THE CORPORATION OF THE UNITED COUNTIES

OF STORMONT, DUNDAS AND GLENGARRY

BY-LAW NO. 5441

A BY-LAW to adopt Official Plan Amendment No. 21 to the Official Plan of the United
Counties of Stormont, Dundas and Glengarry.

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

AND WHEREAS Section 17 (22) of the Planning Act, R.8.0., 1990 provides for the
adoption of an official plan {or amendment) by a municipal council.

AND WHEREAS Official Plan Amendment No. 21 is a site-specific amendment to
redesignate a portion of the lands from “Residential District” designation to the
“Employment District” designation, in order to permit the expansion of the existing
MacEwen Agricentre facility on the subject lands described as Concession 17 Indian
Lands, Part of Lots 10 to 15, in the former Township of Kenyon, now the Township of
North Glengarry; as shown on Schedule "A”

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

1. That Official Plan Amendment No. 21 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 March, 2024.

Qb—
A

WARDEN

CLERK

By-law 5441
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SCHEDULE “A” TO BY-LAW No. 5441

AMENDMENT NO. 21 TO THE
OFFICIAL PLAN FOR THE
UNITED COUNTIES OF STORMONT,
DUNDAS AND GLENGARRY

Owner; MacEwen Agricentre Inc.

Official Plan Amendment
Site Specific Re-designation from
Residential District to Employment District

Township of North Glengarry

¥ the Counties

SDG

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

CERTIFICATION OF COMPLIANCE WITH PUBLIC INVOLVEMENT AND NOTICE
REQUIREMENTS

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

Signed %Z‘/——\‘

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. 21 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. 21 to the Official Plan for the
United Counties of Stormont, Dundas and Glengarry.

PART C - THE APPENDICES

Do not form part of Amendment No. 21 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. 21 to the Official Plan for the United Counties of Stormont,
Dundas and Glengarry, being an amendment initiated by an individual pursuant to Section 22 of
the Planning Act, is to redesignate approximately 13.3 hectares of land in the Township of North
Glengarry from the “Residential District” designation to the “Employment District” designation, in
order to permit the expansion of the existing MacEwen Agricentre facility, which includes the
development of a seed storage warehouse, fertilizer blending facility and truck repair building.
This special land use district will be reflected on Schedule A5b of the SDG Official Plan.

Location

The subject property is described as being Part of Lots 10 to 15, Concession 17 Indian Lands, in
the former Township of Kenyon, now the Township of North Glengarry, located at 40 Catherine
Street West, in the village of Maxville. The subject property has approximately 25 m of frontage
on Catherine Street West at the intersection of Catherine Street West and Prince Street. The
subject property has a total lot area of approximately 34.3 hectares, however the portion of the
property subject to the proposed development is approximately 13.3 hectares being re-
designated, being the portion within the Urban Settlement Area of Maxville. One vehicle access
is provided to the site from Catherine Street for ingress and egress, which accommodates all truck
and employee vehicular traffic. The lands surrounding the property are predominantly designated
Rural District to the south and west, and Residential District and Employment District to the north
and east.

Basis

In the Official Plan for the United Counties of Stormont, Dundas and Glengarry, the property is
located partially within an “Urban Settlement Area” and partially within the “Rural Area”. A portion
of the subject property that is currently developed is located within the Urban Settlement Area of
Maxville and is split designated Employment District and Residential District. Residential,
Commercial and Employment Districts are the primary designations within Urban Seftlement
Areas, Employment District uses may include a mix of industrial uses, manufacturing,
construction, warehousing, offices, employment supportive commercial uses including associated
retail and ancillary facilities, public service facility and institutional uses. The lands presently
operating as the MacEwen Agricentre (industrial use) within the Urban Settlement Area are
designated Employment District.

The owner is proposing to expand the existing Agricentre operation towards the south of the
subject property. The proposed development will consist of a new seed storage warehouse, a
fertilizer blending facility, and a truck repair station. For the Agricentre to be able to expand the
existing industrial use, an Official Plan Amendment is required to redesignate the lands currently
designated Residential District to Employment Disrtrict within the Urban Settlement Area. The
desire to expand south, as opposed to west is to utilize the Municipal services available if required
for the expansion, the area to the west is agricultural land and a large wooded area, preservation
of the wooded area is preferred. No new traffic is anticipated as part of the expansion, as any
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truck traffic would be located on the subject property with access being maintained from Catherine
Street West within the Settlement Area of Maxville.

A portion of the existing development which consists of storage domes is currently located on
lands designated as Rural, just outside the Urban Settlement Area. In addition to these storage
domes, additional storage domes are proposed along the railway within the Rural District as part
of the expansion of the current operations. As outlined in the Rural Lands and Rural District
policies, industrial uses are permitted through a Zoning By-law Amendment. The proposal for the
additional storage domes, is intended to keep them as close to the existing storage domes and
the railway and to not extend to the west edge of the subject property, maintaining a significant
amount of wooded area which acts as a buffer to the abuiting rural lands.

As only this portion of the subject land within the Urban Settlement Area is being redesignated to
Employment Lands to allow for the expansion of the Agricentre, the removal of residential lands
within the settlement area is appropriate. There are several large areas within the Urban
Settlement Area of Maxville that are currently designated Residential, and have been zoned R1-
H. Overall, with the exception of the amendment for the use, the proposal meets the general intent
of the Official Plan policies.

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. 21 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 A5b: Land Use Plan, Urban Settlement Area of Maxville is hereby amended by
re-designating the lands shown on Schedule “A” to Amendment No. 21 attached hereto,
from “Residential District” to “Employment District”. '

Implementation

1. The existing policies of the Stormont, Dundas and Glengarry Official Plan respecting the
Employment District and other general policies are still applicable to the subject lands
shown on Schedule “A”

2. The Amendment shall be implemented through an amendment to the Township of North
Glengarry's Zoning By-law.
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Schedule “A”
OPA 21

Area to be re-designated
io Employment District

Setfamant Boundary
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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

o, REVISED NOTICE - DATE CHANGE
=¥ Dé NOTICE OF A NI ARRY
meamane PUBLIC MEETING p—_
OF PLANNING

CONCERNING A PROPOSED AMENDMENT T4 THE OFFICIAL PLAN
OF THE UNITED COUNTIES OF STORMONT, DUNDAS AND SLENGARRY
AND PROPOSED AMENDMENT TO THE
ZOKING BY-LAW OF
THE CORPORATION DF THE TOWNSHIP OF NORTH GLENGARRY

TAKE NOTICE that the Council of The Corporation of the Townskip of Narih Glengarry
will hald a pubfic masting on the 26% day of Febroary at B:00 p.n. in the Municipsl
Council Chamber, located at 3720 County Road 34, Alexandria, Cinlario to consider the
planning wefils and gather public information regarding a proposed amendment to the
Official Plan of the United Counties of Storment, Dundas and Glengany in sccordance
with Subsaciions 17(18) and 22 of the Flanping Acf, £.5.0. 1890, as amended and 2
proposed zoning amendmen) to the Tewnship of North Glengarry's Zening By-law 38-
2000 under Seciion 34 of the Planaing Agl, R.5.0. 1890, as amended.

THE LANDS ta whichihe Gfficial Plan Amendment and Zoning By-law Amendrent apply
te is legally deseribed as baing Kenyon Coneession 17 IL, Part Lots 10t 15 Plan 32, Blk
F Lois 4 to 7, Part King 5t RF14R 1585 Paris 1 1o & RP{4R2881 Parks 1 0 3 in the
Townzhip of Norlh Glengarry, Ingsted at 40 Catherine Streat W, Maxvilla.

THE PROPOSED QFFICIAL PLAKN AMENDMENT would redesignate approximstely
16.1 hectares of land in the Township of Noth Glengamy from “Residentlal Diztrict”
desigration to "Employment Disteict” designation. The effect of the proposed Official Plan
Amendment would permit the axisling commercial busingss, known as MacBEwen
Agripenire, {o expand the existing industrial use an site, which is permitied within the
Employmant Ristréct designalion.

THE PROPOSED ZONING AMENDMENT wauld rezone a porion of the subjact lands o
General Industrial with 2 spesial exception that will address separation distances to
resiclential usas and parking reguirements.

E #
] FEa RIS
LOCATION: 40 CATHERINE ST W,
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HOTICE FOR THE OFFICGIAL PLAN AMENDWMENT

I you wish to be notified of the decizion of tha Untied Gounties of Stomuont. Dundas and
Glengary on the proposed offizial plan No. 21, you must meke aweitlen request te

to the Flanning Departrent at the Unitad Counties of Storment, Dundas and Glengarey,
26 Pitt Street, Comwall, Ontaric, K&J 3P2.

If & person or public body would othenvise have an ability to appest the decision of County
Caunell of the United Counties of Storment, Dundas & Glengarry to the Ontaric Land
Tribunal but the peraon o pulilic body does ot make oral submissions at a publio mesling
of make written submissiens {o tha Unlied Sounties of Stormont, Dundas & Glengany
befors the proposed official plan amendment is adoplad, the person or publie body in not
entitted to appeal the decision.

If a person ar pubilit body does not make oral submissions st a public meeting or make
writtan subriszsions to United Counliss of Stormont, Dundas and Glengarry before the
Official Plan Amendmeant is adepted, tha person or public bedy may not be added as a
party to ihe hearing of an appeal before the Orderic Lang Tribunal unless, in the opinkan
of the Tribunal, thera are reasonable grounds lo add the person or public body as a pardy.

NOTIGE FOR THE ZOMING AMENDMENT

If you wish 1o be notified of the decision of the Township of North Glengariy on the
proposed zoning by-law amendment, you must make a written reguest 1o fhe Township
offica, 3720 County Road 34, Alexardtia, Gnterig, KOC 1AD.

Aftention: Chantal Lapierre — Planning Department or st chanfalfnoihalengami.ca

If 2 persen gf public body would ofherwize have an abillty 1o appeal the decision of the
Township af Narth Giengarny fo fhie Oniario Land Tribunal but the parson ar public body
does not make ofal submissions at a public mesting ar malks wiitten submissions 1o the
Township of North Glengarry before the By-law i passed, the person of public bedy is
not entitled to appeal the decislon.

¥ a person or public body does not make oral submissions at a public meeting, or make
writlen submissions to the Township of Norih Clengarry before the by-law is passed, the
persan or publéc Body may net be added ag e party 1o the hearing of an appeal before the
Qntario Land Tribunat unless, in the opinion of the Tribunal, fhers ane reasonable arounds
o da go.

ANY PERSON may attend the public mealing sndior make written or verbal
pepresentations &ither in support of of In apposition to the proposed Qfficial Plan
Amendmeant or Zoning By-law Amendmeant.

¥ A PROPERTY CONTAINS SEVEN OR MORE RESIDENTIAL UNITS, the awneris
raquired 1o post this nolice at o location {hat is visible to all of the residents.

ADDITIONAL INFORMATION relating fo the propoesed Ofiicial Plan Amendment and
Zoning By-daw Amendment ls available fieen Moniday o Friday between 500 am. and
4:00 p.n. at the Township Office located a1 3720 Counly Raad 34, Alexandria, Ontaria,
or by eontacting the Planning Department at (612) 325-1116.

