
Councillor R, Douglas
Councilior R. Villanauve
Deputy Mayor F. Landry
Mayor 1, Wert e
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Township of Hordh Stermont
MINUTES

Zoning Amendment Public Mesting
fvesday, May 10, 2022

Covncil Chambers

6:30 PM

COUNCIL PRESENT: Jim Wert, Mayor
Frangois Landry, Depuly Mayaor
Steve Densham, Councillor
Roxane Villeneuve, Councillor

COUNCIL ABSENT: Randy Douglas

STAFF PRESENT: Craig Calder, CAQIClerk
Mary McCusiyg, Deputy-Clerk
Mancy-Ann Gauthier, MLED
Stephanie Morin, SDG Flanning Department

1. CALL TO ORDER
open

RES-111-2022 Moved by Councilior Denspam, Seconded by Councilior Villeneuve
Be if resolved that friis public meeling for an official pian amendment and
zZoning by-iaw amendmenis now open af 6:30 p.m.

CARRIED

You are invited to a Zoom webinar.
; 30:PM Eastern Time {US and Canada)

Tolm: : Spec:ml ‘Meeting

Please click the link below to join the webinar;
htips: fusGiweb.zoom.us/B377 4714835 pwi=aWxORINpVmaScz/ FWHNn MU 4OXIuQ T
Passcode: 081715
Or One tap mpobile ©

Canada: +15873281009, 837797148355, *081715# or
+16473744685,,837TT9714E35%,,,,081715#
Or Telephone:

Dial(for higher quality, dial a number based on your current location):

 Canada: +1 778 907 2071 _or +1 T80 666 0144 or +1 204 272 7920 or +1 438 809 7798
ebi ﬂ:’i‘f" 97'! 4335
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Townahin of Morth Stormont
Zoning Amendment Public Meeting Minuwtes — May 10, 2022

Infernational numbers available: htips:/fusOfweb.zoom. usfukewYglyEZz

2.

adopt

RES.712.2022

4,

RES-713-2022

RES-114-2022

RES-115-2022

ADOPTION QF AGEMNDA {amendments addition or deletions)

Moved By Depuly Mayor Landry, Seconded by Councifior Densham
Be if resoived that the agenda be approved as presented.
CARRIED

DiSCLOSURE OF PECUNIARY INTEREST

PRESEMTATIONS

Moved by Dapufy Mayor Landry, Seconded by Councifior Vileneuwve

Be it resolved that Council receives and approves ihe Planning Report for the
Official Pian Amendment and Zoning By-Law Amendment for Minljet and has
N0 objections fo and recommends approval fo the United Counties of SD&G of
the Official Plan Amendment.

CARRIED

Moved by Deputy Mayor Landry, Seconded by Counciflor Villanewve

Be it resolved that Council receives the Planning Report as submilted by ihe
Counly Planner for @ zoning by-law amendment as submitfed by MagDonell
and approves the recommendalions contained therein.

CARRIED

Moved by Councillor Densham, Seconded by Councilior Villenauve

Be it resolved that Council receives the Planning Report as submitied by the
Counly Planner for ihe zoning bi-law amendmeant appiication submitted by
Dwels and approves ihe recommendations contained therein.

CARRIED

PUBLIC QUESTIONS/ICOMMENTS

Official Plan Amendment and Zoning By-Law Amendment- Minijet

- No Agency of public comments received

Q- Mayor Wert asked if the entrance on County Read 12 is being retained for
truck traffic. A- Owner Jamie Greanfield replied that trucks will use this for
backing in safely, but egress will mainly be ofi the Tovmship Road.
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Towrnehin of North Stormont
Zoring Amandment Public Weeting Minwtes — May 10, 2022

G- Councillor Villeneuve asked if the owner would be able to build 8 man-made
lake on the expanded property. A- County Planner Morin responded fhat this is
not regulated with zoning. A- Owner Jamie Greenfigld stated that he has no
intent of building 2 man-made lake because the boat launch is 5 minutes away.
Q- Deputy-Mayor Landey commentad that he has received complaints from
residents near the boat launch of excessive noise and asked if they could
consider launching further away from the residential area. A- Cwner Jamie
Greenfield siated that he has been working with the South Nation Conservation
io have a boat launch in another location.

3 Councilior Densham asked if this zoning would permit other uses like
automotive repair shop. A- County Planner Morin replied that the intent here is
fo create & specific zone that would limit that type of activity. Once the zoning
and severance arg approved, the next step is a site plan agreement.

- Councillor Villeneuve asked if the farm equipmenit repair makes up a large
porttion of the busingss. A- Owner Jamie Greenfield rasponded that they do
not do a Jot of farm equipment repair, they tend to do small jobs if they have
extra time oniy.

Zoning By-Law Amendment- Jerome MagDopgll: MonKland

- No agency comments raceived

- One public commeni received against the proposal

- Formal petifion received with 33 signatures against the proposal

- One public submission in support of the proposal

- Deputy-Mayor Landry asked i public auctions would be held on the site and
if there would be outside storage. People has expressed concerns about
creating a properiy standard issus. A- Owner Jerome iagDonsll stated that
they decided to go for a special exception institutional zone rather than
commercial in order that it be less impactiul on the community. The present
preposed zoning would not pemmit auctions. He wished to assure Council and
the public that they intend only to use the prepery as specificaliy zoned.

