THE CORPORATION OF THE UNITED COUNTIES

OF STORMONT, DUNDAS AND GLENGARRY

BY-LAW NO. 5431

A BY-LAW to adopt Official Plan Amendment No. 15 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. 15 is a site-specific amendment which
permits a warehouse and open storage to only part of the subject lands described as
Part 1 on RP8R917; Part 1 on RP8R2879, as shown on Schedule ‘A’

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. 15 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 18" day of December,

P—

7

WARDEN

H—

S CLERK

By-law 5431
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SCHEDULE “A” TO BY-LAW No. 5431

AMENDMENT NO. 15 TO THE
OFFICIAL PLAN FOR THE
UNITED COUNTIES OF STORMONT,
DUNDAS AND GLENGARRY

Owner: Graham Jack Durant & Mary Eliza Durant

Official Plan Amendment
Special Land Use District

Township of North Dundas

theCounties

e

STORMONT + DUNDAS - GLENGARRY
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UNITED COUNTIES OF STORMONT
DUNDAS AND GLENGARRY

CERTIFICATION OF COMPLIANCE WITH PUBLIC INVOLVEMENT AND NOTICE
REQUIREMENTS

|, Kimberley Casselman, Clerk, hereby cettify 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.5.0. 1990, have been complied with.

Signed "Kﬁ\ .

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. 15 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. 15 to the Official Plan for the
United Counties of Stormont, Dundas and Glengarry.

PART C - THE APPENDICES
Do not form part of Amendment No. 15 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. 15 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, resulting in a Special Land Use District, in the Township of North Dundas to
permit a warehouse and open storage uses using existing buildings on the property. This special
land use district will be reflected on Schedule A1 of the SDG OP.

Location

The subject property is described as being Part of Lot 15, Concession 8, in the former Township
of Winchester, now the Township of North Dundas, located in the Agricultural Resource Lands.
The subject property is in the shape of a “u” with a lot area of roughly 8 acres and has
approximately 144.3m of frontage on Kittle Road. The subject property is located at 13055 Kittle
Road, just south of the intersection of Boyne Road and Kittle Road. The lands surrounding the
property are designated as Agricultural Resource Lands, most of which are primarily active
agricultural fields, with a few residential uses. The abutting property to the west, located at 13057
Kittle Road, and surrounded to the north, east and south by the subject property, consists of a
residential dwelling. There is an existing easement that serves as access for the shared well that
is located on the subject property. In addition, the easement serves as a right of way for the
residents of the abutting property to access their garage using the north laneway.

Basis

In the Official Plan for the United Counties of Stormont, Dundas and Glengarry, the property is
presently designated as “Agricuftural Resource Lands”. The purpose of this designation is to
protect prime agricultural land for agriculture and agricuitural-related uses. The subject property
is currently developed with four existing structures located on the property which include a
residential dwelling and three storage buildings. The property includes some existing vegetation,
and the development is set farther back from the road.

The property owners have been using the subject property for storage facilities and intend to
continue and broaden this activity, allowing for greater variety of storage on-site. The owners
intend to store furniture and vehicles while refaining the existing dwelling on the site. This
continued use is not anticipated to impact any surrcunding lands, nor have any negative effect of
agricultural related uses over the long-term. The proposal seeks to use existing buildings and
infrastructure to continue storage uses and activity. The proposal will not result in the loss of any
agricultural lands, as the subject lands, which are relatively small and unable to support significant
agricultural activity, are not currently being used for agriculture and will continue for residential
and commercial use.

The proposed site-specific land use district would permit the applicants to continue usage of their
storage facilities and give them the opportunity to broaden this activity to include a greater variety
of storage and expand their business. The proposed use of the site for on-site storage will utilize
existing buildings and will not conflict with normal agricultural operations on abutting lands.
Overall, with the exception of the amendment for the use, the proposal meets the general intent
of the Official Plan policies.
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Given that the site will be used for commercialfindustrial storage and will be in close
proximity to an existing dwelling, a site plan control application and approval will be
required by the Township of North Dundas. A combination of setbacks, fencing, berms
and vegetation will likely be required to reduce the adverse impacts on the abutting
residential dwelling. There is an existing easement that serves as access for the shared
well that is located on the subject property. In addition, the easement serves as a right
of wat for the residents of the abutting property to access their garage using the north
laneway.

