
PLANNING & DEVELOPMENT ADVISORY COMMITTEE 
VIRTUAL MEETING BY ELECTRONIC PARTICIPATION &  
IN-PERSON AT THE PUSLINCH COMMUNITY CENTRE – 

23 BROCK RD S, PUSLINCH 
FEBRUARY 14, 2023 

7:00 p.m. 
 

Register in advance:   
https://us02web.zoom.us/webinar/register/WN_tT0BvkIiSvCRuijTYdvwnw 

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

  Canada: +1 613 209 3054   
 or +1 647 374 4685  
 or +1 647 558 0588   
or +1 778 907 2071   

  or +1 438 809 7799  
 or +1 587 328 1099  

Webinar ID: 865 7594 6392 
Passcode: 400475 

 International numbers available: https://us02web.zoom.us/u/kbaoXhLka 
 

AGENDA 
 
PLANNING & DEVELOPMENT ADVISORY COMMITTEE 
 
1. CALL THE MEETING TO ORDER (OPENING REMARKS) 

2. ROLL CALL 

3. MOMENT OF REFLECTION 

4. CONFIRMATION OF AGENDA 

5. DISCLOSURE OF CONFLICT OF INTEREST 

6. DELEGATIONS 

6.1 Specific Interest (Items Listed on the Meeting Agenda)  
 
6.2 General Interest (Items Not Listed on the Meeting Agenda) 

7. CONSENT AGENDA 
 

7.1 APPROVAL OF MINUTES 
 
7.1.1 January 10, 2023 

 
7.2 OTHER CONSENT ITEMS 
  

https://us02web.zoom.us/webinar/register/WN_tT0BvkIiSvCRuijTYdvwnw
https://us02web.zoom.us/u/kbaoXhLka
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7.2.1 Correspondence summarizing Bill 23 and Bill 109 changes  
 
8. NOTICE OF PUBLIC MEETINGS/HEARINGS 
 
9. REPORTS 
 
 9.1 LAND DIVISION (CONSENTS) 
   

9.1.1 Severance application B1-23 (D10-TON) – Louis Tonin – c/o P. Willis & 
Lynn Brombal – Part Lots 8 & 9, Concession 10, municipally known as 900 
Watson Rd S, Township of Puslinch. 

 
Proposed severance is 1.54 hectares with 80m frontage, existing agricultural use 
for proposed rural residential use. 

 
Retained parcel is 1.37 hectares with 173m frontage, existing and proposed rural 
residential use with existing house and 2 sheds. 

 
 9.2  ZONING BY-LAW AMENDMENT APPLICATIONS 
 

9.2.1 Zoning By-Law Amendment Application D14/WEL – Wellington Motor 
Freight – Part Lot 24, Concession 7; Part Lot 24, Concession 8; Part Road 
Allowance between Concessions 7 & 8 as in RO677671 and RO677672 Save & 
Except Part 1, 61R-21577; Township of Puslinch. 
 
The purpose and effect of this application is to amend the Township of Puslinch 
New Comprehensive Zoning By-law 23-2018 to rezone the lands from Highway 
Commercial (Special Provision 89) (HC 89) to: 
 
1. Site Specific Industrial (IND-  ) to permit a warehouse and transportation hub. 
 
Additional documents are available by request to the Secretary Treasurer. 

  
10. CORRESPONDENCE 
  

10.1 (ITEMS REFERRED BY COUNCIL FOR COMMITTEE COMMENTS) 
 
11. NEW BUSINESS 
  

11.1 Planning and Development Advisory Committee Terms of Reference Review 
 
11.2 Property Standards Appeal Committee Terms of Reference Review 
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11.3 Line Fences Act Training 
 
12. ADJOURNMENT   
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M I N U T E S 
 

1. CALL THE MEETING TO ORDER 

The January 10, 2023 Planning & Development Advisory Committee Meeting was held on the above date 
and called to order at 7:02 p.m. via electronic participation. 

2. OPENING REMARKS  

The Chair advised that the following portion of the Committee meeting will be for the Committee to 
review and provide comments on development planning applications.   
 
3. ROLL CALL 
 
MEMBERS IN ATTENDENCE 
Councilor John Sepulis, Chair 
Dan Kennedy 
Dennis O’Connor 
Deep Basi 
Paul Sadhra 

 
MEMBERS ABSENT 
None 
 
STAFF IN ATTENDANCE 
Lynne Banks, Development and Legislative Coordinator 
Courtenay Hoytfox, Municipal Clerk 
Joanna Salsberg, Planner, County of Wellington 
 
4.  DISCLOSURE OF CONFLICT OF INTEREST 
     None 
 
5.  APPROVAL OF MINUTES 
 
     Moved by: Dennis O’Connor               Seconded by: Deep Basi 

   
That the Minutes of the Planning & Development Advisory Committee Meeting held Tuesday, 
December 13, 2022, be adopted. 

    
                                    CARRIED   

6.  APPLICATION FOR SITE PLAN URBAN DESIGN REVIEW 
 
    None 
 
7.  ZONING BY-LAW AMENDMENT  
     None 
 
8.  LAND DIVISION 
 
8(a) Severance application B143-22 (D10-GEI) – Audrey Geier – Part Lot 1, Concession 3, municipally 

known as 4851 Townline Rd, Township of Puslinch. 
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 Proposed severance is 0.64 hectares with 37.5m frontage, vacant land for proposed rural 
residential use. 

 
 Retained parcel is 0.4 hectares with 33.7m frontage, existing and proposed rural residential use 

with existing dwelling and garage. 
   

 Jennifer Voss, agent for the applicant, provided an overview of the application. 

 Dan Kennedy asked if there are any concerns or comments from agencies regarding the overhead 
hydro lines shown on the severed parcel on the sketch provided by the applicant. 

 Jennifer Voss advised that she is not aware of any issues with the hydro lines. 

 Dan Kennedy asked if there were any flooding issues with respect to the 30 metre buffer from 
the wetlands located on the property. 

 Jennifer Voss advised that the wetland is considered a provincially significant wetland that 
requires a 30 meter buffer to protect the wetland feature. 

 Dan Kennedy if the lot’s proximity to the City of Cambridge would require consultation with the 
City of Cambridge. 

 Joanna Salsberg advised the Committee that the City of Cambridge would be included in the 
circulation of the consent application by the County of Wellington for any comments they might 
have regarding the application. 

 Dennis O’Connor asked if there is an easement in place for the overhead hydro lines. 

 Jennifer Voss advised that there is currently no easement in place and she is not sure who the 
owner is for the lines. 

 Joanna Salsberg advised that Hydro One is usually the owner of the lines but she will confirm who 
was circulated and if there were any comments or concerns received that would impact the lines. 

 John Sepulis stated that a condition be added to the comments that the owner provide 
confirmation that Hydro One or the current owner of the hydro has no concerns. 

 Paul Sadhra asked if the County planning has any concerns regarding the irregular shape of the 
proposed severed and retained lot lines. 

 Joanna Salsberg advised that there are certain criteria that is looked at for a severance and that  
the County will be recommending a regularized lot line. 

 Paul Sadhra asked that a condition be added with respect to the lot lines. 

 John Sepulis asked if there are any shipping containers on the property. 

 Jennifer Voss advised that the owner has indicated that there are storage bins on the property. 

 Lynne Banks advised that the owner has confirmed in an email that there are 2 sea cans located 
on the back of the property. 

 John Sepulis asked if the containers were in compliance with the Township’s zoning by-law. 

 Lynne Banks advised that this would be confirmed when a zoning review is done for the property. 

 Joanna Salsberg noted that the County would ask the applicant to confirm the information for 
the zoning compliance and that a condition can be added to confirm zoning compliance for the 
shipping containers. 

 There were no further questions or comments from the Committee. 
 
The Committee supports the application with the following conditions imposed: 

1. That the Owner satisfy all the requirements of the Township of Puslinch, financial and otherwise 
(including taxes paid in full and Consent Review/Condition Clearance fee) which the Township 
may deem to be necessary at the time of issuance of the Certificate of Consent for the property 
and orderly development of the subject lands.  Any fees incurred by the Township for the review 
of this application will be the responsibility of the applicant; and further that the Township of 
Puslinch file with the Secretary-Treasurer of the Planning and Land Division Committee a letter 
of clearance of this condition. 
 



THE CORPORATION OF THE TOWNSHIP OF PUSLINCH 
 PLANNING & DEVELOPMENT ADVISORY COMMITTEE 
VIRTUAL MEETING BY ELECTRONIC PARTICIPATION &  
IN-PERSON AT THE PUSLINCH COMMUNITY CENTRE – 

23 BROCK RD S, PUSLINCH 
JANUARY 10, 2023 

7:00 p.m 
 

Page 3 of 4 

 

2. If the County of Wellington Land Division Committee requires the lot line between the severed 
and retained lands to be regularized, the Owner will need to obtain zoning compliance for the 
reduced lot area of the retained parcel; and further that the Township file with the Secretary-
Treasurer of the Planning and Land Division Committee a letter of clearance of this condition. 
 

3. If the County of Wellington Land Division Committee requires the lot line between the severed 
and retained lands to be regularized, the Owner will be required to provide a Hydrogeological 
Study, at the Owner’s expense, to the Township of Puslinch for the purpose of a peer review by 
the Township’s Hydrogeologist; and further that the Township file with the Secretary-Treasurer 
of the Planning and Land Division Committee, a letter of clearance of this condition. 
 

4. That the Owner shall be required to enter into an agreement with the Township for the purpose 
of having the Hydrogeological Study peer reviewed to the satisfaction of the Township of Puslinch 
and that the owner shall be responsible for any Township costs associated with the review of the 
Hydrogeological Study; and further that Township of Puslinch file with the Secretary-Treasurer 
of the Planning and Land Division Committee a letter of clearance of this condition.   

 
5. That the Owner obtain zoning compliance for the garage located on the retained parcel to ensure 

that it meets the maximum permitted lot coverage for accessory buildings to the satisfaction of 
the Township; and further that the Township of Puslinch file with the Secretary-Treasurer of the 
Planning and Land Division Committee a letter of clearance of this condition. 

 
6. That the owner obtain zoning compliance for the shipping containers located on the retained 

lands to the satisfaction of the Township; and further that the Township of Puslinch file with 
the Secretary-Treasurer of the Planning and Land Division Committee a letter of clearance of 
this condition. 

