THE CORPORATION OF THE UNITED COUNTIES

OF STORMONT, DUNDAS AND GLENGARRY

BY-LAW NO. 5404

A BY-LAW to adopt Official Plan Amendment No. 17 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.8.0., 1990 provides for the
adoption of an official plan {or amendment) by a municipal council.

AND WHEREAS Official Plan Amendment No. 17 is a site-specific amendment which
will redesignate approximately 2.7 hectares of land from Residential District to
Commerdial District to permit the development of a commercial building on lands
described as Part of Lot 35, Concession 1, in the former Township of Lancaster, now
the Township of South Glengarry, located at 20532 South Service Road.

Official Plan Amendment No. 17 will also permit a Special Land Use District on the
redesignated area to permit light industrial uses on the property.

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. 17 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 t day of June 2023.

WARDEN

CLERK

By-law 5404
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SCHEDULE “A” TO BY-LAW No. 5404

AMENDMENT NO. 17 TO THE
OFFICIAL PLAN FOR THE

UNITED COUNTIES OF STORMONT.
DUNDAS AND GLENGARRY

Owner: Devanco Canada Inc.

Official Plan Amendment
Special Land Use District

Township of South Glengarry

w the Counties

'SDG

STORMONT - DUNDAS - 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.5.0. 1990, and the giving of notice as set ouf in Subsection 17(23) of the
Planning Act, R.8.0. 1990, have been complied with.

Signed G?(@v——-_._, -

Kimberley Casselman, Clerk
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STATEMENT OF COMPONENTS

PART A - PREAMBLE
Introduces the actual Amendment but does not constitute part of Amendment No. 17 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. 17 to the Official Plan for the
United Counties of Stormont, Dundas and Glengarry.

PART C - THE APPENDICES
Do not form part of Amendment No. 17 but are provided to clarify the intent and to supply
background informaticn related to the Amendment.
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PART A - PREAMBLE

Purpose

The purpose of Amendment No. 17 to the Official Plan for the United Counties of Stormont,
Dundas and Glengarry, being an amendment initiated by an individual pursuant to Section 22 of
the Planning Act, is o redesignate approximately 2.7 hectares of land in the Township of South
Glengarry from the “Residential District” designation to the “Commercial Districf’ designation, in
order to permit the establishment and operation of a commercial building, light-industrial uses will
also be permitted on the site. This special land use district will be reflected on Schedule AGc of the
38DG Official Plan.

Location

The subject property is described as being Part of Lot 35, Concession 1, in the former Township of
Lancaster, now the Township of South Glengarry, located at 20532 South Service Road in the
Residential District. The subject property has an area of approximately 15.78 hectares, with
approximately 164 metres of frontage along South Service Road, and approximately 36 metres of
frontage on Old Montreal Road. The special land use district will apply to the northern portion of
the property only, being the portion of lands situated north of Finney Creek and fronting onto South
Service Road (approximately 2.7 hectares).

Basis

In the Official Plan for the United Counties of Stormont, Dundas and Glengarry, the propetty is
presently designated as “Rasidential District”. This designation permits a full range of low,
medium, and high-density housing as well as neighborhood service uses such as convenience
commercial and institutional. The site is predominately vacant with limited construction disturbance
along South Service Road. The cleared area off of South Service Road is currently used for the
temporary placement and storage of materials (e.g., clean fill}. The balance of the lands are
undeveloped with wooded areas throughout and two watercourses running west-east across the
property. To the south of the property, the lands along Montreal Road have been disturbed by
neighbouring residential development.

The property abuts South Service Road 1o the north, beyond which is the provincial Highway 401
corridor. East of the property is a predominately rural area with limited residential uses. Residential
uses, including waterfront lots are located south of the property. The property west of the site
currently contains agricultural uses, in the form of an open field.

The proposed site-specific land use district would permit the applicant to develop the site with
commercial and mixed light industrial uses. The development proposal includes a mixed light
industrial and commercial building fronting on South Service Road intended to feature retail
space along the frontage of the property with flex commercial and light industrial space at the
rear of the building. As a result of the OPA, a Zoning By-law amendment is required from the
Township of South Glengarry to rezone the northern portion of the property from Rural to a site-
specific General Commercial Zone, in turn this would allow the application to construct a building
for mixed commercial and light industrial uses.



Schedule A to By-law 5404
SDG Official Plan Amendment No.17

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. 17 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 A6c: Lancaster/South Lancaster, is hereby amended by re-designating the

lands shown on Schedule “A” to Amendment No. 17 attached hereto, from “Residential
District” to “Commercial District”,

2. “Table 9.1.5 - Special Land Use Districts, Township of South Glengarry” is hereby
amended by adding the following:

“Notwithstanding the Commercial District policies to the contrary, light industrial uses
shall also be permitted.”
mpl jon

1. The existing policies of the Stormont, Dundas and Glengarry Official Plan respecting the
Commercial District and other general policies are still applicable to the subject lands.

2. The Amendment shall be implemented through an amendment to the Township of South
Glengarry’s Zoning By-law.
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Schedule “A”
OPA 17

Legend OPA 17 . ) A

Rural District . _ 4

[____| Agricuiural Resource Lands

l:l Residentiz! Designation

L
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PART C - THE APPENDICES

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

APPENDIX C: PLANNING RATIONALE



Schedule A to By-law 5404
SDG Official Plan Amendment No.17

Appendix A: Notice of Public Meeting

SOUTH 2./
GLENGARRY

C") - - s

Notice of Applications and Notice of a Public Meeting Concerning a Proposed
Official Plan Amendment and Zoning By-Law Amendment
Township of South Glengarry
SDG File — OPA 17
TOSG File — ZBL.A-03-23

TAKE NOTICE that the Council of the Corporation of the Township of South Glengarry gives public notice
of a receipi of an application for an Official Plan Amendment to consider a proposed Official Plan
Amendment to the United Counties of Stormont, Dundas, and Glengarry Official Plan in accordance with
Subsections 17(15) and 22 of the Planning Act R.S.0. 1990, as amended and receipt of a complete
application for a Zoning By-Law Amendment to consider a proposed zoning amendment to the Township
of South Glengarry’s Zoning By-Law 38-08 under Section 34 of the FPlanning ac. R.3.0 1980 as amended.

LLand’s Afffected: The subject property is legally described as Part of Lot 35, Concession 1, in the
geographic Township of Lancaster, now in the Township of South Glengarry, County of Glengarry,
located at 20532 South Service Road, South Lancaster.

Key Map

Further Take Notice that the Council of the Township of South Glengarry will hold a virtual public meeting

on Monday April 24, 2023 at 5:30 p.m. to consider the proposed Official Plan Amendment and Zoning
By-Law Amendment, to be held via:

A Zoom webinar:
Topic: South Glengarry Public Mesting- Zoning Amendment

Register in advance for this webinar:
https:llusOZweb.zoom.us/webinar/register/\NN_ZKtOADyXSjGn-WLOzIICqQ

After registering, you will receive a confirmation email containing information about joining the webinar,

Mernbers of the public who do not have internet/computer access and want fo join the public meeting
by phone will need to call Kelli Campeau, Clerk at 613-347-1168 ext. 2102 on or before 4:00pm on



Schedule A to By-law 5404
SDG Official Plan Amendment No.17

April 24", Z023. I you hava any guestions regarding this notice or the purpese of this meeting please
call Joarne Heley, G- Flanning, Building and Enforcement at 8132.347-1188 axt. 2201,

Proposed Dificial Plan Amendrent:

The purpose of Amendmant No. 17 to the Offieial Plan for the Linted Counties of Stommant, Dundas, and
Glengarry, being an amandmeant inltixted by an individual pursuant fo Section 22 of the Planning Agl, is
to redesignate appeoximmately 2.7 hectares of land in Bhe Township of Seuwth Geegany from the
“Residential Disirict” designation o the "Coremersiz! Digidel designation, in order to pemmit the
establishment and operation of a cemmercial building, light industrial uses will alse be perrmitlad o he
site.