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.15 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 A1: Township of North Dundas is hereby amended by re-designating the lands
shown as “Subject Property” on Schedule “A” to Amendment No. 15 attached hereto, into
“Section 9.1 Special Land Use Districts.”

2. “Table 9.1.1 - Special Land Use Districts, Township of North Dundas" is hereby amended
by adding the following:

“Notwithstanding the Agricultural Resource Lands policies to the contrary,
warehouse and open storage shall be permitted on a portion of the lands described
as Part 1 on RP8R917; Part 1 on RP8R2879 and that the subject property is
subject to site plan control (an industrial use), and that the owner enter into a Site
Plan Control Agreement with the Township of North Dundas.”

Implementation

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

2. The Amendment shall be implemented through an amendment to the Township of North
Dundas's Zoning By-law.
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Schedule “A”
OPA 15

1
Legend OPA 1S )
|:| Agrcuttural Resourse Lands 4

— ] - Boynagd

Kittio 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 (|2 Cooiriljes -
gleciis  NOTICE OF A K
"SDG  pugLcmEETING AT

CONCERHNING A PROPOSED AMENDMENT TO THE OFFICIAL PLAN
OF THE UNITED COUNTIES OF STORMONT, DUNDAS AND GLENGARRY
AND PROPOSED AMENDMENT TO THE
{FORMER TOWHNSHIP OF WINCHESTER) ZONING BY-LAW OF
THE CORPORATION OF THE TOWNSHIP OF NORTH DUNDAS

TAKE NOTICE that the Council of The Corporafion of the Township of Morth Dundas will
hold & public meefing on the ¥ of August at 6:30 p.m. at the North Dundas Council
Chambers, 638 3t. Lawrence Strest, Winchester, Ontario to hear the planning merits and
gather public input regarding a proposed amendment fo the Official Flan of the United
Counties of Storment, Dundas and Glengamy and congider & propesed amendment to
Zoning By-law 12-93 (former Township of Winchester) under Sections 17, 22 and 34 of
the Flanning Act, R.5.0Q. 1830, Chapter P. 13, as amended.

THE LANDS to which the Official Plan Amendment and Zoning By-law Amendment apply

o is legally degeribad ag, Part of Lat 15 on Coneession &, former Township of Winchester,

now the Townghip of Narth Dundas, County of Dundas, municipally known as 13055 Kittie

Road, Chesterville, Ontario, az indicated by the blue oullined ares on the attached Key

Map.

1. THE PROPOSED CFFICIAL PLAN AMEMDMENT # 15 would change the Officiat
Plan designation from “Agricuitural Resource Lands” to “Special Land Uss District® to
parmit the applicants to continue usage of their sforage facilities and aive them the
opportuniy to broaden this activity to include a greater varsty of sturage and expand
their business. i the proposed amendment is adopted by the United Counfies, the
subject lands will be designated az “Speeial Land Use District” and cease {0 be
designated as “Agricultural Resource Lands™.

HOTICE FOR THE OFFICIAL PLAN AMENDMENT

If you wish to be notified of fhe adoption of the proposed Official Flan Amendment, or
of the refusal of a reguest fo amend the Official Plan, you muast make a written request
fo the United Counties of Starmont, Dundss and Glengary, 28 Pitt Streef, Comwall,
Cntarie, K64 3P2. Any appeal of the propeged Cfficial Flan Amendment must e made
1o the Clerk of the United Countiss after the United Counfies have rendered s decision
in this matter.

if & person or public body doss not make oral submissions at a public meefing, or make
writter: submissions fo the United Counties of Stermont, Dundas and Glengarry before
the proposed QOfficial Plan Amendment # 15 is adopled, the persen or public body is
not enfitled to appeal the decision of the United Counttes of Stomiont, Dundas and
Glengarry to the Ontario Municipal Board.

i a person or public hody does not make oral submissions at a public meeting, or make
wiitten submissions to United Counties of Stormaont, Dundas and Glengamy befars the
Official Pian Amendment #15 is adopled, the perzon or public body may not be added
as a party to the hearing of an appeal befors the Onlario Municipal Beard uniess, in
the opinion of the Board, there are reasonakle grounds to add the person or public
body as a party.

