THE CORPORATION OF THE UNITED COUNTIES

OF STORMONT, DUNDAS AND GLENGARRY

BY-LAW NO. 5439

A BY-LAW to adopt Official Plan Amendment No. 22 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. 22 is a site-specific amendment which
permits Highway Commercial Uses including a Transportation Terminal and
Warehouse/ Distribution Centre on the subject lands described as Concession 1, Part of
Lot 9, Part 1 on RP14R5459; 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. 22 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 20" day of February, 2024,

4[\’~

WARDEN

HL_

T~ CLERK

By-law 5439
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SCHEDULE “A” TO BY-LAW No. 5439

AMENDMENT NO. 22 TO THE
OFFICIAL PLAN FOR THE
UNITED COUNTIES OF STORMONT,
DUNDAS AND GLENGARRY

Owner: 6052 4 Line Holdings Inc.

Official Plan Amendment
Special Land Use District

Township of South Glengarry

theCounties

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, Kimberiey Casselman, Clerk, hereby certify that the requirements for the giving of notice
and the holding of at least one (1) public meeting as set outin Subsection 17(15) of the
Planning Act, R.S.0. 1890, and the giving of notice as set out in Subsection 17(23) of the
Planning Act, R.S.0. 1990, have been complied with.

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. 22 to the Official
Pian for the United Counties of Stormont, Dundas and Glengarry.

PART B - THE AMENDMENT

Consists of the following text, which constitutes Amendment No. 22 to the Official Plan for the
United Counties of Stormont, Dundas and Glengarry.

PART C - THE APPENDICES
Do not form part of Amendment No. 22 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. 22 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 South Glengarry to
permit Highway Commercial Uses including a Transportaton Terminal and
Warehouse/Distribution Centre. This special land use district will be reflected on Schedule A6 of
the SDG OP.

Location

The subject property is described as being Part of Lot 9, Concession 1, in the former Township
of Lancaster, now the Township of South Glengarry, located at 6059 4" Line Road {County Road
23} in the Agricultural Resource Lands District and is located approximately 500 metres north of
Highway 4010n the east side of 4" Line Road. The subject property has an area of approximately
6.4 hectares, with approximately 270 metres of frontage on the 4" Line Road with two existing
entrances, one to the north accessing the existing dwelling, agricultural buildings and cell tower
and the other is midway along the property serving as a former agricultural entrance.

The subject property is bordered by 4™ Line Road (County Road 23) to the west, a major CN rail
corridor (twin tracks) to the north, a main branch to a municipal drain on the east and existing
commercial properties to the south with Highway 401 just beyond the commergial use.

Basis

In the Official Plan for the United Counties of Stormont, Dundas and Glengarry, the property is
presently designated as "Agricultural Resource Lands District”. The purpese of this designation
is to protect prime agricultural land for agriculture and agricultural-related uses. The subject
property is currently developed with an existing dwelling, a cell tower, and former agricultural
buildings. Existing works took place on the site in the summer of 2023 that replaced the
agricultural farm field with gravel. It is proposed to establish a Transportation Terminal on the
portion of the subject lands already disturbed. The terminal will consist of a parking area for
transport trucks and frailers for a logistics company that relies on the HWY 401 corridor and
_convenient access for the Quebec market. It should be noted that the lands just south of the
subject property, which function as an ESSO station are also owned by the applicant under a
different corporation, but the Transportation Terminal will be a standalone use with not physical
connections to other nearby properties. A total of roughly 246 truck and trailer parking spaces
are anticipated for the site. While the number of parking spaces may seem excessive, not all
spaces will be used simultaneously. The purpose of the site is to act as a staging area for the
logistics company when trailers are needed at their Quebec operations. Even if each trailer were
to leave the site each day, this would result in an approximate average 10 trucks leaving the site
each hour (since it will be a 24-hour operation). This is unlikely given that trailers will be stored
on site longer than one day.

The existing land uses in the immediate area are primarily commercial as it is along a
transportation corridor with Agricultural Resource Lands surrounding the area. It is noted that all
uses in the immediate area are zoned approptiately. Section 3.5.2.3. of the SDG Official Plan
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state that "Highway oriented commercial uses should be directed to strategic locations on major
tharoughfares, with service roads in proximity to major intersections where such uses benefit from
exposure to large volumes of traffic.”

Existing rural dwellings and buildings on the site would remain to the north with noise and privacy
fencing provided between the use to protect existing amenity levels. A 10-metre-wide vegetated
buffer is proposed along the Municipal Drain with 3 metre setbacks to 4" Line Road and abutting
uses to the south. The concept plan also accommodates the potential realignment of the North
Service Road based on a preliminary design from MTO. Chain link security fencing inside of the
3-metre buffer will be provided around the west, east and south boundaries. Access to the site
will utilize an existing entrance shifted south close to the common boundary with 6095 4™ Line
Road.

The proposed special land use district would permit the applicant to utilize the subject property
as a transportation terminal while also permitting warehousing/distribution centre to operate on
the property. The proposal will complement nearby service stations to reinforce highway
supportive land uses that better serve the transportation industry and travelling public.
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PART B - THE AMENDMENT

The Introductory Statement

All this part of the document entitled, Part B - The Amendment, consisting of the following text
and Schedule "A”, constitutes Amendment No. 22 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 A6: Township of South Glengarry is hereby amended by re-designating the
lands shown as “Subject Property” on Schedule "A” to Amendment No, 22 attached
hereto, into “Section 9.1 Special Land Use Districts”.

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

“Notwithstanding the Agriculfural Resource Lands policies to the confrary, Highway
Commercial Uses including Transportation Terminal and Warehouse/Distribution
Centre uses shall be permitted”.

Implementation

1. The existing policies of the Stormoent, Dundas and Glengarry Official Plan respecting the
Agricultural Resource Lands 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 22

Subject Property

\ _
' 2108525Q

Subject Property —— Utility - Hydro and Qil & Gas Pipelines —— Constructed Drain {OMAFRA):
@ CivicAddressNo. - - Raiiway [ ] Assessment Parce! '
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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

SOUTH &~
GLENGARRY

L

Motice of Applications and Notice of a Public Mesting Concerning a4 Proposed
Dfficial Plan Amendment and Zoning By-Law Amendment
Tawnship of South Glengarmy
SDG File ~ OPA-22
TOSS File — ZBLIN-17-23

TAKE NOTICE that tha Coundil of the Carporation of tha Towrship of South Glesigary gives public nofice
of & receipt of an application far an Oficial Flan Amendment to consider & proposed Official Plan
Arngnidrret ba the Unied Courlies of Storment, Dundas, ant Glengary Officisl Plan in accodance with
Subseclions 17(15) and 22 of the Flansing Act R.5.0. 1980, as amended and receipt of & complete
application for & Zowing By-Law Ameadmestt to consider 5 proposed zoning amendment to the Township
of Selth Glangany's Zoning By-Law 38-08 under Sacinn 34 of the Planning ac. R.5.0 1990 as amended.

Land's Afffected: Partof Lot 8, Cencession 1, being part 1 of RP 14RE459, in the gesgraphic Township
of Lancaster. o in the Towrsship of South Glengarry, County of Glengany, bcatad al 6055 4ih Ling
Road {FIN: 671370262).