Bated at he Township of Nordh Glengarry this 2% day of Fabruary 2024,

Kimberley Cagselran Sarah Huskinzon

County Clark Chief Admiristrative DficerTeownship Gleck
United Couniies of Tewniship of Narth Glangarmy

Siormont, Durdas & Glengany 3720 County Road 34 R.R. 2

2B Pitt Streel, Suite 32 Alexandria, OM, KOG 140

Comwalt, ON, K&J 3P2 (B13)-525-1628 {Phone}

1-48003-267-T 156 {Phone) (643-525-1648 {Fax}

(513} 936-2813 (Fax) wenw.narthglengary.ca

wavw. sdgrouniias.c



Schedule A to By-law 5441
SDG Official Plan Amendment No.21

Appendix B: Record of Proceedings

_ CORPORATIONOFTHE
TOWNSHIP OF NORTH GLENGARRY
Cauncll Masling
Reschution# ¥
Date: iMonday, Febmuary 26, 2024
Moved by Gary Matlin

Sscondad by Jeolf Martey

THAT tho Councli of the Township of Norih Glengarry supposs the United Countias of Stormont
Dundes & Glengamy's proposed Official Plan Amendment No. 21 ard that zoning amendment Z-19-
2023 be broughl to Councli al a faler date for furthar consideration and approval, pending County
sppioval of the Official Plan amandman, '

—— e,
Mayor f Depuly Afayer

s ——
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NORTH
GLENGARRY
NORD

STAFF REPORT
PUBLIC MEETING

February 26, 2024
TO: Mayor and Councll Members
FROM: lindsay Parisien, Municipal Planning Consultant

RE:  Zoning Bylaw Z-19-2023 & OPA 21 Report — MacEwen

Owner: MacEwen Agricentra inc.

Location: 40 Catterine Street West, Mawville, ON
Concesslon 17 Indian Lands, Parts of 10 to 15 on Plan 32, Block Fand Lots4to 7,
being Parts 1105 on Reference Plan 14R-1585 and Parts 110 3 on Reference Plan
14R-2661 in the gesgraphic Township of North Glengarry

Recommendation:
That the Council of the Township of North Glengarry recommends that the
United Counties of Stormont, Dundas and Glengarry approve proposed Officlal
Plan Amendment 21 for 40 Catherine Street West, Maxville, ON

Page 4 of 47
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Official Plan dasignation: "“Employment District”, “Restdential District” and "Rural Diskrict”

Zoning clazsification: “General tndustrial — Special Exceptions i“; *Rostricted Agricultural” and
“Residential First Density - Holding” and “Rural”

Page 5 of 47
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Purpose of the Applications:

Oificial Plan:

- To re-designate approximately 16,1 hectares of land from “Restdential Distrigt™ to
“Employment District™ designation to permit the expansion of the exlsting cammercial
buslness and industrial use known as MacEwen Agricentre on site which I8 perenitted in
the Emplovinent Districk land use desighation.

- To re-zone a portion of the sublect site from “Residantlal Fiest Dansity (R1]" zone to
*Gepneral Industrial ~ Speclal Excoption 2 [MG-2)" to permlt the expansion of the existing
comenarcial business (MacBwen Agricentre) and industrial use.

+  he spedial exceptions to the General Industrial zone will address separation distances to
the existing residentiat uses and reduction in techinical parking requiremsents and relief
from zone standards such  as  hullding  hefght and [ot  frontage.

Background:

The applicant submitted a concurrent Officlal Plan Amendment and Zoning By-law Amendment
1o re-designate and eozone 8 part of the subject properly. The subject property is legally
described ag being Part of Lots 10 to 15 Concassion 17 Indian Lands, in the farmer Township of
Kenyon, now the Township of North Glengarry, located ar 40 Catherine Street West, Maxville.
The subject property has 25 m of frontage on Catherine Straet West and measunes approximately
34.3 hectares in total area. The partion of the subject property being re-designated and rezonad
is approximately 16.1 hectares in area. The existing site has ane vehicle access from Catherine
Street for ingress and egress, which accommonates all iruck and employee vehicular traffic. The
surrolnding lands are predominantly designated Rural District ko the south and west, Residential
District and Employment Disteict to the north and east.

The purpase of the Officlal Plan Ameandment and Zoning By-law Amentdment are to re-designate
a portion of the subject property from “Residential District” to “Employmant District” within the
Urhan Settiement Area as well as rezone it from “Residential First Density - Holding” to “General
Industrial with Spacial Excoptiong”™. The owner is proposing 1o expand the existing Agricentie
operation towards the south and west of it current cgrerations within the subject property. The
proposed development witl consist of 2 new seed storage warehouse, a fertilizer blending facility,
and a trick repair statior. Therefore, in order to peranit tha proposed expanslon of the Agricentre
at this lagatlon, both amendments to the United Countias Officiai Mlan and Township of Nocth
Glengarry Zoning By-law are requirad, as part of the area in which tha proposed expansion baing
cansiderad, currontly dees not allow for the proposed imdwskrial use,

in support of the propased amendments a Planning rationate and Land Use Compatibility Study
was prepared by Fotann and submitted for review oin behall of the owner. Az mentioned above,
the proposed development is subject to a rezoning that will indude site-specific euceptions and
will iedentify the 70-metre separation distance requirement to the nezrest residantial properties.
The nduslion of this site-spodifie 2oning provision will ensure that the development complies with

Page 6 of 47
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Provingial D-Series Land Use Compatibliity Guidelines and will also ensure thae any future
changes in use on the peoperty would require public noties through 2 rezoning or varlance if the
uge were to be proposed within the buffer area.

In aceordance with the Plaaning Act, 3 public meeting is being held on Monday February 26™
Comments from the public were received from an assessed landowner who expressed conceros
with regards to the potential noise, on-site lighting and increase In traffic that may impact the
surrounding residential neighbourhood. However, this individual also recagnizes how the jobs
craated by this local business benefits members of tha community and is generally supportive of
the expanglan.

The process of concurrently filling an Offictal Plan Amendment and Zoning Amendment
application includes the public meeting, and resolution of support, prior {o County Council
considering the Offclal Plan Amendment. The Zoning By-law Ameadment is to be hrought back
to Council &t & later date.

Policy Constdarations:
The followlng Is a summary of the agency rolec in the approvals process:

» The United Counties of Stormont, Dundas, and Glangarry is the administrator and
approval authority for official plan amendments [OPAs). Notwithstanding this, tocal
miunicipalities often hast public meetings and assist In facilitating the OFA process, given
that the Courty OF also acts as the local OP.

s The Township of North Glengarry Is the approval authority for 2oning by-law
amendments. Zoning amendments cannot be passed unless they conform to the OF.

Pianning Act

The Ontario Planalng Act gives runicipal Councils the authority to pass zoning by-laws, and make
amendments ko existing 2oning by-laws, under Section 34 of the Act. The Planning Act also
requires that in making planning decisions Coundl must have regard for matters of Provincial
interast. The Planning Act requires that Council’s decisions must ba consistent with the Provinclat
Policy Statement, and confarms with the Stormont, Dundas and Glengarvy Official Plan which
apply 1o the lands.

Brawincial Pollcy Statement (PPS)

The Provincial Policy Statement, also known as the “PRS”, provides palicy directions on matters
of provincial interast related to land use planning and development. It aims to provide for
appropriate developinent white protecting resources of prowincial interest, public health and
safory, and the quality of the natural and built environimant. The subject property is partially
Incated within an urbap sattlamenk area and rurdl area. The proposed busingss operation

Page 7 of 47
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expansion is anticipated to span across both araas within the site. Therefore, the following PP3
policies have heen reviewed and are applicable to the subject property’s proposed development:

Palicy 1.1.1 supports healthy, Hvable and safe communities by prometing effictont development
and land use patterns which sustain the financlal well-being of the province and munlcipalities
ovar the long term; ang, by avolding developraent and land use pattenns that would prevent the
efficient expansion of setifermernt aroas in those areas which are adjacent or cloge to settiement
areas.

Policy 1.1.4.1 goes on to suggest that tural areas should be supported by building on rural
character, leveraging rural amenities and assets, as well as promating 2 diverse ecangmic base
and employment opportunities through goods and services including value-added products.
Additionally, Policy 1.1.5.2 refers to warlous permitted uces on rural fands which include
agricultural uses, agricultire-related uses, on-farm diversified uses ia accerdance with provincial
ctandards and that such development he compatible swith the rural landscape.

Policy 1.3.1 also applies as Planning authorities shall promote economic development and
competitiveness by providing opportunities for employment uses which support 2 wide range of
economic activities and anciilary uses and take Into account the needs of existing and future
bustnesses. Poliey 1.32.3 provides further support for the proposed amendments and
development as employment areas planned for industrial or manufacturing wses, planning
authorities shall probibit restdential uses and probiblt or imit other sensitive land uses that are
not anciltary to the primary employment uses n ander to maintain land use compatiiyllity.

Based on this review of the PPS, the proposed develepment is consistent with the policies af the
Provincial Pollcy Statement 2020, Tha cite is located within an urban setilement area and a rural
area and the proposed expansion of the existing Agricentre operation inakes efficlent use of the
existing property. The intended uses associated with the proposed expansion are appropriata
within the urban settlement area as well as the eural area. The proposed development will make
use of existing municipal services that currently service the subject property. Furthermore, the
proposed expansion of the MacEwen Agricentre will contsibute to the municipality’s economic
hase and create more employmant opportunities within Maxville and the broader Township of
Morth Glengarry,

The propesed Official Plan amendment will redesignate a portion of the property from
Residential Disteict to Employment District, thus, adding to the supply of employment lands
within the setiement area. Although redesignating the lands will result in the reenaval of
residential lands from the settismant area, the increased area of employment lands will ensure
that seqnsitive uses will aot encraach into the limited supply of employment lands plannod for the
ares. Moreover, the removal of resideatial lands will not negatively impact the overall supply of
recidential land, as there is a stgnificant amount of land designated and zomed for futuee
residential development within the settlement area.

Page 8 of 47
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United Countiss of S0& Cfficial Plan (O

The Official Flan conkains a number of goals and strategic abjectives; Srawth is the goal to direct
most forms of development to support the afficient uge of land. The sirategic objective is to
encourage Infilling, Intersification, and development in appropriate locations amd with
apprapriate butlt form and design. The subject property is currently designated ag “Employment
District”, “Recidentiz] District”® and "Rural Distriet”. The areas of the suliject property that ara
currently designated as “Employment Sistrict” will be maintained.

Ity the Official Plan for the Unlted Counties of Stormont, Dundas and Glangarry, the property 15
located partiaily within an “Urbon Settiement Aren”™ and partially within the “Rurel Area”. A
portion of the sukject property that is currently developed is located within the Urban Settlement
Area of Maxville and has a split dasignation of Employment District and Rasidential Distsict.
Resdidential, Commercta! and Emplovenent Districts are the primary deslgnathons within Urban
Settloment Areas, Employinent District uses may lnclude a mix of Industrial uses, manufacturing,
congtruction, warehousing, offices, employment supportive comrnercial uses including
assoctated retail and anciilary facibtios, public service facility and institutional wses. The area
presently operating as the MacEwen Agricentre (industrial use) iz established within the Urban
Settlament Area that is designated Employment Digtrict.