2. THE FROPOSED ZOMING BY-LAW AMENDMERNT would changs the zeoning of the
land from the: “Agricultursl Special Exception 18 (AG-1BY and Agriculiural "AG" zene
to *Agriculturzl Special Exemplion Fery Two {43-42)° zone. The purpose of the
amendment is to pemnit warehousing and open storage on the subject property. If the
By-law is adopted by North Dundas Township Councl, the subject lands will ba zoned
to permit & warshouse and cpen storage facility on the property.

NOTICE FOR THE ZONING BY -1 AW AMENDMENT
if & person o public body does not maks onal submissions at a publie meeting or
make written submissions to the Township of Marth Dundas before the Zoning By-law
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PUBLEC MEETING ~3~ DFFICIAL PEAN AMENDMENT
NOTICE ZONIMNE BY-LAYW AMENDMENT

KEY MAF

Areq Affected by the Proposed Amendments:

Part of Lot 15 on Concession B, former Township of Winchester,
now the Township of Morth Dundas, County of Dundss,
municipally known as 13055 Kitle Road, Chestendlle, Cntarnc
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Appendix B: Record of Proceedings

I&? ACTION REQUEST
Acd i Ko Planning, Building & Enforcement
‘North Dundas

To: Mayor and Members of Council
Date of Meeting: August 9, 2022

Subject: Zoning Bylaw and Official Plan Amendment Request - Durant

RECOMMENDATION:

THAT Council recommend te the Council of the United Counties of Stormont, Dundas,
Glengarry that the application for an Ofticial Plan Amendment (#15), be deferred until
a complete site plan application is received regarding all commercialfindustrial uses
on the subject property and that Site Plan Control be a requirement within OPA #15;

AND THAT Council hereby requires that a change of uselbuilding permit he
successfully obtained and final inspection granted for the accessory apartment
dwelling within the warehouse, or that the .at:cessur% office be reinstated to the
satisfaction of the Township of North Dundas Chief Bullding Official.

BACKGROUND:

On March 23* 2022, the Township of North Dundas received a Zoning Amendment
Application for warehousing and outdoor storage in an Agricultural (AG) zone. The Townshi
accepted the Application as completed at the July 12% 2022 meeting of Township Council,
and requested a public meeting be held on August 8™ 2022 regarding the application.

The United Counties o} Stormont, Dundas, and Glengarry also received an application for
an Official Plan Amendment to redesignate the lands from Agricultural Resource Lands to
Special Land Use District to permit the agﬂ)linants to continue the usage of their storage
tacilities and give the opportunity to broaden this activity to include a greater varety of
storage options and expand their business.

Prior to the Township approving a zoning amendment, an Official Ptan amendment mest be
adopted by County Council. Both amendments must contorm with the 2020 Provincial
Policy Statement, which has very restriciive pelicies for commercialfindustrial uses within
prime agricultural areas (Policies 2.3.3 and 2.3.6).

Permitted Uses in prime agricuftural areas are limited to: agricultural uses, agriculture-
related uses and on-farm diverstfied uses.

Agriculture-related uses: means those larm-related commaercial and farm-
related indusirial uses that are direcily related to farm operations in the area,
suppori agriculture, benafit from being In close proximity to farm operations, and
provide direct products and/or services to larm operations as a primary activity.

The application submitted is unclear on the proposed expansions, particularly outdoor



Schedule A to By-law 5431
SDG Official Plan Amendment No. 15

slur:aﬁe (where this will be located on the subject property (approximately & acres)). Given
that the site will be used for commercialfindustrial storage and will be in close proximity to
an existing dwelling, a site plan application and approval should be applied. The current site
plan bylaw does not include agriculturally zoned lands, as they are exempt being typically
agricultural uses. However, this amendment will permit commercialfindustrial type usas,

ich are subject to site plan approval. Theretore, the Official Plan Amendment needs to
clearly specily that the special exception sought includes a requirement that Site Plan
Centrol Approval applies. This is particularly important given the proximity of the praposed
commercialfindustrial uses abutting an existing residential dwelling {13057 Kittle Road). A
combination of setbacks, fencing, berms and vegetation will likely ba required to reduce the
adverse impacts on the abutting residential dwellirg.