 
7. That the owner confirm the well type (drilled/dug) on the lands to be retained to the 

satisfaction of the Township; and further that the Township of Puslinch file with the Secretary-
Treasurer of the Planning and Land Division Committee a letter of clearance of this condition. 

 
8.   That the owner confirm that Hydro One or the owner of the hydro lines has no concerns with the 

overhead hydro lines on the severed lands, and/or if there is an existing easement to the 
satisfaction of the Township; and further that the Township of Puslinch file with the Secretary-
Treasurer of the Planning and Land Division Committee a letter of clearance of this condition. 

 
9.. That the owner confirm the soil permeability in the area of the future septic bed to ensure it can 

be serviced by septic within the envelope proposed to the satisfaction of the Township; and 
further that the Township of Puslinch file with the Secretary-Treasurer of the Planning and Land 
Division Committee a letter of clearance of this condition. 

 
               CARRIED 

 
8(b)  Severance application B146-22 (D10-KAN) – Baljit, Harbir and Gurmukh Kang – Part Lot 9, 

Concession 1, municipally known as 6705 Concession 2, Township of Puslinch. 
  
 Proposed severance is 70m fr x 127 m = 0.9 hectares, vacant land for rural residential use. 
 
 Retained parcel is 39.5 hectares with 175m frontage, existing and proposed agricultural use with 

existing dwelling, garage and shed. Drive shed and barn to be removed. 
 

 Jeff Buisman, agent for the applicant, provided an overview of the application. 

 There were no questions or concerns from the Committee. 
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The Committee supports the application with the following conditions imposed: 

1. That the Owner satisfy all the requirements of the Township of Puslinch, financial and otherwise 
(including taxes paid in full and Consent Review/Condition Clearance fee) which the Township 
may deem to be necessary at the time of issuance of the Certificate of Consent for the property 
and orderly development of the subject lands.  Any fees incurred by the Township for the review 
of this application will be the responsibility of the applicant; and further that the Township of 
Puslinch file with the Secretary-Treasurer of the Planning and Land Division Committee a letter 
of clearance of this condition. 
 

2. That safe access to the proposed severed lands can be accommodated to the satisfaction of the 
Township; and further that the Township file with the Secretary-Treasurer of the Planning and 
Land Division Committee a letter of clearance of this condition. 
 

3. That the barn and driveshed located on the retained parcel be removed to the satisfaction of the 
Township; and further, that the Township file with the Secretary-Treasurer of the Planning and 
Land Division Committee a letter of clearance of this condition. 

        CARRIED 
 

9.  OTHER MATTERS 
       None 
 
10.  CLOSED MEETING 
       None  

11.  NEXT MEETING 

       Next Regular Meeting will be held on Tuesday, February 14, 2023 @ 7:00 p.m.  

12. ADJOURNMENT 

   Moved by:   Paul Sadhra                                                                                   Seconded by:  Dan Kennedy 
      
  That the Planning & Development Advisory Committee is adjourned at 7:27 p.m. 

CARRIED 
 
 



 

 
Township of Puslinch  

7404 Wellington Road 34 
Puslinch, ON N0B 2J0 

www.puslinch.ca 
 

November 17, 2022 
 

 
RE:  9.3.3 Report ADM-2022-065 Bill 23 Proposed Changes 
 
Please be advised that Township of Puslinch Council, at its meeting held on November 9, 2022 
considered the aforementioned topic and subsequent to discussion, the following was resolved: 
 

Resolution No. 2022-366:   Moved by Councillor Sepulis and  
     Seconded by Councillor Bailey 
 
That Report ADM-2022-065 entitled Bill 23 Proposed Changes and Consent items 6.6 and 
6.15 and Correspondence Item 10.4 be received; and 
 
Whereas the Township of Puslinch has received correspondence dated Oct. 25, 2022 from 
Minister Clark regarding the More Homes Built Faster Act, 2022 (Bill 23); and 
 
Whereas the Township of Puslinch Council recognizes that there is a housing affordability 
concern in Ontario;  
 
Be it resolved that the Township of Puslinch Council advise the Province that is has 
significant concerns about the actions contained therein to: 
 
1. Essentially remove meaningful public participation from the land use planning process; 
 
2. Reduce the protection of natural heritage features/natural hazards, and the resulting 
impact on public health, public safety, and climate change objectives; 
 
3. Reduce the important role of Conservation Authorities in the review of development 
applications (a loss of technical expertise critical to rural municipalities); 

The Honourable Doug Ford 
Premier of Ontario 
Legislative Building, Queen’s 
Park 
Toronto, ON M7A 1A1 
VIA EMAIL: 
premier@ontario.ca 



 

 
4. Eliminate the long-established regional planning framework in the Province;   
 
5. Streamlining aggregate applications by permitting Ministry staff to make decisions until 
such time that more information is provided; 
 
6.  Financial implications of all of the impacts of Bill 23, by eliminating the long accepted 
concept of growth paying for growth, and shifting that burden to the tax payer through 
property taxes; 
 
 7. Proposed Heritage Act changes related to timelines to designate properties listed on the 
Registry with undesignated status undermines the ability of the community to save these 
structures through community engagement and goodwill; and  
 
Whereas the Township of Puslinch received the presentation from the Mill Creek Stewards; 
 
Be it Resolved, that Puslinch Council request that the Ministry review the presentation by 
the Mill Creek Stewards; and 
 
Whereas the Township of Puslinch received the Hamilton Conservation Authority Board 
Resolution and the Halton Conservation Authority correspondence addressed to the 
Province; 
 
Be it Resolved, that Puslinch Council supports the comments contained therein; and 
 
That the presentation and the Council Resolution be forwarded to Premier Ford, Minister 
Clark, Speaker Arnott, County of Wellington, AMO, ROMA, Grand River Conservation 
Authority, Conservation Halton, Hamilton Conservation Authority and all Ontario 
municipalities. 

 
CARRIED 

            
 

 
 



 

As per the above resolution, please accept a copy of this correspondence for your information 
and consideration. 
 
Sincerely,  
Courtenay Hoytfox 
Municipal Clerk 
 
 
CC:  
The Honourable Steve Clark, Minister of Municipal Affairs and Housing steve.clark@pc.ola.org 
The Honourable Ted Arnott, MPP Wellington-Halton Hills ted.arnottco@pc.ola.org 
The County of Wellington donnab@wellington.ca 
Association of Municipalities of Ontario (AMO) amo@amo.on.ca 
Rural Ontario Municipal Association (ROMA) romachair@roma.on.ca 
Grand River Conservation Authority planning@grandriver.ca 
Conservation Halton cpriddle@hrca.on.ca 
Hamilton Conservation Authority ereimer@conservationhamilton.ca 
All Ontario Municipalities 
 



Mill Creek Steward’s Comments On 

Bill 23 
    Building Homes Faster Action Plan 
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Mr Mayor, Councillors 
 
May we begin with our deepest sympathies, no I’m kidding, congratulations to you all on your recent 
election/acclamation. The Mill Creek Stewards believe you’re going to have an especially significant and 
challenging term in office as municipalities try to define their role in the provincial-municipal relationship. 
 
That relationship brings us to the “More Homes Built Faster Action Plan” proposed by the Ontario government and 
presented to you as Item 6.6 on today’s Agenda.  
 
The provincial government is trying to sell this Plan as a means of building homes faster and cheaper by 
empowering municipalities.  
It does neither. This bill is a wolf in a sheepskin.  
 
If we start with those innocent looking sheepskins.  This plan supports: 

1) Eliminating/reducing regional planning to allow more local input. 
2) Streamlining and reducing the costs of development applications. 
3) “As of right” Additional Residential Units ARUs   
4) Building more homes near transit corridors.  
5) Housing targets and helping homebuyers 
6) Improving the Ontario Land Tribunal. 

At least some are creditable goals! 
  
We can’t argue with those goals but if we look underneath we see wolves. 

1) Eliminating regional planning. Does allow more local input but at significantly more local costs. At the 
same time, by stripping input from Conservation Authorities, the result is no cross-jurisdictional planning, 
a critical aspect of water, land and environment planning recognized and instituted decades ago and 
applauded internationally. To add insult to injury this plan requires CAs to define CA land suitable for 
housing development and removes barriers to their sale. 

2) Streamlining and reducing application costs. Does allow for faster application approvals but is that the 
problem? The provincial government’s own Housing Task Force in the spring of 2022 identified land 
availability and development applications as non-issues. Their maps showed the lands adjacent to 
communities, and still available for development, serve the province’s needs for the next 30 years with 
minimal new lands and no greenbelt land. As well, lands proposed for removal from the greenbelt are 
farther from infrastructure and would cost municipalities significantly more to develop. It should be noted 
that there is a shortage associated with housing but its not land. The average house and lot size has 
doubled in the last twenty years, doubling resource consumption and creating a resource not housing 
shortage, which explains why so much approved-land sits undeveloped. While reducing application and 
development costs compromises the generation of critical municipal revenue necessary for essential 
housing infrastructure development, especially extended development. The province offers no offsets to 
cover municipality’s significant losses in revenue, while at the same time downsizing CAs and regional 
governments, further increasing the administration costs of local municipalities. 

3) “As of right” ARUs. A true sheep with no wolf but unnecessary as municipalities like Puslinch have 
already implemented this aspect in everything but name. 

4) Building near transit corridors. Again a true sheep but very small compared to the wolves. 
5) Housing targets and assisting homebuyers. Does help homebuyers through attainable housing targets 

and development fee exemptions but leaves large loopholes in who can buy attainable housing and 
especially resell, while fee exemptions include no provincial offsets, once again leaving the tax base of 
local municipalities to bear the costs. 

6) Improving the OLT. Does sound positive but it’s limited to eliminating third party i.e. community groups 
like ours from appealing any Official Plan or Zoning bylaw amendments while permitting industry to 
appeal. This is at the same time as the province has removed regional planning and the right of appeal 
from regional governments and right of input from CAs. 
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And sadly the province already has specific targets for these wolves: 
  
Pitting its wolves against two Greenland agreements covering the Golden Horseshoe. The province seeks to 
reverse both agreements. In the case of both agreements, the means for amendments already exist. Its just 
criteria that protect critical aspects of the broader community need to be met first. The province claims these 
criteria that protect the environment, natural features and farmland are too slow but slower is not slow and slower 
is the way that democracy, government by the people, works to balance risk for the broad community.  
 