Furitier Take Notice that (e Council of the Tewmship of South Glenoaity will hokd a public mesting on
Mﬂl’l’xl'ély. .ﬂanuary 15th, 2024 at 5:30 .. e eonsider tha pmpﬁseﬂ ObEcial Plas Amendmadat aad
Zariry By-Law Amemdmesnt

Locatinn:

Council Chembers Ipcated ai the Tarten Hall, Char Len Recreation Centre, 19740 John Stroet, Wilkamskoan

Propased Offickl Plan Amendrmesit:

The purpase of Amendmert Na. 22 o fhe Difedal Flan for the Uniled Counties of Storoni, Dundas, and

Glengarey, being an amendment leitiabed by an indhidusl pursuant o Saefon 22 of the Planning Ad, s

1o redesignate approdmately §.28 hectares of Tand in e Towriship of South Glengarry Fom the

Agricultural Ressuree Londs degignaiion o 2 Special Land Use District designation, in arder to pemi
1
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Highway Commercial Uses incuding Transpmoation Terminal and Warshouse/Disiibution, Centse uzes
on the subject [ands.

Proposed Zoning Asendment:
The: purpase af the 2onitg amendrmegnt i5 10 rezone the subjeet propeny fram Highseay Commercial (CH)
i Hinhweay Commersial - Exception Ten (CH-10} to perma the following:

- Part 7.1 - Add the folleing additional pemited uses: Transporalion Tenmimal and
Warehmuse/Diribution Cenlre,

- Part 3.36(7)(¢) - Reduce the requad 30-metsr’ walercoaes sathack fof developrieat and Site allerdian
to 10 meters

- Part 3.37 - Penmit shipping conalners an the subjed property localed anfy i the rear yard and stacked
no more than 2 high.

-Pan 3.5 - Perrnitling & transpartation enmind 45 a use withaut the erecting af a building on the subject

property.

- Fart 4.11(8) - Parmitling mora hian §0% of lut frontage axs drivevsays and pasking

All piher applicable provisions of Zoning By-law 38-00, as amengded, shall conlinue to apply.

ANY PERSON may altend e public meeling andor make wyilken ar werbal representation edber it
suppart af ar in opposition (o the propased Oficial Plan Amendrmen andfor the proposed Zoning By-Law
Amartdment.

submissxins it respect to the proposed Official Plan Amendment to the United counties of Stormant,
Dunidas avd Glengamy is approved of refused, the person or public body is not enliled o appeal the
decigion of the Uinited Countles of Storment, Durdas. and Glengarry to the Dntark Laad Tribunat {OLT)
and nay not be added ai a party io a Baaring of an appeal bafore the OLT uraless, in the opision of the
OLT, theve are rensanable greunds o do 5o,

¥y ikt ko be notified of (e decision of ibe United Countiis of Stermond, Dundas, and glengarry in
respect of the preposed Official Plan Armendement, you must make a writken regquest ta the United
Counties of Starmont, Dundas, and Glengarry, 26 Pilt Street, Cormyall, Ortario, KEJ3P2, Allention
Megan Benoit, Planning Technician or ot mbensie@sdacounties ga.

1F &1 persnm or public Body dees not imake ora) submissions at 2 public mesting or make wwilten
submissions ir respact th the praposed zoning by-kav amendment o the Tawnship of South Glengarmy
bafare the zoaing Bylaw amendment is approved ar refused, the persan or public body is not antitled 1o
appeal the decision of the Council of the Tovmship of Souib Glengary to-the Gntario Land Tribuess)
(OLT) urless, i the opirdon of ihe OLT, there are reasorable groumds 1o do o,

If you wish to be notifed of {e deeision uf the Tewnship of Seuth Glengarry in respact of the praposead
zoring amendmeent you must make A wilten request to the Township of Soulh Gleagarry, P.O. Box 220,
B Dak Street, Lancaster, Ontarig, KOCING, Atterwion: Joanne Haley GM —Planning, Building and
Enfoncament or at fhaley@ southlengary.com.

IF A PROFPERTY CONTAINS SEVEN OR MORE RESIDENTIAL UNITS, the twner is retjuired (o past
this nodice at & lacation Biat & vigible w all of the residenis.

ADDITIONAL INFCRMATION relating to the prapesed Zaniag By-law Amendment is avaitable betwaan
8:30 a.mn. and 4:00 p.m. Manday to Friday at the Township office. Please note thar oar Office wil ke
closed from 12:00pm an December 22, 2023 untl B:30am January 2™, 2024,

DATED AT THE TOWNSHIF OF SOUTH GLENGARRY
THIS 20 DAY OF DECEMBER, 2023
Jourma Haley
General Mansger — Planning, Building and Enfarcement
Township of South Glengamy
6 Dak Sweet, F.D. Box 22(
Larscastes, Ontario KOC-1NO
Telephoie: 613-347-1186 ext. 2204
Fax: B12-347-2411
E-mail fhaley@southalengry.com
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Appendix B: Record of Proceedings

SOUTH &

- LEN \4 Township of South Glengatry
D ot A et Counci! Meeling

Resolution Number AP ~ 031

Titie: Official Plan Amendment - 6055 4th Line Road, Bainsville (J. Haley)
Date: Monday, February 5, 2024

Moved by Deputy IMayor Lang

Seconded by Coungillor McDanell

BE IT RESOLVED THAT Staff Report 2024-19 be received and that the Coundcil of the Township of
South Glengarry recommend to the United Counties of Stormont, Dundas and Glengarry to approve
the proposed Official Plan Amendment for the property legally described as Part of Lot 9, Concession
1, being part 1 of Reference Plan 14R5459, In the geographic Township of Lancaster, now in the
Township of South Glengatry, County of Glengarry to redesignate ihe subject property irom the
“Agricultural Resource Lands” designaition to the “Special Land Use District” designation, in order to
permit Highway Commercial Uses including Transporiation Terminal and Warehouse/Distribution
Cenfre uses on the subject lands.

T "\

IED TIED DEFEATED POSTPONED
,_,L@Qﬂ/
Mayor Lachlan McDonald
CERTIFIED A TRUE COPY

y:ei P Eamr;ear &I@r Date
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PREPARED BY':
PREPARED FOR:
SOUNCIL DATE:
SURJECT:

BACKGROUND:

Site Location:
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STAFF REPORT 5.R. No. 202419
Joanne Hsley, GM Planning, Building and Enfarcement
Coungil of the Township of South Glengamy
February 5, 2024
Official Plan Amendment - 6055 4ih Lins Road, Bainsville

1. Part of Lot 9, Concession 1, being part 1 of RP 14R5459, in the geographic
Township of Lancasler, now in the Township of South Glengarry, County of
Glengatry, located at 6055 4th Line Road (PIN: §71370262).

apllinant:

2. 4Line Holdings inc/SGL Planning & Design Inc.

Page 157 of 363
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Description of Site and Surroundings:

3. The subject property is located on the east side of 4" Line Rd approximately 500
meters north of Highway 401 and it is approximalely 15.51 acres in area. The
northemn portion of the subject land conlains a single detached dwelling and
accessory stuctures, and the southemn portion was previously farmead prier to
being filied with grave] prior to applying for the required approvals.

4. The lands surmounding the affected portion of the property are charactenzed as
farmiand to the east, farmland and residential to the north, residential and highway
commercial to the west, and Highway 401 to the south, with a vacant Highway
Commenciat Lot and residential beyond the highway.