- Councillor Densham siated that refusing this amendment would only resul
in 8n appeal from the applicants. He stated that in his opinion the applicant is
working in good faith. A- County Planner Morin stated that there will be a sile
plan agreement, no open storage, scresning of a 3 meter planting strip creating
a visuzl barrier for the back area of siorage.

Q- Councilior Villeneuve asked if there would be siorage units outside, A-
Owner Jerome MagDanell stated that the old church will have 12 unils inside
and are not propoesing any units outside.

Q- Councillor Villeneuve and Jane DeGray expressed concern about vehicular
{raffic creating issues, will there be a |ot of coming an going? A- Cwner
Jerome jiacDonall stated that there are presently two exits from the propery
onto County Road 43 and they intend to continue to use them.

Q- Councillor Villeneuve asked about exiarior lighling, how will it be conirolled?
A- Qwner Jerome Macdonell stated that they changed the outdoor lighiing o
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Towmahin of Nork Sformont
Zorving Amendment Pulic Meeting Minutes — May 10, 2022

conform with today's standards. Coundy Planner Morin stated thai there are
specifications requiring that lights have shades and point downwards.
Comment- Christine Gray, resideni of Monkiand, stated that they live next door
and that they do not see any difference in traffic so far, that the two exits are
perfect for ingress and egress. We support this endeavour.

- Counciflor Densham asked how a use can change after this is approved.
A- County Planner Morin siated thai the QP designates rural setflement areas

-------------

industrial while maintaining compatibiliiy with the neighbouring lands. Mayer
Woert stated that it is essential that we have this Official Plan guidance fo
maintain consistancy and treat all equally.

Zoning By-Law Amendment- Dwejs- Finch

- No agency comments received
- One public comment received- no opposition to residential use

sales. A- County Planner Morin stated that this will require a dealer's license
from MTO and this will require proof that il zoning requirements are met and
that a site plan agreement is in place.

adjourn
RES-118-2022 Moved by Councilior Villeheuve, Seconded by Councillor Densham
Be if resolved that this public meefing adiourn af 7:55 p.m.
CARRIED

CAQ Mayor
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Appendix C: Planning Rationale

Z@NDEeRPLON

Your rural lond plonning experts
March 4, 2022

United Counties of 5DG Township of North Stormaont
26 Pitt Street, Suite 223 18 Union Street, PO Box 99
Cornwall, (M Banwick, ON

K. 3P2 KOG 1GD

RE: Official Plan Amendment, Zoning By-law Amendment, and Consent
Application
Part of Lot 14, Concession 8, Geographic Township of Finch
Parte 1-5 of Plan 52R-6878 and Parts 1-3 of Plan 52R-7877
Township of North Stormont
Applicants: 1) Jamie and Mirfam Greenficld and 2) Huybregts Farms Lid.

ZanderPlan Inc. has been retalned by the applicans k assist with applications far Olckal
Ptan amendment, Zoning By-law amendment, and consent for 4 2.2 ha parcel of fand just
north of Berwick, The subject lands are situated on Part of Lot 14, Concession 6, in the
Geographic Township of Finch, which is now in the Township of North Stormont. The
subject lands are compiised of lwo properties, which are owned separately by the
applicants. One of the praperties has & municipal address of 2317 County Poad 12, while
tha other profierty doea not have a municlpat address. The propety at 2317 County Road
12 is currently baing ussd for mamufaciuring and storing boats, boat parts, bosat traiters,
and related accessories. This use is nat permitted under the Agriculiural Resource Lands
designation and Agriculture zoning which are currently applied to the subject lands.

The cwners of the property located at 2317 County Road 12 are seeking 1o conatruet a
new warkshiop on the property to expand the existing manufacturing business. A consant
is also baing sought to Incraase the size of the preperty through & ot addition with the
sbutting land to the north and east. This consent would accommodate further expansion
of the business at a taler date in the future. To allow the continuation and expansion of
the existing business on the subject tands, the applicants are sesking a site-specific
Official Plan Amendment (OPA) to permit the light indestrial use as a special exception
vithin the Agricuiflurat Resource Lands designation. Additionally, the applicants are
seeking & site-speclfic Zoning By-law Ameandment (ZBLA) to permlt the light Industrial use
&3 & special exception within the Agriculiure zone. This report outlines how the proposed
developmient, lot expansion, DPA, and 2BLA are consistent withy the 2020 Provincial
Policy Stetement and conform to the United Counties of Stormont, Dundas and Glengarry
Official Pian and the Tovenship of North Stormont Zoning By-law Na. 08-2014.

P.O Box 20145 Perth, Ontaric K7H 3M8 ph. 613-264.8800 fax: 613-264-8600 www zaaderplan comy

Payg 1
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Your rural land planning expels
Subject L.ands

The subject lands are situated on Part of Lot 14, Concession 6, in the Geographic
Township of Finch, which 1s now in the Townghip of Morth Stormont. Located just north
of Berwick, the subject lands are in an area with private services that is characterized by
rural and agricuftural activity. The site directy fronts the east side of County Road 12 and
sbuts Concession 6-7 Road to the narth, The site is surrounded by agricultural uses to
the north and east and a mixture of agriculiural and rasidential uses to the south and
wesk In the immediate vicinity, there is one two-slorey single-detached dwelling with a
detached garage to the west. To the south, there is one other two-storey single-detached
dwelling with a detached garage and two agricultural storage structures.