Upon a site visit for the zoning amendment, it was determined that there were exisling
sensitive land uses not noted in the application. Inaddition, the existing warehouse currently
has an illegal occupied residential dwelling unit within it, which has been illegally occupied
for some tme without a valid building permit. Aker discussion with the applicant and their
representatives the intention is for the residential use within the warehouse to continue. A
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change of use/buildin

permit and septic permit
will be required to make the |
accessory dwelling it
legal. As the accessory
dweling unit  never
recaived approvals and is
illegal at this time, these
applications should be
sought and approved,
betore Council approves
the rezoning ?plicatfnni
The proposed zoning
amendment will need to
consider that there are
currently two (2) accessory
residential dwellings on the [
subject property (one legal, §

one illegal). This is
relevant, as the proposed §
amendments will move the
property toward a
commercialfindustrial type B
property compared with £
what exists today.

Therelore, Stalf
recommend that Township B
Council not recommend |
approval of Official Plan
Amendment #15 to County
Council until the existing
iflegal  residential  unit
receives a valid building
permit and & fnal -

inspection {or is reinstated as an accessory office (lo the satistaction of the Chief Buiiding
Ofticial)), and that the Official Plan Amendment include a requirement for site plan control
for the commercialiindustrial uses on the subject property and that a site plan control
application be submitied to the Township.

OPTIONS AND DISCUSSION:
1.  Approve the recommendation - recommended.
2. Do not approve the recommendation - not recommended.

3.  Modify the recommendation - Council can add to or modify the recommendation

FINANCIAL ANALYSIS:
Mo impact at this fime.
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OTHERS CONSULTED:

Apphicant

Applicant's agents

Chiet Buitding Cfficial

Director of Planning, United Counties of Stormont, Dundas, and Glengarry.
South Nation Conservation Authority (septic approval)
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o ACTION REQUEST
‘ el Planining, Building & By-law Services
Hoeth Dindas

To: Mayar and BMembars of Couneil
Dats of Meatlng: Movember 14, 2023

Subject: OPA Resolutian for 13055 Kittle Road Rezoning

RECOMMENDATION:

BE IT RESOLVED THAT Council supports Official Flan Amendment #15, sublact to
the following amendiments tharsto:

1. That Part B, Section 2 ba modified to raflect a change in area covered by Offlcial
Plan Amendmant #15 as fol los:

"Norwithetanding the Agricullural Resource Lands policies to the cohtrary,
warahouse and open storags shail be parmitied on lands described = part of
Part 1 on Plan 8R917 and part of Part 1 on RPBR237S (balng part of 13055 Kittle
Roai), save and except Part 1 on Plan 8R3135.%

2. That OPA#1E requires the subjact properiy to be subject to site plan control
{an industrial use), and that the owner ahiter into & Site Flan Control Agreament
with the Township of Morth Dundas. )

3. That the DPA#15 Schedule “A" be modified to only apply to part of the subject
lande as shown in the attached diagram:
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EACKGROUND:

On March 2% 2022, the Towrshlp of Morth Duradas recalved & Zonlng Amendmant
Application for warehotsing and outdoor storage in.2n Agricuiieal {AG) Zome. The Tewnship
aceaptad the Appilcation as campleted at the July 12th 2022 meating of Tewnship Council,
and requested a public meeting be held an Awgust Sth 2022 regarding ihe application.

The Uintted Counlies of Storment, Dundas, and Glenganry alss recalyed an appleatian for
an Official Plan Amandment to redesignate the lands fram Agricultuzal Resource Larls to
Speclal Land Use Distriel to penmil the applicants to continue the usage of thabr storage
factiities and glve the oppartunlly to broaden this actvity to inchede a greater varnaly of
starage oplions and expand thelr business.

Prior to tha Townshlp appraving & 2ening amendiment, an Officlal Plan amendment must ba
adopiled by County Couneli.

On August &7, 2022, Counell passed the fallawing resalutian:

THAT Couneit recommend to the Coeuncl of the Lded Counties of Slormmom,
fuinrdas, Glangany that the appiication for an Ofifcial Elan Armandment [$#15), be
deferved untl a complate sile plan application s recelved regantling aif
eommerciatindusinal uses on e sibiect property and that Site Plan Conal be
& Feguireiant within OP4 815

AND THAT Counclf Bereby reguines that o change of usetulding permit be
succassfully obfained, and final inspaclion grartad v he aceasSsaly SparmEt
dueling within tha warahouse, oF tha! the seceszory offse be refnstated 1o the
zatisfaction of the Township of North Dundas Chief Bullding Offeial

Kollaard Assochaies inc. stall ate working on the Site Plan and Site Plan Apphcation.