Table 3.5 of the Gfficial Plan highlights the gonerolized fist of permitted wses in the employment
district. Employment district uses include ciass |, 1 and ill industrial uses as well as associated and
anciltary facliities with the main use. The subject property Is currently being wsed as the MacEwen
Agviventre and the owner intends to maintain the existing bustiness and industrial use by
expanding Its operations. Hewever, the area in which the owner has proposed to expand is
further south aml west of current aperations, but all proposed sxpanded developrments will
remain witkin the property boundaries.

for clarity, the southern portion of the split land use desigaatien is currently desighated as
“Residential District” which does not parnlt the Industrial land use and the area further west of
the avisting bulldings on site 15 designated as “Rural District” but & located outslde the urban
cottlement area houndary. Therefore, both areas [South and Wast} requiie amendments to tha
Cifftelal Plan ko aceommaodate the Full butld ot of the proposed business exgangion.

The Officlal Plan Amedstiment is appropriate and desirable for these lands, as the proposed
development will contribute to employment opportunities within Masville and the surrounding
area. Theexpansion of an existing business operation on the subject property represents efficient
development and can be adequately serviced. As part of the Offictal Plan Amendment, it is
recognized that residential lands will be redesignated within the Settlement Area, howsver, as
previpusty mentioned, 2 stgnificant amount of land Wil remain available for residential
devaloprient within the Settlernent Area. The remaning residantial lands will immediately abwst
other residantlal areas and propecties that afready oxist. From 3 long-range planning and
comgaatibility perspoctive, B is appropriate to locate residentlal uses adjacent to existing
residential uses or other sensitive land uses as opposed o allowing an incompatible industrial
land use to be established.

Page 9 of 47
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Townehip of North Glengarry Zoning By-law 39-2000

The subjeck property hag multiple 2ones that apply to this site. The preperty is currently zoned
“eoneral Industrial®, "Geneesl induskeial, Special Exception 2 “Residential First Density with a
Hold®, “Restricted Agricultural” and “Rural” In the Township's zoning by-law. The propased
expansion of the MacEwen Agricentre {industrial use), encroaches into an ared of the property
in which the zone does ret permit the industrial land use of the Agricentre as this use Is only
permitied in the “General Industral™ zons.

The proposed 2oning By-law Amendmant |5 appropriate, as the develapment generally complias
with the applicable MG zone standards as well as all other applicable Zoning By-law provisions,
such as outdoar storage. The Zoning By-law Amendment will fadlitate the ordery expansion of
existing Indugtriaf wse, which serves 35 a large employer of Masville and contributes to
employmant within the Township of North Glengarmy.

The proposed speclal axception for the subject property will maintain the provisien for a
minimum ?0-metre sethack to a property line that abuts a vesidential property as outilned inthe
MG-2 zone, Malntalning this existing provision which currently applies 1o 2 portlon of the subject
property will ensure adequate separation distances i sensitive kand uses in accordance with tha
MOECH's D-Series Guidelings on Land tise Compatibility. As putlined above, the special exception
will also Inelude a provision that removes the requlrement for parking under Section 3.21 of the
Zaning By-law and will increase the maximum permitted height within the MG 20ne, aligning with

Analysis:

Congidering the analysis provided herein and the supporting Flznaing Rationale and Land Use
compatibility Study submitted with the application, staff are of the oplnion that the Official Plan
Amendment and Zoning By-law Amendinent:
® are consistent with the Pravincia! Policy Statemeit;
» would be in conformity with the applicable policles of the LUnited Counties of 506
Cfficial Plat; and,
« represents good planning, having had regard for matters of Provinctal interest
outlized in Section 2 of the Planning Act.

Therefore, staff recomenend that Council suppart by way of resclution, the proposed Officlal Plan
Amvendment and at a future Couneil meeting, approve the Zoning By-law amendment on the
subject lands to rezone 2 the “Residential First Density” zone to "General industrial — Special
Exception 2 {MG-2)" to permit the expansion of the extsting MacEwen Agricentre. & detalled zone
analysis was corpleted by Fatenn and included as a part of the Planning rationale. The proposed
site-specific exceptions to the zone standards being requested are as foliows: reduwction in
minimum lot frontage, increase in maximum buitding helght and reduction in total parking
requirements. However, it shoulid be noted that the subject property's kot frontage hes a logal
non-comphying status with the existing lot fabric and land use.

Page 10 of 47
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iand Use Compakibility Considerations:

The applicant has prepared a Land Use Compatibility Study to addrass the proposed minimum
separation distance sethacks with the surrcunding residentiol land uses which are considered to
be imore sensitive than the subject property. Basad on this assessment and review of the D-Serles
Guldelines on Land Use Compatibility, the mininum recommended setback of 70 metres from
thi sengitive land use {residential lands) 1o the exgransion of the lndustrial use (existing MacEwean
Agricentre) will be provided. Therefore, adaquate separation distance is achieved. The lpeation
of bulldings wil alse be reviewed through site plan control.

Recommended Condltions:
Mo,

Conclusion:

The proposed Official Flan Amendment.and Zoning By-law Amendment applications to permit
the expansion of the existing MacEwen Agricentre operation on the subjact property constitutes
good planning and is in the public interest. The proposed development (s consistent with the
Provincial Policy Statepment {2020] as the proposad expansion represents efficient developiment
of an existing property and fosters employment opportunities within the settlement area of the
Township of Morth Glengarry and greater Countles of SDG.

The proposed development conforms with the County Official Plan, including polictes as they
relate to Erployment Districts, Rural Lands, Rural Disteicts, and tndusteial areas. The proposed
developmment is appropriate In both the Urban Settlemant Area as well as the Rural Area and
generally complies with the applicable requirements and provisions ln the Township of North
Glengarry Zoning By-law. The requested amendments are appropriate and are not antldpated 1o
result in adverse impacts on the aelghbouring properties. Furthermore, the D-5eries Guldelines
on Land Use Compatibility was reviewed and the proposed expansion of an industrial use will
provide tha minismum recommended sothack of 70 matres froi the sensitive land use.

Page 11 of 47
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Appendix C: Planning Rationale

FOTENRN

40 Catherine Street West, Maxville

Flanning Rationale + Land Use Compatibility Study
Sficial Plan Amendment + Zoning By-law Amendment
Movember 28, 2023
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FOTENN

Prepared for MacEwen Agricentre

Freparsd by Fatann Flanping » Design
386 Cospar Steat, Suite 300
Ollwas, OR KIP 2HF

MNowember 2023

& Fatenn:
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1.0 1
Introaduction

Fotann Planning + Dasign{"Fotann”) has been retained by MacEwen r"—"ﬂﬂ'lﬁé pire lnc. {"WMacBwan" to
prepare this Planning Rationale and Land Use Compatibility Study in support of Official Rlan
Amendment and Zoning By-law Amsndment applications to fack litate the proposed tevelopment of
the property municipally known as 40 Catherine Street VWest {the “subject property” or "site”) in ihe
Town of Maxville.

1.1 Application Qverview

The ntent of this Plannlag Rationate and Land Uss Gompatibiiity Siudy = to assessthe proposed development against
the applicabie policy and regulalory framework and determing I the development is appropriate for the sublect
piopedy and compatible with existing, adjarent developmenis and the surrounding commu niy.

The propanent proposes to expand the exisling MacEwen Agricenire facllily, which inciudes the development of a seed
storage warehauze, fertilizer bland Ing facillty, and truck repalr batiding. The proposed expanslon is nol intended to
increase the capacily of the facHity, rather it is inlended to allow for storage of all requined seed and fertilizer materials
en-slte, preventing additional truck raflic going back and forih between cther sites that are currently used for storape.
As part of afuture phase ofthe development, addifional storage domes are proposedwest of the existing storage domes
on the subjedd properiy, outside of Lhe Maxvilie Urban Settlement Area.

&= noted above, Official Plan Amendment and 2oning By-law Amendment applications are required to facllitate the
propased development. The Official Plan Amendment wilt redesignate the south ponion of ihe property [ocated wilhin
the Lirban Settlement Area to Employment Distnict from Residential Distriet. The Zoning By-law Amendment praposes to
rezofe the entlre property o Seneral Indastrial, with a new special exceplien, which would parmit e agricenire
operation across Lhe enlirety of the subject property and will incorparate a minimunyseparation distance forindustrial
uses, address a reductlon in vehicular parking, and address an Increase In maximum permited bullding heights. Itis
understood that a e Plan Control application iz also required and wil be submitted n the fulure.

Mavaniger 2023 A0 Satharing Sleal Wieal, Maeilis
Plasiniog Rafinndle + Land Uee Comastibility Sty
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2.0 2
Site Context & Surrounding Area

21  Subject Property

The subfect preperiy, known municipally as 40 Catherine SinectWest, is partially located within the setilement area of
Masvllle, within the Township of Nosth Glengarry (Figure 1). The subject property has frontage of approximalely 25
metres on Cathering Sirest Wes! at the Interseeilon of Galherine Steet Wast and Prinee Street. The subject property has
a tolal loi area of approximately 343, 335.9 square melres {34.3 hectares), however the portion of the property subject
io ihe proposed development Is approximately 160,765.6 square metres {16.1 hectares}.

Subject Proparty

Figuife 1. Site Context Map. with area bo be developed ahawn wilh & dashed Hack liee

The subject properly is currently develaped with the MacEwen Agricentre operation, which consisis of aseed storage
warehouse, a fertlizer bending facility, storage domes, and other assocliated sterage bulldings, ouldoorstorage and
accessoly uses. In addilion to the agricentre cperation, an office bullding s also located on the subjecl prepeny.

One vehlcular access is provided 1o Lhe site Irom Catherine Street West, which accommeodates all Uuck traffic and
employee vehicular trafffc. The subject property abits the CN rallway to the narth, with spur Hnes extending into the
subject pmpery, facilitaling the loading and officading of materlals for the agricentre cperation.

Adratnage ditch bisects the site generally in an east-west direclion through the naiddle of the site. Two (2) sets el hydro
wines cress thiough the site, crossing throuph the northeast comner of the site clozest to he existing seed storapge
warehouse, and ancther sel of lines exterding from this main hydro coridorio ihe west, generally follwing a porifonof

the dralnage dich.

Blayaninsr 2023 A0 Catharioe Sliaet Wesl, Mawsiis
Phaisiing Fateaals + Land Lige Compatibilily Stads
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The portien of the site that |s proposed 1o be developed ks generally vacant paslure/giass land, with some ofthe land
used for outdoor storage. The portion oftha subject prapety that [s west ofthe exisling agricentre cparatlon is s heavlly

iread, wooded area.

Figure 2 and 3 provide up-10 dale aerial images of the sulyect propery taken In Septerber 2023.

Figare 2. Bisdsays view of fhe aubgest propedty and suisaundieg anes looking viest

A0 Catlmriz Skl Biest, Rlgaedile

Havarigar 2023
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Figure 3. Birdaeye view af the subjeed prapedty and surourding area looking east

2.2 Surounding Area
The surrounding uges vary, as showa in Figure 2 and 3, and can be described as follows:

Nerth: |mmediately norih of the subject property and CH rali line Is the MacBwen Regional Office, a MacEwen gas
station and serviee bullding for servicing MacEwen trucks. Alse norih of the subject properly |5 Maxvitle Manor, a
retirement home with multiple housing options that also provides long term care services. Further narth of the
MacEwen replonal affice ane residential dwellings.