! ﬂwner{s}:"i-myb:egtﬁ Farss
Ltd.

Municipal Address: Nona

Logal Descripiion: Lot 14,
Concession &, Parts 1-3 of
Flan 52R-T87F

Owner(s): Jamie and Mirlam |
Graenficld

Municipat Address; 2317
County Road 12, Berwick, ON

Legal Description; Lot 14,
Concession 8, Parts 1-5 of
Flan 52R-G378

N TN

Fiu . Aeral photo of the subjec! [ands, with the approximate boundary of the subject
fandds showe in red and individual property boundarfes shown in yellow (Sowrce: Aghaps).

The subject lands are composed of two separate propertiss. Jamie and Mitiam Greenfield
gunently cwn the property with a municipal address 2317 County Road 12 which iz
tocated on Parts 1-5 of Plan 52R-8878. This propery has an area of approximately 0.6
ha. it s designated as Agriculiural Resource Lands under the United Countles of SDG
Official Plan and is zoned Agriculture (AG] under 1he Township of Narth Stormont Zoning
By-law. The: vacant land to the north of the applicant's property s located on Parts 1-3 of

R Q. Box 20148 Perlh, Ontzria KYH 386 ph, 613.264-9800 fax; §13-204-3609 wusy zanderplan com

Page 2
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Z@NDEeRPLON

Your rural land plonning experts

Plan 52R-7877 and is part of & much larger agricultural proparty owned by Huybragls
Farms Lid. The portion of this propery which is relevant to this application is
approximately 1.66 ha in size. This land Is dasignated as Agricultural Resource Lands
under the United Counties of SDG Officia) Plan and is zoned Agriculture-20 (AG-20)
under the Township of North Stormont Zonlng By-faw. An agresment has been reached
between the proparty owners to transfer ownership of the 1.58 ha parcel of land from
Huybragts Farms o Jamis and Wirdam Greenfigld.

The property lovated¢ at 2317 Counly Road 12 (shown below) contains a two-storey
single-detached dwelling that is privately setviced by & well and septic gystem on the site,
To the rear of the dwelting is a shed, a larger workshop, and a parking lct behind the
workshap, A hydro line easement runs betweean the dwelling and shed. The shed is a
1,000 € structure with no servicing. The existing workshop is a 2.240 #2 ona-storey
structure with a garage door. It is serviced by the same well and septic system as the
dwelling. The yard surrounding the buildings is well maintained with rees and shrubbery.

Figuire 2, Asriad photo of the properfy
- located at 23Y7 Counly Ruoad 12
(Source: AgMaps).

The properly al 2317 County Road 12 is currently being used 1o opserate the busingss
known as "Minjet Ing”, which manufactures "mini jet" boats, boat parts, boat trailers, and
reiated accessordes. The business is akin to a light industrial use and involves a varisty
of tasks including cutting, grinding, sanding, welding, bending, craling, wrapping, sewing,
assembling, wreaching, storing, and shipping. The main activitles performed on the site
include: {a} assembly and welding of boat hulis and other related parts, (b} engine
installation and mechanical rigging, (¢} vinyl wrapping, carpeting, and inkerior fitout, {d)

]
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CAD design and product development, (e} sale and display of boats and other products,
(e} online sales and mall arder of parts and kits, and (f) storage of inventary, supplies,
and materals for fulure projects. When Hme permils, the business also asslsts the
community by repairing equipment for local agricultural operations and restaurants.

The existing workshop is used for welding and assembly, in addition to office tasks and
daily operations. The shed is used for storage and loader parking. The rear yard is uzed
for the open storage of incomplete boats and trailers. In terms of shipping frequancy and
the types of vehiclas used, the business receives metal/parts deliveries approximately 1-
2 times per week by truck o trailer (30-53 R long). There also smaller UPS/Purslator
vehicles which visit daily. The business operates from 7 am to 3 pm Monday Lhrough
Friday and currently has 7 full-time employees that work on the property, in addition to 2
part-time arnployees that work off site. This fight indusirial use is currently not permitted
under Agricultural Resource Lands designation and Agriculiure zone, Therafara, an
Dfficial Plan Amendment (OPA) and Zaning By-law Amendment (ZBLA} are required.