Pitting wolves against the Greenbelt itself, where the province is seeking to remove large swaths of protected 
land, while promising to offset it with land elsewhere. No belt can do its job if its chewed in pieces and the 
Greenbelt is no different, especially when the offset lands are distant, less than presented and being recycled as 
they were trumpeted months ago. As stated previously, these lands are not even needed and the province was 
very clear prior to the election that the no land would be removed from the Greenbelt. At the same time the 
substitute restricted development lands are being passed to distant municipalities like Puslinch at no gain. 
 
Pitting its wolves against two specific higher tier municipalities, Hamilton and Kitchener-Waterloo, whose land 
planning guided by referendums met provincial targets but ran counter to provincial wishes. In this case the 
province promises low tier municipalities the power to ignore higher tier planning. One of the most significant 
problems resulting from this Bill is the elimination of cross-jurisdictional planning associated with regional 
governments (higher tier) and our unique conservation authorities (watersheds).  
 
Pitting its wolves against wetlands, farmland and natural heritage features is of particular concern to our group. 
The province has supplied little wolf detail in its Action Plan except in the case of wetlands through its “Proposed 
Changes to OWES”. These changes are a preview of what we can expect with respect to all other areas of 
planning. The core of this proposal is reducing bureaucracy and its costs by eliminating provincial oversight. I 
refer you to the paper appendix where original text is in black and removed or added text is blue. Removed text 
has a line through it, which is most of the text. In essence little has been added and much taken way in the name 
of streamlining. This reduction doesn’t empower municipalities. It is a crass means of cutting provincial costs, 
downloading research on municipalities and minimizing the effectiveness of land planning oversight: all while 
appearing to substitute municipal oversight, i.e. empowerment. Municipalities will either face significant additional 
planning staff costs or face approving by default, all applications for development. 
 
Specifically the province proposes to almost totally eradicate Ministry input into land planning when it comes to 
evaluating farmland, water courses, natural heritage features, wetlands and endangered species. Unfortunately 
as a replacement it only offers municipalities one option: subjective evaluations done without the benefit of 
objective report frameworks (page 1), significantly reduced detail including references (page 2,3), potentially done 
by unskilled workers supervised at a distance, done without the benefit of experienced Conservation Authority 
and Ministry personnel and considered complete when presented to the appropriate planner regardless of 
comprehensiveness (page 4).  
This is not municipal empowerment, just a means to chaos, chaos that disempowers municipalities in every 
case where the municipalities and province disagree.  
 
Finally in finishing our review, we must comment on the cynical use throughout both Bill 23 and the OWES Plan, 
of the “offsets” concept. This offset concept sounds innocent but in effect it eliminates any protection 
municipalities may have still hoped to extend to their water sources, farmlands, wetlands, natural heritage 
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features, species habitats and greenlands. Worst is the offset fund aspect, which allows developers to circumvent 
substitution and simply pay for destruction. When destruction engenders millions of dollars, a few thousand 
dollars is a small price for developers to pay. 
 
Bill 23 is not municipal empowerment but nuclear disempowerment. It won’t build homes faster or 
cheaper but will have catastrophic effects on our environment including our Mill Creek. 
 
We have no doubt the Township’s staff have prepared a comprehensive review of this Plan but we felt given this 
Action Plan’s massive and immediate impact even as far as the Provincial Policy Statement, required we add our 
voice in person. 
 
We are especially concerned by its plan to deny community groups like ours the right to participate in planning 
decisions and further the right to appeal planning decisions if we somehow manage to learn about them. 
 Please consider a strong response to the province’s request for input on this proposed Plan. Thank you for your 
time and attention. 
 
 
 
 
Note this legislation while eliminating the right of community groups like ours to appeal municipal decisions, 
doesn’t eliminate the right of industry (aggregate, housing etc.) 
Note this legislation tries to distract from municipalities that are already resolving housing shortages with 
densification at much lower cost and speedier resolution. 
Note the extremely short timeline for comment on this Bill as well as the shortened timelines on all ERO comment 
periods, reflects a provincial agenda while significantly stressing our municipal staff. 
Note greenbelt lands and wetlands have already been bought cheaply by speculators anticipating government 
proposed changes, meaning the whole concept of greenbelt, i.e. its permanency, is being destabilized. 
Note this legislation not only eliminates the requirement for CA input for development applications but forbids it, 
i.e. a gag order. “Required to look at watershed protection only without reference to development”. 
Note this legislation put the existence of the Provincial Policy Statement, the foundation of lower tier government 
planning, in question, as it over-rides the PPS on farmland, wetlands, natural heritage sites, species protection 
etc. 
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Via Email: gschwendinger@puslinch.ca 
 
 
November 7, 2022 
 
 
Glenn Schwendinger, CAO/Clerk 
Office of the CAO/Clerk 
Township of Puslinch Office 
7404 Wellington Road 34 
Puslinch, Ontario 
N0B 2J0 
 
 
Re: Hamilton Conservation Authority Board Resolution re. Ministry of Natural 
Resources and Forestry proposals in support of Bill 23 More Homes Built Faster: 
Ontario's Housing Supply Action Plan 2022-23 
 
 
Dear Mr. Schwendinger, 
 
On November 3, 2022, the Hamilton Conservation Authority (HCA) Board of Directors 
passed the following unanimous resolution: 
 
BD12, 3113   MOVED BY: Jim Cimba   
     SECONDED BY: Brad Clark 

 
THAT the following key points regarding the Ministry of 
Natural Resources and Forestry proposals in support of 
Bill 23 More Homes Built Faster: Ontario's Housing 
Supply Action Plan 2022-23 be sent to HCA’s member 
municipalities: 
 
 Proposed changes should take into account a 

watershed-based approach to balance growth 
with the environment and public health and 
safety. 

 CAs should continue with the ability to review and 
comment on natural heritage in permitting and 
planning applications and retain responsibility for 



 

Natural Hazard approvals to ensure safe 
development.   

 We request continued collaboration with the 
Province in regard to the proposed changes and 
support Conservation Ontario’s call to engage 
with the established multi-stakeholder 
Conservation Authorities Working Group (CAWG) 
that helped guide the Province in its 
implementation of the last round of changes to 
the CA Act. 

 Municipalities should retain the option to enter 
into MOUs with CAs for municipally requested 
advisory services. 

 Permit CAs to work towards cost recovery targets 
so that development pays for development. 

 The Province should recognize the importance of 
CA lands and ensure clear policies to protect 
them. 

CARRIED  
 
 
Sincerely, 

CAO, Hamilton Conservation Authority 
 

 
 



 

 

The Honourable Doug Ford 
Premier of Ontario 
Legislative Building, Queen's Park 
Toronto, ON, M7A 1A1  
premier@ontario.ca 
 

The Honourable Steve Clark 
Minister of Municipal Affairs and Housing  
College Park 17th Floor, 777 Bay St,  
Toronto, ON M7A 2J3 
steve.clark@pc.ola.org 
 

The Honourable Graydon Smith 
Minister of Natural Resources and Forestry 
Whitney Block, 99 Wellesley St W,  
Toronto, ON M7A 1W3  
minister.mnrf@ontario.ca 
 

The Honourable David Piccini 
Minister of the Environment, Conservation and Parks 
College Park 5th Floor, 777 Bay St,  
Toronto, ON M7A 2J3  
david.piccinico@pc.ola.org 
 

 
October 31st, 2022 

 
Dear Premier Ford, Minister Clark, Minister Smith and Minister Piccini, 
 
We are writing to you in response to Bill 23, the More Homes Built Faster Act, which was announced on Tuesday, 
October 25th, 2022, specifically regarding Schedule 2. 

We agree that there is a housing supply and affordability issue in Ontario that needs to be pragmatically addressed. 
We support the government’s commitment to reducing unnecessary barriers to development and streamlining 
processes. We share this commitment and publicly report on the standards of service delivery to illustrate our goal 
of providing the best customer service to the municipalities, communities, residents and developers we serve.  

We will do our part to help the Province meet its goal of building 1.5 million homes in Ontario over the next ten 
years. We think your stated outcomes are important but are concerned that your proposed legislative changes may 
have unintentional, negative consequences. Rather than creating the conditions for efficient housing development, 
these changes may jeopardize the Province’s stated goals by increasing risks to life and property for Ontario 
residents. 
 
1. Potential sweeping exemptions to transfer CA regulatory responsibilities to municipalities 

 
Conservation Halton would like to understand the government’s intentions with this proposed exemption. It is 
unclear whether it will be limited to certain types of low-risk development and hazards, or if the purpose is to 
transfer Conservation Authorities (CA) responsibilities to municipalities on a much broader scale. While the 
government wants to focus CAs on their core mandate, this proposed sweeping exemption signals the exact 
opposite. As proposed in the legislation, the CA exclusions will nullify the core functions of CAs and open up 
significant holes in the delivery of our natural hazard roles, rendering them ineffective. This will negatively 
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impact our ability to protect people and property from natural hazards, which seem to be more and more 
prevalent with extreme weather events. 

Without limitations or further scoping, these proposed changes signal the likelihood of future delegation of CA 
permitting roles to municipalities that have neither capacity nor expertise in water resources engineering, 
environmental planning and regulatory compliance. This will result in longer response times and increased 
costs and impede the government’s goal of making life more affordable. 

Municipalities will also assume sole liability for the impact of development on natural hazards within municipal 
boundaries and on neighbouring upstream and downstream communities, which is a significant and new 
responsibility that they have never had to manage.  

Key Recommendations: 
• Address this risk expressly – keep all hazard-related responsibilities with CAs.
• Engage with the existing multi-stakeholder Conservation Authorities Working Group (CAWG) to ensure

there is a streamlined, consistent and scoped process for CAs to help the Province achieve its housing goals
while ensuring costs are low, the process is fast and Ontario taxpayers are protected.

2. Proposed change that would prohibit CAs from entering into MOUs with municipalities for other services (e.g.,
natural heritage reviews, select aspects of stormwater management reviews, etc.)

Conservation Halton has demonstrated that we can deliver these services efficiently without lengthening the
approvals process. There is no evidence that municipalities can do this faster or cheaper. Bill 23 as currently
written, precludes municipalities from entering into agreements with CAs to provide advice on environmental
and natural heritage matters. They will have to coordinate with neighbouring municipalities and the Province
on a watershed basis, rather than taking advantage of expertise already available within many CAs.

Key Recommendations: 
• Municipalities should retain the option to enter into MOUs with CAs, with clearly defined terms, timelines

and performance measures, as allowed under Section 21.1.1 (1) of the CA Act.
• Work with the CAWG to develop guidance for commenting and exploring the option of limiting CAs from

commenting beyond natural hazards risks except where a CA has entered into an agreement or MOU.