Proposed Zoning Amencdnent:

The purpose of the zoning amendrment I$ 1o rezone epproximately 2.7 hectares of land located at the
morth end of the subject property frem Rural (RU) 2nd Floodptain Molding (FP-H) to Genaral Commercial
« Ewraption Six (CG-E) and Ficcd Plain (FF) 1o add the felloawing additionsl permitted uses, Mini
Warshouse and Storage, Monumert Sales and Manufachuring, Printing and Publizhing Establishmeant,
Recreation and Athlketic Facility. and Warehouse/Disfribution Cantre. 41 olher appd cable provisions of
Zoning By-law 38-08, as amended, shall cantinus to sophy,

If you wish to be notified of the decision of the Township of South Slengarny In respac: of the proposad
zoning amandmeant yau must make @ written request 1o the Township of South Glatgarry, PO, Box 220,
6 Ouk Street. Lancesier, Ontario, KOG 1NG, Afiention: Joanns Halsy G- Planning, Building and
Enforcement or at halewiFsauibcidanmarne com,

ANY FERSON may attend the public mesting andior make written or verbal represeniation gither it
support of ar in apposition to the proposed Official Plan Amendmearnt andfor the proposed Zoning By-Law
Arnendmesnt.

If a person or public body does not make oral submissions at a public mesting or nake wiitten
submissions im respect to the proposed Cfficial Flan Amendment to the Wnltad counties of Stormont,
COundaz and Glengarmry is approved or refused, the porssa or public body is not entitied to appeal the
derision of the United Cowunfies of Stermant, Dumddas, and Glenganry to the Ontaric Land Teiunal (OLT)
end rmay not be added a5 2 party to a hearing of an appeat befors the QLT wnless, in the opinion of the
QILT, there ara veasonable grounds to do so.

If wou wish to be nolified of the degision of the United Counties of Btormont, Dundas, and glengarry in
respect of the proposed Cificlal Plan Ametidimant, you rest rmake & witten regquest 1 the United
Lounties of Stormant, Dundas, and Glengarry, 26 Piit Street, Cormwall, Ontarsy, KEJ3PE, Atention
Megan Banall, Planwmitg Technician or at mbehooii@edgesunties.ca.

If & perscn or public body does pot make oral submissicns at g public meeling or make written
submissions in respect o he proposed Zoning by-law amerdmant to the Township of South Glengarty
befare the zoning by-law amendment is appreved or refused, the parson or public bady is Aok entitied o
sppeal the deciston of the Cesmcl of the Township of South Slengarry to fhe Ontario Land Fribunai
(OLT) unlees, in the apinion of the OLT, thera are reasonable grounds o do o,

I voir wish 1o be notified of the decision of the Township of South Glangary in respect of the proposed
zaning amendment you riwst make a wiitten raquest to lhe Township of South Glengarry, P.O. Box 220,
6 Qak Street, Lancaster, Cnlario, KOG NG, Attention: Joanne Habey GW — Planning, Building and
Enforcement or at jhalew@soutt :

IF A PROPERTY CONTAINS SEVEMN OR MORE RESIDENTIAL LUNITS, the owner is reguired 1o post
thiz nictice at & location that is visible to all of the residents.

ADDITIONAL INFORMATICN relating to the proposed Zoning By-law Amendmient s available betwesn
B:30 & i and 4:00 p. Monday to Friday at the Township office.

ATED AT THE TOWNBHIE GF S0UTH GLENGARRY
THIS 3 DAY OF APRIL, 2023
Joanne Habey
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General Manager = Planning, Bullding and Enforcement
Township of South Glengarry
6 Dak Street, F.O. Box 220
Lancaster, Crtarla KEC-THOD
Telephone: B13-347-1166 ext, 2201
Faw: 613-347-3411
E-rnail fhalewisouthglengamy.com
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Appendix B: Record of Proceedings

SOUTH \J/
GLENGARRY

CORPORATION OF THE TOWNSHIP OF SOUTH GLENGARRY
155-33%

SECONDED BY ‘dbuncilnr Trevor Bougie |DATE 5152023

BE IT RESOLVED THAT Staff Report 83-2023 be receivad and that the Council of the
Township of South Glengarry recommends to the United Counties of Starmant, Dundas
and Glengarry to approve the proposed Official Plan Amendment #17.

III/CARWEU (O DEFEATED O POSTRONED
/s
Foon o _,f_..v“ﬁf:?
SO N

e

Mayor [achlan McDonald

"Recorded Vote: Yez RNo

Mavar McDonaki
Depuly Lang
Councllior Jaworskd
Coungillar McDonell
Councillor Bougie
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SOUTH \§/
GLENGARRY
STAFF REPORT S$.R. No. 69-2023

PREPARED BY: Joanne Haley, GM Planning, Building and Enforcement

PREPARED FOR: Council of the Township of South Glengamy

COUNCIL DATE: May 15, 2023

SUBJECT: Davence Canada Ofiicial Plan Amendment
BACKGROUND:
Site Location:

1. Part of Lot 35, Concession 1, in the geographic Township of Lancaster, now in the
Township of South Glengamy, County of Glengarry, located at 20532 South
Service Road, South Lancaster.

OwnerfApplicant;

2. Devanco Canada (David Van Home)Fotenn Consultants Inc (David Nanton)

Page 21 of 176
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Description of Site and Surroundings:

3. The subject properiy is located east of Lancaster, south of Highway 401 on the
south side of South Service Road. The whole property is approximately 39.03
acres in size. The area subject fo the official plan amendment is approximately
6.67 acres in size. The subject land is currently undevelfoped and is being used as
a temponrary site for MTO siaging during the reconstruction of Highway 401.

4. The lands surrounding the affected portion of the property are characterized as
forested lands o the north, souih, and east, farmland to the north and west. There
is also Highway 401 to the north and an MTO truck weigh station on the norih side
of Highway 401.

Summary of Requested Official Plan Amendment:

5. The purpose of Amendment No. 17 to the Official Plan for the United Counties of
Stormont, Dundas, and Glengarry, being an amendment initiated by an individual
pursuant to Section 22 of the Planning Act, is 1o redesignate approximately 2.7
hectares of land in the Township of South Glenganry from the “Residantial Disfrict”
designation io the “Commercial District” designation, in order io pemii the
establishment and operation of a commercial building, light industrial uses will also
be permitied on the site.

6. The applicant wishes to construct and operate a flex-industrial buillding and a
commercial seli-storage operaiion on the subject property which requires an
Official Plan Amendment {OPA) as the United Counties of SDG Official Plan does
not permut commercial and light industrial uses within the residential district outside
of neighbourhood serving uses.

7. The United Counties of Storment, Dundas and Glengarry (SDG) accepied an
Ofiicial Plan Amendment application where, if approved, the subject property will
be designaied commercial district and will permit the establishment and operation
of a commercial building, light industrial uses will also be permitted on the site.

8. On March 30% 2023, SDG forwarded the OPA application to the Township and
requested that we hold the public meeting. A Zoning By-law Amendment was also
filed with the Township on February 28%, 2023. This application will be dealt with
In a separaie report at a laier date if the Officlal Plan Amendment is approved.