Development and Lot Expansion Proposal

To expand the current manufaeturing operations al 2317 County Road 12, Jamile and
Miriam Greenfield are proposing to develop a new 4,800 fi2 workshop to the east of the
axisting workshap. This workshop will be constructsd on the existing parking lot and will
be within the current propenty boundaries. The new workshop will allow activities that are
currently outsaurced to be carried out on the property, which will initially create 1-2 new
employment opporiunities for the local community, A consent is also being sought fo
increase the size of the property located at 2317 County Road 12 from 0.8 ha t0 2.18 ha
through a lot addition. This consent would ascommodale further expansion of the
business to the nerth al a later date in the future. The expansion would include a new
driveway sxlending from the existing developed area to Concession B-7 Road, which
would provide additional parking and improve arcess lo the subject lands. The new
drivesvay watld also improve the ability for larger frucks to anter and exit the site. Ta allow
the eontinuation and expansion of the existing business on the subject lands, the
applicants are seeking a sits-specific Official Plan Amendment (OFA) Lo permit the light
industrial use as a special exception within the Agricullural Resource Lands designation.
This spacial exception can be implemented by designating the subject lands as a Special
Land Use Cistrict that permits the existing light industrial use, Additionally, the applicants
are seeking a site-specific Zoning By-taw Amendmen! (ZBLA) to parmit the light industrial
use as a special exceplion within the Agriculture zone. The applicants will submit an
application for Site Plan Control onee the OPA and ZBLA have been pracessed and
approved.
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Land Use Considerations and Impacts

tn the Township of Morth Stormont, there is a limited supply of lands with the Employment
Bistrict chissignation where a light industrial use would be paritted. Therefore, it would
be bensfielal to parmit the continuation and expansion of the existing light industrial use
on the subjsct lands ta support tis type of use within the community. The authorization
of this use on the subject lands would support local employment and economic growth
while also helping to diverslfy the rural ecanemy given the unique naiure of the business.
It would also help to create a more refined mix of land uses within the area, which makes
businesses more accessible to residents and supports more sustainable transportation
patterns. A greater mix of land uses also helps o form a more healthy, integratad, and
viatde rural area.
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The context of the site is such that there are no zensiiive land uses on abutting propertiss
that would be adversaly impacted by this propoaal. The cortinuation and expansion of
the existing business on the subject lands will not negatively impact or hinder the
surrounding agricuitural operations since the small-scale manufactuting activity will be
contained within the existing and proposed workshops, While the activities within the
existing workshop may cregte noise, there have been no issues with nearby residents,
who it is understood are suppoitive of this proposal, The naw workshop that is proposed
will have & low profiie and large sethack, which minimizes the impact of the development
on the surcunding uses and compliments the rural and agriculiural character of the area,
Furthermore, this proposal will retain the Agricultural Resource Lands designation and
Agriculiure zone on the subject lands through the use of special exceptions, which
consenves the long-term awvailahility of the land for agriculiural wses. Creating an
exception that is spectiic to the proposed light industrial use of the subject lands will also
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help protect the land from uses that are not compatible with the rural and agricuftural
character of the area.

Provinelial Policy Statement (2020}

The Provincial Policy Statement (PPS} 2020 provides policy direction en mattars of
Provincial interest related to land use planning and development. The PPS is issued
under the authority of Section 3 of the Planning Acf and approval authorities are required
to ensure thal decisions on planaing matters are consistent with the policies. Policies
within the PPS that are relevant Lo this application are discussed below.

The proposed development ls consistent with Section 1.0 Bullding Strong Haalthy
Communities, as it represents intensification of development, thereby efficiantly using
land and the existing infrastructure network. it will contribute to the local econamy through
associated jobs and support a greater mix of land uses. The use will also be appropriately
setback from abuiting land uses to avoid any public health or safety concerns. As per
section 1.1.1, the proposed development promotes sfficient land use palterns and avolds
preventing the efficient expansion of settlemeant areas by utilizing a previously developed
site with an existing small-scale manufacturing operation (sections 1.1.1.2 and 1.1.1.d},
The proposal also avoids development and land use patterns which may cause health
and safety concerns as the Eght industrial usage will be contained within the existing and
proposed workshops (section 1.1.1.¢). Furthermare, the proposed development promotes
integrated land use planning with respect to ransporation and infrastructure by oceurring
on a pre-develuped site with the required transportation network, private on-site servicing,
and electrical infrastructure in place (sections 1.1.1.e and 1.1.1.g). The continuation and
expansion of a business that sees the manufacturing of boats and related products on an
existing Iot of record just north of Berwick will support local employment in this sector and
add to the limited employment lands in the Township of North Stormant,

Section 1.1.4 speaks 1o Rural Aress in Municipalities. As per section 1,1.4.1, the propoaal
will support: a healthy, integrated and viahle rural area by leveraging current rural assels
and promoting regeneration through the continued use of the existing workshop on the
sita in addition o adding a new workshop io expand the manufacturing business on an
existing lot of resord (section 1.1.4.1.b). The proposal leverages the existing land assets
and builds upon the rural character of the area through the strategic development of the
gite and by permitting the operation of a business that produces products that can
enhance rural lifestyles (section 1,1.4.1.a), The continuation and expansion of the existing
business promotes the diversification of local employment opportuniies and the
aconomic base (section 1.1.4.1f], The proposal wil also ulize tha existing rural
infrastructu re as the subject lands have direct accese o County Road 12 and the aleckical
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infrastructure that runs along it (section 1.1.4.1.}. Additionally, section 1.1.4 4 states that
growth and developmant may bae dirscted to rural lands in accordance with the policies
outlined in seclion 1.1.5, which will be discusesd next,