Sumrnary of Reguested Official Plan Amendment:

5. The purpose of Amendment No. 22 to the Official Plan for the United Gounties of
Siormont, Dundas, atid Glengamy, being an amendment (nitiated by an individual
plrsuant to Saction 22 of the Planning Act, is to redesighate approximately 5.28
hectares of land in the Township of South Glengarry from the “Agricultural
Resource Lands" designation to “Special Land Use District” designation, in order
to permit Highway Commercial Uses induding Transportation Temminal and
Warehousa/Distrbution Centre usas on the subject lands.

6. The applicant wishes to establish a parking lot on the subject properly 1o service
lhe trucking industry by acting as a staging area for their business to store and
access trucks and lraillers which requires an Official Plan Amendment (OPA) as
The United Counties of S04 Official Plan does not pemit Highway Commencisl
Uses including Transportalion Terminal and WarehousefDistribution Centre a5 a
use it the Agricullural Resource Lands designation.

7. The United Counties of Stormont, Dundas and Glengamy {SDE) accepled an
Official Plan Amendment application where, if approved, the subject ptoperly will
be designated az a Special Land Use District and will permit Highway Cornmercial
Usas including Transpariation Temminal and WarshousalDistribution Gentre uses
on the stibject lands.

§. On Decatmber 19%, 2023, SDG forwardad the OFA application to the Township
and requested that we hold the public mesting. A Zoning By-law Amendment was
also filed with the Township on December 10", 2023. This application will be dealt
with in & sepsrale repart st a later date if the Official Plan Armendment is approved.

9. Although the applicant wishes to establish a parking lot for the abeve-desoribed
uses, the parking lot was constructed in 2023 without appravals and permits. The
OPA applicslion 2nd the Zoning By-law Amendment, if approved, will parmit the
parking lotto remain. The parking totwill alse be subject o Site Plan Control {SPC)
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approval. If apprewed, this may result in zdditional site works required to be
compleled to salisfy ihe 8PC design and agency requinements.

ANALYSIS:

Policy and Regulatory Review

Provincial Policy Statement

10.The Frovincial Policy Statemsnt (PPS) 2020 provides polisy direction on matiers
of provincial interast relating 12 land us2 planning and development. This policy
provides for appropriale development, while prolecting resources of provingial
imderest, public heslth and safely and the quality of the natursl and built
environment. All land use planning decisions must be consistent with the PPS.
The PFS policies that apply to this proposed OPA are as lollows:

1.1; Managing and Directing Land Use %o Achieve Efficlent and Resllient
Developrment and Land Use Patterns
i. Bubsections 1.1.1,1.1.3.1,1.1.4.1,1.1.4.2
1.2: Goordination
i. Subsection 1.2.6.1
1.3: Employment
i, Subsection 1.3.2
1.7 Long-Tenn Economic Prosperity
i. Bubsection 1.7.1
1.8 Energy Conservation, Air Quality and Climate Change
i. Subsection 1.8.1
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f. 2.1 Natural Heritage
i. Subsections 2.1.1,2.1.2, 218,
g. 2.2Water
i. Bubsectionz 221,233
h. 2.3 Agriculiure
i. Subsections 2.3.1,2.3.3.1,238.1,2382,
i. 3.4 Natural Hazards
i. Bubsections 3.1.1,3.1.2, 314, 315

Official Plan Designation

11.The United Counties of Stormont, Dundas and Glengarry (SDG) accepled an
Official Plan Amendment application where, if approved, the subject property will
be re-designated from Agricultural Resource Lands to a Special Land Use District
and will pereit Highway Commercial Useés including Transportation Terminal and
Warehouse/Distribution Centre uses on the subject lands. Should the OPA be
approved, a Zaning By-law Amendment will be brought bo Cotincil for a decision.

Zoning By-law:

12.The subject property is currenlly zaned Highway Comrmarclal in the Township's
Zoning By-Law 3809. A site-specific zoning amendment s reguired to be
gpproved to permit a Transpottation Terminal and Warshouse/Dislribution Centre
a8 uses on the subject fands and to reduce the watercourse setback frotn 30
metars to 10 melers. On January 30th, 2024, a scoped EIS was submitted to the
Townzhip to support the requested watercourse setback. This EIS will be peer
raviewed.

13.The Township's Zoning By-law 38-00 conforms to the United Counties Official Plan

and is consislent with the Provinsial Policy Statement (PPS), 2020,
Public Consultation:

14.The proposed Offivial Plan Amendment and Foning By-law Amendment was
circulaled to the neighbouring property owners within 120 metres of the proposed
site; it was also advertized in the Slandard Freeholder,

15.A public meeling was held on January 15, 2024. There were no vetbal comments
from members of the public in attendance at the public meeting and onhe written
comment was received from the public requesting clarification on the proposed
development and provided local knowledge in regard o traffic and acoass.

16.The proposed Amendment was also circulated to the Ministry of Transportation
{MTO) and lhey have provided the following comments:
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“Thank yau for eirculsting the 2aning By-law Amendment 38-09 for the above
referenced location 1o the Ministry of Transportation {MTO) for review and we
have o abjection to the propoged amendment.

The MTO has reviewed the application in accordance with the PFublic
Transportation and Highway knprovemem Act {PTHIA) and the Highway
Corridor Management Manusl to provide the following comments:

Under the suthority of the PTHIA, the Ministry, through the issusnce of
permils, conbrols all land use within 45 metres of the highway dght-cfway and
the area within 395 meires of the centre-point of the highway interssclion and
anhy intersecting noad. Flease nobe that e subject land is within the Ministry's
permit contrel area as defined by PTHIA. Thenefore, Ministry approvals and
permils are reguired prior to the construction andior alteration of any buildings
andfor struclures and prior to the issuance of any municipal building permits
or approvals as per Section 8. (2} (&) of the Building Code Acl

The permit application can be submitled onling using the Highway Comidor
Management Online Services at hitpsifhoms.mto.gov.oncsl.  The
application to MTO should include at a minimurn, a Sile Plan, Traflic Impact
Sludy, and a Stormwater Management Plan. Building and Land Use: A
Building and Land Use permit is required for any development within the
MTO's jurisdiction prior io construction. The application will require the
following:

MTO will require & complete site plan which must include enginesred,
sealable, and stamped drawings that depict all exisling and proposed
slruulures nr fealures m‘lh all applicahfe selhacks MTD wrequire:s a 14m
routes, reqmred p«aﬂung, parkmg for events Etc:

Slormwaler Management Report:

The Minisiry will require & Stormwater Management (SWM) Report for this
development. As & general principle, stormwater management plans must
conform to the Ministiy's requirement that post-development flows ko the
highway drainage system do not exceed pre-development flows. Stormwaler
control and drainage frealments must be constructed to Ministry standards.
The Ministry generally does not sccept rooftop o parking kot slorage of storm
waler, in conjunclion with orifice plales. The proponent shoukd be advised that
MTO will require that the owner will be liable for any maintenance costs that
are incurred as a result of damages caused to the highway right-ofsvay, whare
the damsage can be aftributed 1o the drainage works associated with the
propesed land development. The owner will bear any costs associsted with
the clean out of sediment within the highway drainage system resulting from
the construction of the proposead land development. These conditions should
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be addressed in the Stormwater Mansgement Report and will be conditions
on the MTO permit. MTC has an extensive drainage websile located at

hitps:iwwwlibrary.mio.gov.on.ca'SydneyPLUS TechPubs/Poralip/idyiews.
aspx?lang= en-US

We wouild urge your drainage engineer o sonsult this MTO webeslte prior o
proceeding as it will provide detailed information on the MTO requirements for
the Stomwater Mansgement Report submission to the Ministry. MTO, as an
agent of the Grown, will not issue an approval that will conlravens another
regulalory agency's slatulory mandate. Therefore, pror to Issuing any
approvals, MTO requires confirmation that the necessary approvals from the
municipalily and other regulstory agencias have been granled, approvals in
principle have been provided of No approvals are raguired.”