3. Proposed change to freeze CA fees

This proposal has no guidelines on the timing or permanence of the fee freeze. Conservation Halton has already 
undertaken an extensive cost-based analysis that has been benchmarked against other development review
fees to ensure our fees do not exceed the cost to deliver the service. We meet regularly with developer groups
and municipalities to ensure our fees, processes and service standards are transparent, consistent and fair. We
hope that you will be guided by your already approved fee policy that Conservation Halton supports, otherwise
this change will impose additional costs on municipalities.

Key Recommendation: 
• Require CAs to demonstrate to the Province that permit and planning fees do not exceed the cost to deliver 

the program or service and only consider freezing fees if CAs are exceeding 100% cost recovery.

4. Wetland Offsetting

Wetlands play a critical role in mitigating floods. Further wetland loss may result in serious flooding, putting the
safety of communities at risk. Wetlands are a cost-effective strategy for protecting downstream properties. The



government must be prudent when considering changes like offsetting, which could negatively affect the ability 
of wetlands to reduce flooding and confuse roles in wetland management and protection between 
municipalities and CAs.  

Conservation Halton is disciplined and focused on providing mandatory programs and services related to natural 
hazards. We have a transparent and proven track record of providing regulatory services that are streamlined, 
accountable and centred on rigorous service delivery standards. Our commitment focuses on stakeholder 
engagement, from meeting homeowners on-site to engaging with the development community to better 
understand perceived barriers. This approach helps us find innovative solutions for continued and safe growth in 
the municipalities we serve.  

To ensure the most effective implementation of this Bill, we believe it is critical that the government presses pause 
on the proposed changes we have highlighted and meet with us to clarify and consider more effective alternatives. 
It is our hope that we can work with you again to safeguard the best possible outcomes for the people of Ontario. 

You had such great success through the multi-stakeholder CA Working Group, which your Progressive Conservative 
government created and which Hassaan Basit, President and CEO of Conservation Halton, chaired. We strongly 
suggest continuing this engagement and we stand ready to help.  

Sincerely, 

Gerry Smallegange 

Chair 
Conservation Halton Board of Directors 

Mayor Gordon Krantz 

Town of Milton 
Conservation Halton Board member 

Mayor Rob Burton, BA, MS 

Town of Oakville 
Conservation Halton Board member 

Mayor Marianne Meed Ward 

City of Burlington 
Conservation Halton Board member 

cc:  
MPP Ted Arnott 
MPP Parm Gill  
MPP Stephen Crawford  
MPP Effie Triantafilopoulos 
MPP Natalie Pierre 
MPP Donna Skelly 
MPP Deepak Anand 
MPP Peter Tabuns 
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        COMMITTEE REPORT  
  
To:  Chair and Members of the Planning Committee 
From:  Sarah Wilhelm, Manager of Policy Planning 
 Jameson Pickard, Senior Policy Planner 
Date:  Thursday, November 10, 2022 
Subject:  Bill 23 – More Homes Built Faster Act, 2022 
 

1.0  Purpose 
The purpose of this report is to provide an overview of proposed changes recently introduced by the 
Minister of Municipal Affairs and Housing through the “More Homes Built Faster Act, 2022” (Bill 23) 
aimed at increasing housing supply in Ontario.  
 
This report comments on parts of the amendments related to the land use planning and development 
approvals process and also highlights other changes under consideration that have impacts across 
County Departments, Member Municipalities and Conservation Authorities. The Treasury Department 
will report separately to the Administration, Finance and Human Resources Committee on the 
potential impacts related to development charges. 

2.0 Background 
The Provincial Government has proposed sweeping changes to multiple statutes, regulations, policies 
and other matters to help achieve the goal of building 1.5 million homes in Ontario over the next 10 
years. Bill 23 impacts nine statutes, including major changes to the Planning Act, Development Charges 
Act and Conservation Authorities Act. The Government is moving fast and the changes are far reaching.  

3.0  Major Themes  
The proposed changes focus on the following major themes: 
 

• building more homes;  
• streamlining processes; and 
• reducing costs and fees to build houses. 

 
The Government has posted material for comment on the Environment Registry of Ontario and the 
Ontario Regulatory Registry about the proposed legislative and regulatory changes (see Appendix A for 
list). Planning staff have reviewed and summarized information to assist the County and Member 
Municipalities in their review of the material (Appendix B) but encourage those interested to review 
the proposed changes in their entirety.  
 
Key changes are listed below. 
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3.1 Building More Homes 
In an effort to build more homes, the Province has proposed the following changes: 
 
Additional Residential 
Units (ARUs) 

• allow landowners to have up to 3 residential units per lot without 
the need for a zoning by-law amendment in municipally-serviced 
urban residential areas  

• would permit 3 units in the main dwelling (including 2 ARUs) or a 
combination of 2 units in the main dwelling (including 1 ARU) and 
another ARU in an ancillary building 

• zoning by-laws cannot set a minimum unit size or require more than 
one parking space per unit, but other zoning rules would apply  

 
Housing targets to 2031 • set housing targets to 2031 for 29 “large and fast-growing” 

municipalities in Southern Ontario (not applicable to Wellington 
County) 

 
Major transit stations • build more homes near major transit stations (not applicable to 

Wellington County) 
 

Conservation Authorities • identification of Conservation Authority lands suitable for housing 
 

 
3.2 Streamlining 
The Provincial Government is looking to streamline a wide range of policies and procedures to reduce 
the time it takes for new housing to be built. 
 
Public Involvement • remove “third party” appeal rights for all planning applications (this 

would include appeals by the public) 
• remove the public meeting requirement for draft plan of 

subdivision approvals 
 

Conservation Authorities 
(CAs) 

• remove Conservation Authority appeal rights for planning 
applications, except where the appeal would relate to natural 
hazards policies 

• limit Conservation Authority responsibilities to review and 
comment on planning applications (either on behalf of a 
municipality or on their own) to focus on natural hazards and 
flooding 

• change the Provincial wetland evaluation system, including shifting 
responsibility for wetland evaluation to local municipalities 

• establish one regulation for all 36 CAs in Ontario 
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New Provincial Planning 
Document 

• eliminate duplication between the Provincial Policy Statement (PPS) 
and A Place to Grow (Growth Plan), by combining them into one 
document and providing a more flexible approach to growth 
management 
 

Planning Responsibilities • shift planning responsibilities from some upper-tier municipalities 
to lower-tier municipalities (not applicable to Wellington County) 

  
Site Plans • exclude projects with 10 or fewer residential units from site plan 

control 
• exclude exterior design of buildings from site plan control 

 
Heritage • add more stringent requirements related to municipal heritage 

registers and timing of designation 
  
Rental Unit Demolition 
and Conversion 

• impose limits and conditions on the powers of a local municipality 
to prohibit and regulate the demolition and conversion of 
residential rental properties 
 

 
3.3 Reducing Costs and Fees 
Reductions in costs and fees are mainly focused in the following areas: 
 
Development Charges and 
Parkland Dedication 

• exempt non-profit housing developments, inclusionary zoning 
residential units (not applicable to Wellington County), and 
affordable, additional and attainable housing units from 
development charges and parkland dedication 

• discount development charges for purpose-built rentals 
• remove costs of certain studies from development charges 
• reduce alternative parkland dedication requirements 

 
Conservation Authorities • a temporary freeze on CA fees for development permits and 

proposals 
 

Other • review of other fees charged by Provincial ministries, boards, 
agencies and commissions 
 

  
3.4 Additional Matters 
Beyond the proposed land use planning changes, other key changes include to: 
 
• enable the Ontario Land Tribunal (OLT) to speed up processing of appeals  
• provide the OLT with discretionary power to order the unsuccessful party at a hearing to pay the 

successful party’s costs 
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• provide a potential rent-to-own financing model 
• increase penalties under the New Homes Construction Licensing Act of up to $50,000 

4.0  Conclusion  
Ontario is in the midst of a housing crisis. While there are no simple solutions to the problem, action is 
required. Several of the Government’s initiatives support recommendations of the County’s Attainable 
Housing Strategy such as: 
 
• streamlining the land use planning approval process; 
• reducing/exempting certain development charges and parkland dedication requirements; 
• introducing an attainable housing category; and  
• considering a potential rent-to-own financing model. 
 
While the above proposals will likely increase the supply of housing, more information is needed to 
better understand how related cost reductions will be passed on to potential home buyers. 
 
The County has previously commented to the Province about duplication between the Provincial Policy 
Statement and the Provincial Growth Plan for the Greater Golden Horseshoe Area and welcome the 
creation of one streamlined Provincial Planning document and a simplified process for comprehensive 
growth reviews. Planning staff do, however, have concerns about how this might impact the municipal 
comprehensive review (MCR) work completed to date.  
 
We have significant concerns about actions to: 
 
• essentially remove meaningful public participation from the land use planning process; 
• reduce the protection of natural heritage features/natural hazards, and the resulting impact on 

public health, public safety, and climate change objectives; 
• reduce the important role of Conservation Authorities in the review of development applications (a 

loss of technical expertise critical to rural municipalities); and 
• eliminate the long-established regional planning framework in the Province. 
 
Staff note that there is a substantial amount of material posted for consultation and little time to respond 
(most comments are due late November or early December). Unfortunately, this timeframe does not 
allow for many newly elected Councils (including Wellington County) to meet and discuss their 
comments. We understand that more information is to follow as Bill 23 also introduces the potential for 
additional policies and regulations. Therefore, the full impact of the proposed amendments is unknown.  

5.0 Next Steps 
At the time of writing this report, the Bill has passed second reading and is at the Committee stage in 
the Legislature. Staff will continue to monitor the proposed legislation as it moves through the legislative 
process. Staff will engage with AMO and other organizations to provide input and will report at a later 
date when the legislation comes into effect and/or additional policies and regulations are made 
available.  
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Recommendations 
That the report “Bill 23 – More Homes Built Faster Act, 2022” be received for information.  
 
That this report be forwarded to the Ministry of Municipal Affairs and Housing on behalf of the County 
of Wellington and circulated to member municipalities for their consideration prior to Environmental 
and Regulatory Registry Provincial comment deadlines.  
 