ANALYSIS:
Policy and Regulatory Review

Provincial Policy Statement

Page 22 of 176



Schedule A to By-law 5404
SDG Official Plan Amendment No.17

9. The Provincial Policy Statement (PPS) 2020 provides policy direction onh matters
of provincial interest relating to land use planning and development. This policy
provides Tor appropriate development, while protecting resources of provincial
Interest, public health and safefy and the quality of the natural and buitt
environment. All land use planning decisions must be consistent with the PPS.
The PPS3 policies that apply to this proposed OFA are as follows:

a. 1.0 Building Strong Communities
1.1 Managing and Directing Land Use to Achieve Efficient and Resilient
Development and Land Use Patterns
1.1.1 Healthy, iiveable and safe communities are susiained by.

a) promoting efficient development and land use pattemns
which sustain the financial well-being of the Province and
municipalities over the long term;
by accommodating an appropriate afferdable and market-
based range and mix of residential types (including single-
detached, additional residential units, mulii-unit housing,
affordable housing and housing for oider persons),
employment  {including  industrial and commercial),
institutional {including places of worship, cemeteries and long-
term care homes), recreation, park and open space, and cther
uses to meet long-term needs:

The proposed developrent will promete the efficient use of land that s not well
suited to other uses while establishing an appropriate employment use to
confribute to meeting long tenm needs.
1.1.3 Setilement Areas
1.1.3.1 Settlement areas shall be the focus of growth and
development.

The proposed amendment would facilitate economic growth and development
within the existing seitlement area.
1.1.3.2 Land use patterns within setilement areas shall be
based on densities and a mix of land uses which:
a) efficiently use land and resources;
by are appropriate for, and efliciently use, the
infrastruciure and public service facilifies which are
planned or available, and avoid the need for thelr
unjustified and/or uneconomical expansion;
g) are freight-supportive.

The proposed uses that would be pemmiited by this amendment would efficienty
use the land and existing infrastructure while facititating the movement of goods
by permitting “warehousing/distribution cenfre” as a use.

1.1.3.4 Approprizie development siandards should be
promoted which facilitate intensification, redevelopment and
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compact form, while avoiding or mitigating risks to public
health and safety.

The proposed uses will be subject to the appropriate setbacks established in
Zoning By-law 38-09 and the propesed amendments will only impact a section of
the whole property restricting the use from expanding to the rest of the property
and potentially posing risks to public heaith and safety.

1.2 Coordination
1.2.6 Land Use Compatibility

1.2.6.1 Major facilities and sensilive land uses shall be
planned and developed fo avoid, or if avoidance is not
possible, minimize and mitigate any potential adverse effects
from odour, noise and other contaminants, minimize risk to
public health and safety, and fo ensure the long-term
operational and economic viability of major facilities in
accordance with provincial guidelines, standards and
procedures.

The proposed use will be separated from sensitive uses (ie; residential uses,
institutional uses, etc) as the surmounding lands are primardly rural andfor
agricultural.
1.3 Employment
1.3.1 Planning authorities shall promete economic development and
competitiveness by:
a) providing for an appropriate mix and range of employment,
institutional, and broader mixed uses 0 meel long-term
heeds;
i) providing cpportunities for a diversified economic base,
including maintaining a range and chivice of suitable sites for
employment uses which support a wide range of economic
activities and ancillary uses, and take into account the needs
of existing and future businesses;
€) ensuring the necessary infrastructure is provided to support
cument and projected needs.

The proposed amendments will facilitate develepment of a wider range of
employment uses that will diversify economic opportunities In an area with
adequate Infrastruciure available.

1.3.2 Employment Areas
1.3.2.3 Within employment areas planned for industrial or
manufacturing uses, planning authorities shall prohibit
residential uses and prohibit or limit other sensitive land uses
that are not anciliary to the primary employiment uses in order
to maintain land use compatibility.
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Employment areas planned for industrial or manufacturing
uses should include an appropriate transition fo adjacent non-
employment areas

The proposed amendments will restrict uses to exclude residential uses and the
sumounding land uses cumently provide an appropriaie tranmsition fo non-
employment uses.

1.3.2.6 Planhing authorities shall profect employment areas in
proximity to major goods movement facilities and comidors for
employment uses that require those locations.

The proposed amendments will permit uses that require access to major goods
movement comidors within close proximity of access to the Highway 401.

b. 2.0Wise use of Management and Resources,
2.1 Natural Heritage
2.1.1 Natural features and areas shall be protected for the long term.
218 Development and site alteration shall not be permitied on
adjacent lands to the natural heritage features and areas identifled
inpolicies 2.1.4, 2.1.5, and 2.1.6 unless the ecological function of the
adjacent lands has been evaluated and it has been demonstrated
that there will be no negative impacis on the natural features or on
their ecological functions.

The proposed development will be subject to the appropriate watercourse
setbacks to protect the existing watercourse and an environmental impact study
has been completed and determined that all of the impacts, for the proposed
development, can be mitigated through the use of common mitigation measures
and no residual negative impacis fo the natural environment are anticipated as a
result of the development.

c. 3.0 Protecting Public Health and Safety,
3.1 Natural Hazards.

3.1.1 Development shall generally be directed, in accordance with

guidance developed by the Province (as amended from time ta time),

to areas outside of:
a) hazardous lands adjacent to the shorelines of the Great
Lakes - St. Lawrence River Sysiem and large Inland lakes
which are impacied by flooding hazards, erosion hazards
andfor dynamic beach hazards,

3.1.2 Development and site alieration shall nol be permitied within:
d) a floodway regardless of whether the area of inundation
contains high points of land not subject to flooding.
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Development is restricted to outside of the ficodplain zone and the proposed amendments
will not impact these regulations.

Official Plan Designation

10. The subject property is designated Residential District. If this OPA is approved, the
zoning by-law amendment will be brought fo Council for a decision.

Zaning By-law:

11. The subject preperty is currently zoned Rural, Residential 2, and Fioodplain-Helding
in the Township’s Zoning By-Law 38-09. A site-specific zoning amendment is
required to be approved to pemit additional uses inchuding:

= Mini Warehcuse and Sicrage

« Menument Sales and Manufacturing

= Printing and Publishing Establishment
» Recreation and Athletic Facility

= Warehouse/Distribution Centre

and limit the pemmitted uses to mciude:

« Agricultural Machinery Sales Service
« Ari Gallery

= Artist's Studio

» Antique shop

« Auction Establishment

« Bake Shop

= Beer, Wine and Liquor Sales QOutlet
« Commercial school

= Contractor's Yard

= Equipment Rental

= Fitness Centre

» Food Bank

« Food Slore

« Fumiture and Home Improvement Centre (size restrictions)
» Post Office

» Private Ciub

» Professional or Business Office

+ Retail Store

« Second-hand Store

« Yeterinary or Animal Hospital

« Workshop

12.The Township's Zoning By-law 38-09 conforms to the United Counties Official Plan
and is consistent with the Provincial Policy Staiement (PPS), 2020.
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FPublic Consultation:

13.The proposed Official Plan Amendment and Zoning By-law Amendment was

circulated to the neighbeuring property owners within 120 metres of the proposed
site; it was also advertised in the Glengarmy News. A public meeting was held on
April 24t 2023. There were ne verbal comments from members of the public in
attendance at the public meeting and one writien comment was received from the
public requesting clarification on the proposed development and requesting a copy
of the decision.

14.The proposed Amendment was also circulated to the Ministry of Transportation

{MTO}) and they have provided the following comments:

“The Ministry has reviewed the above Notice of Applications SDG File —
CPA17 and TOSGFile — ZBLA-03-23, received on April 11, 2023, and the
Ministry of Trangportation has no objection to the proposal.”

156. The proposed Amendment was also circulated o the Raisin Region Consenvation

Authority (RRCA}Y and they have provided the following cormments:

“The Raisin Region Conservation Authority (RRCA) staff has reviewed this
application as per our delegated responsibifity from the province to represent
provincial interests regarding natural hazards identified in Section 3.1 of the
Provincial Policy Statement (PPS, 2020) and as a reguiatory authority under
Cntaric Regulation 175/06. The application has also been reviewed through
our role a5 a public body under the Planning Act. There is a natural hazard on
the property, a flood plain, associated with Finney Creek. The flocdplain at
this location exiends approximately 15m onio land from the top of the bank,
and there is an additional 5m setback for other waler-related hazards. The
RRCA has reviewad the concept plan (FOTENNM, 2022}, and is satisfied that
the proposed development can be accommodated outside of this hazard. See
attached map.”