17. The proposed Amendment was also circulated to the Raisin Region Conservalion
Authority (RRCA) and they have provided the following comments:

Thank you for the opportunily to review and comment on the above-
mentioned zoning by-law and Official Plan amendment applications. Raisin
Region Conservation Aulhority (RRCA) stalf have reviewed these
applications as per our delegsted responsibility from the prmlnce la represent
provincial interests regarding nalural hazards idenlified in Seclion 3.1 of the
Provincial Polioy Statement (FPS, 2020) and as a regulatory authority under
Ontario Regulation 17508, and as a Source Protection Autherily under the
Gloan Water Aot

The proposed amendment 1o the Official Plan Is 1o redesignate the land from
Agricultural Resource Lands designation to a Special Land Use designation,
in order to permit Highway Commercial Uses including Transportation
Temninal and Warshouse/Distribution Centre vses on the subject lands.

The proposed amendment to the Zohing Bylaw is to rezone the subject

property from Highway Commercial {CH} 1o Highway Commercial - Exception

Tem {CH-10}) with the following site-specific amendments and provisions:
Part 7.1 - Add the following additional permilted uses: Transportstian
Terminal and Warehouse/Distribution Centre.

= Par 3.39{7){c) - Reduce the required 30-meter watercourse setback for
develapment and site alteration to 10 melars.

- Part3.37 - Permit shipping containars on the subject propaty lecated only
in the: rear yard and stacked ne more than 2 high.

- Part 3.5 « Permitting a ransportation terminal s a use without the erecling
of a building on the subject property.

= Pant 4.11(8} - Pemnitting more than 50% of lot frontage as driveways and
parking.
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- All other applicable provisions of Zoning By-law 38-D9, as amended, shall
cantinue to apply.

Our understanding is that the Official Plan and Zoning By-law Amendments
ane being proposed lo bring the prapery inlo compliance with the County
Official Plan and the local Zoning By-law. The subject property is proposed to
be used as 2 transportation terminal and a slaping area as outlined in the
Pianning Justification Report submitted with the application.

Natural Hazards {Fiood Hazard, Hazardous Soils)

Gunn Creek runs along the eastern property line a8 shown on Map 1. The
regulstory ficod hazard has net been mapped on this properly and was not
available at the time of spplication submission.

As per the Provincial Policy Statement (PPS) 2020, Section 3.1.2,
Development and Site Alteration shall not be permitied within d) a floodway.
The floodway is the entire contiguous flood plain.

Development means the creation of a new lot, a change in land use,
ot the construction of buildings and siructures requiring approval under
the Planning Act.

Site aberation: means activities, such as grading, excavation and the
placement of fill lhat would change the landiorm and natural vegetative
characteristics of a site.

The RRCA has reviewed available soil mapping near the site location and is
not aware of polentially hazardous conditions at this loostion {e.g. organic
miuck, karst farmalions).

The Conservation Authorities Act (O.Reg. 1756/06)

Despite any zoning provisions, development andfor interference inside or
adjacent to watercourses, Inside or within 15m of Boodplains, and inside or
adjacent to Provingialy Significant Wetlands (PSW) is regulated by the
RRCA

There are no evaluated PSWs on or adjacent to the subject property. The
regulatory flond hazard has not been mapped on this propery and was not
available at the time of application submission. Development andlor site
allerations adpacent to or within the regulated features along Gunn Creek shall
require permits from the RRCA pursuant to boand-approved permilting
policies.
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RRCA Permil Applications, Polivies and Fee Schedule can be downloaded
from our website: hips:frrca.on.calpage.php?id=24.

Clean Water Act

The site Is not located close to a municipal drinking water supply. As such,
there are no policies within the Source Protection Plan for the Raisin-South
Nation Source Frotection Region that would prehibit or limit development on
this propery.

The subject property is locsled over a groundwaler aquifer, which has been

evalusted through the Sounce Waler Protection Plan Assessment Report. The

vuinetability rating is assessed as and “medium” ard “high™. It is imporiant to

nole that this is not uncommon, &s the majorily of the Raisin Region is

soils and geology of the ares.

« There are no policies in the Source Pmoleclion Plan to prohibit
development within this ama,

Recommendation

Al this time, The RRCA does not object bo the Official Plan and Zoning Bylaw
Amendmenls, provided that the applicant applies for 8 RRCA FPermit since a
portion of the proparty is within the RRCA's Regulagted Area.

18.The proposed Amendment was also dirsulaled to CN and they have provided the
foliowing comments reparding the proposed OPA:

“Thank you for consulting CN an the application mentioned in subject. It is
nuled that the subject site is adacent 1o CN's Main Ling. CN encourages the
municipality 1o pursue the implementation of the following crtera as
conditions of an evenhial project approval:

1. Safety sethack of principal buildings from the railway righls-of<way to be a
minimurm of 15 metres.

2. The Owner shall install and maintain a chain link fence of minimum 1.83
meter height along the mulual property line.

3. A minimum 30 melre sefback is required for vehicular properly access
pains from at-grade rabway crossings.

4 The storn water management facility must be designed to control slemn
water runoff to pre-development conditions including the durstion and volurme
of the flow and seccordingly have no impacts on CN dght of way, including
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ditches, culverts and tracks. Any proposed alterations to the existing drainage
pattern affecting raitway propery must receive prior conciimense from CHNR
and be substantiated by a drainage report to the sstisfaction of the Ratlway.

CM anficipates the opporunity 1o review a detailed site plan and a storm water
management report taking into consideration CN develapment guidelings”

And regarding the proposed ZBLA:

“CN has no objection regarding the rezoning of the subject plpropery to
Highway Commencial . However, it is noled that the subject site is adjacent to
CN's Main Line. CN recomimends the following pioteclive measures for non-
residential wses adiacent to Main Lines:

A minimum 30 metres building setback, from the mailway rght-of-way, in
conjunctian with a 2.5 metres high eadthen berm or 2.0 metres for & sscondary
main ling, is recormmended for institutionsl, commeancial {ie. office, retail, hotel,
restaurants, shapping centres, warchouse relall outlets, and other places of
public. assembly)] and recrealional facilities (ie. parks, ouldoor assembly,
sports ared).

A minimum 15 metre building setback, from the milway right-ofway, is
recommendad for heavy industrizl, warshouse, manufacturing and repair use
{L.e. factoties, workshops, automobile repair and service shops).

A minimum 30 melre setback is required for vehicular property sccess points
from at-grade railwvay crossings.

A chaln link fence of minimum 1.83 metre height is required to be installed
and maintained along the mutwal propary line.

The storm water management facility must be designed to conlrol slomm water
runioff to pre-development condifions including the duration and volume of the
flow and sccordingly have ng impacts on CN right of way, including ditches,
culverts and tracks. Any propased alterations lo the exizling drainage patiem
affecting railway property must receive prior concurrence from CNR and be
substantisted by a drainage report to the satisfsction of the Railway.