 
Respectfully submitted,     

Sarah Wilhelm, BES, MCIP, RPP   Jameson Pickard, B. URPL, RPP, MCIP 
Manager of Policy Planning     Senior Policy Planner    
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UNIT

6m FRONT YARD SETBACK

NATURAL
ENVIRONMENT

ZONE
SURVEYED

UNEVALUATED
WETLAND

26.00

B

INDICATES APPROXIMATE BOREHOLE LOCATION
AND NUMBER. SEE GEOTECH REPORT

SITE DATA:
PROPERTY AREA: 60,590 SM (14.97 ACRES)

ZONING: PROPOSED - INDUSTRIAL IND (SUBJECT TO ZBA)
CURRENT - HIGHWAY COMMERCIAL  HC

MUNICIPAL ADDRESS: 128 BROCK ROAD SOUTH, ABERFOYLE, ONTARIO, CANADA

LEGAL DESCRIPTION: PIN 71195-0669 (LT)
PART OF LOT 24, CONCESSION 7 AND
PART OF LOT 24, CONCESSION 8 AND
PART OF ORIGINAL ROAD ALLOWANCE BETWEEN CONCESSIONS 7&8
TOWNSHIP OF PUSLINCH
COUNTY OF WELLINGTON

SURVEY INFORMATION: PROJECT: 31772-22
VAN HARTEN SURVEYING INC
423 WOOLWICH ST.,
GUELPH, ONTARIO
N1H 1X3

EXIT MAN DOOR

MAIN ENTRANCE DOOR
(PRINCIPLE ENTRANCE)

O/H DRIVE-IN DOOR

LOADING DOCK DOOR

200 DIA. CONCRETE FILLED STEEL PIPE BOLLARD. SEE
SECTION ON DRAWING SP2

METRIC NOTE:
1. DISTANCES AND COORDINATES SHOWN HEREON ARE IN METERS AND CAN BE

CONVERTED TO FEET BY DIVIDING BY 0.3048

BH-#

FIRE DEPARTMENT CONNECTION (SIAMESE)
SSIB SHORT STANDARD IRON BAR

SIB STANDARD IRON BAR

IB IRON BAR

C.L.F. CHAIN LINK FENCE

HPL NEW HYDRO POLE

EXISTING HYDRO POLE

FH FIRE HYDRANT (DRAFT)

GENERAL NOTES:
· REFER TO SEPARATE SITE GRADING, DRAINAGE AND SERVICING PLANS AS

PREPARED BY MERITECH ENGINEERING.
· EXISTING TOPOGRAPHICAL INFORMATION PROVIDED BY VAN HARTEN

SURVEYING INC. DATED OCTOBER 27, 2022.
· REFER TO SEPARATE WASTEWATER TREATMENT PLANS AS PREPARED BY

FLOWSPEC ENGINEERING.
· REFER TO LANDSCAPE PLAN AS PREPARED BY ABOUD & ASSOCIATES.
· ALL NEW SIGNAGE TO IDENTIFY PARKING STALLS AND TRAFFIC WITHIN THE SITE

SHALL BE INSTALLED ON HOT DIPPED GALVANIZED PRE-PUNCHED METAL POSTS.
FIRE ROUTE SIGNS TO BE MOUNTED SO THAT THE SIGN FACES THE FIRE ROUTE
WITH THE BOTTOM OF THE SIGN AT 2.1m TO 2.7m FROM FINISH GRADE.

· WALL LIGHTING ON BUILDING ADDITIONS SHALL BE FULL FACE CUT OFF TYPE.
· ALL ROOFTOP MECHANICAL UNITS ON THE BUILDING ADDITION WILL BE

SCREENED BY THE BUILDING AND WILL NOT BE VISIBLE FROM THE ROAD TO THE
SATISFACTION OF THE GENERAL MANAGER OF PLANNING AND BUILDING
SERVICES.

· REFER TO GEOTECHNICAL REPORT FOR ASPHALT CONSTRUCTION.
· ALL PARKING LINES TO BE DELINEATED WITH 100mm WIDE EXTERIOR GRADE

YELLOW TRAFFIC PAINT W/ HIGH ABRASION RESISTANCE.

2.4m HIGH CHAINLINK PERIMETER FENCING
TO OPSD  972.102, 972.130 AND 972.132

LIGHT STANDARD, SEE SITE PHOTOMETRIC
PLAN
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CONSTRUCTION NOTES:
(AS REFERENCED ON SITE PLAN)
1. EXISTING HYDRO POLE, HYDRO WIRES AND ALL ASSOCIATED GUY WIRES TO BE REMOVED. SEE SITE

ELECTRICAL DRAWINGS FOR ADDITIONAL INFORMATION.
2. EXISTING POTABLE WATER WELLS ENCOUNTERED ARE TO BE DECOMMISSIONED AND PLUGGED BY A

WELL CONTRACTOR LICENSED BY THE MINISTRY OF THE ENVIRONMENT. WORK MUST COMPLY WITH
MINISTRY OF THE ENVIRONMENT PROCEDURES FOR PLUGGING UNUSED WATER WELL ACCORDING TO
ONTARIO REGULATION 903. SEE SITE SERVICING DRAWINGS FOR MORE INFORMATION.

3. SEE LANDSCAPING PLAN FOR TREE REMOVALS.
4. CAST IN PLACE CONCRETE RETAINING WALL, C/W 1070mm HIGH GUARDRAIL. SEE GRADING AND

STRUCTURAL DRAWINGS.
5. PAINTED LADDER PEDESTRIAN CROSSWALK DESIGNED TO O.REG. 402/15
6. CURB RAMP AT SIDEWALK C/W TACTILE WALKING SURFACE INDICATOR AT TOP OF ACCESS AISLE AS PER

OBC 3.8.2.2.(1)(h). TACTILE ATTENTION INDICATORS SHALL SHALL CONFORM TO SENTENCE (2) AND
CLAUSES 4.1.1. AND  4.1.2. OF  ISO 23599, “ASSISTIVE PRODUCTS FOR BLIND AND VISION-IMPAIRED
PERSONS – TACTILE WALKING SURFACE INDICATORS”. THE DEPTH OF INDICATOR SHALL BE NOT LESS
THAN 300mm AND NOT MORE THAN 610mm. CURB RAMP TO CONFIRM TO OBC 3.8.3.2.(3) AND (4).

7. DRAFT HYDRANT TO BE DESIGNED IN ACCORDANCE WITH NFPA 22 AND NFPA 24.
8. 602,000 LITRE (159,000 US GALLON) UNDERGROUND FIREFIGHTING WATER TANK. VOLUME DESIGNED FOR

WAREHOUSE (WORST CASE) PER NFPA 13. PROVIDE WATER SUPPLY WITH AUTOFILL AND DEPTH
SENSOR/ALARM. TANK TO HAVE VENT PIPE AND MAN HOLE ACCESS HATCH. PROVIDE BOLLARDS AROUND
PERIMETER TO PREVENT VEHICULAR TRAFFIC. FIRE PROTECTION ENGINEER/CIVIL RESPONSIBLE FOR
DESIGN OF FIRE SERVICE MAINS FROM TANKS TO SPRINKLER ROOM/HYDRANT.

9. PARKING ACCESS CONTROL GATE. GATE CONTROLLED VIA SECURITY GUARDHOUSE. ELECTRICAL TO
PROVIDE COMMUNICATION CONDUIT TO OFFICE. PROVIDE EMERGENCY USE KEYS INSIDE A FIRE
DEPARTMENT LOCK BOX. LOCK BOX TO BE INSTALLED ON OR NEAR THE GATE IN A CONSPICUOUS PLACE.

10. ELECTRICAL POST AT TRACTOR PARKING. SEE DETAIL '4/SP3'.
11. SURFACE MOUNTED BIKE RACKS, 27 BICYCLE PARKING SPACES TOTAL. SEE DETAIL '5/SP3'.
12. ELECTRIC TRANSFORMER ON MIN 200 THK., 32 MPa CONCRETE SLAB R/W 15M AT 300 OC. EACH WAY

BOTTOM. PROVIDE BOLLARDS PER CODE. COORDINATE WITH ELECTRICAL.
13. 2 - 7.62 LONG x 2.64m APART PAINTED GUIDE LINES CENTERED AT EACH DOCK DOOR. PAINT TO BE

EXTERIOR GRADE TRAFFIC PAINT WITH HIGH ABRASION RESISTANCE

FDC

INDICATES APPROXIMATE TESTPIT LOCATION
AND NUMBER. SEE GEOTECH REPORTTP-#
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INDICATES APPROXIMATE BOREHOLE LOCATION
AND NUMBER. SEE GEOTECH REPORT

EXIT MAN DOOR

MAIN ENTRANCE DOOR
(PRINCIPLE ENTRANCE)

O/H DRIVE-IN DOOR

LOADING DOCK DOOR

200 DIA. CONCRETE FILLED STEEL PIPE BOLLARD. SEE
SECTION ON DRAWING SP2

BH-#

FIRE DEPARTMENT CONNECTION (SIAMESE)
SSIB SHORT STANDARD IRON BAR

SIB STANDARD IRON BAR

IB IRON BAR

C.L.F. CHAIN LINK FENCE

HPL NEW HYDRO POLE

EXISTING HYDRO POLE

FH FIRE HYDRANT (DRAFT)

2.4m HIGH CHAINLINK PERIMETER FENCING
TO OPSD  972.102, 972.130 AND 972.132

LIGHT STANDARD, SEE SITE PHOTOMETRIC
PLAN

LEGEND

HP 2.4m HIGH BOARD FENCING, SEE
LANDSCAPING DRAWINGS

FDC

INDICATES APPROXIMATE TESTPIT LOCATION
AND NUMBER. SEE GEOTECH REPORTTP-#

E.O.A. EDGE OF ASPHALT

WP
WALL PACK LIGHTING
FASTENED TO FACE OF
BUILDING OR AT T/O PARAPET

LIGHT DUTY ASPHALT

CONSTRUCTION NOTES:
(AS REFERENCED ON SITE PLAN)
1. EXISTING HYDRO POLE, HYDRO WIRES AND ALL ASSOCIATED GUY WIRES TO BE REMOVED. SEE SITE

ELECTRICAL DRAWINGS FOR ADDITIONAL INFORMATION.
2. EXISTING POTABLE WATER WELLS ENCOUNTERED ARE TO BE DECOMMISSIONED AND PLUGGED BY A

WELL CONTRACTOR LICENSED BY THE MINISTRY OF THE ENVIRONMENT. WORK MUST COMPLY WITH
MINISTRY OF THE ENVIRONMENT PROCEDURES FOR PLUGGING UNUSED WATER WELL ACCORDING TO
ONTARIO REGULATION 903. SEE SITE SERVICING DRAWINGS FOR MORE INFORMATION.