Section 1.9.5 speaks to Rural Lands in Maticipalities. As per section 1.1.5.2.9, permitted
uses on rural lands include “other rural land uses”. The manufacturing and storage of
boats, boat partz, beat trailers, and accessories can be consigdered an “other rural fand
use” and would therefore be permitted on rural lands, Saction 1.1.5.3 netes “economic
opportunities should be promoted™. The continuation and expansion of the boat
manufacturing business on the subject lands is an economic pporurity that should be
suppuorted because of the benefits it will bring to the communily, including a mora
diversified rural econgmy, mix of land uses and future employment opportunitiss. Saction
1.1.54 notes “development that s compatible with the rural landscape and can be
sustainad by rural service levels should be promoted”. The large setback and low buildirg
profile of the proposed workshap make it compatible wilh the rurst landscape and no new
servicing is reguired at this time. The proposed development is approptiate to the
infrastructure that is currently available, as County Road 12 provides suitable access {o
the subject lznds {(section 1.1.5.5). Section 1.1.5.7 states that *opportunities to support a
diversified rural economy should be promoted by protecting agricultural and other
resource-ralated uses and directing non-related developmeni to areas where it will
mirimize constraints on these uees”. The proposal will diversify the rural economy by
continuirg and expanding the operation of a wigue manufacturing business. Additionally,
sgricultural land and other resource-related uses will be protected by maintaining the
Agricultural Resource Lands dasignation and Agricliture zoning through the use of
special exceptions that specifically permit the proposed use on the subject lands whila
continuing o restrict inappropriate uges,

Bection 1.2.6 speaks o Land Use Compatibilily, noting that “major facilities and sensitive
tand uses shall ba planned and develaped o avoid, or if avoidance is not possible,
minimize and mitigate any polantial adverse effects” The light industrial use on the
subject lands is at a relalively small scale and the existing warkshop doss not cause
adverse effects from odour, neise, or ather contaminants, Futthermiore, there are no
sensitive land uses on surrounding properties that directly abut the existing or proposed
workshops. The only two residential dwellings in the immediste vicinily of the subject
tands are situated on the opposite side of County Read 12, providing an appropriate
amount of 2eparation in combination with fhe regquired sethacks, While the activities within
the existing workshop create neise, there have been no issuas with nearby residents,
who are suppartive of this proposal. Given the context of the site, the creation of a new
workshop an e subject lands is not expected (o generate any potenitial adverse effects
or public haalth riaks. The proposed developmant will ensure compatibility with nearby
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uses by ensuring building envelopes are consistent with all of the reguired zoning
provisians. Any polential adverse effects will be miligated by the confinement of the
manufacturing activity within the existing and proposed workshops. Lastly, the expansian
of the business will help 1o ensure the long-term operational and economic viability of the
light industrial uss, as per section 1,.2.6.1,

Section 1.3 speaks to Employment, noting that "planning authorities shall promote
ecohomic development and competitiveness”. Permitting the continuation and expansion
of the light industrial use on the subject lands will help provide a mix of employment o
meel long-lerm nesds (zection 1.3.1.9). Seclion 1.3.1.b notes the mporance of
‘providing opportunitiss for a diversified economic base, including maintaining a range
and choice of suitable sites for employment uses which suppert awide range of economic
activities and anciliary uses, and take into account the needs of exisfing and future
businesses”. This praposal will support employment on a suitable site, which will enhanee
economic activity in the area and help to diversify the communily's economic base, The
subject lands are a stratagic site givan ite sultability for the contineation and expansion of
the light industrial use in addition te the limited supply of employment lands within the
Township of North Storment (section 1.3.1,0). Finally, the subject lands have direct
access 1o County Road 12 and have all necessary electrical infrastructure in place to
support its cument angd projected needs {section 1.3.1.8).

Section 1.6.6 speaks to Sewage, Water, ard Stormwater, noting that individual wells and
seplic systems are paimilted where no municipat services are aveilable (section 1.6.8.4),
The single-detached dwelling and exizsting workshop on the subject tands are currgnily
seviced by a private well and septie system, Although no additional sarvices are planned
at this time, there is sufficient room on the site to accommodate additional services in the
future if regguirad. Stormwater management on the subject fands is appropriately meanaged
by the large amount of vegetated and pervious surfase area.

Bection 1.8.7 speaks to Transportation Systemsz, noting efficient use should be made of
exigting infrastructure (section 1.6.7.2), The subject fands have the required
transporation infrastructure in place with direct access to County Road 12, which can
facilitate the movement of pecple and goods (section 1.6.7.1). Permitting the light
indusirial use on the subject lands will supporl & mix of land Uses, which will halp fo
minimize the [ength and number of vehiclz irips in the long ferm, 25 per section 1.6.7.4.

Bection 1.7.1 speaks to Long-ferm Economic Prosperity. The proposed light industrial
use on le subject lands will promote opportunitiss for economic development {saetion
1.7.1.8} through the creatioh of emplayment opportunities and optimizes the long-term
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availability of land, resources, and infrastructurs {sectisn 1.7.1.¢} by taking advantags of
a developed site with an existing workshop and the necessary infrastruclure in place.

Section 2.1 speaks to Natural Hetitage and states that "natural features and areas shall
be protected for the long term” (2ection 2.1.1}. There are no natural heritage features ar
areas on the subject lands. While there is a watercourss to the east of the subject lands,
corsyltation with the Seuth Nation Conservation Authority indicated there is not expected
to be any negative impacts on this fealure resulling from the continuation and expansion
of the existing business.