While CN has ho noise and vibralion guidelines that are applicable to non-
residential uses, it i recommended the proponent assess whether railway
noise and vibration cotld adversely impact the future use being contemplated
{lotel, labaratory, precision manufschuring). R may be desirable to relsin a
qualified acoustic consultant to underlske an analysis of noise and vibration,
and make recommendaltions for mitigation to reduce the polantial for any
adverse imgact on future use of the praperty.
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CN anticipates the opportunity to review a detailed site plan, and & shamm waler
management report taking into considgration ON developmeant guidelines”

18.The proposed Amendment was also dirculated to the Uniled Counties of SDG
Transportation Department and SDG stalf will include and consider thelr comments
in their recornmendation te County Counell.

Recommendatian:
20_Thiz praposed Official Flan Amendment i= being recommended to be approved by
the United Countles of Stormont, Dundas and Slengarmy as development will be
requirad to be consistent with the PRS, 2020,

IMPACT ON 2024 BUDGET:

A

ALIGNMENT WITH STRATEGIC PLAN:
NfA

RECOMMENDATION:

BE IT RESOLVED THAT Staff Report 2024-19 be received and thal the Councll of the
Township of South Glangamy recommend to the United Counities of Stormont, Dundas and
Glengary to approve the proposed Official Plan Amendment for the property legally
described as Part of Lot 9, Concession 1, being part 1 of Reference Plan 14R5459, in the
geagraphic Township of Lancastsr, now in the Township of South Glengarry, Counby of
Glengarry 1 redesignate the subject property from the “Agricullural Resource Lands"
tesignation to the “Bpecial Land Lise Disticl” designation, in order to permit Highway
Commercial Lzes induding Transportation Terminal and WarshousefDistribution Centre
uses on the subject lands.

Recommended to Gouncil for
Consideration by:
CAD DOLG ROBERTSON
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Appendix C: Planning Rationale

15347 Bloor Straat West
Torarite, Ontario MEF 1A%
B 1) 233-5530

HE inleiZoyl gy

Pilanning & Design Inc.

December 16, 2023 Qur File: PB.SG
Joanne Halay

Township of SBouth Glengarry

6 Oak Street, Box 220

Lancaster ON KOC 1NO

VIA EMAIL: jhaley@southgelngarry.com

Deer Ms. Haley:

Re: Proposed Transportation Terminal - 8059 4™ Line Road - Applications for
Official Plan Amandment and Zonln By-law Amendment

Furiher to cur meeling on December 15, 2023, please find enclozed a revised planning
justification repert from 8GE Planning and Design Inc. dated December 15, 2023 to support the
applications for an official plan amendment and a zoning by-law amendment.

Fleage noie thal the original cheques were couriered aut to the Township and County on
Menday, December 11, 2023. We also note that the outstanding OPA spplication fee for the
Township in the amount of $1,000.00 will be forwarded shortly.

We have also recently received the Couniy™s QPA tempiale and will send the complsted
document to yourzelves and the Counly on Rondsy, December 18 tagether with the revisad and
commissioned County OPA Application Form.

We cenlinue to lopk forward to receiving MTO comments and will pravide s Traffic Impact Study
(TI3} as required.

Thank you again for your attention to these applications and we lock forward Lo the potentisl
public meeting on January 15, 2024. Should you have any questions or concerns, please do
not hesitate to contact me at 705-796-7065.

Yours very truly,
2GL PLANNING & DESIGN INC.

Tim Cane, MES, MCIP, RPP
8enior Associate

sgiplanning.ca
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Planning Justification Report

i 1 : ]

Applications for Offictal Plan Amendment and Zoning By-law Amendment

Proposed Transportation Terminal
6059 4™ Line Road

Prepared By:

Tim Cane RPP
S0GL Planning and Design Ine.

December 15, 2023
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Purpose of the Report

This Planning .Justification Report has been preparad in suppert of applications for an
Official Plan Amendment to the 2018 SDG Dfficial Flan and a Zoning By-law
Amendment to the Township of South Glengarry Comprehensive Zoning By-law No. 38-
09 to permit he establishment of a Transportation Terminal at 6059 4 Line Road. The
purpose of this report is to assess the merits of the proposal with respect to applicable
planning policies including consistency with the Provincial Policy Statement (2020) and
County 5D Offical Plan.

Section 2 of this repornt provides an overview of the location and surrounding cortext of
the subject site.

Section 3 of this report provides an overview and detailed description of the proposed
development, as well as a description of the proposed Official Plan Amendment and
Zaning By-law Amendment.

Section 4 of this report provides a detalled assessment of how the proposal is
consistant with and conforms Lo Provincial and County policies.

Section 5 of this report pravides a summary and conclusions.
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2 Site and Context
' 0y

21 Subject Lands

The Subject Lands arz located approximately 500 metres north of Highway 401 on the
east side of County Road 23 (4" Line Road)("CR23"). The site has a frontage of
approximately 270m to CR 23 with two access points ~ ona to the north acoessing
existing farm dwellings, agriculiural buildings and cell tower while the second is midway
along the frontage serving a former agricuttural field. The site has a depth of
approximately 170m resulling a total site area of approximately 6.4 ha. While the
majority of the site is generally rectangular, there is an irregular portion that wraps itself
around existing lots at B0S5 and 6115 CR23. Referto Figure 1.

The localion and the context of the site could be generally described as an 'island sile’
bounded by CR23 o tha west, major CN rail corridor (twin tracks) to north, municipal
drain to the east, and existing commercial proparties o the south with Highway 401
beyond. As a result, the character of the site and immediate surrounds is established
by commercial and transportation uses.

Existing works took place on the site in the summer of 2023 that replaced the existing
portions of the site used for cropping with gravel.

Surrounding the area further to the west, north and east are predominantly agricultural
and rural uses. South of the subject lands is an exisling Esso service station truck stop
{5115 4 Line Road) approximately 4.5 hectares in size with two oversized access
points off 4% Line Road 1o accommedate truck movements. The stie is improved by 8
passenger vehicle fuel purnps with canopy, convenience store, restaurant, commercial
refueling pumps {card lock], and truck weigh scale.

Also soulh of the subject lands on the west side of CR23 is a recenily eslablished Shell
Service Station.

It is noted that the applicant, through numerous corporations, recently purchased lands
on the northeast corner of the interchange between 41 Line Road {County Road 23)
and Highway 401. These lands include 6115 CR23 {Esso Station), 6053 CR23 (Subject
Lands), 6085 CR23 (commercial garage), and an un-addressed parcel of land adjacent
ta 8115 CR23 to the east and fronting North Service Read (LT8).

Thease planning applications are solely for the [ands a1 6068 CR23 and do not include
any olher lands that may be under conlrel by the applicant. The proposed
Transportation Terminal will be a standalone use with no physical conneclions to other
nearby properties.
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22 Context

The Subject Lands are located adjacent to commercial uses serving Highway 401, The
lands north of interchange are recognized in the Township's existing Comprehensive
Zoning By-law 38-09 through a Highway Commercial Zone that permits a wide rangs of
commercial uses and services (refer to Figure 2 balow). In the immediate vicinity of the
subject lands are two highway service stations north of tha inlerchange, together with &
wood working shop {6108 CR23), and commercial garage (6005 CR23).

Figure 2: Highway Commercial Zone in the viclnity of the 401/4" Line Road
interchange. {Comprehensive Zening By-law 38-08).