3. SEE LANDSCAPING PLAN FOR TREE REMOVALS.
4. CAST IN PLACE CONCRETE RETAINING WALL, C/W 1070mm HIGH GUARDRAIL. SEE GRADING AND

STRUCTURAL DRAWINGS.
5. PAINTED LADDER PEDESTRIAN CROSSWALK DESIGNED TO O.REG. 402/15
6. CURB RAMP AT SIDEWALK C/W TACTILE WALKING SURFACE INDICATOR AT TOP OF ACCESS AISLE AS PER

OBC 3.8.2.2.(1)(h). TACTILE ATTENTION INDICATORS SHALL SHALL CONFORM TO SENTENCE (2) AND
CLAUSES 4.1.1. AND  4.1.2. OF  ISO 23599, “ASSISTIVE PRODUCTS FOR BLIND AND VISION-IMPAIRED
PERSONS – TACTILE WALKING SURFACE INDICATORS”. THE DEPTH OF INDICATOR SHALL BE NOT LESS
THAN 300mm AND NOT MORE THAN 610mm. CURB RAMP TO CONFIRM TO OBC 3.8.3.2.(3) AND (4).

7. DRAFT HYDRANT TO BE DESIGNED IN ACCORDANCE WITH NFPA 22 AND NFPA 24.
8. 602,000 LITRE (159,000 US GALLON) UNDERGROUND FIREFIGHTING WATER TANK. VOLUME DESIGNED FOR

WAREHOUSE (WORST CASE) PER NFPA 13. PROVIDE WATER SUPPLY WITH AUTOFILL AND DEPTH
SENSOR/ALARM. TANK TO HAVE VENT PIPE AND MAN HOLE ACCESS HATCH. PROVIDE BOLLARDS AROUND
PERIMETER TO PREVENT VEHICULAR TRAFFIC. FIRE PROTECTION ENGINEER/CIVIL RESPONSIBLE FOR
DESIGN OF FIRE SERVICE MAINS FROM TANKS TO SPRINKLER ROOM/HYDRANT.

9. PARKING ACCESS CONTROL GATE. GATE CONTROLLED VIA SECURITY GUARDHOUSE. ELECTRICAL TO
PROVIDE COMMUNICATION CONDUIT TO OFFICE. PROVIDE EMERGENCY USE KEYS INSIDE A FIRE
DEPARTMENT LOCK BOX. LOCK BOX TO BE INSTALLED ON OR NEAR THE GATE IN A CONSPICUOUS PLACE.

10. ELECTRICAL POST AT TRACTOR PARKING. SEE DETAIL '4/SP3'.
11. SURFACE MOUNTED BIKE RACKS, 27 BICYCLE PARKING SPACES TOTAL. SEE DETAIL '5/SP3'.
12. ELECTRIC TRANSFORMER ON MIN 200 THK., 32 MPa CONCRETE SLAB R/W 15M AT 300 OC. EACH WAY

BOTTOM. PROVIDE BOLLARDS PER CODE. COORDINATE WITH ELECTRICAL.
13. 2 - 7.62 LONG x 2.64m APART PAINTED GUIDE LINES CENTERED AT EACH DOCK DOOR. PAINT TO BE

EXTERIOR GRADE TRAFFIC PAINT WITH HIGH ABRASION RESISTANCE
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1.0 INTRODUCTION  
MHBC has been retained by Wellington Motor Freight to coordinate the Zoning By-law 
Amendment application for the lands municipally addressed as 128 Brock Road South, 
Puslinch (the subject lands). The owner, Wellington Motor Freight, is a freight logistics 
company, with truck depots across Ontario. The owner is proposing to re-locate their main 
logistics hub to the subject lands and develop a warehouse, office and truck parking. In 
order to facilitate the proposed use of the lands, a Zoning By-law Amendment is required 
to re-zone the lands to permit industrial use. 

The subject lands are located on the south-east corner of the Gilmour Road and Brock Road 
South intersection (Figure 1). The subject lands are located north of McLean Road, south of 
Gilmour Road, east of Brock Road South and west of Victoria Road South. The subject lands 
contain two single detached dwellings with the remainder of the lands vacant with 
vegetation. The lands have +/-387m of frontage on Brock Road South, +/-70m of frontage 
on Gilmour Road, and are approximately 62,991.1m² (6.2ha) in area.  

The owner of the subject lands is proposing to demolish the existing structures and develop 
the site with one warehouse building and one office building, with surface parking. The 
lands will be used as a warehouse and transportation hub. This Planning Report assesses 
the development proposal in the context of the applicable planning framework and 
includes: 

• An introduction and general description of the development lands, surrounding 
uses and existing conditions; 

• An overview of the proposed development; 
• A description of the proposed Zoning By-law Amendment;  
• A review of the existing policy framework and assessment of consistency with the 

Provincial Policy Statement, conformity with A Place to Grow, the County of 
Wellington Official Plan,  and the Township of Puslinch Zoning By-law; and 

• Consideration and integration of recommendations from the supporting studies 
and reports.  

A pre-consultation request was submitted in September 2022 with circulation for agency 
comments. The Township identified the following requirements in support of the requested 
amendment: 

• Planning Justification Report 
• Functional Servicing, Grading and Stormwater Management Report 
• Environmental Impact Study 
• Traffic Impact Study 
• Site Plan and Elevations 
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The required reports and studies have been prepared and are summarized in Section 5.0 of 
this report. A copy of each report and study is included as part of the complete application 
package. 
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2.0 CONTEXT 
The subject lands are located in the Township of Puslinch addressed as 128 Brock Road 
South and are situated on the south-east corner of Brock Road South and Gilmour Road. 
There is an existing detached dwelling oriented at the intersection of Gilmour Road and 
Brock Road South. A second detached dwelling is located along the Brock Road South 
frontage. The remainder of the lands are vacant, consisting of trees and vegetation. The site 
was previously approved and used as a fill operation, which resulted in the disturbance and 
ground alteration to almost the entirety of the site. As part of the proposed development, 
a number of studies have been completed, including a geotechnical investigation to 
provide site grading and fill recommendations.  

As illustrated on Figure 2, the surrounding area is characterized by aggregate activities, 
industrial uses, commercial uses, and residential uses. A Significant woodland is located to 
the northeast and unevaluated wetlands are located along the eastern property boundary. 
The subject lands are located within Policy Area PA7-7 Puslinch Economic Development Area 
as identified in the County of Wellington Official Plan. This area is intended to be the 
predominant location for business and industry in Puslinch. The area is generally comprised 
of various commercial and industrial land uses. The immediate surrounding context is 
described in detail below.   

North: Gilmour Road abuts the lands to the north. On the opposite side of 
Gilmour Road is the Hamlet of Aberfoyle and a small residential 
subdivision. Past the residential development is open space and the 
mini lakes subdivision. 

East: A single detached dwelling abuts the subject lands to the north-
east. Beyond the dwelling is rural/open space lands.  South east of 
the lands is industrial land uses. Past the industrial park is rural and 
agricultural lands. 

South: The area south of the subject lands consists predominantly of 
industrial, aggregate, and commercial uses along Brock Road South, 
which leads to Highway 401. Past the Highway 401 interchange is 
the Hamlet of Morriston. 

West: On the opposite side of Brock Road South is industrial and aggregate 
land uses. Dufferin aggregates have a large aggregate operation 
west of the subject lands. Beyond Dufferin Aggregates is rural and 
agricultural lands.  

The subject lands are located on a County Road, being Brock Road South and are within an 
area intended to accommodate a large proportion of employment type uses. Brock Road is 
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considered to be a major roadway in the County intended to serve high volumes of traffic 
including truck traffic, with direct access to Highway 401. The development lands are well 
situated within an area planned to accommodate industrial and employment type uses, 
and are in close proximity to major roadways, as well as the provincial highway 401. 
Generally the proposed development is similar to existing and planned land uses in the 
immediate area. 
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3.0 PROPOSED DEVELOPMENT  
3.1 Overview of Proposed Development  
The owner is proposing a freight transportation logistics hub. Wellington Motor Freight is a 
logistics company that specializes in the transportation of cargo. The subject lands are 
proposed to be the main location for the company and will consist of a warehouse, truck 
terminal and office space. This will serve as the new location of the existing Puslinch Office 
and will also accommodate employees from the Campbellville location. It is expected that 
the new facility will have over 100 employees in the office and warehouse, with an 
additional 50 drivers. The employees will operate on one shift. Warehouse workers work 
from 7:00am to 4:30pm and office workers work from 8:00am to 5:00pm. On average, it is 
anticipated that the volume of trucks coming and going is 30 per day (15 trucks in and 15 
trucks out). 

The proposal includes the demolition of the two detached dwellings in order to 
accommodate the development concept. A large portion of the lands will be used for 
parking of the tractors and trailers. Two driveways are proposed to provide access to the 
site, including one driveway from Brock Road South and another from Gilmour Road. The 
Brock Road South driveway is intended for the trucks, while the Gilmour Road driveway will 
be for employees and lead to the employee parking area. An area for tractor (truck) parking 
is located north of the proposed warehouse building, and trailer parking is proposed to be 
located to the rear of the warehouse.  

The concept plan and elevations are included as Appendix A to this report. The concept 
plan describes the following details: 

• One storey warehouse building 19,282m² in area with an office area mezzanine; 

• Three storey office building 2,790m² in area; 

• Overhead walkway connecting the warehouse mezzanine to the office building; 

• Two driveway accesses, (1) tractor entrance from Brock Road South; and (2) 
employee entrance from Gilmour Road; 

• 170 employee parking surface parking spaces 

• 123 tractor and trailer parking spaces 

o 50 tractor parking spaces 

o 73 trailer parking spaces 

• 21 loading spaces 

• Septic bed 600m² in area with septic tanks oriented in the front yard; 

• Landscape/planting buffer along the front yard and board fence along the side yard. 
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3.2 Planning Applications 
Zoning By-law Amendment 

The proposed development is for a warehouse use consisting of a warehouse, office and a 
parking area. The subject lands are currently zoned ‘Highway Commercial’, which does not 
permit the proposed use. In order to facilitate the proposed warehouse use, a Zoning By-
law Amendment is required to re-zone the lands to the ‘Industrial’ zone. This Zoning By-law 
Amendment application is being submitted with technical studies and reports in support 
of the application. 