“The RRCA does not object to the OFA and does not object to e zohing
bylaw amendment.”

IMPACT ON 2023 BUDGET:

N/A,

ALIGNMENT WITH STRATEGIC PLAN:

N/A
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RECOMMENDATION:

BE IT RESOLVED THAT Staff Report 69-2023 be received and that the Council
of the Township of South Glengarry recommends to the United Counties of
Stormont, Dundas and Giengarry o approve the proposed Official Plan Amendment
#17.

Recommended to Council for
Consideration by:
ACTING CAD - KELLI CAMFEALU
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Appendix C: Planning Rationale

FOTENM

20532 South Service Road, South Glengarry

Demonstration Regan
Cfficial Plan Amendmeant, Zoning By-law Amendmeant
Felbruary 24, 2023
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1.0
Introduction

1.1 introduction

Fotenn Planning + Design has been retained by Devance Canada to prepare this Planning Rationale in support of
applications for Official Plar Amendment and Zoning By-law Amendment for a portion of the property located at 20532
South Service Raad in the Township of South Glengarry, herein referred to as “the site®. The purpose of these applications
is to permit the development of the site with ight industrial and commereial uses, in the form of a fex-industrial luilding
end a commercial self storage oparation.

A pre-application meeting was held with United Counties of Stormont, Dundas, and Glengarry and Township of South
Glengany staff en November 22, 2022, which identified the necessary eupporting siudiss, The following reports and plans
are being submitted in support of the applications:

!  Environmental Impact Statement;

! Completed application forms;

{  Application fees; and

{  This Planning Rafionale.

The purpose of this report is to assess the appropriateness of the proposed development and the requestad Official Plan
Amendment and Zaning By-law Amendment with consideration for the surrounding community and the applieable policy
and regulatory framework.

1.2 Development Application

The property is split-designated Residential District and Regulatory Floodling on Schedule AS¢ of the United Countiss of
Stermont, Dundas and Glengarmy Official Plan and split-zoned Rural (RU) Zone, Flood Plain Helding (FP-H) Zone, and
Residential (R2) Zone as provided on the 5t. Lawrence Shoreline Part 10 Schedule of the Townshlp of South Glengarry
Zoning By-law 38-09.

The applicantis seeking to develop the site with mixed Bght industrial and commercial uses. An Official Plan Amendment
is necessary for the site, being the portion of lands situated north of Finney Creek, 1o permit the proposed uses. A Zoning
By-law Amendment is necessary to apply a sie-spacHic General Commerelal {CG) Zonate alow he development of salent
ligh! Industrial and cormmercial uses on the site. The balance ofthe praperty, being the iands south of Finney Creek, will
remain within the cument designation and zone category to pemmnit future residential development.

it is acknowiedged that a future application for site plan ecntrol will be requirad to facilitate the development of the site.
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2.0
Site Context and Surrounding Area

2.1 Site Context and Surrounding Area

The site has an area ofapproximately +/- 2.7 hectares and approximately +i- 164 metres of frontage along South Service
Road. The site s predominately vacant with Iimited construction disiurbance along South Service Road. The cleared area
off of Seuth Service Road Is cuemenlly used forthe iemporary placement and storage of materials (e.g., clean fill). The
balance of the lands ars undeveloped with wooded areas threughout and two watercourses running west-sast across the
property. To the south of the property, the lands along Montreal Read have been disturbed by neighbouring residential
development.

Property Bolindary

Figure 1: Immediate gite context (Source: Ontaric AgMaps)
The property abuts Scuth Service Road to the nerth, beyond which is the provincial Highway 401 coridor. East ofthe

property is a predominately rural area with limited residential uses. Residential uses, inciuding waterfront lots are locatad
south of the preperty. The preperty west of the site currently contains agriculiural uses, in the form of an open field.

Further north-weet of the propenty, i the town of Lancaster, featuring & mix of residantial and commercialuaes. South-
west ofthe property is the hamlet of South Lancaster with predominaisly residential uses and limited commerelal uses.

Februany 2023 20532 Sorth Service Road
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Light industrial and larger-ecale commercial uses are concentrated adjacent to the Highway 401 comider alorg County
Road 2MMilitary Road North, The site is within the Lancaster/South Lancaster Urban Setttement Area.

K E A . f SrEEhin ;

Figure 2: Su rraundig site context {Source: ntariu AgMaps

The following uses are immediately adjacent to the subject lands:
Morth: Road Metwerk / Rural

East: Vacant f Rural

South: Residential

West: Rural § Agricultural

M el mw Mag
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3.0
Development Proposal

The applicant is seeking to permit the development of the alte with mixed light industdal and commercial uses. The site is
primarily vacant with limited construction disturbance, and the balance of the lands are undeveloped with fwo natural
watercourses and wooded areas. The developmentproposal includes a mixed light industrial and commercial building
tronting on South Sefvice Road intended to feature front-facing retail space with flex commercial and ightindustrial space
at the rear. A commercial storage facility s aleo proposed to be permitted through the applications.

Figure 3: Concept plan (Snurce:' Fotenn Planning + Be.a&ig.n}
3.1 Site Design

The proposed concept plan reflects a preliminary site designfor zoning pupotes, and itis Intended thata more detailed
plan will be provided for ecnsideration through Site Plan Control. The proposed development will consistof a primary
huilding, with an area of approximately +- 2,800 to 3,000 square mefres, fronting onte South Setvice Road and a storage
facility, imcluding emal accessory buildings, rther south info the aite, The primary bullding may functicn as a visusl buffer
hetween the storage facility, located in the rear yard, and South Service Road. Access to the sile will be provided by two
private driveways, one to the west and one fo the east of the primary building. Surface parking will be provided In the
front and side yard adiacent to the building. Loading bays are intended {o be loeated atthe rear ofthe huilding to avoid
conflict with pedestrians and parking areas. Landscaped argas willvisuably snhance the front vard along South Service
Road, as well as the interior side yards of the property, where apprepriate. Existing treea on the eastemn and southern
portions of the property will ke retained and a 30-mefre bufierwill be maintained along the existing watercourse. The site
will e aerviced by an on-gite sepfic system and well.

February 2023 20632 Souwth Service Road
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4.0
Supporting Studies

4.1 Envirammental impact Statement

An Environmental Impact Statement was prepansd by Bowfin Environmental Consuitiing in October 2021. The EIS found
that there iz little remaining natural vegetation left on the eite, however fish hakitatis presentin the immediate adjacent
lands (to the south and west of the site) as is a significant woedland (io {he east and to the scuth of Finney Creek). in
addition, Bulternuts were identified on the adjacent lands te the east of the site. The report provides two mitigation
options to pretect the Buttemuts in proximity to the site, as well as precautionary measurss (o be taken durlng
construction for various species. Other mitigation measures recommended include precautionary measures during
consiruction for turtles, bafs and birds. LUitimately, the report concludes that the impacts of the propossd development
can he mitigated threugh the use of commean mitigation measures and no residual negative impacts to the natural
environment are anticlpated as & result of the proposed development.