Eazt: Immediately east of the north porion of the sublect property is a MacEwer warehouse. immedistely east ofthe
soulh portion of the sublect propery, beyond the exiiing 74 metre separation distance 1o the propefty line, are
rasidential dwellings and agriciltural land_ The seflement area boundary generally atigns with the south proparty line of
tive subjeci property, extending east. Funiher eastof the residential dwelings are addilonal resldentiakdwellings within
the sattiament area houndary, and agricuttural and wooded lands culside ofthe settiemant area boundary. The Maxville
Cemetery |s also ocated east of the sublect property along Gounty Road 20.

South: Immead lalely sauih of the subjed praperly Is agricuttural Jand and residerntial dwellings associated with farmfand
and agriculiural operations. Purihersoulh of the subject propeny and south of Kenyon CGoncesslon Road 17 is a heavlly
wooded area.

Merwernier 2023 40 athariees Slael Wial, Maxvil
Plaring Ratiendle + Land Use Congatbiily Study
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Wast: Immedialely wesl of the sublsct propery is agricultural land and a farge, wooded area. Some farme and
associated residential dwellings are located futherwest along Cumming Road and Mechanle Street West/ County Road
23

Hawernber 2023 AQ Cathasing Slmal dWical, Mawsils
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3.0 il
Proposed Development

The owner of the subject properly s proposing to expand the existing agricentre aperation iowants the south ofthe
subjer! propery. The proposed development will conslsi of a new seed slerage warehouse, 2 fertlizer banding facliy,
anda truck repalr statian. These three buildings are proposed to be lacated where sxisting vehioular access i= avallable
ger lhe existing ditch with in the subect propery. Primary vehloular accass to the sibe will remain fromthe corner of
Catherine Street Wast and Prince Street.

A part of a future phase of development, additional slorage domes wilkbe f2cated west of the existing slorage domes
on slte. These new storage domes require to be situated on the portion of the subject propedy located outside ofthe
Urban Selilement Boundary and within the Rural arsa.

Figure 4. Coreept Plan

The praposed seed storage warehousewill be approximately 4,645.15 squarne metres (50,000 square feat) in size, and
will b an on=site storage bullding for seed. The subject property already contains one warehouse thal stores simllar
products, which s located north of the proposed bullding (Flgure ).

Mewiernger 2023 0 Catherne Staet Wiesl, tawiille
Flafning Rakiceale + Laad Use Camgatibllily Fludy
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Figure 5. Bxfaling warahouse bulldng q N subjeat prapefly

The proposed fertllizer blending facility whl be appraximately 2,675.60 square metres (28,800 square feet) in size,
slmilar to the existing ferilizer blanding facility located west of the existing warehouse building (Flaure & and Flaure T).
The ferllizer blending facilily wili be sluated on the site with ampls space for tnuck movements arsund the site.

Mavarnner #1323 A0 C.atbarine Srael Wiel, Magils
Pheitning Rationale + Land L Compatibiliy Stody
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Figute B, Exiating Terillzer Handing famiily an aite
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The truck repatr building will e appraximately 786 67 square metres (8,500 souare feel} and be designedas a drive-
through buiiding. Figure § and Figure 9 are north and east structural elevations forthe proposed bullding. Thereisa
truck repalr bullding currently on site, howsver this bullding will be converted 1o a lack wash building and the truck
repalf operations will be localed In the preposed bullding. Gurrently truck washing takes place off-slle al another
location, and through the propesed conversion and construction of a new buflding, tuck repairs and feuck washing wil
be kocated on the same lot to centralize the agricentre aperation and all ancillary and accessory uses.

(@] - L& L]

- |
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Figure 5. Widh eifusiural elevation af e proaosed bruch repay bufding
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Figure 9. Eass sirusiieal elevatizn of the pragesed truck segair buikling
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4.0 1
Policy & Regulatory Review

4.1 Provinclal Policy Statement {2020

The Frovincial Pollcy Statement, 2020 {PPS) provides direction on matters of provingial interest related to land use

planning anddevelopmenl. The Planning Act requines that declsions affecting planning matters “shallbe consistent wilh®
policy sialements Izsued under the Act, which includes the PPS.

The PPS supports the goal of enhancing the qualy of life for residents of Ontarle, Inchiding the pmtection of eakih and
safely, the quallly of the natural and bullt environment, and resourses of provincial interest. The PPS alzo recognizes
ihat the “tong-term prosperity and social well-belng of Ontarls depends upon planning for strong, sustainable and
resiltent communallies for people of all ages..." The policles of the PPS suppoit bulldiag strong healtby communities,
wise use and management of resources, and prolecting publiic healih and safety.

The sublect property 1= lncated partally wilbin an urban selilement area and partially withln the rural area, with
development proposed In both areas ofthe subject propery. The lllowing PPS pollcies are applicablato ihe proposed
development:

/  Palicy 1.1.1 « Healthy, liveable and safe communitles are sustained by:

a) Promoting eflicient developmant and land use paltemns which sustain the financlal well-heing of the
Province and munizipalities over the long tarm;

¢y Avelding devefopment and land use pattems which may cause environmental or public health and safely
COnCEMS,

d} Avoiding development and land use pailerns thal would prevent the efficlent expanstan of
seltlement areas In those areas which are adjacent or close to sefliement areas,

¢ Polley 1.1.3.2 —Land use palterns within seitlerment areas shall be based ondensities and a mix of land uses
which:

a} Efficienlly use land and respurces;

b}y Areappropiate for, and eflclently use, the infrastructure and public senvice facililes which are planned or
avaliable, and avoid the need for thelr unjustified and/or uneconomlcal expansion;

o) Minimize negative impacts to air quality and climate change, and promate ensngy efficlency,
gy Are frelght-supportive.

¢ Poliey 1.1.4.7 = Healihy, integrated and wiabta naral areas shoukd be supporied by:
a) Building upon rural character, and leveraging rural amenities and asseis;

) Fromotingdiversification of the sconamic base and employment opportunities through goods and services,
including vafue-added products and the sustalnable management or use of resoLrces;

! Palicy 1.1.5.2 = On rural [ands lecated in municipalities, permilied uses are:
a) The management or use of rezources,
b) Resource-based recreational uses (including recreational dwellings);
¢) Residentlal development, ineluding lot creation, that Is lncally appropnate;

dy Agricultural uses, agriculture-relsted uses, on-farm diveesifled uses and normal farm practices, In
accordance with provinclal standands,

Mawspnier 2023 A0 Catkiefime Shacel West, Masyilis
Plaitiiag Raferake + Laad Dae Coensatibdily Shady
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¢} Home obcupations and home Indusiries;
f} Cemetardes; and
g) Othervural land uses.

¢  Policy 1.1.5.3 « Recreational, tourism and olher economic opporiuniiies should be promoled.

{  Polley 1.1.5.6 ~ Opportunities should be retained to locats new or expanding fand uses that require separation
from other uses.

¢ Poliey 1.2.6.1 =Major facillies and sensilive land uses shallbe planned and developed to avold, or it avoldance
ts nol pessible, minimlze and miligate any potentlal adverse effects from odour, nokse and other contaminants,
minimlize risk to pubtle heaith and safely, and Lo ensurs the lang-term operalional and econcmic viability of
rnajor facilities in accordance with provincial guidelines, standards and procedures.

! Polley 1.2.6.2 ~Where avoldance |s not possible in accordanoe with policy 1.2.6.1, planning autharities shali
protect ihe long-lemm viabillty of existing cr planned industrial, manufacturing or other uses thal are viinerable
1o encroachment by ensuring thatihe planning and development or proposed ad]acent sansive land uses are
anly peemitted If ihe following are demanstrated In accordance with provineial guigelnes, standards and
procedures: .

a} There Is an idenified need for the proposed use;

b) Aleralive locations fer ihe propozed use have been evaluated and there are ne reasonabie altemative
locattons;

&) Advemse effects lo the proposed sensiibve tand use are minkmized and mitigated; and
d} Polential impacts 1o Industrial, manufacturing or eiher uses are minimized and mitigatad.

/! Policy 1.3.1 = Phnrﬂng authorities shall promote economic development and competitiveness by:

2} Providing for an appropriate mix and range of employment, institutional, and broader mixed uses tomeet
lang-term needs;

k) Providiag cpporiunitles for a diversified econemic base, Including maintalning a range and cholce of
sultable sites for employment uses which support a wide range of economic activiiies and ancillary uses,
and take into account the needs of existing and future businesses;

¢ Palicy 1.3.2.3 = Within employment areas planned for industrial or manufaciuring uses, planning authorilies
shall prohibit residentlal uses and prohibil or Iimit cther senslive land uges that are nat ancliaryto the primary
employment uses in order to maintain land use compatibtity.

£ mployinent areas pianned for industrial or manufacturing uzes shoukd include an appopriate transillonte
adiacent non-ermplayment areas.

¢ Policy 1.5.2.6 - Planning authoritles shall protecl employment areas in proximity 1o malorgoods movement
facibities and corridors for employment uses that require thoee locations.

! Palicy 141 =T provide for an appropitate range and mix of houstng oplions and densities required to maet
projectad requirements of current and future residents of the regional market arga, planning authoritles shali:

Mauaginei 2033 40 Catherie Sheel Wesl, Mavdita
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ay Malntain 21 all times the abillly 1o accommaodate residential growth for 2 minlmam of 1% years through
resideniisl intensilization and redevetapment and, if necessary, lands which are designated and anvallabla
for resldential development: and

b} Klalntain at all times whers new developrment is o ocour, land with senvicing capaclly sufficlent o provide
al teast a three-year supply of restdentisl units availabie Lhrough lands sultably zoned io faciliiate
resigential intenslfication and redevelopment, and jand In draft approved and registered plans.

Upper-tier and single-tler municipalities may ehooze to maintain land with zenvicing capacity sufflclent to
peovide =t least a five-year supply of resldential unlts availabls through lands sullably zoned to Facliitate
residential intensification and redevelopment, and land In draft approved and registered plans.

¢ Policy 1.8.8.3 ~ Planning aulhoritles shall nol permilt development in planned comidors thal could preciude or
negatively affect the use of the comdor for the purpose(s) Tor which i was dentlfied. New devslopmeni
proposed on adjacent landz Lo existing or planned comidors and transporiation faclliies should be compatite
with, and suppartive of, the lang-term purposes ofthe corridor and should be designed 1o avold, mitigate or
minimlze negative impacts on and Irom the comider and transporlation facilities.

{  Polley 1.8.9.1 -~ Planning for fand uses In the vichlly of aliports, rail facliiies and marine facilitles shall be
undertaken so fhal:

a} Thelr long-term operalion and economiz role s protected; and

b} Adrports, ratl facilities and marlne faclities and sensitive land uses are appropriately designed, buffered
andfor separated from each other, In accordance with policy 1.2.6.

¢ Poliey 1.7.1 = Long-term economic prospe ity should be supported by:
a} Promoting opporlunities for economic develepment and community iwestmeni-readiness;
oy Cptimlzing the long-lerm avaltabtlity and use of band, resources, Infraztructure and public service faciiies;

The proposaed development iz consistent with the policles of the Provinclal Policy Sistement 2020, As a site that ks
tacatad within an urban sertiemant srea and a rural area, the expanaion of the exisiing agdcentre aperation Iz
elfizisnt davelopment of an exizting property, with usss that ars appropriate within 1he seitlement ara andwithin
the rural area. The propozed developmant will make use of axisiing municipal senices that currently service the
subjact proparty. The proposed axpansion of the agricentre aparation will centribute ko the sconomie haze and
employmant opportunities within Maxvifie and the greaber Toanship of Nerth Glengarmy. The proposed development
will redexignaie a portion of the property te Emplayment Distrct, which will conribute to tha supply of employment
fands within the semlement area. Although redesignating the lands will resuttin residential land being reroved from
the seitlammant araa, the expandedamploymeant lands will ansiira that sensitive usesdonotencroach intothe limited
supply of employment lands. The removal of residential lands will not rasutt Inthe sattlement araa no longer
madntaining an appropiate supply of residental land, as there is 2 significant amount of tand designated and zaned
for future residential devalopment within the satilanient area.