The Cwrer has apphied for and obtained a bullding permit e renovale the legal apartmant
back [alo an office. A final ingpection was completied for this change of use pertnlt.

Bazed on the draft site plan and a detalled raview of the Offical Plan Amerdiment (OPA
#15), thiesr risdiications to DPAZ1E ane recommandad:

1. Cadmact the lagal deseription of the propesty 1o exciude 13057 Kittle Road. The current
lagal descriplion includes the nalghbouring residontial property.

2. Kodily the lext of OPAS15 1o require thal the praperty be subject 1o Slte Pian Contnol
and a Site Plan Cantrel Agresment. The |atended use is ndustrial, bul the property
k& In an Agricultural Zone. Site Plan Contiol doas not apply in Ageculiural Zones,
therefore the OPA nesds to speclly that Sita Plan Control applies to this axcaption
zone. The maln pumpose for site plan control (s to buffer the abulling residential
dwallinvg from Industrial activites (vehbcle and truek traffic).

3. Reduce the aréa io which the Ofickal Flan Amendmeant apphies W only the ares belig
used, rather than lhe whole propary. ThS Is to avold outdaar storage in the front and

223
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Shda vands.
Dnes Oificlal Flan Amendment #15 15 adopted by Counly Counci, Townshilp Councll ean
eonsider the Zoning Amendment st a She Plan Control Agaomanl.

CPTIONS AND DISCUSSION:
1. Apprave the recommendation - recommsnded,

2, Do not approve tha recommendation - nol rasoinmendead.

FINAMOCIAL ANALYSIS:
Mone at thilz tme. Onee the zonlng s approved ard the use commances, Thero wil likely be
an Incregss i @5 3seassimient.

OTHERE CONBSULTED:

Linlbed Counties of Stermant, Dundas atd Glangarny
CBO

Iriterim Daputy GBO

Applicant

Applicant's Plarnar

Agent's Enginess

ATTACHMERNTS:
e

224
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Appendix C: Planning Rationale

Your rural land planning experts

Aupuist 2, 2022

United Counties of SDG Township of Nerth Dundas
26 Pitt Street, Suite 223 636 5t Lawrance Street
Corpwall, ON Winchester

K4l 3F2 KoL 2KD

RE:  Official Plan Amendment and Zoning By-law Amendment - REVISED REPORT
13055 Kittle Road
Len 15, Concession 6
Geograpghic Township of Winchestar
Township af North Dundas
Chwners: Graham Jack Durant & Mary Eliza Burant

To Whom it May Concern,

ZanderPlan Inc. has been retained by the property owners to assist with on Official Plan
Amendment and Zoning By-law Amendment application for the property {(“Subject Property”)
loeated at 13055 Kittle Road in the Geographic Township of Winchester. The subject property is
irregular in shape with approximately 144.37m of frontage on Kittle Road and measures 8.00
acres in size. The purpose of this report is to provide planning justification for an Official Plan
Amendrment and Zoning By-law Amendment to permit a change in use on the property. The
Zaning by-law Amendment will rezone the entire property to permit warghousing and opean
storage in addition to the existing permitted uses. The Official Plan Amendment will create a
Special Land Use District to permit storage on Agricultural Resource Lands,

Subject Lands

The subject lands are situated on Part of Lot 15, Concession 6, in the Geographic Township of
Winchester, in an area characterized by rural activity. The subject property is in the shape of a
" with a lot area of B.00 acres in size and has approximately 144.3mm of frontage on Kitte Road
(Figure 1}, There are four existing buildings on the site intluding a house and three storage
buildings. The warehouse building contains an accessory apartment which was established in the
former office approximately ten years ago. The abutting property to the west, located at 13057
Kittle Road, is characterized with primarily residential activity. There is an existing easement that
serves as aocess for the shared well that is (oeated on the subject property. In addition, the

P.0. Box 201148 Perih, Ontario K7H 3ME ph. 613-264-8500 fax: 513-264-8508 wwwy.zenderplan.com

Page 1
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Z@NDEeRPLON

Your rural land planning experts
easement serves as a right of way for the residents of the abutting property to access their garage
using the north laneway.

The purchaser of the subject property is proposing to continue the use of the property for
warehousing and storage, while maintaining the dwelling and the accessory apartment. In
addition, the purchaser would like to have outdoor storage of vehices, boats, trallers, RVs, ete,
which can be fully screened from the road and abutting properties with privacy fencing.