The figure below shows the constraints idenified kased on the xisting canditions on the site, as well as recommended
mitigation measures for the proposed development:

i Zan Bnifer From Woe-ﬂimd o
i ot bansi s vt dowe

| Ctepocy Le ad boilfec bo hpﬁmud
mith] 30-Farve afbwr BEA by pbinitted b WECE

Calepocy 26 2l baffer Lo be uotected
mitel regisenesd Eoe b0 wilh MEGP
fBefevny Noties of Hnpoed)

15 e 1o e gl weses seark of Famey Cook
B oietoueh 2o, Apnes frons the [dasifled tundemests,
b Gl pbaged B Wby icen de d bo pemever wd the badter
B tehabalnmiant 1o wntlee vegerarion v of saeive tpiring
[E 2=d muie, aved wative shoubs nnddressy

R TN
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Tuniseounchin bendded 1o heth eola, aol ra seala

Figure 4: Constrainte mapping and mitigation measures (Source: Bowfin Environmental Consulting)
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5.0
Policy and Regulatory Review
6.1 Provincial Policy Statement, 2020

The 2020 Provinclal Bolicy Statement{PP5) came into effect on May 1, 2020. The 2020 PPS provides highlevel land use
palicy direction on matters of Provincial Interest as they relate to land use planning and develepment in Ontario
municipalities. Decisions ofmunicipal eouncile must ba consistent wiih the PPS, which provides direclion for issues such
as the efficient use of land and infrastructure, the protection of natural and cultural heritage resources, maintaining a
housing stock that appropriately addresses the demographic and economis diversity of houssholds, euppering long-term
economic prosperity, and preserving natural resources for future uses. PPS policies that are directly relevant o the
propased development are discussed helow, with the policy cited in Falics:

Section 1.1.1 Heallhy, liveable and safe communities are susiained by

a) promoling efficient development and land use patierns which sustain the financial well-being of the Province

and municipalities aver the long term;
The intensification of an underutilized parcel in the municipality's urhan boundary will improve the efficiency of the
existing infrastructure. The site is located on South Service Road which is efficiently connected to a Highway 401
interchange. The proposed development provides an efficient land use pattern which oplimizes commercial and light
industrial uses easly accessible to Highway 401.

b} accommodsting an approprizte affordoble and markel-based rangs and mix of residential fypes (including
single-detached, additionol residential units, multi-unif housing, affordable housing and housing for older
persens), employment fincluding industrial and commereial), ingfitufional fincluding places of worship, cemeleries
and flong-term care homes), recreation, park and open space, and other uses fo meet long -ferm needs;
The proposed development does not contain residential uses. The site is located on the perphery of a residential district
and in close proximity to major read networks, condifions that are not conducive for new residential development.

¢} avoiding development and land use patterns which may cause environmenia! or public heaith and safety
concerns,;
The Environmental Impact Statement concluded that any potential environmental impacts resulting from the propesed
development can be mitigated with common mitigation measures. Environmental or public health and safety concemns are
not anticipated as a result of the proposed davelopment.

d) avoiding development and land use patierns ihat would prevent the efficient expansion of seffement oreas in
{hose argas which are adfacent or close fo seftfement areas,

The proposed development will not result in the expansion of the seftlement area.

8} promuoting the integration of Jand use planning, growth management, fransit-supportive development,
intensffication and Infrastruciure planning fo achieve cosi-efaciive development patfems. cptimization of transit
investments, and standards fo mininize land consumption and servicing costs;
The proposal rapresente appropriate developmant of underutiized lands within the seftlement area, thereby mitigating
the need fo expand the setttement area unnecessarily and making use of existing municipal infrastructure. The proposed
develepment, therelyy, represents cost-sffective development that minimizes land consumption and infrastructunz costs.

1) impraving accessibility for persons with disabities and older perzons by addressing land use barriers which
resirict their full parficipation in sacigty,
The proposed development will comply with the standands of the Aceessibility for Ontarians with Disabilites Act{A0DA).
This will help to ensure that accessibiity is maintained for persons with disabilities and older peraons.

q) enstiting thal necessary infrastructure and public service faclities are or wil be avallable to mest current and
projecied needs;
The proposed development will utitize existing municipal infrastructure.

Fehruzry 2023 20552 Souih Benice Road
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h} promoting development and land use patterns that conserve biodiversity;
The Environmental Impact Statement prepared to support the proposed development concluded that ne residual
negative iImpacts o the natural environment are anticipated as a result of the propgs al provided mitigation
measures are implemented.

i} preparing for the reglonal and local impacts of & changing climate,
The proposed development will intreduce a 30-metre natural buffer to protect the existing watercourse and implement
stormwater management best practices, such as maintaining exieting ree cover adjacent to waterourses. As a result, the
proposed development seeke to appropriately develop the site while also pramoting envirenmental protection and
reducing impemmeable surfaces where poasible.

Section 1.1.3 of the PPS provides policy direction for development within Settlement Areas, including:

1.1.2.1 Gettlement areas shall ba the focus of growth and devalopment.
The proposed development is located within the settlement area of South Lancaster.

1.1.3.2 Land use petterns within settfement arens shall be based on dansities and a mix of land vses

which;

a} efficiently use land and resources;

b) are appropriate for, and efficiently use, the infrastruciure and public services facilities which are

planned or avaifable, and avoid the need for their unjustifed andior uneconamical expansion,
The proposed development represents the introduction ef commercial and light industrial uses on an underutilized site in
the settlement area. Development of under-ufiized [ands within the setiiement ares mitigates the nesd to axpand the
setiernent area and public infrastructure unnecessarily. The propesed development will efficiently utilize the available
infrastructure and pulblic services.

¢} minimize negsiive impacis to oir quality and climate change, and promote energy sfficisncy;

d} prepare for the impacts of a changing climate;
The proposed development will be constructad utilizing modem building practices that reflect energy efficiancy and help
miltigate climate change. There are no anticipated impacts ko air quality as 6 resull of the proposed development. The
macrity of the site will remain undisturbed, and lands caping will be introduced to diversify the vegetation an the site.

e} support aclive traneporiation,

f) are trangit-supportive, where transit is planned, exisis or may be developed; and

g} are freight-supporiive.
The proposed develepment is not currently serviced by transit routes. The introduction of commercial and light industrial
uses inan area intended for fufurs development and expansion of the community will posifively contribute towards the
density and diversity ofland uses required to support transit and active iransporiation. The site is freight-supportive given
its proximity to Highway 401, however the development is net anticipated to generate significant commercial trafflc.

Section 2 ofthe PPS deals withwise use and management of resources such as significant natural herifage features and
areas, watergheds, prim 2 agricultural areas, mineral and peiroleum resources, and significant buflt and cultural heritage.
There are no identified culiural heritage or naturs! heritage features in proximity to the subject site. The site not ideal for
a significant agricultura use with consideration for natural features. No negative impacts with respect to management of
resources of natural features are anticipated as a result of the proposal.

Section 3 of the PPS seeks to ensure the protection of public health and safaty. The policles inthis section direct
development away from natural hazard lands such as floedplains and erosion-prone areas. This section also seeks to
protect development from human-made hazards such as former mining and aggregate exdraction operations, and other
types of contaminated areas. No negative impacts to public health and safety are anticipated from the proposed uses,

itis cur pretsasiorat plansiag opivion tha the propresd cevslopmient & conaistant with the 2020 Frovinial Falicy
Statement.

Februzny 2023 20532 South Senvice Road
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&2 United Counties of Stormant, Dundas and Glengarny Aficial Plan

The United Counties of Stormont, Dundas and Slengamy’s Offieial Plan sets out goals and ebjectives for developmentin
the County for the planning horizon (2017-2037) including regard for the sacis), econemic, and natural environment of the
County. The Ofitcial Plan was approved by the Ministry of Municipal Affairs and Housing (MMAH) on Februany 4, 2018.

The following sections of the Official Plan are reviewed below:
Secilon 3: Community Growth and Setiiemant;
Section 4: Public Services and [nfrastructurs;

Section 6: Fublic Health and Safety; and

Section B: implementation.