432  United Counties of Stormant, Dundas and Glengarry Sfficial Plan (2018)

The Unlied Countles of Stormont, Dundas and Glenglamy has diverse urban and rural settlement areas, ncluding 58
urban and rural seltlement areas and expanslve fural and agricuttural areas. The rate of growth In population and
housing acrossihe County hes slowed since 2001, and the aging popuiation has contribubed to a faster rate of growth for
new haousing than the rate of growth In populaiion. The population growth of Morth Glengamry, whene the proposed

Hloyaniner 2025 A0 CHEMging Slooel Wial, Maxyile
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devalopment Is located, is projecled to decrease by 6.1 percent, while housing unit growth is projected to Increaze by
0.1 percent and employment Js projected fo decraasze by 0.1 peroent.

Upon review of the Canadian Census for (he dissolvad municipality of Maxlle between the period of 2016 and 2021,
Ihete |e 3 noted decline in population by 8.3 percent lo 748 people, representing a larger decreage In population
compared 1o the Townshlp of Morh Glengarry.

A& portion of Lhe sublect property Is located outeide of the Urhan Settlement Area of Maxvills and designated Rural,
while the remalning panicn ofthe subject property thal ls currently developed is located within the Urban Settlement
Area of Maxville and |s spht designated Employment District and Residantlal Distrlet (Figure 16 and Flgure 11).

= Employ
B Upen S
Urban Saitlorn

Figure 10, Sohaduls A58 - Maryile Land Uss Map, e the United Counlizs aT Eharimeal, Dundas and Slangamy Dl Plan
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Figure 11. Seheduls A5 - Lard Uae Map, fomm e United Ceurtles of Slormnen, Durdas and Glenpary Ontialal Flar

As [dentified In Section 3.2.1.3 of the Official Plan, Urban Settlement Areas are communities with a diverse mbxof land
uses and full or partial municipal sewage and water senices. These communities are the primary zettlement areas for
fuiure development. Land division within these communitles will primarily be by plan of subdivision.

£21 Urban Sattlemsant Aveas

Sectlon 3.4.3 states that withIn Lirban Seflemnant Areas, the Residential, Commercial and Employmenl Districts are areas
where the primary permited land uses are residentfal, commercial and Industrial, rezpeclively_ Otheruses may be
permitted in these Disiricts which are compatible, retated, or incldental ko the major land use.

Employment Distric uzes may include a mix of industrial uses, manufaciuring, construction, warehousing, offices,
employment supportive commerclal uses including associated retail and ancilary facllies, public service facllilies and
instilutionat uses. Sensifive Institutlonal uses shall onky be permitied where they will nol create issues of compatiblity
with exIsting or polenilal employment uses.

Zection 3.2.1.6 provides direction for Urban Service Limits and states that develnpment shall be directed first and
foremost to lands within the designated Urban Service Limits as fllustrated on the Land Use Schedute for Urban
galilemant Areas. Development, other than infill an existing lots of recerd, may be permiited under imited andior
lempefary cicumsiances beyond the Urban Service Limits In accordance with Seclions 4.3.5 and 4.3.6.

The axisting Induzirial use is cumently locatad on lands designated Employment District, consistant with the Offcial
Plan. To faclitate the axpansion of the existing industral use, an Official Pian Amendment is propesadio redasignate
the lands currantly designated Residential to Employment Disirict. As aportion ofihe propariyis Incatad within the:
Urban Service Limits and is currently serviced by municipal serviess, itisappropriaie to expandthe industrial use
south, a= appased to west, io ensura thatthe davelopment £an centinus to be serviced by municipal services i
raquired.
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4.2.2 RurmlLands & Rural District

As putlined above and on Schedule AS (Figure 11), lands which are not located withln adesignated setlement arsa or
within a prime agricultural area are rural {ands, and the partion of the subject property nol located within Ihe urban
seltlement area has been designated Fural District. Per Section 3.3, the focus of land use activities inthe rural lands will
e rpenuce of resolnce-related. The Rural Distric? contalns a variety of land usas, such as farms, foresls, small
industries, golf courses, and in many places, smaliclusters of residential and commenclal development. The intent of this
desgnatlon is to accommadate 5 variety of land uses 1hat are approptlate for a rural focation and a limited amo ueit of
residentia! development. :

Per Sectlon 4.4.8 of the Official Plan the following uses are generally permiited inthe Rural District in accordance with
the Local Munleipal Zoning By-law:

Agricultural uses, forestry and cenzervation, and nalural resource management aclivilles;

Residential uses an exiting kots of record and an new lols created by severance as provided for bythiz Pian;
Animal boarding, breeding, and training faciitles, Inciwding stables;

Bed and breakiasi establishments:

Open space;

Gemetarias.

L T T

A Zoning By-law Amendmeant wil be required where any of the following uses are proposed in the Rural Districlwhere
not olherwise permitted:

a) New Industrial and commerclal uses, such as farm equlpment and supply centres, machine and truck repair
shops, buliding product yards, landseape contraclors, and hurserles;

b) Uses that are noxious due lo noise, odour, dust, or other enissions or that have potential for impact on alr
qualily or surface water ar groundwater, such as composting or ransfer facilities, concrete plants, the
ireatment of aggregate products, and abatioirs;

When considering an application to amend the Zoning By-law to permit a new use [dentified above, the following
matiers musl be considered:

a} The use would not be better Jocaled in a Settlement Area or the urban area;

by The volume and pattern of traffic flow anticipated from the development will nol interfere with the proper
funciioning of the local road networl;

) The privacy of adjacent landowners or Lhe mediation of potentlal adverse impacts from Gghting, nolse, odour,
dust ar traffic can be achieved by separating the land uses, buffering or olher rieasures a2 par of the
developrment;

d} ‘The potential fer reducing possible impacts on nelghkouring agricullural uses or ned rby rural regldenttal or
salilement areas, whene relewvant;

g) The development i In keaplng with the surrounding rural character and landscape;
fi Al relevant servieing, design and compatibility and eavironmenial pratection policies of this plan;

g) Moxious uses will aniy be considered where suitable screening and buffering tan be provided and generally
heze uses will not be considersd In vulnerable drinking water protection areas, ImmedIately adjacent to
residentlal areas, or in waterfront areas: and,

h} The impact that ihe development will have on the protection of tree cover as a rasult of glie clearing and
grading, fencing, security Bghting, and other simllar site plan mattars.
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A portban of the existing developmant which consists of slorage domes s currantly lozated on lands deslgnatsd az
Rural, Juzst outzide the Urban Ssiflemeant Area. In addition to these storage domes, additional storage domes ane
prapozed along the milway within the Rural District az past ofthe expansion of the curant operation. As cullined in
the Rural Lands and Rural District pollcies, indusidatuzes are parmiited throughaZoning Bydaw Amendmeant. Tha
indusirial uze is appropriate to be located within the rural anea, as itincreases the separation from the Rasidentst
District. Ne newirafflc Is anticipated as part of the develepment being focated within the rural arsa, 83 any truck
traffic woiild be loeated on the subject properywith access balng raaintatned from Cathevine Strect West within the
Sottlanient Area of Maxvilie. Finaliy, the proposaddevelopment does not eontemplate devalopmant that extends to
westedge of the subject property, malntalning a sighificant amount of waaded araa which acts as a buffaric the
abutting raral lands.

d4.2.3 Resideniial Areas

Sectlon 3.5.2.2 provides direction for Residentlal areas withinihe County. The Official Plan directs that residentlal areas
shall he designed io be safs and livable. A list of design critetla are Included within the Olficlal Plan which shall be
consldered in the desipn of residential areas or neighbourhoods, or In the review of relsled planning applications. Mo
rezidentlal development Iz proposed as pant of the proposed development, rather lihe existing Reskdentlally designated
lands on the subject property Is proposed to be amended to Employrent.

Section 3.5.4.1 of the Cfficial Plan siates that local munlelpalitles shail maintain a 16-year supply of land available for
new residantial development and at leasl a three-year supply of residential unils in serviced areas Indraft approved or
registered plan of subdlvizion.

As illustrated in Figura 12, thera are saveral larga areas within the Urban Settlement Area of Maxville that are
currently designated Resideniial, and have been roned Rl -H. These parcels ofland are identified fer future residential
use; howsver, the holding zone Is not permiitad to be lifted untl] aime whenihereisa need for the rezidential fand,
Thate i approximataly £1.8 hectares of iand availablefor fulure rasidential developmentwithin the Lirban Setiement
Area and approximately 144 hectares Just outzide the Urban Settlement Area.

A= noted above, Maxvilia hag zean a decliine in population of 8.3 parcent babween 201 6 ared 2021. Given the decline of
the population of Maxvilla and taking into consideration the declining growth of the Township of North Glengarry,
removal of residential lands withinthe satllament arsa is approprate glven that approximataly 28.3 hactaras will
ramalin for development. The remalning tand available for residential development could accommodate
approximataly 283 new lotz (0.1 hectare/0.25 acne 1obs) which are =lmilar in size to the axisting lot= within Maxvlie.
The residential land that wounld remain available for development woduld be located in closer proximity toexisting
munizipal infrastruclure, such as reads, watenmalns, and sewers, resulting bn the sxpanzion of municlpal
Infrastructune to these residantial lands to he more aconomical and efficiant.

Tha Provineial Policy Statement 2020 also requises planning autherities to plantor, pratect, and preserve employmnent
areas forcurmant and fature uses and ensure that the necaszary infrastruciure I provided to support currentand
projected needs, The FPRS alze reguines planning attharities to protect employmentansas lnproximity to-major goods
movamant [aciities and coreldors for employmant usas that requlre those lacatlens. In the case of the Urban
Saitlament Areaof Maxville, there are imited areas that have bean deslgnated az amployment areas, whilaitappears
that theve is an abundanes of res|dentially deslgnatad lands daspite a daclining popuiation. Redaslgnating the lands
will allow for a large employer of the urban zettiemant area 16 axpand and previds additlonal employmsant
opportunties to residents of Maxville and the greater Tewnship of North Glengarry.
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Figure 12. Excerpt of Seheduts ADD — Mayile, rem e United Daunlies of Slorman, Dunsdss and Slengary Oifcat Plan. s 1anda avaliales fof
residenlial develspaient identiied in Blatk

4.2.4 Indusital Areas

Section 3.5.2 4 provides direction for |ndustrial Areas within the County. The Officlal Plan directs Industrias 1o ba located
lo take advaniage of existing ar planned infrastructure or transportation seniees {ak, rall, water, and road), in proximity
ip n{urak resources whene appropeiale, ar where they can oplimize the useof the iabour markel or new tachnnlogies.

Loratlons for Indusirles shall be avolded which create land use conflicts or where the indusiry has polential to pollute
groundwaler of surface waler resources (e.g. wellhead protection areas or Intake protectlon zones). Areas for autdoor
slorage, parking, loading, and waste receptacies s hould be visually screened orappropriately lecated in such away asto
not deliact the Iravellng public of negatively affect other nearby land uses, parlieulady sensitive land uses.