Section 2.2 speaks to Waler, As per secfion 2.2.11 the necessary storrmwvater
managemsnt practices will be wsed to minimize volumes and contaminant loads.
Btarmweater managemsnd is ourrently provided by vegetated and pervious surfaces on the
subject lands, Detalled stormwater management destgn will ba addrassed sl the Site Plan
Control stage.

Section 2.3 speaks to Agriculture and states that "prime agriculfural areas shalf be
protacted for long-term use for agricullure” {section 2.3.1). Azcording to the PPS, “orime
agricuitural areas are areas where prime agricultural lands predominate”. The subject
lands can be considered to be within a prime agricultural aea, Bs the subject tands
contain Canada Lands Invenloey Class 3 s0il and the surrounding properties contain
Class Z or 3 soil. Of the various types of prime agricufiural lang, Canada Lands Inventory
Class 3 sail iz provided the lowest priority for protection. This propesal will not inhibit the
long-term wse of the prime agricwitural area, as the subject lands are not currently being
used for agriculture, The conliniation and expanaion of the existing business on the
subject lands will not negatively impact or hindar the surroundlng agricultural operations
since the small-scale manufachiaing activity will be contained within the existing and
proposed workshop. Additionally, the majority of the land in the surrounding arsa will
cantinue o be used for agricultural operations, maintaining the overall productivity of the
prirme agriculfural area. In the past, the business on the subject lands has supported jocal
agricuilural operations by repairing eguipment for farmers. By permitting the light
industrisl use on the subject lands as a special exceplion within the Agricuitural Resouree
Lands designation and Agricultural zone, the underlying Eand use dasignation and zoning
of the subject lands will be maintained, which will congerve the lengterm availability of
the subject lands for agriculiural usas (section 2,3.1). No new lots will be created as part
of this proposal, in accordance with section 2.3.4.1,

Section 2.3.5 speaks lo Mon-Agricultural Uzes in Prime Agriculiural Areas and states that
limited non-residential uses may be perrmitiad in grime agricatiural areas if certain criteria
are met (saction 2.3.6.1.b). The subject lands do not comprise a speciaiiy crap area, as

.05, Box 20148 Perth, Ontario KTH 368 ph. §43.264-9600 fax: 613-264-9500 wyw Zanderplan com
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per saction 2.3.6.1.b.1. Additionally, the proposed use complies with the minimum
distance separalion formulae as there are na nearby livestock facilities, as per section
2.36.1b.2. Alse, there is an identified need for additional land to accommodate the
proposed use given the limited supply of smployment land in the Township of North
Stormont, as per 2.3.6.1.b.3. Lastly, sinee the majotity of the land in the Township of
North Storrmont can be considerad 1o be within prime agricuffural areas and the subject
lands contain the lowest priodty soil (Class 3) for prime agricullurel lands, it can be sald
that thera are no reasonable alternative locations for the proposed use which avoid prime
agriculfural areas or have lower priority soil (section 2.3.6.1.b.4),

Saction 2.4 speaks to Minorals and Petroleurn and states that "minerals and pefroleum
resources shall be protected for long-denm use” (section 2.4.1), There are na known
minerals or petroleum resources an or near the sublect lands.

Section 2.5 speaks to Mineral Aggregate Resources and states that "mineral aggregsaite
resources shall be protected for long-term wsa” (section 2.5.1). There are no known
mineral aggregale resources oh o near the subject lands.

Section 2.6 speaks to Cultural Heritage and Archaeoclogy and states that “significant buit
heritage resources and significant cultural hertage landscapes shall be conserved”
{section 2.6.1). Thete are no known significant built hetitage resotrcas or significant
ewthirs! herifege landscapes on or near the subject Jands.

Section 3.0 speaks o Protecting Publlc Health and Safety. The suliject lands do not
contain any Natural Hazards (ssction 3.1} or Human-Made Hazards {section 3.2) which
wollld constrain develapment on the site,

Querall, the proposal is consistent with the policies in the 2020 Provincial Policy
Statement.

United Counties of Stormont, Dundas and Glengarry Official Plan

The subject lands are designzied as Agricultural Resource Lands under the United
Countles of Stormont, Dundas and Glengarry Qfficial Plan, as shown in Figure 4.

PO, Box 20148 PE-'R}T: Un[ﬁﬂﬂ KYH 305 g, &13-284-0600 fax: 613-264-98609 wiaw, za nderplan. com

Page 10



Schedule A to By-law 5354
SDG Official Plan Amendment No.10

ZEANDEeRFLAN

Your rural fond plonning experts
Bountiaiias jLond Lao Boslgnatian)
G Uvsan Balthnen Aea

T A Bariemon) frea

V77 Lesan Senecy Limi

Soxtlernor Artas |Lend e Desigralion)

e Foraschariet Distrer U Weplk Bauk)
Concession W L
6-7 Rd ... Tommmeelogs {7} canbvagi tivd Dabka
CZ) owomntod 0 LS
o) Okt OF Text]

Matural Hastlope Fealurgs & Arons [Land U Deslgnation)
b Papineialy Sirdicon] Wetod (PS5l

Roaguirse Landa [Land Ut Dastgnation)

(] macuties Rosovme Lones

[ estumchive Rerowrce Lands Gtnersb gz tegab Rrsi)
T Covpcive Mansnrso Lt kerimd P1 B Cudirys

Figure 4, Land use designation of the subject lands and surounding area, with the
approximate boundary of the subject lands added in red (Sowee: United Counlies of
Stormont, Dundas and Glengarry Official Plar - Schedule A3).