——

"~

—

Section 3 of the Official Plan provides policy direction for community growth and seltlement. This section highlights
supparting employment uses and development In the setilement area. it is the intent of the Plan to provide for
development that is generally compact, adequately senviced, avoids or resclves iand use conflicts and is sensitive to the
features and characteristics of the natural environment. In making land wae decislons, itis the intent to conzerve or
enhance natural keritage features and areas and other attributes of the natural landscape,

e e

-

_F{-L—_A—': TR

Flgure &: Current Official Plan Desngnatlan (Source Umted Ceunties of Stnmwnt Dundas and Glengarry)

Seefion 3.1 of the Official Plan cuflines various policy chjectives and development abjectives forraral and settlement
areas, such as:
1. To maintain an sppropriate supply of land for residential, instifutional, recreational, park and open space, ard
employment vees to mes! projected grovelh and development demands for the nexf 20 years.
Commencial districis are presently concentrated along County Road 34 north of Highway 401. The proposed development
would be incompatible with the downtown commercial uses intended for these districts. Further, the proposed
development will enstre areater land use diversity in the northeastern portion of the sefttement area. The site is naturally

February 2323 20632 South Bervice Road
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divided by Finney Creek, thereiore the proposed redesignation of the narthem portion ofthe property {the site] will not
negatively impact regidential development potenital on the southemn portion of the property.

2. To provide a range and mix of housing fypes and densities (addifional residentiol unite, afforidatie housing, and
housing far alder persons) io meet current and future requirements while mainteining ot least a 10-year supply of
land designated and available for new residentind degvelopment and intensificalion.

The proposal doés not include residential uses.

3. To designate land uses in setlement areas and rural lands to accommodate devslopment and redsvelopment
having regard for the health, safely, convenlence and needs of the prasent and fuifure population.
The proposed development will fuliill a need for mixed commercial and light industrial uses within the community and
serve the needs of future residents as the community grows. There are no anticipated impacts to health and safely as a
result of the proposed development.

4, Taimprave acceesibilfy for persong with disabilities oad oldsr persone by dentifying, preverting, and removing
land use barriers which restrict full participation in sociely.
The proposed development will comply with the standards of the Acceasalbility for Ontarans with Disabiliies Act{AQDA).
This will help to ensure that accessibility i1s maintzined for persons with disabilifies and older persons.

5. To maintain the well-being of downtowns and main streets by encouraging development of tmyn-centered,
pedeslian, and iransit-orenfed communities that promote well-desipned bullt form thal corserves and profecls
cultural haritage resources.
The proposed commercial and light industrial use is incompatible with the downtown core. There are no anticipated
impacts to cultural heritage rescurces ae a result of the preposed development.

6. To achieve balanced growth ond settlement across the County including a mix of residential, employment,
instifulional, and recreafion uses fa meel long-term needs.
The proposed development would contribute to a balance of uses within a settemsnt area by offering commercialand
light industrial uses on the eastern periphery of the settlement area.

7. To promole development where i can be adequately senviced with existing capacily or planned expansion of
public service facilities and infrasiruciure and to ensure development is fnancioly viebia.
The proposed development is putside of the current urlen senviee limit byt is within the area planned for future expansion
of public infrastructure. The proposed development can be adequately serviced by privale on-site semvices,

8. To profect sensitive land uses (e.g. dwellings, fiealth care and educationotfacitities) from incompatible land uses
and 1o avoid or resoive existing fand uge conflicts.
The proposed development has been designed to minimize and mitigate impacts on adjacent sensitive land uses. Through
applying appropiiste setbacks and buffers the proposad cemmercial and light industrial uses on the site ars netintended
ta negaiively impact the surrcunding residential distriet. Similardy, there are no anficipated impacts on the rural land uses
to the east of the site as & result of the proposed development.

8. To conserve and profect natural heritage foatures and areas and biodiversity end consider the impacisofa
changing climate in the design, development and maintenance of land uses and activilies.
The proposed development will Infreduce a 30-metre natural bufier to protectthe existing watzrcourse. The proposal
seehs to appropriately devealop the site while also prometing environmental protection and reducing impermeable
surfaces, Through development, enhanced landscaping will be intreduced to increase the diversity of vegetation on the
site.

18. To design o land use planning framework thal sustaing existing smployment and encourages economic
development.
The proposed development will positively confribute to the econemic vitality of the Tewnship of South Glengamy and
provids additional employment opportunities within the community,

Febrary 2023 20832 South Service Road
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Section 3.2.1 of the Official Plan provides peficy direction for Setilement Areas, including:
3.2.1.2 Charavterization of Urban Selflement Arsas
Urban Setflemnment Areas are communiiies with a diverse mix of land uses and full or partial municipal sewage and
waoler services. Thess communiiies ars the primary setiement arcas for fulurs development. Land division vAlf
primarily be by plan of subdivigion.
The proposal seeks an Official Plan Amendment to redesignate the lands nerth of Finney Creek to & site-specific
Commercial District to parmit @ mix of commercial and light industrial uses on the site. The proposed development will
positively contribute to the diversity of land uses in the Lancaster settlement area.

Section 3.4.3 of the Official Plan cutlines the scope ofland uses permitied within uiban setfement areas. This section
dictates that commercia! districts may include mixed uses such as commercial, residential, public services facilities and
institutional uses. The proposal seeks an Official Plan Amendment to redesignate the lands north of Finney Creek o a site-
specific Commercial District to permit @ mix of commercia! and light industrial uses on the site.

Further, Section 3.5 of the Official Plan provides a table of permitted iand uses within each designation. Per Table 3.5, &
full range of retail, servies commergial, autometive, recreational and resort commercial, and personal service uses are
pemitted in the commercial distriet, as well ag mixed commercialresidential developments, The proposed offieial plan
amendmentwould expand the breadth of permitted uses to include additional lightindustrial uses, such as commercial
storage faciliies, office uses, and warehouse space. These additional uses reflect those permitted as of rightin the
commercial disgtrict and are compatilyle with more sensiiive uses, such as residentinl dwellings.

Section 3.5.2.2 ofthe Official Pian speaks tothe Residential District. This proposal seeks an Official Plan Amendment to
redesignats the northern portion of the lot, as defined by Finney Creek, from Residential District {o a site-speciiic
Commercial District. The batance of the lot will remain in the Residential Diatrict desipnation. Future residential
developmentwill be subject{o a separate planning process to ensure conformity with the residential policies outlined in
thie section. Of note, the policies do not identify the commercial and light industrial uzes prepesed through the
application(s) as being incompatibie with residenfial uses, therefare, the proposed development is nol intended to
negatively impact or limit future adjacent residential development,

Section 3.5.2.3 provides policy guidelines for commencial areas, main streets, and downiiowns. The proposed commercial
uses represent highway oriented commereial uses which are not essily acgcommedated in the downtown core given the
slze, scale, and nature of huildings required. The Ofiicial Plan states that highway oriented commercial uses should be
directed to strategic locations on major thoroughfieres, with service roads in proximity fo major inlersections where such
uses benefit from exposure to large volumes of traffic.

The proposed development is located on South Serviee Road, which offers convenient access to both Highway 401 and the
broader Lancaster/South Lansaster community via County Road 2434, Whils the proposad developrnent would bensfit
from exposureto large volumes of irafiic, the proposed development is not anticipated to generate substantial commerciz)
trafic on South Service Road. Additionally, perthe policy guidelines, areas for outdoor séorage, pariing, loading, and waste
receptacles wil be visually screened or appropriately located to minimize affects on nearby land uses, paicularly sensifive
land uses. The proposed development willbe subject to site plan control and matters such ag functional and desirable
design (e.q., garbage recepiable location} will he manaped though that process,

Section 4 of the Official Plan pravides poliey cbjsctives and guidslines regard ing public sarvices and infrastructure,
including phyeical services such as sewage and water, roads, and waste disposal. This secton of the plan provides the
County and Local Municipalities with mechanisms to plan for cost effective and efficient delivery of publlc services and
infrastructure, to controt the location and phasing of development based on availability and capacity of services, and to
minimize land use conflicts related io the location of facilitiss and infrastructure.