Site Plan Application 

A site plan application is required and will be filed separately with the Township following 
the approval of this Zoning By-law Amendment. The site plan application will address 
matters of landscaping, lighting, building materials/colours, parking layout and detailed site 
servicing details.  
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4.0 PLANNING ANALYSIS 
The proposed development must be assessed in terms of applicable policies prescribed by 
the Province, County and Township. The following is a review of the applicable land use 
policy framework related to the subject lands, and how the proposal will meet the 
applicable policy considerations. 

4.1 Provincial Policy Statement, 2020 
The Provincial Policy Statement (the “PPS”) was issued under Section 3 of the Planning Act 
and applies to planning decisions made on or after May 1, 2020. As a result, the 2020 PPS is 
applicable to the proposed development.  

The PPS outlines policy for Ontario’s long term prosperity, economic health, and social well-
being. These directives depend on the efficient use of land and development patterns that 
support strong, sustainable, and resilient communities that protect the environment and 
public health and safety, and facilitate economic growth. One of the key considerations of 
the PPS is that planning decisions “shall be consistent with” the Policy Statement. The 
following is an analysis of the development in the context of the policies in the PPS. 

4.1.1 Rural Areas 

Policy 1.1.4 of PPS provides direction on Rural Areas, which are systems of lands that include 
rural settlement areas, rural lands, natural heritage, agricultural areas, or other resource 
areas. Ontario’s rural areas consist of diverse geographies, physical characteristics, and 
economies. Policy 1.1.4.1 provides that healthy, integrated and viable rural areas should be 
supported by building upon: rural character, leveraging rural amenities, promoting 
regeneration, accommodating a range of housing in the rural settlement areas, 
encouraging the conservation of rural housing, using rural infrastructure efficiently, 
diversifying the economic base, and conserving biodiversity. Generally, development will 
be directed to rural settlement areas, however, growth can be accommodated on rural 
lands. 

The proposed development is located within the rural area of the County of Wellington and 
is designated ‘Secondary Agricultural’ as well as ‘Puslinch Economic Development Area’. The 
Brock Road South corridor is a major transportation route for the County that has a range of 
industrial and commercial uses on either side. The subject lands are adjacent to the 
settlement area of Aberfoyle and the land use designations of the County Official Plan 
permit and encourage employment type land uses. The proposed development will 
diversify the economic base of the County, provide jobs, and is permitted in accordance 
with the rural areas policies of the PPS. 
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4.1.2 Land Use Compatibility 

Policy 1.2.6 of the PPS speaks to land use compatibility between major facilities and sensitive 
land uses. Major facilities are defined as facilities which may require separation from 
sensitive land uses and can include industrial land uses. Development between major 
facilities and sensitive land uses is to avoid or minimize potential adverse impacts such as 
noise or odour. Where avoidance is not possible, the long term viability of planned industrial 
uses is to be protected from encroachment of sensitive land uses.  

The proposed development is identified as an area planned for major facilities and is 
surrounded by industrial, commercial and aggregate land uses. There are surrounding 
residential land uses which are considered to be sensitive land uses. While the Puslinch 
Zoning By-law makes a distinction between industrial uses and warehouse uses, there is 
potential for nuisances associated with a warehouse and transportation hub. In order to 
ensure land use compatibility between the proposed use and the adjacent residential 
property to the north, the proposed buildings have been oriented away from the residential 
property towards the Brock Road South frontage. The truck entrance/exit has been located 
on Brock Road South, away from the residential property on Gilmour Road. Further, the 
parking lot that will be closest to the residential property will be fenced and screened along 
the perimeter of the property line. The proposed use of the subject lands will be for the 
storing and movement of goods. No manufacturing, production, processing, or outdoor 
storage is proposed on the lands. Nuisances associated with the warehouse are expected 
to be limited to the movement of vehicles. Additionally, the land use designation of the 
property permits the proposed use, as well as land uses which would be considered higher 
class industrial uses. Land use compatibility will be adequately addressed through site 
design measures. 

4.1.3 Employment  

The PPS makes a number of provisions under policy 1.3 for promoting economic 
development. Such provisions include providing opportunities for a diversified economic 
base by maintaining suitable sites for employment uses, facilitating conditions for 
economic investment by identifying strategic sites and ensuring infrastructure is provided 
to support planned needs, as well as protect employment areas in proximity to major 
corridors for employment uses. 

The subject lands are designated by the County as an economic development area 
intended for employment uses. The location of the lands is adjacent to a County road, 
considered to be a major corridor for the County’s transportation network, and is in close 
proximity to the Provincial Highway 401. The subject lands are intended for employment 
use and are proposed to be used in accordance with their planned function. 
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4.1.4 Sewage, Water and Stormwater 

As per policy 1.6.6.2 of the PPS, municipal sewage services and municipal water services are 
the preferred form of servicing for settlement areas. Where municipal services are not 
available, private services are permissible.  

A servicing and stormwater management report, as well as a wastewater servicing report 
have been prepared for the proposed development. The Reports prepared in support of 
the proposed development assesses the feasibility of servicing the subject lands and 
conclude that the proposed development can be adequately serviced through private 
services. Water will be provided to the site via an on-site well, and wastewater will be treated 
on-site with a waste water treatment system. Stormwater will be managed through parking 
lot storage and an oil/grit separator, as well as an underground infiltration gallery. Summary 
of both reports is included in Section 6.0 of this report. 

4.1.5 Transportation 

Policy 1.6.7 of the PPS provides that transportation systems should be provided which are 
safe, energy efficient, facilitate the movement of people and goods and are appropriate to 
address projected needs.  

The proposed development will be appropriately connected to the existing road network. 
The subject lands will be accessed from both Brock Road South and Gilmour Road, which 
provide access to other key corridors including Highway 401, Highway 6 (both North and 
South), Highway 34, and Victoria Road South. This section of the Brock Road corridor is 
planned for employment type land uses and has been planned to accommodate high 
volumes of traffic. The proposed development supports the overall objectives for the 
surrounding transportation network and will ultimately maintain the use of major transit 
corridors for the movement of goods. Additionally, a Traffic Impact Study has been 
prepared, which is summarized in Section 5.0 of this report. The TIS concludes that 
additional traffic generated by the development is acceptable and will not result in 
significant delay of vehicular movement. 

4.1.6 Energy Conservation, Air Quality and Climate Change  

Policy 1.8 of the PPS provides that municipalities are to prepare for the impacts of a 
changing climate. Relevant policies for this development include: promoting compact 
development, focusing major employment commercial and other travel intensive land uses 
in areas well served by transit, focus freight intensive land uses to areas well served by major 
highways, airports, rail and marine facilities, encourage transit supportive development, and 
promote designs which are energy efficient. 

The proposed development provides an opportunity for development in a location well 
situated relative to existing and planned commercial, industrial and aggregate 
development. The subject lands are oriented to Brock Road South and will be well served 
by major roads and highways. The intent of the proposed development is to construct a 
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modern, state of the art facility that is energy efficient. The subject lands will serve as a 
centralized location for the company, and will be the new location of the Puslinch 
warehouse and head office. The new facility will be designed with more sustainable 
materials and energy efficient elements.  

4.1.7 Natural Heritage 

Policy 2.1 provides direction on Natural Heritage features, which are to be protected for the 
long term. Development and site alteration are not permitted in or adjacent to significant 
wetlands, woodlands, or valleylands in Ecoregions 6E and 7E, or significant wildlife habitat 
unless it has been demonstrated that there will be no negative impacts on the natural 
features or functions.  

The subject lands are located in Ecoregion 6E, and contain a significant woodland as well 
as two unevaluated wetlands. No development is proposed within the woodland or 
wetland area, and a buffer of 37m has been provided to these environmental features. The 
subject lands were previously evaluated through an EIS by the past owner, which was 
subsequently approved. A new Scoped Environmental Impact Study has been completed 
for the proposed development as an update to the previous study. The scoped EIS provides 
recommendation measures for the proposed development and anticipates that no 
significant negative environmental impacts will occur as long as the recommendations are 
followed. The EIS is summarized in Section 6.0 of this report.  

4.1.8 PPS Summary 

The 2020 PPS seeks to achieve healthy, livable and safe communities by promoting efficient 
development and land use patterns. Given the above assessment, in our opinion the 
proposed development plan is consistent with the broad vision of land use planning in 
Ontario. In this respect, the intended use of the lands: 

• Represents efficient development and will diversify the economic base of the 
County,  

• Proposes a warehouse use in accordance with the Employment policies and will be 
located along a major road with access to a major highway; 

• Promotes a scale and type of development appropriate for the neighborhood that 
will utilize existing infrastructure where possible and support the safe movement of 
people. 

In light of these considerations, it is our opinion that the proposed development is 
consistent with the PPS. 
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4.2 Growth Plan for the Greater Golden 
Horseshoe 

The 2020 A Place to Grow – Growth Plan for the Greater Golden Horseshoe (‘A Place to 
Grow’) came into effect on August 26, 2020. This Plan is the framework for implementing 
the Provincial Government’s initiative to plan for growth and development in a way that 
supports the economic prosperity, protects the environment, and helps communities 
achieve a high quality of life.  

Policy 1.2.1 of A Place to Grow sets out the guiding principles of the Plan. These principles 
include: supporting the achievement of complete communities that are designed to 
support healthy, active living and meet the needs of daily living; prioritizing intensification 
and higher densities to make efficient use of land and infrastructure and support transit 
viability; providing flexibility to capitalize on employment opportunities; supporting a range 
and mix of housing options; improving the integration of land use planning with planning 
and investment in infrastructure and public service facilities, and providing for different 
approaches to manage growth that recognize the diversity of communities in the Greater 
Golden Horseshoe. 

The subject lands are located within the Outer Ring Growth Plan Area, however, are not a 
delineated Built-up Area as per Schedule 2 of the Plan. The subject lands are located within 
the Rural Area of the County of Wellington and are considered to be within a Rural 
Settlement Area. In accordance with policy 2.2.9 of A Place to Grow, municipalities are 
encouraged to plan for a variety of economic opportunities within rural settlements. The 
Growth Plan forecasts population and employment projections to 2051. The County of 
Wellington is forecast to have a resident population of 160,000 and an employment 
population of 70,000 by 2051.  

Policy 2.2.5 of the Growth Plan provides direction on employment and economic 
development, which is to be promoted by: 

- Making more efficient use of existing employment areas and vacant employment 
lands and increasing employment densities; 

- Ensuring the availability of sufficient land in appropriate locations for a variety of 
employment to accommodate forecasted employment growth 

- Integrating and aligning land use planning and economic development goals to 
attract investment and employment. 