Commercial uses are also located on the south side of the inlerchange along Old Hwy
2

While agriculturai eropping is in the vicinity of the subject lands 1o the north and east,
they are separated by physical features. To the north is a mejor CN rail cornder and
hydro trensmission comidor (refer to Figure 3) while to the east is the Gunn's Creek
municipal drain (refer to Figure 4).
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Figure 3: Hydro corridor and CN rall line north of the subject lands. Looking
east from 4" Line Road with the Subject Lands to the right. (Googls maps
20232),
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Figure 4: Looking north from North SBervice Read above the Gunn's Creek
culvert. Subject Lands to the west {left) and agricultural cropping to the right
(west). (Google Maps 2018)

23 Proposal Description

23.1 The Proposal

It is proposad o establish a Transpartation Terminal on the portion of the Subject Lands
already disturbed. As per the Concept Plan submilted as Part B of the ZBA application
{Appendix A), Ihe Transportation Terminal will consist of a parking srea for transport
trucks and trailers for & logistics company that relies on the 401 comidor and cenvenisnt
access to the Quebeamarket. Mo buildings or struclures are propased and the use
would be limited to the exisling area of the site that was disfurbed in the summer of
2023. A total of approximately 245 tuck and trailer spaces are anficipated for the site.

While the number of spaces may seem significant, not all trucks and trailers would be
accaessed or leave fhe site daily. The site essenlially funclions as a staging area for the
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logistics company when trailers ane needed at their Quebec operations. Even if each
Irgiler were to lzave the site each day, this would result in an approximate average 10
trucks leaving the site each hour {since it will be a 24-hour operation). This is unlikely
given that trallars will be stored on site longer than one day.

All lands between the site and 401 are zoned for Highway commercial uses, with only
one sensitive residential use west and south of the site, approximaiely 140 m from CR
23 on the same site as and behind the existing Shell Service Stalion.

A 10 m wide vegetated buffer is proposed along Gunn's Creek with 3 m setbacks to
CR23 and abulting usss to the south. The design alse accommodates the potential
realignment of the North Service Road based on a preliminary design from MTO. Chain
link security fencing inside of the 3 m buffer will be provided around the west, east and
south boundaries. Access to the site will utilize an existing entrance shifted south close
to the common boundary with 8095 CR23.

Existing rural dwellings and buildings on the site would remain to the north with noise
and privacy fencing provided between the use lo protact existing amenily levels.
Intervening fencing and presence of trailers on site would likely reduce nolse levels to
the north part of the site from Highway 401.

Stermwater management on the site will be established through a future application for
sile plan approval. The parking surface will be gravel or asphalt dapending on final
detailed design.

24 Required Approvals
241 Official Plan Amendment

The Subject Lands are localed in the Agriculiural Resource Lands desipnation in the
20118 SDG County Official Plan. Table 5.2 of the CP identifies permitted uses within the
existing designation ncluding:

Agricultural uses

Agricultural-related uses

Conservalion, forestry and natural herifage uses

Existing dwellings and dwellings on existing lots of record
Public service faciliies

& N & #F @

Section 5.2 of the Official Flan's above list includes Agricullural-related uses. Specific
Agricultural-related uses are not listed In the OP, consistent with Section 1.8.5 lhat
speaks to uses generally parmitted in & designation:

Examples of parmitted uses provided in the iand use poficies of this Flan indicate
the possibls range of appropiiate uses and are not all-encompassing unless
ctherwise stated; however, any proposed uses nol listed shafl only be permitted
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whare they are in conformity with the general intent and policies of the land use
desigrations of this Plan.

Alternatively, Provincial policy documents suggest some examples including the
following: livestock yards, farm eguipment repair shop, cold/dry storage facilities,
fertilizer storage and disfribution facilities, and food and beverage processors.

It is noted that the only uses listed as "Prohibited” in Table 2 on Agriculiural Resource
Lands are “use that conflict with normal agriculiural cperation.”

While the Subject Lands already have as-of-right uses through the Highway
Commercial Zone, many of which would polentially have similar land use characteristics
to those of Agricullurat-related uses, a site-specific DPA is being proposed.

The purpose of the site-specific OPA is (o allow defined uses, consistent with the
Highway Commercial {CH) Zone, on an exisling lot of record. The Subject Lands
directiy abut the existing Employment District designation to the west and solth

surrounding the highway interchange, between Highway 401 and CN rail corridor.

The OFA, if approved, would parmit the establishment of transportation and
warehousing related uses on the site.

L o
cll‘ ic 'PBWE.}mB i

e 5

R " B i —‘.—"
o g e

Figure 5: County of SDG 2018 Official Plan currently designating the Subject
Lands as Agricultural Resource Lands {shown In white), with surrounding tands
designated Employment District {shown in blue hatching). Subject Lands
shown with red dot.
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More specific parmilted land uses would be established through the Township's
Comprehensive Zoning By-law and the existing High Commercial (CH) Zone uses
already permitted on the Subject Lands. A local zoning by-lew amendment, If approved,
will permit Transporiation Temminal and YWarehouse uses.

242 Zoning By-law Amendment

The subject site is currently zoned Highway Commerciat (CH) which permits a wide
range of as-of-right uses for the Subject Lands and surrounding area (refer to Figure 5).
A slte-specific exemption for the Highway Commercial Zone is proposed to permit a
Transporiation Terminal and polential future Warehouse/Distribution Centre on the
Subject Lands.

Other uses, similar in appeerance, operations or potentiat land use impacts to a
Transporation Terminal, already permitted in the Highway Commercial Zone include:

-~ Agricultural Machinery Sales and Service

- (Card Lock Establishment

- Contractor's Yard

- Farm Equipment Salas and Service Establishment
- Meotor Vehicle Dealership

- Motor Vehicle Gas Bar

- Motor Vehicle Rental Agency

- Motor Vehicle Washing Establishment

- Private Transit Depot

Figure &: Highway Commercial Zone on the Subject Lands and adjacent
properties. {Comprehensive Zoning By-law 38-08].
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To provide for both the immediate need for a Transportation Terminal and potentially
protect for refated future warehousing and distribulion operations, it is also proposed to
perrit Warshouse/Distribution Centre on the Subject Lands.

To implement the propesed concept plan shown in Appendix A, other resultant 2oning
provisions are proposed to avoid the need for minor variance applications later. These
inciude:

» Maintaining a 3 m landscape buffar but allowing parking within the 15 m front
yard selback;

» Reducing the minimum setback and buffer from Gunn's Cresk from 30 m o 10
m. Detlails of the buffer and landseaping will be establishied through site plan
approval in consultation with the Town and Conservation Authority {Section
3.39).

« Permitting for the possibility of shipping containers on site (Section 3.37).

s Allowing for the Transporiation Terminal use without the negd for an asseciated
building or struclure.