Section 4,3.3 specifically addresses water supply and sewage disposal systems. Itis noted that individual en-site water
supply and sewage disposal systems may be used for commercial development where appropriate. The proposed
development will be adequately servieed by private on-site systems as it located outeide of the defined uthan service [imit
and near the boundary of the sefilement area bound by natural features, thersfore itwould notbe logical to extend
services to the site. The proposed on-site services witl reflect the groundwater guality and quantity on the sile, aswell as
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soil conditions and the abilty to accommodate the propossd efiluent load. The systems will be constructed in complisnce
with the appliceble requirements or standards ofthe Ontario Water Resources Act, tha Safe Drinking Water Act, Clean
Water Act, and the Building Code Act or the Environmental Assesament Act.

Seaction 4.3.4 ofthe Official Plan provides dirsction jor stormwater management. Stormwatar management i5 required as
part of the development approval protese for all proposed development. A stormwater management plan conforming
with the policies of the Officia! Plan will be prepared and submitted as part of the site plan control procass for the proposed
devefopment.

Section 4.3.6.3 of the Official Plan provides policy direction for township roads, ineluding:
Traffic studies may be required by o Local municipalily as a pre-requisite o the approval of any new access ora
change fo an exisling sccess or intersection, or inferseciion spacing with & local road.
The proposed development will require approval of a new access on South Service Road. The appropriateness of the
access, and the polential need for a traffic study, will be determined at the Site Plan Conlrol stage.

Section B of the Official Plan outlines ohiectives and policies regarding public health and safety, intended to safeguard the
pubfie and the natural envirenment from natural and human-made hazards. The policies in this secfion direct development
away from naturalty oecurting and human-made hazard lands, such as flood plaing, erosion-prome areas, former mining
and aggregate exiraction operations, and other types of contaminated areas. Given the proposed and historical use of the
site, here are no human-made hazards which have been idenfified. Development constrainis on the site will be further
evaluated during the site plan control process.

Section 8 of the Official Plan provides guidance on the implementstion ofthe Plan. Secton B.12 mare specificaly addresses
procedures for applicatione and matters that apply to the Planning Act.

Section 8.42.1 provides direction on amendments fo the Ofiicial Plan as follews:
itis the policy of the County that amendments lo the Plon shall be required for a change in & fand use designation
a& shown on the Land Use Plan Schedules orfor s change in the substance of the policy orfext ofthe Plan (see
Section 1.7}
The proposed Official Plan Amendment seeks fo redesignate the site from Residential District o a site-specific Commengial
District designationto permitdiverse commercial and light industrial uses on the site. The proposed uses areintended to
e compatible with adjacent residential uses long-term and contribute to the economic vitality of the Township of
Glengarry and United Counties of Stormont, Dundas and Glengarry. The proposed amendment process will conformn with
the procedures cutfined in Section 1.7 of the Official Plan.

In defermining if an amendmeant to the Plan iz required, special regard shall be hati to the Growth and Settlement
policies af Section 3.
The proposed development conforme with the intent of the Growth and Setfemant policies provided through Section 3,
as discussed herein. The proposed amend ment will permit commerclal and light industrizl vses thet ans compatible with
futurs adjacent residentlal uses on an undenutilized site in the settlement area.

Any praponent of development must discuss the need for an amendment with the Counly and the Local
municipality prior to making an application. The County requires pre-consuffation foraft Official Plan Amendrment
applications.
A pre-consultation meefing was held with Township of South Glengarry and United Counties of Stormont, Dundas and
Glengarry staff on Movember 22, 2022. Mesting notes were distributed by the Township of South Giengary on Movember
23,2022,

s our professonal planming opltion thatthe crogosed Offclal Plan Smeedment and propoesd davetemant are
asprapriate and canfarrs b e podcies of thie United Courtes of Stoemeont, Durdas and Slengary Qs #lan.
February 2023 20632 Sputh Benvice Road
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8.0 Existing and Proposed Zoning

The suljectsite is regulated Ly the Township of South Glengamy Zoning By-law 39-2022 and is spiit-zoned Rural (RU) Zone,
Flood Plain Helding {FP-H) Zone, and Residential (R2) Zong in the St. Lawmence Shoreline Part 10 Schedule of the Township
of South Glengarry Zening By-law 38-08. The proposed commencial and light industrial uses are not permitted in the

existing RU Zene, regulating the north of the property.

b

Vil

Figure &

00 7l

- Current Zoning {Source: Township ufnth Glengarry)

it is proposed fo rezone the northern pertion of the aits from Rural (RUHo a site-specific General Commergial (CG-X00)
Zone. The proposed site-specific General Commercial Zone would pemiit the development of a mixed commercizl and
light indusfrial building. Itis proposed to maintain the existing Fleodplain Holding Zone (FP-H) and Residential (R2) zones
which apply to the balance of the lands.

The following provides a detailed review of the proposed zoning in relation to the General Commercial {CG) Zone.

CG Zone Provision Requirement Proposed Helel Saughl?
Permitted Mon-Residential | Agricultural Machinery Sales | Agricultural Machinery | Yes
Uses Service Sales Service
Art Gallery Art Gallery
Artiet's Studio Artist's Studio
Antique shop Antique shop
Auction Establishment Auction Establishment
Bake Shop Bake Shop
Bank or Financial Office Beer, Wine and Liguor
Beer, Wine and Liquor Sales | Sales Dutlst
Cutlet | Commergial schoo
Commercial school Contractor's Yard
February 2023 20532 Seneth Senvice Road
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CG Zone Provision Requirement Proposed Relief Sought?
Contractor's Yard Equipment Rentat
Convenlence Yard Fitness Centre
Day Nursery Food Bank
Dry Cleaning Depot Food Store
Equipment Rental Furniture and Home
Famn Supply Establishment- | Improvement Centrs
Indoor (gize restrictions)
Farmer' Market Post Office
Fitness Centre Private Clukb
Food Bank Professional or Buginess
Food Store Office
Funsral Home Retail Store
Furniters and Home Second-hand Store
Improvement Centre (size | Weterinary or Animal
restrictions) Hoapital
Garden Centre and Workshop
Gresnhouse
Hatel Additional Uses:
Laundromat Mini Warehouse and
Marina Storage
Maine Facility Menument Sales and
Medical Clinic Manufacturing
Maotel Printing and Publishing
Motor Vehicle Gas Bar Establizshmant
Motor Vehicle Rental Agency | Recreation and Athletic
Peraonal Service Facility
Estahlishment WarehouseDistribution
Place of Aseembly Centre
Piace of Entertainnient
Place of Worship
Peat Shop
Post Office
Private Club
Professional or Buginess
Ofifce
Propane Facility, Retail
Recreational Commercial
Establishment
Restaurant
Retail Store
Second-hand Store
Shopping Centre
Theater
U-Brew Establishment
YVeferinary Clinic — small
animal
Veterinary or Animal
Hogpitak
Video Rental Cutlet
Winery
Woaorkshop
February 2023 20632 South Semvice Road
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CG Zone Provision Requirement Redief Sought?
Lot Area {min.} 4. 000m2 {private services) | 27,000m= No
Lot Frontage (min.) 40m (private services) 196m No
Lot Coverage (max.) 20% {private servicea) +-1.8% [11% site No
covaerage)

Building Height {max.} 1im <11m N
Front Yard {min} Im . =3m No
Rear Ward (min.) am =8m No
Interior Side Yard {min.) 3m —where abuts =8m No

residentiz): 9m
Exterior Side Yard {(min.} | 6m =Bm Ne
General Prowisions
Parking Spaces Commercial uses: 1 epace | 60 epaces No

per 20m? of gross floor area
with & minimum of 3 epaces

Industrial Lses: 1 space for
sach 85m? of groas floor ares
plus 1 space for each 3
employzes per shik

Designated Parking Spaces | Parking Spaces Required: 50- | 4 spaces No
P8 apaces = mininmum of 3
spates

Loading Spaces Above 500m2 =1, plus 1 for | 3 spaces No

each additional 1,000m? of
gross fieor area or part
thereof

Cimensicns of L.oading 3.5m x9m Complies No
Spaces

Permitted Nen-Residential Use

‘The parent CG zone includes & varlety of permitted general commereizl uses which ans appropriate for the site. A selection
ofthe CG uses are proposed to be permitted hasaed on their compatibility with the private services proposed for the site.
The addition of selsct light industrial uses that are compatible within the context of the site are also proposed to be
permvitted, including mini warehouse and storage uses. The proposed commercial and |ight Industrial uses are compatible
with the adjacent proposed residential uses as well as the intentions of the proposed designation and zone.