Where the Intensilcation, expanslon or convarslon efito anindustrialuses(s) occuns, the planning review shall ensure
that the [ot 2lze 13 adequate for ali requirements of the Intended use including paiking, waler supply and sewage
disposal systems, that access will be safe, and that the change will be compalible with adjacent uses.

Tha proposad davelopment wiit expand theaxisting agricentra operation whichis considerad anindustialuse. The
propoaed devalopment will primarily be located south ofthe existing operation, with futura storage domes ta ba
located west of tha exizling oparationalong the existing raliway. The subjectpropany lswell-sarved by a public raad
anelthe CN raifway, with one spur line currentty tocated onthe subject proparty. The proposed deveiopmentis set
back from tha propety line to the east whare axisting residential dwellings exist.

42,5 Water Supply and Sawags Disposal Systems and Stormwater Managament
saction 4.%.3 of the Official Plan provides direction for water supply and sewage disposal systems. Saction 4.3.3.1
ientfies thal full waler and sawage disposal services are the preferred 2envicing forurban settiement developrent.
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Sectlon 4.5.3 4 provides policy directlon for serviclng capacity and aliscation, with the followlng policles applicable tothe
propased development:

¢ Policy 1 ~In Settlement Areas, within the Service Limits, development will be permilted only whe retherels
sufflcient reserve capacity.

. ¢ Policy 3 =All proposed development within the Service Limits shall be connected 1o Tull or partial zservices
whare such services are avallable and where there s sufficient capacity 1o accommedate the proposed
develapmant. Where there s Insufficlent servicing capacity, the Local munlclipality shall determinawhetherthe
proposed development is premalure and should be posiponed untll servicing capacily Is Increazed.

Seclion 4.3.4 provides policy direction for stormwaler management vwithin the Counly. Tlia following policies are
applicable to the subject property and the proposed development.

! Polley 1 ~Stormwater management shallbe required as part of the development approval process, paricularly
for subdivisions, multiple lotfunll residentlal development, commercial, Industrial and instiulional
developmant and in the design and implementation of stommwater infrastructure for urban and rural setilement
AREds.

The 2ubject property is partially locatad within the Urban Sstilement Area and the Urban Service Limits, with the
portion of the slte withinthe Urban Setilemant Area and nerth of the exizling drainsge ditch municlpally sarviced. The
proposed developmant, which wili be locatad in proximity to the existing operation on site, Iz proposed to ba servipad
by private services. As part of the Official Plan Amandment and Zening By-law Amandimantapplications, municipsl
stalf did not request 3 stormwater managanment report or drawinge.

$.2.,6 Resource Management

Sectlon 5.2 of the Official Plan provides direction far resounce management pollces throughout the County. The Offictal
Plats has established Constraint Schedules (Schadules B thraugh BS). The subject property has been identified with
Sipnificant Woodiands ea Schedule B2 (Signlficant Woodlands) and has been identifled as having Tertlary Aggregate
Reserves on Scheduts B5 (Sealogy), however the shta is not identifled for exteactlon usas.
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As oultined in Table §.2 of Lhe Gificial Plan, the permitted uses within a Signillcant Waodland include the lollowlng:
¢ Any use in the underlying land use designallon subject 1o Section 5.5.7 [of the Cfficial Flan)
¢ Conservallon use
{  Any other natural heritage features and areas
/  Legatly exdsting uses, bulldings or struclures

Any developmenl or sile alteration whichwill have negative impact on the natural features or ecological functions for
which the woodlands has been identifted sublect 1o Seclion 5.5.4 are prohiblied.

Section 5.5 sets out the policy direction for natural heritage features and arzas, including significant voodiands. Sectlon
5.5.2 states Lthat no development andfor site alteration will be parmilted on adjacent tands to a natural herllage feature
or area unless the ecologizal function of the tands has been evaiuated and It has been demonstrated through an
Emvironmental linpaci Study that the re will b2 no negative impacis on the naluralfeatures orihelr ecological functions.

Az owtiined above, the SignificantWoodtand iz located on the wastportion of the proparty, adjacent to the exizting
storage domes, The propesed development includes future storage domas thatwould ba locatad within a pertien of
thewoodiand, howsvarthe aarlier phases of the preposad development are [ocaied onlhe east slda ef the property,
further than 120 metees from ths weodland.

Seactlon 5.5.4 states that the [nlanl of the Officlal Plan [s to conserve woodlands . Land uses permitted i the underying
iand use designatlon are subject to the following development criteria:

{  Poliey 4 =Ruraluses such as commercial erindusinal uses, waste management fagilties, eatvage yards or ether
non-rezidental szes will be directed away from woorlands except for uses which demonsirate a dependency on
the resource forthelr business. Where it Is necessary for a nen-residentlal use to be fecated In or onadjacent
tands te woodlands, such uses shall require an Environmental impact Siudy.

The proposad development wil be phased, with the fertilizer blanding tower propesed to be constructad firstand
located a stgniicant distance away from the signifieant woodtand. Through discussions with Townshlpand County
staff, it was confirmed that an EI% was not a requirement for subinicslon of Officlat Plan Amsndment and Zening By-
law Amendment applications.

43  The Corporation of the Township of Norih Glengarry Zoning By-law {32-2000)

The subject propeity iz spli-zened with the followlng zenes, as culllned in Figure 15:
Ganeral Industrial (WG],

General Industrial, Speclal Exception 2 {MG-2};

Residentlal First Density, Holding (R1-H)

Restricted Agricufiural (AR}, and

Rural {RL}.

M T Tmp e T
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Figure 15, Zoning Map wilh aile oulliaed in Blue

General Indusiriat Zona

The existing MG and MG-2 zones applytothe exiziing agricentrs aperation onslle. The b5 zone does not estatdish an
“goricenire® use within the Zoning By-law, however a ‘manudfacturing plant” and “processing plant® are permilited
uses. The Zoning By-iaw does not establish a definltion for processing piant, however, Collins Dictionary
defines a processing plani as “a factofy where raw mateslals are treated or prepared by & special method”. The
Zonlng By-law establishes a definition for “manufacturing Industry” but does not ISt this 28 a pemitted use
wiihin the WS zene, however, “manufaciuring plant® is lsted as a permitted use. Despite manufacturing plant
being listed 25 a permitted use within the MG zone, the Zoning By-law does not provide a definition for this use.
It Is understood that the agricenire oparation would fall uhder the “processing ptant® use or the “nmyanufaciuring
industry® use.

The MG zone permits 2 warehouse, which allows for the requasted seed slorage warehouse,

Table 1, below, oullines the General Industelal (MG} zoning requirements for the sublect propey and assesses
the compliance of the proposed developmeni agalnst 1he required zoning provislons.

Tanle 1. Generel lndusiial W G) Zopitg Takle

! Zonlng Provizien Reguirement Proposed Complianse
Minimumi Lot Area 4 008 m? »4 000 m? ¥Yas
Minimum Lot Frontage |45 m Approx. 27 m blo®

- pintmum Front Yaed Depth | 12 m *12m Yes
Minmum Extarlor Slda 12 m i3 nfa
Width
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: Mindmum IntedorShde Width | & m 7 =6 m B Y3
Minimum Rear Yard Depth 12 m =12 m Yes
Maximum Building Height |15 m #0 ma (fertbizer lower) e
Maxteium Lot Coverage | 50% % B0% b
Minirmum Separation 70 metres from property nes ;| 70 m b {:
Distanee io industrial use
15-2 Spacial Exceptian
 Halght Excapiions Applles to mechanicat equipment penthouses, silos, grain | Yes
' Section 3.8 elevators, among other structures.
'mdmmmmm' 1. sﬁace + 1 additional space | Will comiply Yies
Section 3.14 for each addilional 2,000 m?
= 4 gpaces forail new bulkdings
Minimum size: 10.8 m x 3.6 m | Wit comply Yez
Wertical clearance: 4.6 m
Opan Storage Permilled In an industrial zone | WAl comply Yes
Seciion 319
Parking Regulrements 1 space forevery 70 of | O spaces Ko
Section 3.29 floor area upto 2,000 m? plus
Industrial Usss 1 additlonat space for every
200 m? of floor area thereafter
= 28 5 spaces + 30.5 additlenal
spaces
= 59 spaces for ail new
buildings
Minimum size: 2.75 m x5.5m | Wil comply Yes

*he Iot frontage |s a legal non-complying condition and |5 not proposad to be alterad through the proposed
devalopment.

Restricted Agricultural Zone

The Restricted Agilculiural (AR) zane pemits a Brmlted number of uses thal are generally assoclated with existing
agrlcultural uses. The proposed development wili locate storage domes within the portion of the propeity zona AR,
however, manufactusing plant, processing plant, and warehouse are nol listed as permiited uses within this 2one o
permit Lhe slaeage domes. As such, IL i proposed that the partion of the property 2oned AR be rezoned to MG to allow
the fulure expansion of the storage domes for the agricentre operation on 1he subjeet property.

Rural Zone

The Rural {fU) zone permits a range of uses that are appropriate for rurat lands. As cunrently willten, thera are no
permitted uses within the RU zone that would accommaodate the agricentre operation. Although the propesed
dewelopment [s not proposed ko extend 1o the partion of the land zoned RU, the Foning Byl Amendment seeksto
rezong the entire property to MG ta permit future expansion of the agelcentre operation if required, and 1o provide a
simplified 2oning far the sublect property.

Residantial Zone

Mavamber 2023 A0 Satherine Sleet West, Mawaill
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Proposed Amendmentis
51  Odfficial Plan Amendment

The Official Plan Amendment proposes 1o amand Schedule A5b ofthe Officlal Plan 1o redesignate the south portion of
the subject properdy within the Urban Settlement Area from Reshiential to Employment Dislrct. The purpose of
redesignaling the land i3 to allow for the expanslon ef the existing industriz] use onsite, whichis enly permitted within
Ihe Employment District designation.

Tha Official Pian Amendment Is appropriate and deslrabia for these lands, as the proposed develcpment will
contrbuta to amployment opporunities within Kaxville and the surramnding area. The expanzion of an axisting
industry en the subjact property reprasants efficlent development, and will ansure that the development &
adeguately zarviced, among several other considarations.

As part of the Officlal Flan Amandment, residantial lands wilt be redesignated within the Seltlemant Area, howavar,
az outlingd in previcus sectons of this rapost, a significant amount of land will ramain avallabla for residantial
dsveiopment within the Seltfernent Arsa. The remalning residential lands will immediately abut olher residential
areas and propertias that already exizt and where industrial usas do not exist. From a long-range planning and
cempatibility parspectiva, itis appropriate to lecate residantial uses adjacent to residentlal uges or othar sansitive
tand uses axist as cpposed 1o an industiial use,

5.2 Zoning By-law Amendmeaint

The Zonlng By-law Amendment proposes to rezene a poilion of the propeityto General industelal with 3 site-specific
special exception (M{-Y00 that will address separatlon distances to residential uses and parking requirsments. The
porlon of the property where the exlsting agricentre operatlon Is currently located [s not proposed be changed, while
the remainder of the slie 3. The foliowing zones are proposed 1o be amendzad.

General Industrial, Special Exceplion 2 (MG-2},
Btesidential First Density, Holding (R1-H):
Restricted Agriculteral (AR, and

Rural (RU).