243 Shte Plar Control

In additicn to the applications for Official Plan Amendment and Zoning By-law
Amendment, an application for Site Plan Conirol is required lo permit the works on site.
This application wiil consider detaited design matters with tha Town, County,
Conservation Authority and MTO. Examples of detailed design matlers inclide, but are
not be limited to, landscaping, fencing, parking surface, grading, stormwater control,
access, and the municipat draln buffer.
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Tha Provincial Policy Statement {2020) and the SD& County OP are the applicable
policy documents which apply to the subject lands. Consistency of the proposed
development, as applicable, with these documents is discussed in the following
sections. :

3.1 Provincial Policy Statement (PPS) 2020

The 2020 Provincial Policy Statement (PPS) encourages efficient land use and
development patierns. Section 1.1.1 provides, in pari, that “healthy and fiveable and
Safe communities are sustained by:

a) prompling efficient development and land use patierns which suslain the financial
well-baing of the Province and municipalities over the long ferm;

) avoiding development and fand use pattems which may cause environmental or
public heallh and safety cancerns;

g} FPromoting the integration of fand use planning, growth managemen!, transil-
supporlive developmend, intensification and infrastructure planning {0 achieve
cost-effective development patferns, oplimization of transit investments, and
standards fo minimize fand consumplion and servicing costs,...

h) Promoting development and lands use pallems that conserve bindiversity; and

i) Preparing for the regional and Incal impacts of a changing clitmats.”

Consistency

The Subject Lands are located in an area isclated from the surrounding agriculiural
fabrie 83 a result of major infrastructure and a watercourse. The proposed use
supports the character of the area already established by major transportation
coniders, hydro corridors and abutting Highway Commerclal zones.

The location and use of the Transportation Terminal will promote cost-effective
development patferns that help increase transpertation efficiencias resulting in less
poteniial climate change impact.

The isolated or ‘island' nature of the site results in the Subject Lands having their
predominant land use character established by the highway inlerchange and
ebulting highway commercial uses.

With respect to providing for the proper integration of land use planning, we
undearstand that the proposed use would need to consider the Provinee's D-5
Compatibllily between Industrial Facllities. We note that there is an existing
sensitive land use (residantial dwelling in existing farmhouse) already localed on the
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Subject Lands. A second residential dwelling located closer to the Subject Lands is
no longer occupied and will be removed as part of any fulure approvals. The
applications and concept plans recognize the existing dwslling by proposinga 1.8 m
tight board privacy fence and landscaping as & buffer to proposed uses. This will
reduce any petential off-site impacls despile existing background noise and amenity
already being affected by the rail corridor, Highway 401 and highway commercial
uses. In addition, the proposed Transportation Terminal is loceted approximately
85m away from the exiting farmhouse. Guideline D-6 recognizes the proposed use
as a Class 1 aclivily with a 70m polential influence area. Therefore the proposal
exceeds the recommended minimum separafion distance.

Similerly, Section 1.1.4.1 specifies that Rural Areas can include a combination of rural
settiement areas, rural lands, prime agricultural areas, natura! heritage features and
areas, and olber resaurce areas. Policies for these aneas incude:

1.1.4.1 Heaithy, integrated amd viabie rural areas should be supporied by:

a) building upon sural character, and leveraging rural amenities and assets;

h) promofing regensration, including the redevelopment of brownfield siles;

g using rural infrastructore and public service facilities efficiently;

f) promoling diversification of the econoric base and employment oppomunities
through goods and services, including valus-added groducts and the sustainable
management or use of resources;

h) conserving biodiversily and considering fhe ecological benelfits provided by
nature; and

i) providing opportuniiss for economic acfivities in prime agricultural areas, in
accardance with policy 2.3.

Consistency:

The proposed development is considered to be In a Rural Area as defined by the
PPS 2020. While the 8DG County OP designates the Subject Lands as Agriculiural
Resources Lands, most of surrounding lands are designated Employment District.
Given the context of the sile and the predominant designalions to the west and
south, a site-specifie exemption to support a non-agricullurat use in the Agricultural
Resource Lands designation is considered consistent with Seclion 1.1.4.1 and
meaets the policy tests conteined in Section 2.3.8 of the PPS.

The proposed OPA and resulting use will be consistent with the character of the
vicinity while utilizing existing infrastructure that diversifies the local economic base.
The proposed Transportation Terminal will directly support local businesses that
would otherwise be compeating with other nearby highway service stations along
Highway 401 to the west and east.
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The proposed buffer lo Gunn’s Creek will conserve biadiversity. Highway
commerclal activities can already ocour as-of-right on the Subject Lands, however,
the proposed OPA will fermally recognize this existing condition in a manner that is
consistent with PPS Policy 2.3.

Section 1.3.2 of the PPE speaks lo the role of Employment Areas and supporting
infrastructure.

Consistency:

Employment uses are already permitied on the Subject Lands. A site-specific
OPA recognizing this exisling permitted uses will reinforce the area's rote in focal
and regional employment forecasts. At the same lime, the OPA will complement
adjsining lands already designated Employment District with uses that are
compatible with the area and utilizes existing transportation infrastructure. This
rational is supporied by PPS policy in Section 1.67 Transportation Systems that
seeks to make efficient use of existing infrasiructure while reinforeing & land use
patiern that reduces length of vehicle trips.

Section 2.1 of the PPS speaks to Nalural Heritage and specially Seclion 2.18 speaks lo
development and site alteration on adjacent lands that avoltds negative impacts on
natural heritage feature

Consistency:

Applicalion for site plan approval will ensure that an appropriate buffer is
established to protect the natural heritage attributes of Gunn's Creek.

Section 2.3.6 Non-Agricuitural Uses in Pime Agricullural Areas condains a series of
policy tests in subsection 2.3.6.1 and 2.3.8.2 when permitling non-agricultural uses in
ptime agricultural areas. Specifically:

2.3.6.7 Planning authorities may only permil non-agrcuftural uses in prime
agricultural areas for:

a} extraction of minerals, palroletim resources and mineral apgregale resources;
or

b) imiled non-residentis! uses, provided that all of the following are
demonstrated:

SGL 13



Schedule A to By-law 5439
SDG Official Plan Amendment No.22

Pl M2

1. the land does not comprise a specially evop area;
2. the proposed vse complies with the minimum distance separation formulae,

3. there is an ideniified need within the planning horizen provided for in policy
1.1.2 for addilional land {o accommodate the proposed use, and

4. alemative locations have been evaluated, and

i. there are no reasonable allernative locations which avoid prime agricultural
areas; and

ii. there are no reasonable allemative locations in prime agricuftiiral areas with
fower priotity agricuitural lands.

2.3.5.2 Impacts from any new or expanding non-agriculfural tses on surrounding
agriculural operations and lands are fo ba mitigaled lo the exlent feasible.

Consistency:

For the purpose of this application, the policy tests of Part b) above have been
applied, specifically:

« The land doas not comprise of specialty crop area. Soils in the vicinity
are Classes 1o 3.

+ The proposed Transportation Terminal is approximalely 800 m south and
east of the closest livestock operation. The proposal will not introduce a
new sensilive reeeiver nor impact the existing fanm operations given the
separation distance and intervening rail and hydro corridors. There are
existing homes already closer to the livestock operation than (he proposed
Lse.