Figure 1. Aerial Photograph of Parcel Boundary of 13055 Kittle Road
Source: AgMaps

Pravincial Policy Statement

Uneler the autharity of Section 3 in the Planning Act, the Provincial Policy Staternent {PP5, 2020)
provides policy direction on makters of Provincial interest refated to land use planning and
development. The PPS identifies matters of Provincial interest that must be considered when
planning applications are filed in Ontario. Approval authorities are required to ensure that
decisions on planning matters are consistent with these policies.

The proposed development is consistent with Section 1.0 Building Strong Healthy Communities,
as it represents development which promotes efficient land use and development patterns. The
subject property is a refatively small lot in an agricultural area, and is already developed with
number of bulldings and private servicing. The proposed uses of the property would use the

F.C. Box 20148 Perih, Ontario K7H 3MS ph. §13-264-9600 fax: 513-264-8608 www zanderplan.com

Page 2
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Z@NDERPLON

Your rural land planning experts
existing buildings and infrastructure. As per Section 1.1.1, the change in storage facility
represents efficient development and land use patterns that do not prevent expansion of
setifement areas by using the existing infrastructure. The subject property is not in proximity to
a settlerment area, and will continue with access from the existing County Road. The proposed
uses will contribute to the local economy though associated jobs and support a greater mix of
land uses. Section 1.1.4 speaks to Rural Areas in Municipalities. As per Sechion 1.1.4.1, the
proposal uses existing rural infrastructure and servicing facilities efficiently by using existing
infrastructure and buildings to continue storage uses. The proposal does not result in the loss of
any agricultural lands nor is it anticipated to have any impact on agricultural land uses that are
lecated nearky,

Section 1.2.6 speaks to land use compatibility, where major facilities amd sensitive land uses shall
be planned and developed to avoid and minimize any potential adverse effects. The continued
use of storape facility in the existing buildings is not anticipated to cause any adverse effects on
surrounding rural lands. Future development on the preperty, including the proposed outdoor
storage of vehicles, boats, trallers, ete, can be fenced andfor screened as nesded to minimize
visual impacts on nearby lots if required.

Section 1.1.5 speaks to directing development on rural lands where permitted uses include
development that is campatible with the rural landscape and can be sustained by rural service
levels, The proposed amendments are compatible with rural Jands and will not require additional
servicing, as the site is already serviced with a private well and septic system. As per Secticn 1.1.5
{g) permitted uses on rural lands include “other rural land uses™. A warehouse use such as the
storage of furniture and vehicles, and assoclated outdoor storage, can be considered as "other
rural land uses” and would thersfore be permitted on rural lands. If would contribute to a
diversified econamy in the rural area, and utilize a parcel of land that is already developed and is
functionally too small for agricultural use,

Section 1.6.6.1 speaks to sewape, water, and stormwater services. Section 1.6.6.1 (b) speaks to
the accommodatien of growth that promotes the efficient use for axisting municipal sewage
services. As the subject property is located in a rural area where municipal services are not
available, the property would not require any new infrastructure or public service facilities,
optimizing existing infrastructure available for the site. The existing buildings are already
serviced with private services onsite,

Sectien 2.0 Wise Use and Management Resources speaks to the maintenance and protection of
the natural heritage, water, agricultural, and cultural heritage. The subject property falls in a

P.C. Box 20148 Perih, Ontaric K7H 3M& ph. 613-264-980(0 fax: 513-264-8608 www. Fanderplan.com
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ruralfagricultural area, and is designated for agriculture in the Official Plan. However, the small
lot is already developed with a dwelling and storage buildings which are not used for agricultural
purposes, Section 2.3.1 speaks to prime agricultural areas that need to be protected for long-
term agricultural use. Tha proposal seeks to use existing infrastructure to continue storage uses
and activity. The existing buildings have no known impact on agricultural lands or operations. The
proposal will not inhibit the long-term use of the prime agricultural area, as the subject lands are
nat currently being used for agriculture and will continue for residential and commercial use.
Sectian 2.3.6.2 speaks to non-agricultural uses in prime agricultural areas that mitigate the

storage will not affect any agricultural eperation, as the existing infrastructure does not pose as
a threat or imped on the existing natural resources. The site already contains a dwelling and
storage buildings which are currently zoned for this use. The proposal will allow for a broader
range of uses in the storage buildings, with no additional impact on agricultural tands anticipated.