— e el e

The praposed development does nol 2eek 1o expand the agelcantre Lo the western limit of the subject property within
the nural area, howsver, the proposed development does envislon storage domes that wilt be foeated wilhin the nural
area ad|acent to the existing storage domes on sile. The 5.0 & & Official Plan does nol permit rew indusirialuses within
(he rural area of the County without a Zoning By-law Amendment to rezone the lands appropnialely. The Intent of
rezoning the full propery Is to aliow for the future development of storage demes within the maral portlon of the
property, adjacent to the G rail cormidor and outside of the Urban Setitement Area. Beyond the new storage domes thal
are shown of the Concept Plan in Secllon 3 ofthis Report, no olher expansion or development is currently propozed for
tha western porlion of the propady.

As part of the spectal exception proposed for the entre properly, a reduction |n Lhe required parking rate for industdal
uses I3 proposed. Section 321 of the Zoning By-iaw requires a total of 59 new spaces for the three new bulldings
proposed in the sauth perilon of the site. The proposed use, which already &xiets onthe subject propery, lsneta typleal
industrial use ihat requires slgnificant patking for employees. The agricentre operalion iz primarly a drive-through
operation where trucks are [oading and unloading seed, fertiiizer, and ingredierdz for fertlizer, among olher materiais.
The proposed development simply seeks te add additional bulidings to expand and accominadate the ex(sling operation
that s over-capaclly. Addiionally, the propesed seed storage wanehouse does nol require asignificant number of on-
slte stafwho require personal vehicle parking. As such, it s unnecessary to provide dedicaled parking for 58 vehicles, as

Haveinier 2023 A0 Catharine kel Weal, Maxyille
Blaaiiog Raficrmale + Land Uae Coaangatibility Slady



Schedule A to By-law 5441
SDG Official Plan Amendment No.21

26

there will nel be 59 employees on-gite at 3 timewhs need parking for a personal vehicle. There ane several areas onthe
slie to accommodate vehicle parking, while additional on-site parking s provided south ofthe exdsting office bulkding for
employzas. It Is proposed that for ihe subject properly, no minimum parking is required under Seclion 3.21, as existing
space far parking is cumently avaliable, and no increase in parking demand is anticipated as part of the pro posed
development.

In addition ta the reduction n vehicular parking, the special exceplion seeks to increase the maximum bulkding helght lo
46 melres for bulldings assoclated with the agricentre aperatian. The ferttizer tower ks proposed to be 33 metres In
height, while the elevator leg for the fertflizer tower is propesed to extend {0 2 maximum height of 40 melres. The
increase In maximun building helght is required to accommod ate the full helghi of Lhe ferilizer blending tower, as
oullined in Sectfon 3 of thds Repor, and it Is imporian to recognize the unlque requlrements of the agricentre
aperalion. Akhough a maxianum height of 40 melres i proposed, this does not mean a standard tuliding and warehpbuse
will be 40 metres [n halght = this Is simply to accommadate the unkgue fedilzer blending tower,

It Is recognized that one of ihe existing zones on the subjael property is General indusirial, Special Exception 2 (MMG=2).
45 part of the new special exception that Incorporates the amendmenis to the parking and height requirements, the 70-
metie setback establizhed in the MG-2 zone will ba carrded over. The 70-matre selback has been established in
accordance with the MOBSP's [-8arles Guidelines on Land Use Compatlbility, which Idenlifiss a racommended setback
of 70 metres from senslilve land uses to CGlass || industrial uses. including the recommended minlmum separation
disiance {n ihe ile-speciin zoning willensure Ihat there 1s an adaguate separation distance betwaen ihe lnd ustrial uzes
on lhe subject propery and the abutting residenttal properties 1o the east, and wilt also pravide a transitien framihe
fartillzer tower Lo adjacent low-rise dweliings.

The Offictal Plan provides the follywing criteria to be considered when amending the Zoning By-law to pemnit a new use
willhin the rural area:

a} The use would nol be better localed in a Settlement Area or the wrban area;

‘The proposed industrial uze withintha rural arsa would be an expansion of an industrat use that s curvenly
located in the Urban Settiemant Area of Maxville.

k) The volume and paitern of tratiic flow anticipaled from the development will not interfare wilh the proper
funciloning of the Ipcal road network;

The proposed development iz not anticipated to increase truck traffic or volumes, and therefore is not
anticipated ta interfere with the proper functioning of the local road network.

€ The privacy of adjacent landowners or the med lation of patentlal adverse impacts frem Hghting, nolse, odous,
dust or trafflc can be achieved by separating Lhe land uses, buifaring or ofthier measures as par of the
development;

The propesed sita-specific 2one will requirea minkmui setback of 7 metres from propetiss whera sansithe
fanctuses may ocurile. rasidential uzas) i accordance withthe recommeanded minlmumsstback for Giassli
Incusicial uses outlined in the MOECH's D-Serles Guidelings on Land Usza Compatibility.

d) The potential for reduclng possible im pahts on neighbounng agrleuitural uses of nearby rural residentiat or
settlement areas, where relevant;

As putiined above, a minlmum sethack of 70 metres to sanaitiveland uses is proposed. The prapozed
development is not anticipated to have any undue adverse impacls on any eurrounding sgiculraluzes,
however, through a future Site Plan Control application, additional mitigatl on measures may be identifled.

€) The development is in keeping with the surounding rural character and landseape,

The proposed davelopmant iz in keaping wilhithe reral chanacter, as the fertiizartows and storage domes

ave not onlike grain elevators and silos used for agricultural operations, orthe storags domes usadfor sand
and galt storage, typically located in the rural area.
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fi Al relevant servielng, design and compatibility and environmentat proteciion pelicles of this plan;

The praposed davalopment is conzistentwith the policy direction ofthe §, 0 & G Official Plan. Through firture
Site Plan Control appHcations, additienal datalls regarding servicing and design will be provided.

g) Noxious uses will only be conskdered where suitable eerzening and buffering can be provided and generally
fhese uses wiil not be consldered In vulnerable drinking waler protection areas, immediately adjacent te
rasidenllal areas, or it waterfrond areas; and,

The proposad developmant i not propozed to be located in a vuinerable drinking watar pretection anea, not
Is It located in a rasidential ared orwaterfrontarsa. Buftering of thepropesed Industrial use will ba througha
70-metre satback to any sensitive land uses.,

h) The Impact thal the development will have on the protection of tree cover as a result of siie clearing and
orading, feacing, securily ighting, and other similar site plan matters.

The propozed devetopmant within the roral area will bs imited to s small portion of the site, which will lbmit
the amaunt of tres clearing that willbe required. Through Site Plan Contrel, addiional details regarding =it
clearing, gradling, fancing, security fighting and cther mattars will be confimad.

The prapossd Zoning By-law Amendment iz apprapriats, as the developmant generally conforms ko all aftha
perfarmance standands of the MG zona. The proposad development also generally complies with all othsr applicabla
Zoning ByJaw provislons, suchas cubdoor storage, as cullinedin pravious sactions of this Raport. The Zoning By-kw
Amendmeant will facilitata the ardarly expanzion of an existing industrial uze, which servesas alaige amplayer of
Maxville and contributes te smploymantwithin the Township of Morth Glengarry. Tha proposed special sxceptionfor
tha gubject property wlli maintain the provizion fora minimum 70-metee gatback to a property line that abuts a
rasidential property az outlined In the MG-2 zene. Maintaining this existing provision which curentiyappliestoa
portion ofthe subject property will ensure adaquale saparation distancesto sensitive land usas Inaceordancewilh
the MOECHs D-Saries Guidelings on Land Uiss Compatibllity. As cullinad above, the spacial exception will slso inchude
a provision that remaves the ragulrement for parking under Section 3.21 of the Zoning ByJaw andwillincreaze the
maximum psrmittad height within the MG 20ne, aflgning with the raquired needz of the agricentre operation.

Dhie 1o the anique nature of the proposed developmeant, Fotenn 1s avallable for more delalled discussions asthey
ralate to the propased Zaning By-law Amendment 2nd ook forsard to thesa discussione with Townahip staff.
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Land Use Compatibility

A Land Use Compatibility Assessmant has been requested by the Township of Moith Glengarmy in suppor of the Offlcial
Plan Amendment and Zoning By-taw Amendment applications. The Land Use Compaliilily Assessment will evaluate the
expansion of the existing indusirial use tn proximity to residential uges. The assessment has been conducted with
reference to Minlstry of Enviroment, Conservailon and Parks (MOECE) Land Use Compatiblity Guldetines, which are
issued underihe leglsiative authorlly of Secilons 2 {a-c, th}, 17(5), 22(3), 41(4) and 51(3) of ihe Planning Act, 195C. In
addilion to the review of the D-Gerles Guldelines, the relevant polficies of the Provincial Policy Statement, Unlted
Counites of Stormont, Dundas and<3lengarmy Official Plan, Township of Morth Glengarry Zoning By-law have alsn Dean
reviewed as they relate te land use compatibility. In additlonto reviewing the applicable poficy framework for land use
compatlbliity, 2 high-tevel review of the land supply of both employment and residential lands, as well as a review ofthe
Ganadian Census data was conducted 1o suppart the redesignation of residentlal lands io employment lands.

8.1 D-Series Quidelines for Land Use Compatibility

The intent of the provinelal guldelings |2 to ensure that land use plans and regulations prolect Incompatible land uses
fromn each other. These gukielines applywhere a new faclity [ proposed and where anexisling sensitive land wee would
be within the fackity's Influence area ar polentlal influence area. Sectlon 3.1 oftha D=1 Suldeline [daniifies dislance as
ofien heing the only effective buffer forincompatitie uses and therefore adequate separation distance ks ihe prefered
rmethyad of mitigating adverse effects.

The fotiowlng able [Hustrates the recommended minimum separation distances as outlined inSection 4.1 of the Dk
Guldeline:

: élans of Indusiﬂal Use |Potential Influance Area Remmmanﬂed MEbnirmuen ésparathn Dlstanc;;
I 170m | 20m
I 300 m 70m
it 1,000 m 300 m B

Forthe purposes of the agicentre operation and the proposed expanslon, the use Is considered 1o be a Slass [Hnd ustial
Facliity. Glass 1l Industrial Facitittes are defined as the followlng:

! Aplace of business for medium scale processing and manufacluning with culdoor storage of wasles or
materiats {Le_ Il has an open process) andior there are periodic outpuis of minor annoyance. There are
cecasional cutputs of eithar point sounce or fugltive emisséans for any of the following: nalse, edour,
dust andfor vibration, and low prababllity of fugltive emissions. Shift operations are permilled and Lhere
ts frequent movement of products andfor heavy trucks during daytime hours.

Sectlon 4.2.4 of the D-6 Guidaling idenities a preference for she-specilic natification (such as spot-zgening) when
separation distances are provided partlally or entirely on the property with the industial use 1o ensure that future
changes In use which would not normally require rezoning waukd still comply with this guideline.

Az autiined in pravieus sactions of this raport, the propoesed development is propossd to include site-specific zoning
that identifias a 70-metra separation distance reguiramant tothe nearest residantial proparties. The inclusion of this
slle-gpacific zoning provision will 2nsute thatihe developmait complies with the D-Easiss Guidelkws and will alze
ansure that any fukire changes inuse on the propaity would require arezoning if the uze wers to be proposed within
tha buffar area.