Section 3 speaks to Community Growth and Settlernent. The proposal seeks lo increase
the supply of employment lands to help mest projected growth and development
demands (section 3.1.9). Permitting the light industrial use on the subjact lands will
accommodate the existing use and furker development (section 3.1.3}. The small-scale
manufacturing oparation doss not pose any Heks to public health or safety given that the
use will be confined within the existing and proposed workshops while mesting all the
raquired sethacks (section 3.1.3). Permitting the light industial use also increases the
mix of land uses in the area, which supports conveniance and helps mast the needs of
the present and future popufation {secfions 3.1.3 and 3.1.6). The subjgct lands are
adeguately servicad by a well ard sephie syster, antd no new services are being proposead
ai this ime {section 3.1.7). However, the subject lands ara large enough to accommodate
naw private services in the fiure if neaded. The existing and proposed workshops are
primarily summounded by agricultural land, which helps to aveid any land use conflicts
{section 3.1.8). There are nol expecied to be any negative impacts on natural heritage
features or areas resulting frorm the propased development (section 3.1.8).

Soction 5.3 speaks o Agriculivral Resource Lands. Gensrally, the permitted uses on
Agricultural Resource Lands include agricultural uses, agricufiure-related uses and on-
farm diversified wses (seclion 5.2.2]. Existing dwellings, such as the single-detached
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dwelling located at 2317 Counly Road 12, are also a permitied use (section 5.2.2). Uses
that conflick with normal agricuitural operations are a prohibited use on Agriculural
Resource Lands (section 5.2,2). The light industrial use cumvently existing on the subject
lands is a non-agiloultural use and is not permitted. However, section 5.3.2 states that
existing lots of record on prime agricuttural lands may be used for non-agricultural uses
provided there are no reasonable alternate locations which avoid prime agricultural areas
and where the requirements of the Provincial Policy Statemant, section 2,3.6.1, are meal,

Given that much of the land In the Township of North Stormont is designated as
Agriculiural Resource Lands, it Is difficult to avold prime agricuiural areas. Furthermore,
it can be said that there are no reazonable alfernate locations since there is a limited
supply of employment lands in the Township of North Storment and the light industrial
use already exists on the subject lands. The requirsments in section 2.36.1 of the
Provincial Policy Slatement are met by this proposal, as previously described. Section
0.3.2 also slates that “exlsting non-agricultural uses, buildings or structures may be
expanded provided they will be compatible with farm operations. If proposals are made
for a non-agrieultirsl use, an Oficial Plan Amendment would be required to permit the
uze. The lands would remain in an Agriculture designation however site-specific
provisions would permit the specific use identified in the proposal. Should approval be
ablsined it would only permit the use specified in the propesal and is not intended to
astablish a 'general approval’ for a series of uses”, This proposalis seeking & sile-specific
prowision to pemmit the continuation and expansion of the light industrial use an the subjest
lands, as discussed in the following paragraph.

Section 9 speaks to Special Land Use Districts, which are “are generally site speoific to
one lot or peoparly holding and permit wses not contained in the applicable policies and
list of permitied uses for the underlying designation”. Within section 9.2, there are many
examples of Special Land Use Distriots applied to lands designated as Agricultural
Resource Lands lo permit non-agricultural uses, This proposal is seeking to apply a
Special Land Use Distriet on tha subject lands to permit the manufacturing and storage
of boats, boat parts, boat trailers, and related socessories. This special exception would
allow the owners of the property located at 2317 Gounty Road 12 1o continue operating
and expandd the small-scale manufactwring business,

With exception in the proposed amendment, the proposal conforms to the United
Counties of Stormont, Dundas and Glengarry Official Plan,
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Township of North Stormont Zoning By-law #08-2014

The subject lands are zoned Agriculiure (AG) and Agriculture-20 {AG-20} under the
Township of North Stormont Zoning By-law #08-2014, as shown In Figure 5§ below,
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Figura 5. Zoring of the subject lands and surrounding area, with the properly locafed at
2317 Counly Road 12 marked with & star (Source: Nodh Stormont Zoning By-law #08-
2014 - Schedule 7).

Section 2.128.1 defines Class | Induskry - Light Industrial Uses:

"CLASS L INDUSTRY - LIGHT INDUSTRIAL USES means a place of business for
B small scale, self contained plant or building whish produces, manufactures,
assembles or stores a product which is contained In 2 package and has a low
probability of fugltive emissions e.g. noise, odour, dust and vibration. Such
industries operate in the daytime anly with infrequent movement of products and
for heavy trucks and no outside slorage. Examples include: electronics
manufacturing and repair, high technology indusirties, fumiture repalr and
refinishing, beverage botiing, package and crafting services, small scale
assembly, aulo parts sLpply.”