Sectian 3.0 protecting Public Health and Safety speaks to reducing the potential risks of features
such as erosion hazards, mine hazards and other natural and human made hazards. it is notable
that development shauld be directed away from areas where there is an unacceptable risk to
public health or safety. There are no known natural or human made hazards in proximity to the
site, The existing buildings and infrastructure do not have any negative impact on surrounding
land uses and a change in permitted uses to allow for continued storape activity will comply with
all safety and public health policies outlined in this section.

Dverall, the proposed amendments to permit a greater range of storage on the subject property
is consistent with the policies in the 2020 Provincial Policy Statement.

United Counties of Stormont, Dundas, and Glengarry Official Plan

The current Official Plan for the United Counties of Stormont, Dundas, and Glengarry was
adopted in 2018, The subject property falls within the Agricultural Resources land use designation
on the Official Plan Schadule Al within the Township of North Dundas (Figure 2).

F.O. Box 20148 Perth, Ontario K7H 3MB ph. 613-264-9600 fax: 6§13-264-8808 www zanderplan com
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Figure 2, Official Plan Designation — Schedule A Land Uses
Source: United Counties of Stormont, Dundas, and Glengarry Official Plan

Section 5.2 of the Dfficial Plan speals to resource management policies by protecting resources

prohibited use in the Agricultural Resounce land use designation. Any land uses that conflict with
normal agricultural operations is prohibited. The existing infrastructure camplies with provisions
setaut in Table 5.2 and does not impact the surrounding agricultural lands or activity. The subject
property is ralatively small, thus unable to support significant agricultural activity. Permitted uses
in Table 5.2 include [egally existing uses, buildings, or structures, The existing buildings are
currently used for storage, and do not preclude agricultural activity. The Official Plan Amendment
intends to continue the use of the storage facility, allowing for greater variety of storage on site.
The purchaser intends to store furniture and vehicles while retaining the existing dwelling and
accessory dwelling unit on the site. This continued use is not anticipated to impact any
surrounding fands, nor have any negative effect of agricultural refated uses over the long-term.
Outdoor storage of vehitles, boats, trailers, RVs, et is also proposed on the site.

Section 5.3 of the Official Plan speaks to policies set out for Agricultural Resource Lands. Section
5.3.2 outlines the scope of permitted uses on Agricultural Resources Lands including agricultural
related-uses, existing dwellings, and public service fadlities. This section permits the use of
existing dwellings that are legally existing uses, buildings, or structures. The dwelling on the
subject property is existing and would therefore be recognized as 3 permitted use. The proposal
segks an Official Plan Amendment to permit 3 wanehouse and open storage, in addition to the
residential use.

PO, Box 20748 Perth, Ontario K7H 3MB ph. 613-284-0600 fa: §13-284-0608 wuww. zandarplan.com
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As per Section 5.3.2, existing lots of record on prime agricultural lands may be used for non-
agricultural uses provided there are no reasonable alternate locations which avoid prime
agricultural areas. Given that much of the land in the Geographic Township of Winchester is
desipnated as Agricultural Resource Lands, it is difficult to avoid prime agricultural areas. It can
be said that there are no reasonable alternate locations since there is limited supply of
eormmercial or other lands i the Township of Winchester. In addition, the subject property is
already zoned and recognized for storage use, and the proposed amendments would not be a
significant deviation from this current permitted use. As per Section 5.3.2, existing non-
agricuitural buildings or structures may be expanded provided they will be compatible with farm
eperations. There is ne anticipated impact on surrounding agricultural uses er farming operations
froen the use of the subject property for storage.

is the property owners are proposing an Official Flan Amendment to designate the subject
property under a Spectal Land Use District to permit the continuation of storage use on the
subject lands. Section 8.1 speaks to Special Land Use Districts, outlining permitted uses and
development criteria for various locations. The proposed Special Land Use District would permit
the storage of furniture and vehicles in Agricultural Resource Lands. Table 9.1.1 outfines all
Special Land Use districts in the Township of North Dundas. The proposed werding and addition
to Table 9.1.1 is below:

tern | Roll Number T Legal Dasnfiptian Eiev-elnpme:nt-tinitaﬁa ]
X 0511-016-006-33200 P, Lot 15, Conc 6. Notwithstanding the ]
Agricultural Resource |
Land policies to the |
contrary, warehouse
and open storage
shall be permitted on
lands.