February 2023 20532 Sauth Servies Road
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7.0 Conclusion

Devanco Canada is seeking to davelop the site on the south side of South Service Road. The property is cumently a vacant
site within the urban boundary. The intention of the developmentis to estalilish light industrial and commercial uses on
the site, in the form of a flex-industriz| building and a commercial ss1f siorage operation.

AnCfficial Plan Amendment is necessary to redesignats the site from Residential District toa site-speciic Commercial
District land use designation. A Zoning By-law Amendment is required to rezone the site from Rural (RU) Zone to site-
specific General Commercial (GC-X)Zone to permitthe proposed development of a flexible light industdal hullding and
mini-warzhouse and storage facility. A Siis Plan Control applicaticn will be required before the development can proceed.

Supperiing studies for the applications have been submitted, including an Environmental Impact Statement. This study
demonetrated that the impacts of the proposed development can be mitigated using common mitigation measurss. The
study concludes that no residual negative imgacts to the natural envirenment are anticipated as a result of the
development provided recommended mitigation measures are implemented,

The subject sits is lecated in an underdeveloped area within the urban boundary. The surrounding area e primarily
charzcterized by rural uses intended for future residential development. The preposed uses are compatible with the
existing uses in the surrounding area and surrounding residential designatien. The proposed development will provide
commercial and employment opportunities and help to pramote the long-term growih and vighility of the community.

The subject applications are consistent wlth the Provinclal Policy Statement and conform 1o the policies of the United
Countiss of Stormont, Dundas and Glengarry's Offigial Plan. The propesal represents an appropriate use of the subject
Iands that is compatible with the surrounding area. It is our opinion that thess applieations represent good planning. §
you have any questions or ehould you reguire any addifional infermation, please do not hesitate to contact the
undergigned at 613.542.5454 x234 or at nantonddiote . com.

Respectiully,

-

, R
SRR

David Nanton, MCIP RPP
Senior Planner
Fotenn Planning + Design

Febrsary 2023 20632 South Senvice Road
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Appendix A
Proposed Official Plan Amendment

By-Law Mumber 2022~

A By-Law To Amend The Dfficial Plan For The United Counties of Stormont, Dundas, and Glengarry (Amendment
Mumber __, known as 20522 South Service Road)

Paszsed: [Date]

Whersas on [Date} Fotenn Planning + Design, an behalf of Devanco Limited., submitted an application for Official Plan
Amendment for the property municipaily known as 20532 South Service Road; and

Whereas a public meeting was held regarding this amendmeant on . N
Now Therefore the Counci of The United Counties of Stormont, Dundas, and Glengany, in accordanae with the provisions
of Section 17 of the Planning Act, R.5.0. 1990, ¢.P13, hareby enacts as follows:

1. The Official Plan for the United Counties of Stormont, Dundas, and Glengamy is herely amended by the
followlng text and Schedule Awhich consfitutes Amendment Mo. ___ to the Official Plan for the Uinited Counties
of Storment, Dundae, and Glengarmy.

{a) Amend Scheduls ‘ABc: Lancaster/South Lancaster, of the United Counties of Stormeont, Dundas, and
Glengarry Official Plan, so a3 to amend the land use designation of the site Incated en a portion of 20532
South Service Road from Residential District to a special policy Commercial District.

(b} Notwithetanding the requirements of Section 3.5, that the permitted uses jfor the lands designated
Commercial District-% X inciude light-industrial and commercial uses. The amendmentshatl be implementad
tirough an amendment to the Township of South Glengarny's Zoning By-law.

{c) Amend Section 9.1 Special Land Us Districts and Talie 9.1.5 - Special Land Use Districts, Township of South
Glengarry, ofthe United Counties of Stermont, Bundas, and Glengarry Cfficial Flan, 5o asto include the
following:

lbem  Rall Murtiber

01010010061 88050

1 eqal Deseription
Part Lot 35, Goneassion 1,
Lancastar

Dewelopment Ciitetia
Wotwithstanding the Commeroial Dislrict policies
to the contrary, fight indusirial uses shall bBe
permitted on the lands identified within the
special policy district as regulated throupgh the
Tewnship of South FHlengamy Zoning By-law.

February 2023 205652 South Service Road
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Schedule ‘Abc: Lancaster/South Lancaster’

LEGEND
Boundzrios iLand Use Besgneition #mlr;;ngméﬂ :‘m;-mnn Liamds Infrastrustine
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ke R Lo | egastony Noodine: {8 fo—
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| | Rasilontia) Dinkize Salvige Yo Disret s, NSAIE Shape tesen
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. ' Y g Faankl pisnucs weh EG Upgiiny g
Palneaalty Signciont SR Brecal b aed Uso Dt T Ciosed Basio Sl L s e e
‘Wetiand (Gow Tobda & 1.5 ol the OF Tast) P T

Given all Three Readings and Passed: [Date]

John Bolognone
City Clerk

Bryan Paterson
Mayor

Febryary 2023

20632 South Service Road
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Appendix B
Proposed Zoning By-law Amendment

By-Law Mumber 2022-Xx

A By-Law to.amend By-Law Number 38-08, *"The Corporation of fhe Township of South zlengamy Zoning By-law™ [£oning
By-law Amendment for a porfionof 20532 South Service Read from Rural (RU) to a site-epecific General Commercial (CG-

XX zong)

Passed: [Meeling Date]

Whereas the Council of The Corporation ofthe Tewnship of South Glengamy desms i advieable to amend By-Law Number

38-09, as amended;

Therefore he itresolved that the Councll of The Corporation ofthe Township of South Glengamy hareby enacts as follows:

1. By-Law Number 38-09 of The Corperation of the Township of South Glengany, entifled “The Corporation of the Toewnship
of South Glengarmy Zoning By-law® as amended, is hereby furtther amended as follows:

1.1. That the area sifected by this byJawbe the porfion of 20532 South Service Read indicated on the Schedule

attached and forming part of this by-law.

1.2. That Schaduls *5t. Lawrence Shoreling Part 10°, es amended, be further amendad by rezoning fhe subjecis to

General Commercial, Exception X' (CG-X).

1.3. That Section 7, Exceplion Zones, of By-law 38-09, as amended, be further amended by adding the following
new subsection, as follows:

Febeuwany 2023

Ix) Genaral Commercial, Excaption X' (CG-X) {20532 South Servics Road)
Despite the standards of Section 7.1 on lands zoned C5-X, the following uses shall be permitied:

Permitted Usas:

* & % % * B ¥ & 5 ¥ 2 F F 5 B B S S5 5 B P

Agriculiural Machinery Sales Service
Ant Gallery

Artlst's Studio

Antigue shop

Auction Establishment

Bake Shop

Beer, Wine and Liquor Sales Oullet
Commercial school

Contractor's Yard

Equipment Rental

Fitness Centre

Food Bank

Food Store

Furniture and Home Improvement Centre (size restricticna}
Poet Cffice

Private Club

Professional or Business Office
Retail Store

Second-hiand Store

Weterinary or Animal Hospital
Werkshop

20532 South Bervice Road
r'w o d =1




Additional Uses:

Iini Warehouse and Sterage
Monument Sales and Manufacturing

Printing and Puklishing Establishment
Recreation and Athletic Facility
Warehouse/Distribution Centre

St Lawrence Shoreling Part 10 Schedule

Schedule A to By-law 5404
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