The small-soats manufacturing and storage of boats, boat parts, boal trailers, and relateg
accessories can be considerad as a light industrial use since I oseurs in a small-scale,
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self-contained workshop and has a low probability of fuitive emissions. |t operales in the
daytime only with infrequent movement of products andior heavy trucks (typically 1-2
times per week). However, the products are not contained in & package and may be
stored outeids.

Section 3.2 speaks fo Cumulative Standards. Since the ot at 2317 County Road 12 wilk
accommodzate a residential and light industrial use, the requirements with reapect to lot
aren and parking spaces shall be the sum of the requirements of the separate uses.

Section 3.14 speaks to Access to a Public Raad. The iot at 2317 County Road 12 which
will be further developed as part of this progosal abuts a public road {County Road 12).

Section 3.22 speaks lo Minimum Distance Separation (MDS) Requirements. This
proposal Is not adding any sensitive uses to the subject kends and there are no sxisting
bvestock faciiitles in the area surroltiding the proposed development,

Section 3.28 speaks to Open Storage and Outdoor Display. Any fencing, screening, or
ather visual banier that is required for open storage on the subject lands will be detailed
al the Site Plan Control stage to ensure the policies in section 3,28.1 are fully satlsfied.
Some products of the business are displayed outdeors on the front lawn. The outdoor
display area is in accordance with all of the policies in section 3,28.2 and is thus permitied.

Section 3.34 spasks to Special Sethacks and states the minimum separation distance
for a Class | Industry shall be 20 m to 2 sensitive tand use. The proposed workshop will
be separated a distance greater than 20 m from the existing dweling on the subject lands,
in accardancs with this requirement.

Baction 4 spesks to Parking and Loading Requirements. A single-detached dwalling
requires 2 spaces per dwelling unit and industrial require 1 space for gach 5 m2 {1032 6
fi) of gross fioor area plus 1 space for each 3 employeas per shift. The sum of these two
off-street parking requirements for separate uses will be provided, as per saotion 4.2.2.
Each parking space provided on he subject lands will mest the minimum size
requirements set out in section 4.2.3. The existing driveway from Counly Road 12 and
the proposed dhiveway from Concession §-7 Road will mest the requirements set out in
section 4.2.4, with the distance between the driveways and nearest intersection being
greater than 7 m (section 4.2.12). No more than 50% of the |ot frondage along the subject
lands will be used as a drivewsay or parking space, as per section 4,2.8. Detailed parking
design will be provided at the Sie Plan Control stage following the approval of this
application.

no fa:c G13- 2ﬁ4 Qﬁwawwzande[glan com
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Section 11 speaks to the Agricuitural Zone and siates that a single-detached dwelling is
a permittad use in this zone {section 11.1.1). However, a workshop for manufacturing is
not a permitted use. This proposal 5 seeking a special exoeption to pemmit the

the subject lands, This exception could be added to Schedule 11 - Zone Exceplions. All
zone requirements set out in section 11.1.2.d will be met for the propozed developmant
aof a new workshop on the property located at 2317 County Road 12. All aspaects of the
proposed develogment, including the building hefght, building coverage, and setbacks will
be detailed at the Site Plan Contesl stage following the approval of this application.

Schedula 11 - Zone Exceptions "sets ot the list of spaclal exceptions to the zoning by-
law, their lecations and the special provisions for permitied wses, zone requlrements or
any other reguirements covered by the zoning bylaw". On lands zonad Agriculture-20
(AG-20), residential uses are prohibited. This propoeal is not seeking to add any
residential uses to the subject lands, in accordance with this provision.

With gxception to the proposad amandment, the proposat conforms to the Township of
North Storment Zoning By-law #08-2014.

Summary

The applicants are seeking 10 expand the size of the property located at 2317 County
Road 12 through a lot addition from abulling lands to the north and east. The owners of
the property located at 2317 County Road 12 are proposing to devalop a new workshop
to accommodate the expanzion of the existing busziness, which involves the
manufacturing and storage of boats, boat paris, boat trailors, and refated accessorias, A
new driveway is also proposed to provids access from Concession 6-7 Road. An
amendmeant to the County’s Official Plan is required via a Spadial Land Use District 1o
parmit the light industrial use on the subjecl lands and allow the existing business lo
continue apetating antd éxpand in the future. An amendment to the Township of Narth
Stormont's Zoning By-law is also raquired to add a special exception that permits the light
industrial use on the subject lands.

Upon appraval of this applicaticn, the applicants will be submitting a separate application
for Site Plan Control to the Township of Narth Stormont, which will detail the location of
buildings, areas of activity, parking, landscaping, and any other agpects of the proposed
developmant which need to be considered by the Township to ensure minimal impacts to
adjacent properiies and local infrastecture. This report has demonstrated thal the
proposal is consisten with the 2020 Provincial Policy Statement and conforms lo the
United Counties of Stormont, Dundas and Glengarry Officlal Plan and Township of North
Stormont Zoning By-law #08-2014 {with exception to the proposed armendments).
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Should you have any furfher questions please do not hesitate to contact the undersigned.
Sincerely,

""?_{{c?{,m:f “‘ﬂf&ﬁ{ﬁf’-a

Tracy Zander, M.Pl, MCIP, RPP

B0 Box 20146 Barlh, Gnfaria KrH 3U6 ph, 6132648600 fax; 613-264-9508 yuw zeodeiplan com
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