Overall, this propusal meets the general intent of the Official Plan, and the amendment will not
conflict with normal agricuttural eperations.

Township of Winchester Zoning By-law No. 12-33
The subject property falls into the Agricultural zone as shown on Schedule A — Township of

Winchester according to Zaning By-law No. 12-93 {Figure 3). The southern portion of the subject
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Figure 3. Zoning By-Law 12-93 - Schedule A
Source: Township of Winchester

Section 2.70 of the Zoning By-law defines open storage as "the storage of goods, merchandise,
or equipment outside of a building or structure on a lot or portion thereof, including such uses
as automobile and trailer sales lots and building supply outlets”. Section 2.102 defines
warehousing as a "building used or intended to be used for bulk storage and wholesale of goods,
commodities, wares, merchandise, or matesials but not including hazardous or noxious chemicals
or similar substances”. As per Section 2.0, the proposal intends to rezone the subject property to
permit Warehousing and Open Storage, in addition to the existing permitted uses on the site.
The owners intend to use indoor and outdoor storage on the subject property; outdodr storage
is intended for vehicles, trailers, boats, RVs and similar eguipment, to be screened with privacy
fencing,

Section 12 speaks to permitted uses in the Agricultural zone including accessory dwellings,
agricuttural uses, and rural home occupations. Section 12.1{c){xviil) speaks to exceptions in the
AG-18 zone, The existing land uses comply with the paolicies set out in this section as the existing
infrastructure and buildings area used for storage including the warehousing of dry poods as
permitted under AG-18. The proposal seeks a Zoning By-law Amendment to permit additional
storage uses by rezoning the property under a new exception zone. The exception zone would
apply to the entire property and would seek to permit the addition of indoor and outdoor
warehouse and open storage, in addition to the existing permitted uses.

P.0. Box 20145 Perih, Ontario K7H 3ME ph. 613-284-0600 fax: 613-284--0508 wiyw.zanderplan. com
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As per Section 12.1 [c), the warehouse and open storage would follow zoning requirements for
other uses. The requirements set out under this provision includes a minimum lot area of 328
hectares {93.90 acres) with a lot frontage of 100 metres. The subject property has a lot area of
8.00 acres in size, and a |ot frontage of 144.37 metreas on Kittle Road. The subject property does
not meet the minimum |ot area requirement; thersfore, an exception for lot area will also be
included in the Zoning By-law Amendment. This is not anticipated to have any impact on
surrounding fands and operations as it was previously used as a storage facility for other gooads.
The dweliing, buildings and accessory apartment are already existing on the site at this time.
Future outdoor storage can be screened with privacy fencing. Any concerns with screening or
buffering can be addressed at the approval stage and subject under Site Plan Control,

As per Section 12.1 {c) the proposed wording for the Special Exception Zone is listed below:

Agricultural Zone - Exception “X” [AG-X)

Notwithstanding the provisions of Section 12.1 to the contrary, on fands zoned s AG-X, o
warehouse and the use of indoor und outdoor open storage is permitied subfect to the following
requirerments.

fo} Zorie Requirernents
Lot Area {minimum) B.00 peres

Summary

The applicant is seeking an Official Plan Amendment and Zoning By-law Amendment for the
subject property located at 13055 Kittle Road in the Geographic Township of Winchester. The
land is currently designated under Agriculiural Resaurce Lands as per the United Counties of
Stormont, Dundas, and Glengarry Official Plan, and is zoned under Agricultural {AG) and AG-18
zanes as per Zoning By-law No. 12-93. The property owners were previsusly using these lands for
storage facilities and intend to continue and broaden this activity. The existing dwelling and
accessory apartment would be retained onsite. The Official Plan Amendment is proposed to
create a Special Land Use District 1o permit warehause and open storage uses. A Zoning By-law
Amendment is sought to create a Special Exception Zone to permit the indoor and outdoor use
of open storage and warehouse storage in an AG 2one; the propased néw zone would apply te
the entire subject property. The proposal meets the general objectives set out in the United
Counties of Stormont, Dundas, and Glengarry Official Plan and is consistent with the 2020
Prowincial Policy Staternent.
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Shauld you have any further questions, please do not hesitate to contact the undersigned.

Sincarely,

. -I"’r - -ﬂ) T r{i‘-"

wRAC g :fér' I
7

Tracy Zander, M.Pl, MCIP, RPP
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