Section 4.4 provides several ways to measure the separation distance, including:
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¢ Framlhe closest properiyiot lne of the industrial land 1o the propery/lol Bne ofihe closest sensitive tand use
{4.4.2);

{  here the site-specific zoning or site plan conirol precludes the use of Ihe setback forany activly associated
with the industylal use that could create an adverse effect, the selbacks can be included as part of the
measurement, rather than measucing from the industrlal property line (4.4.5);

¢ Forsensitive land uses, where the established use of on-site tands are not of a senallive nature, suchasa
parking ot servicing a hosplal, the fand area comprising the parking lof may be included within the separation
distance {4.4.4);

Forthe proposad develogenent, the geparation distance has bean calculated fromthe propety Hnz of the sensitive
usa to the closest point of the new warehouse bullding. Further, the warehousa bullding Hsalf will function asan
addltional bulfartothe Indusidal uses lacated te thewest. Az the propozed Zoning By-law Amendment will resultina
site-specific zone that preciudes Industrial uses to ba locatad within the buffer arsa, thi= measuremant iz appropriate
and has been conducted in accordaace with the D6 Guidalings.

6.2 Policy Review

6.21 PFrovinclal Policy Statamant
Sectlon 1.2.8 of the Provincial Policy Statement, 2020 (FPS) provides direction for land use compatibiiity through the
following policies:

{  Polley 1.2.6.1 = Major faclities and sensitive land uses shallbe planned and developedio avokl, o if avoidance
is not possible, minimlze and mitigate any poiential adverse effects fom odour, nolse ang other cortaminants,
minimize risk to publlc health and safaly, and Lo ensure the lang-term operational and economilc viability of
major taclities In accordance with provincial guldelines, standards and procedures.

¢ Polley 1.2.6.2 =Where avaldance Is not possible In accordance with poficy 1.26.1, planning auihorities shall
protect the Jong-lerm viabillty of exlsting or planned Ind ustrial, manufaciuring or other uses that are vilnerahle
I encroachment by ensuring that the planning and development of the proposed adjacent sensitive land uses
are only pamltted if the foflowing are demonstrated In secordance with provinclal ouldelines, siandards, and
pracedures:

a} There is an entiflied nead for the proposed use;

t} Alemative lzcattons for the proposed use have been evaluated and fheie are no reasonable allemative
hcatlons:

¢} Adverse effects 1o Lhe proposed sensitive land use are mirimized and mitigated: and
d) Potential impacts to Industrial, manufacluring or ofver W=es are minkm zed and milipated.

The proposed devalopment, a5 discussed In previous sections of this report, b= an expansionof an existing indusirial
use and does not anticlpate any undue adverss impacts to surrounding properties ag they relte to odeurand iskio
public haalih and safety. Tafacilitate the expansion of the uze, the 8,0 & G Official Flan land use designation and the
North Glangarry Zoning By-law will be amended. As outined in Folicy 1.2.6.2 ot the ProvincialPelicy Stalement, the
long-tenm viability ef exizting or planned indusirial uses thatams yulnerabbe ts encreachment are to be protectad. The
expanslon eftha induztrial uss and change in larvd uza dasignation ofthe property fror Resldentialio Bmploymant
Dictrict will ensure that new residantial uses cannot encreach Indo lands that can accommodate expansion of the
Employment District. A3 shown on Schedule ASb of the Oificial Pan, expansion of the existing Employment District
fands withinthe 2aitlement Ares can only dccurtowards tha south of the subject proparty, as this portion of the
propertyis vacant and meats the required zeparation distancesas parihe D6 Guidelines. Through the rezoning of b
property, tha existing raguiramant fora setback of 70 matres to a property line thatabuis a residential use will he
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maintained, to nsura that futura Industrial uses do not encroach into existing sensitive land uses adjpcent to the
subject property.

6.22 United Counties of Etorment, Dundas ard Glengarry Offictal Plan

The Linlted Gountles of Slormont, Dundas and Glengamy Officlal Plan contains policles regarding tand use compatiility
and provides directlon for how munlcipalities should incorporate land vse compatibildy into local plans and Zoalng By-
laws.

Seaction 3.5.1.4 states that the Oficlal Plan promotes land use compatibibty and encourages compalible land uses
adiacent fo olhers. The Qifizial Plan states thal where this Is not possible, orwhere devetopment Invoives the expansion
of exlsting adjacent incompatible uses, landscaplng, buffering and screening technigues should be usedio mitigate
adverss effecis, nolse, and visuat impacts. Slie planning has been identifizd as away to promoie compatiblliy, which
may Include lonating parking, loading, open slorage, or other nolslar other objeciionable Sreas away from adjacent or
nearby reskdentlal uses.

The propazed developmant has bean planned inaway to mitigais any potential adversa impacts of the expansicn of
the agricentre operation. The sead storage warehousa, which is antizipated to create minimaladverse impacts, has
bean tocated ciosest to tha resldential uses an the sast side of tha proparty. Thewanrhousewill malitalin 2 minimum
70 metre setback from the east property line, with the bulfar lands propossd io be maintained 3s-s, with the land
being larmed.

The tenliizar liending facliity and the truck repair bubiding will he jecated further tothiwest of the new warehouse,
approsimately 210 meires away from the sast property line. All vahicularaccessto the three [3) new bulldings will be
located oithe wast sids of the warehouse, with ho newvehlcularaccess ordrive aigles to any of the new bulidings
iocated within the 70-metia buffer, ensuring any pﬁmnﬂal adverse inpacls are addraszad and mitigated.

€.2.3 Township of North Glengarry Zoning By-faw

The Townshlp of North Glengarry Zoning By-law does not establish a separation distance between Ind ustrial uses and
sensitlve land uses such as residentlal uses. Despite this, the General Industial Spaclal Excaplion 2 (MG-2) zone, which
applles to a portian of the subject propenty, establishes a 70 metre setback requirement frem propeny lines far any
indusirial use that coukl cesate an adverse effect on abutting residentiat properiles.

Through the proposed Zening By-taw Amendment, a new General industrial Special Exception zone wil be
astablizhad, however the existing 70 matra getback nthe MG-2 zonewili b caried overtoensure that an adeguate
geparation distance is achieved on the subjact properly where the Industrial uss is 1o ba lacated,

8.3 Land Lise Analysis

As outlined above, the Official Plan Amendment for the proposed development will redesignaie the entirely of the sile
withinihe Urban Settlement Area to Empioyment Distric {o facllitate the proposed expansion of the agricentre. The
Provincial Pofiey Statement 2020 (PPS) directs that planning authoritles shall malntaln at all times the abliity to
accommaod ate residential growth for a minkmum of 15 years threagh residentlalintensification and redevelopment; and
malmiain at 2l times where rew development I8 te oocur, land with servicing capacily sulficient to provide at leasta
three-year supply of residential units avaltable threugh fands sultably zoned 1o faciltate resideniial intensification and
redevelopment. The PPS aksodirects that ptanning authertties shall plan for, prolect and preserve employmeant areas for
cument and fulkire a2es and enauss that ihe necessary infrastracture ks provided 1o support currenl and projected needs.
Additlonatly, planning auihorities shall pratect emplayment areas [n presdmity to majer gaods and movement faclities
and corrlders for employment uses that require those locations.

Asnoted [n previous sections of ihis Repen, areview of the Canadian Census for the period belween 2018 and 2021 has
identified a deciine in population of the dissalved municipality of Maxvile by 8.3 percent to 748 pecple. The decling i
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growth of the populationindicates ihat less residentlal tand s nesded to accommaodate Riture growth, as there has heen
a negative growth within the Utban Seittement Area.

Althouph the praposed development wlll resnove land ihat Is designated and zoned for resldentlal uzes, the land s
located outs/de of the Urban Service Limits and the land has a holding zone applied tothe site which cannet be removed
until a time that there is demand for the development of land. As llustrated in Elgure 16 below, there are several parcels
of fand, representing appraximalely 41 8 hectares efvacan residentiatiand identified for future development with The -
H symbo!. Parcel 1, 4 and a portlon of Parcel 3 are lncated wilhin the Lirban Settlernent Area, while Parcels 2 andthe
femalning poition of Pance) 3 are located outside of the Urban Setllement Area.

i

Figure 16. Exgaspt of Sehedulz ASbolthe United Caunties of Sotmuon, Fundas s Glegigasiey Wik lansa2ened for RRure reshisiis) devalapinard
ldapified i Elask

i addltion Lo [dentifving residential lands avallable for new development withinife Urban Settlement Area, an analysis
of the subject property has been completed, which conlemplated the impact of separation distances onthe residentlal
lznds. Throughthis analysis, the 70-mete separation distance has been applisd from the edge efthe employment lands
into the residential lands. As shown in Figure 17, the area cumently deskgnated as Residential District is approximately
13.3 hectares, howeves, [f ihe expansion of the agricenire operatlon were not 1o hagpen and the land were to be
develapad with residentlal units, only 8.2 hectares of land could ba developed once setbacks have been applied Lo the
slte_ A= llustrated io Figure 18, Parcel 4 separates the subject property fromthe exisiing street network and exieting
reskdentlal dwelings within Maxdile, imiing where accessto the she can be for municipal services and vehicular acoess.
Glven the contexl, development of the subject preperty with residentiat uses does nol represeni the most efficlent and
ordady development of the land as required by the Provincial Policy Statement, and li appears there wolld be other
parcels with the Seitiement Area that would allow for more efficlent residential developmant and expansicn of
municipal sendces and infrastruciure.
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Figure 17. Exgecat of Seheduls AShalihe United Counlles of Starmai, Dundas g Gleagany with nduslis) setback appfiedts (he Regdonbial
Dialrist
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Conclusion

It Is our professlonal aplnlon Lhat the propesed Official Plan Amendment and Zoning By-taw Amendmant applications to
permit the expansion of the exisiing agricanice eperation on the subject propesy constitules good planning and lginthe
public. interest. As outlined in the preceding seclions:

¢ The proposed development s consistent with the Provincial Policy Statement {2020) by protecting lands for
majar facititles ram encroachment of sensitive land uses and expanding employmenl lands within the urban
seltlement area that ze rve the Immediate setttement area, ihe Township and grealer Gounty. The propeszed
develapmant also represents efficlent development of an exlsting property, with uses that are appropriate
wlthin the seltlement area and within the rural area.

¢/ The proposed development conforms with the Officlat Plan, Including policles as they relate lo Employmant
DBistricls, RuratLands, Rural Disiricts, and Industdal areas. The praposed development is appropriate in boththe
Urban Settiement Area andthe Rural Area, and any potentlal adverse impacts of ihe developmenl are proposed
lo be mitlgated through appropriate setbacks, as dirscted in the Official Plan,

/  The proposad development generally complies with the applicable requirements in the Township of North
Giengarry Zoning By-law. The requested amendments are appropriale and are not anticlpated to create undue
advarse impacts on the communlty o surrounding properties.

! Theproposed development responds to the D-Serles Guldelines on band Use: Compatibility as It relates to the
expanslon of an Industrial use closerto existing sensitive uses. The praposed davetopment will provide the
minimum racommenced sethack of 70 metres from the sensitive land use asoutlingd in the D-6 Guidetine, wih
the full sethack being provided on the subject property where the industrial use wlll be located.

Sincerely, ‘
Patrtota Warren, M.PL. Maithew MeEligett, BPP MCIF

Planner Principal, Planning + Policy
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