« nterms of land need, the proposed use is on lands outside of a defined
setllament area. This lecation is justified for the following reasons:

o The lands are well suited for a space extensive use located near
significant highway infrastructure. Lise of the lands in this location
will protect lands within settlement areas better suited for more
infense employment uses and avold iruck traffic impacting more
sensitive nelghbourhoods.

o The operations of the Transportation Terminal means that its
location is a key priority for its sfficient use and belter sccess to the
surrounding transportation system. [f lecated in a setifement area,
the use would reduce operational efficiencles and inlroduce a 24
hour use in a more sensitive location.

o The site is located in an existing Highway Commercial Zone which
permils non-agricultural uses as-of-right and has effectively already
introduced non-agricultural uses in the Prime Agricultural Area.
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e The sile is adjacent lo complemeantary land uses to serve the
operation, its trucks, and its drivers.

o While in a Prime Agricultural Area, the site (s located betwean two
major transportation corridors, a Cournty Read, and a municipal
draln. The site is physically separated from the Frime Agricultural
Area.

o The sile-specific exernption for non-agriculiural uses will reftest
exisling zoning and be eompatible with the abutting Employment
District designation.

o A review of soil classification mapping along the Mighway 401
corridor, in the direct vicinily of interchanges, found limitad
alternative sites that would not be considered Prime Agricultural
Areas. In parlicalar, this Transportation Terminal is to serve Hhe
applicant’s operations in Guebec and the 4% Line interchange is the
dlosesl interchange ia the Provincial border.

o While there are already disturbed lands (lower priority agricuttural
lands) cn the south side of the interchange of 4ih Line Read and
Highway 401, these lands are separaled from the supporting
senvice cenler uses on the north side. Separating the
Transporiation Terminal use from the Service Stations would result
in increased traffic across the everpass and through the
interchange.

o Regarding Section 2.3.6.2, the impacts of the Transporation
Terminal will have no impacts of the adjeining cropping operations
to the wesl. The proposal will not result in & sensitive receiver
baing established on the site that could otherwise affect othwer
agricultursl uses in the vicinity.

Regarding Section 3.1 Natural Hazards, any future development on the Subject Lands
will occur after the completion of the Site Pian review process. The Raisin Reglon
Conservation Authority will heve the opportunity to confirm that the development is not
impacted once the detalled design begins.

3.2 SDG County Official Plan

The following policies were cansidered in the preparation of the OPA and ZBA:
Section 1.8.3 Land Use

The propased land use and alterations to the site did not oocur prior to the SDG OP.
This ORA seeks to expand to ectablish a site-speeific exemplion in the Agricultural
Resource Lands designation to reflect the exisiing Highway Commercial Zone and to

support a local ZBA that allows a Transportation Terminal end polential
Warehouse/Distribution Centre.
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Section 1.8.5 Permitted Uses

Section 1.8.5 of the Counly Official Flan (OF) speaaks to permilled uses generally
permilted in a designation:

Examples of permifled uses provided in Ihe land use policies of Ihis Plan indicale
the possible range of appropriale uses and are nof all-encompassing unless
piherwise stated: however, any proposed uges not listed shall only be permitied
where they are in conformify with fhe general infent and poficies of the fand use
designalions of this Blan.

While Section 5.2 of the Official Plan lists parmitted uses in the designation including
Agricuitural-related uses, more specific Agricultural-related uses are not listed in the
OP. Provincial policy decuments suggest some examples including the following:
livestock yerds, farm equipment repair shop, coldidry storage facilities, fertilizer storage
and distribution faciliies, and food and beverage prooessors.

Section 3.3 Rural Lands

Section 3.3 speaks to lands not located in Settlement Areas. The Subject Lands are
located immediately adiacent to a2 designaled Employmant District &t an existing
Highway 401 interchange. The proposed OPA for a site-specilic exemption in the
Agricullural Land Resource designation is an appropriate and complementary land use
for surrounding employment lands betwaen major rail and road corvidors, and with a
limited interface to the surrounding Prime Agriculiural Area.

Section 3.5.2.4 Industrial Arsas

Policies within this seclion speak to industries being located to lake advaniage of
exisling infrastructure. The proposed Transpertation Terminal located at the
easlemmost interchange of Highway 401 1akes advantage of the site's location for the
applicant's operations in Quebee. At the same time, the site resuits in litlle chance of
land use conflicts given its location in an existing Highway Commercial Zene and being
separated from any sensitive land uses. The location next 1o an existing service station
with specialist services for lrucking integrates with compiementary land uses.

Section 4.3.6.6 Rail

The proposed Transportation Terminal does not result in the development of a sensilive
land use and will lherefore not impact the existing CN rail comidor.
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Section 5.2 Resource Management Policies

Section 5.2 of the Officlal Plan lists permitted uses in the Agriculbural Resource Lands
designalion. While the specific Transporiation Terminal use is not listed in the OP,
Frovinciel policy documents contemplate agricultural related uses that could have
similar land use impacts including livestock yards, farm equipment repair shop, cold/dry
slorage facilities, fertilizer storage and distribution facililies, and food and beverage
processors.

Section 5.2 also lists prohiblied uses in the designation a5 “Uses which conflict with
normal agricultural operations”. The context of this site is defined by its location
between 8 400 series highway interchange and national rail corrider. Te the west are
other commercial and rural uses and to the aast is agricuttural cropping separated by a
municipal drain and associated buffers. It is uniikely that the proposed use wouid
conflict with any agricuttural operations. This opinion is reinforced by the Hiphway
Commercial Zone that hes already been applied to the Subject Lands.

An OPA, if approved, a slte-specific exemption would provide clarily on appropriate land
uses at this specific localion and its non-agriculiural context. In light of existing land
uses aiready permitted in the Highway Commercial 2zone, together with parmitted
agricultural-related uses with similar potential impacts, the exemption better reflects
existing conditions, the proposed use, and meets the general intent and purpose of the
County's Official Plan.

33 Township of South Glengarry Comprehensive Zoning Bylaw 38-09

The propased 2ZBA is to provide for both the immediate nesd for a Transportation
Terminal and potentially protect for related future warehousing and distribution
operations, it is also proposed to permit Warghouse and Distribution Facilities on the
Subject Lands.

The proposed concept plan shown in Appendix A, requires other resullant zoning
provisions to avoid the need for minor variance applications lster. These include:

« DMalntaining a 3 m landscape buffer but allowing parking within the 15 m front
yard setback;

» Reducing the minimum setback and buffer from Gunn's Cresk from 30 m 12 10
m. Delails of the buffer and landscaping will be established through site plan
approval in consultation with the Town and Conservation Authority (Section
3.39).

#« Permilting for the possibilily of shipping containers on site {Section 3.37).

# Allowing for the Transportation Terminal use without the need for an associated
building or siructurs.
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The applications for OPA and ZBA to establish a Transportalion Terminal are
considered good planning for the context of the Subject Lands. The Subject Lands are
zoned Highway Commeraial and already parmit & wide range of similar uses to rsflect
Ihair location adjacent o major transportation corridors.

The propesed applications will complement nearby service stations to reinforce highway
supportive land uses that belier serve the transportation industry and travelling pubdlic.
The economic viability of the Employment District will be reinforced to the benefit of
customers and the wider financial health of the Tewnship and County,

In summary, the proposed development is consisient with the FPE, conforms to the
SDG County Official Plan, and represents good planning.

SGL 19



Schedule A to By-law 5438
SDG Official Plan Amendment No.22




Temminal
050 Ath Lifs Boad, Baifsdlle
Seaith Gbapgarry

Concept Plan

L O

Miamiey b oGragn

em gmAAET

‘ Lot} propesty Live (8059 #" Line Rned)

m Propetly Lite of Exiging Service
Shatex (5115 4" Line Road)

Prepesed Extent of Expanded
Survica Siition Usa

Propeesd Chainlink
Seaurlty Fensity

Pt Gunste Craak
1D Enviarrenial Blar

Schedule A to By-law 5439
SDG COfficial Plan Amendment No.22

51 matrag