Other relevant policies include the designation and preservation of lands within settlement 
areas located near major goods movement facilities and corridors for warehousing and 
logistics, as well as the designation of employment areas in official plans to protect them 
over the long-term.  
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The subject lands are in a Municipality slated for growth and are designated in the Official 
Plan for industrial land use. In accordance with the Growth Plan policies, the Official Plan 
has planned for this corridor of Brock Road South to accommodate a large portion of 
employment uses. The proposed development will be for warehousing and logistics, and is 
located in area convenient for the transportation and movement of goods near the 
Highway 401 and County Roads.  

Based on the above, it is concluded that the proposed Zoning By-law Amendment 
conforms to the policies of A Place to Grow.  

4.3 County of Wellington Official Plan 
The County of Wellington Official Plan was approved by the Minister of Municipal Affairs on 
April 13 1999. The Plan pre-dates the 2020 PPS and 2020 Growth Plan.  As of the date of this 
report, the County was undertaking a Municipal Comprehensive Review of their Official Plan 
to implement the 2020 PPS and Growth Plan.   

The Plan outlines a vision and establishes a number of general policies to plan and manage 
growth and implement provincial land use policy.  The County Official Plan provides a policy 
framework that establishes the goals and objectives, statements, land use designations, and 
policies intended to guide physical, social, and economic development within the County 
while protecting the natural environment.  

The development lands are designated Secondary Agricultural and are within Special Policy 
Area PA7-1 identified as Puslinch Economic Development Area (see Figure 3).   

4.3.1 Economic Development 

The County Official Plan provides a range of general policies in Part 4. Included in section 
4.2 are policies related to economic development, which direct the County to ensure that 
sufficient land is available to accommodate a range and mix of employment opportunities, 
including industrial uses.  The policies of the Official Plan also encourage a variety of 
employment opportunities at various locations. Urban areas in the County are intended to 
accommodate a large portion of employment lands, however, rural opportunities are also 
encouraged. The rural system can contribute lands for employment uses based on the 
ability to provide larger sites and access to major roads. 

The proposed use of the lands will be a warehouse and freight logistics hub. The subject 
lands are located within the rural system, along a major County road and are adjacent to 
the settlement area of Aberfoyle. Further, the lands are located in the Puslinch Economic 
Development Area, which is intended for employment uses. The proposed development 
will support economic development by providing employment opportunities, encourage 
investment in the municipality, and will generate tax revenue. The proposal will diversify 
the economic base of the County and is consistent with the intent of the economic 
development policies.  
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4.3.2 Rural System 

Part 6 of the Official Plan provides policies for the rural system, which is comprised of 
agricultural lands, aggregate lands, recreational uses, rural housing, rural employment, 
waste management, and special use areas. Rural employment lands are intended to provide 
locations for business activities that may be better served by sites outside urban areas. 

The subject lands are designated Secondary Agricultural Area, which comprises the Rural 
System. Secondary Agricultural lands are non-prime agricultural areas, however, can sustain 
agricultural activities. Permitted uses may include all uses permitted in prime agricultural 
areas, small scale commercial, industrial and institutional uses, as well as public service 
facilities.  

Commercial, industrial and institutional uses are only permitted when: sewage and water 
systems can be established, the proposed use is compatible with surrounding uses, the use 
requires a non-urban location, the use will not preclude agricultural or mineral aggregate 
operations, and the use will be small scale and take place on one lot.  

Additionally, the subject lands are within a special policy area (PA7-1): Puslinch Economic 
Development Area. This area is intended to provide economic activity and employment 
opportunities and is the predominant location for business and industry in the Township. 
The proposal will be adequately serviced via the establishment of private services, including 
sewage, water, and stormwater management. The proposal will take place on one lot, and 
will not preclude the use of adjacent lands for permitted uses.  

4.3.3 Environmental Services 

Part 11 of the Official Provides policies on water and waste water services, storm water 
management facilities and waste management services. For rural system servicing, 
development in the rural system is to be on individual on-site systems where soil conditions 
are suitable. 

A stormwater management report, and a wastewater servicing report have been prepared 
for the proposed development. The Reports prepared in support of the proposed 
development assesses the feasibility of servicing the subject lands and conclude that the 
proposed development can be adequately serviced through private services. Water will be 
provided to the site via an on-site well, and wastewater will be treated on-site with a waste 
water treatment system. Stormwater will be managed through parking lot storage and an 
oil/grit separator, as well as an underground infiltration gallery.  A summary of both reports 
is included in Section 6.0 of this report. 

4.3.4 Greenlands System 

Part 5 of the Official Plan outlines policies on the County’s Greenland System, which 
comprise natural heritage areas. A portion of the property contains and is adjacent to the 
‘Core Greenland’s’ designation and contain Significant Woodlands as well as unevaluated 
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wetlands. The Official Plan provides that development and site alteration are not permitted 
in provincially significant wetlands and that significant woodlands are to be protected from 
development or site alterations. Where development is proposed within or adjacent to 
Greenlands, an Environmental Impact Assessment will be required. 

It should be noted that the wetlands on the subject property are not considered to be 
provincially significant. Nonetheless, no development is proposed within the wetland or 
woodland areas and a buffer of 37m has been provided between proposed development 
and the environmental features. Two Environmental Impact Studies have been completed 
for the subject lands. The most recent EIS has been completed in support of the proposed 
development. The updated EIS provides recommendations to avoid any conflict with the 
environmental features and concludes that no significant negative environmental impacts 
will occur. The EIS is summarized in Section 6.0 of this report.  

4.3.5 Official Plan Summary 

Given the above assessment, it is our opinion the proposed development conforms with 
the County Official Plan objectives and policies. The proposed development will support 
the economy and diversify the economic base of the municipality by providing 
employment, tax revenue, and investment. The proposal is consistent with the land use 
designations and will support the intended employment use of the lands. Further, the 
proposal will utilize the existing transportation system and can be adequately serviced via 
private servicing. The proposal is a beneficial addition to Puslinch and will utilize the lands 
for their highest and best use. 
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5.0 Zoning By-law No.023-18 
The subject lands are currently zoned Highway Commercial special 89 (HCsp.89) in the 
Township of Puslinch Zoning By-law No. 023-18. The Highway Commercial zone is intended 
to provide commercial uses serving the traveling public, or uses not considered compatible 
with the Central Business District of Aberfoyle (located to the north). The special provision 
(89) applied to the lands restricts permitted uses. The proposed use of the property as a 
warehouse is not permitted in the HC zone or by special provision 89. The Industrial zone, 
however, permits warehouse uses. Therefore, a zone change is proposed to change the 
zoning of the lands from Highway Commercial to Industrial. 

The Industrial zone permits a range of land uses, including a transportation terminal and 
warehouse. The proposed development of the lands would conform to the permitted land 
use permissions of the Industrial zone. Additionally, the Industrial zone would be consistent 
with the Official Plan Special Policy Area (Puslinch Economic Development Area) which 
encourages a range of employment uses. The proposed zone change would better support 
the Official Plan in this regard.  

The Zoning By-law makes a distinction between industrial use, transport terminal and 
warehouse use. The Industrial use is defined as: the processing of goods and materials; the 
assembly of manufactured goods; the manufacturing of goods; the repair and servicing of goods 
and similar uses; including any permanent storage facilities or accessory equipment that is in 
conjunction with the use.  

A transport terminal is defined as: storing, servicing, washing, repairing, dispatching or loading 
of trucks and/or transport trailers with materials or goods that are not manufactured, assembled, 
or processed on the same lot, and which may include a warehouse.   

A warehouse is defined as: a building which is used primarily for the housing, storage, adapting 
for sale, packaging or wholesale distribution of goods, wares, merchandise, food stuff substances 
and articles, but does not include a fuel storage tank.  

While the Zoning by-law clearly distinguishes industrial uses from warehouse uses, the 
transportation terminal and warehouse use are permitted within the Industrial zone. The 
proposed development would conform to all the zoning requirements of the Industrial 
zone and would better implement the Official Plan Special Policy Area policies. Ultimately, 
the proposed amendment will better align the land use framework by supporting the 
Official Plan economic development objectives, as well as the land use policies established 
for the subject lands. A zoning analysis table is included as Appendix A which demonstrates 
compliance with all Industrial zone provisions. 
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6.0 TECHNICAL REPORTS 
All technical reports have been submitted with the Zoning By-law Amendment application. 
Below includes a brief summary of each report.  

6.1 Functional Servicing and Stormwater 
Management Report 

A Servicing and Stormwater Management Report has been completed by Meritech 
Engineering to evaluate the proposed servicing of the site. The subject lands will be serviced 
by a private septic system and construction of a new well. Firefighting water supply will be 
stored in a reservoir under the building and a hydrant on site. Storm servicing will be 
managed by catch basins located throughout the site which will capture runoff and lead to 
an oil/grit separator prior to being discharged into the Brock Road ditch. Stormwater flows 
will be achieved by rooftop and parking lot storage, and an infiltration gallery for capturing 
roof runoff. Native soils on-site are conducive to infiltration.  

Additionally, FlowSpec Engineering completed an onsite wastewater servicing assessment 
for the proposed development. FlowSpec recommends a private, Class 4 wastewater 
treatment system on the northwest corner of the property to service the site. 

6.2 Geotechnical Investigation Report 
Chung and Vander Doelen Engineering Ltd. (CVD) was retained to complete a Geotechnical 
Investigation for the proposed development. The purpose of the report is to determine 
subsurface conditions and make recommendations. As a result of the previous use of the 
site as a fill operation, portions of the site have been regraded with disruption to fill. The 
report recommends: 

• Construction of engineered fill in areas where non-suitable soil exist and areas to 
be raised to support the building and pavement areas; 

• To salvage inorganic granular based soil excavated and repair and reuse it for site 
regrading; 

• Any engineered fill should be constructed in the summer and early fall when dry 
warm weather exist; 

• Onsite soils are susceptible to softening when exposed to excessive moisture. As a 
result, grading and filling are to be planned to direct run-off to low points and be 
drained. 

The Geotechnical Investigation was consulted in the preparation of the other engineering 
reports.  
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6.3 Environmental Impact Study  
Natural Resource Solutions Inc. (NRSI) completed a scoped Environmental Impact Study. 
The purpose of the study is to provide a characterization of existing natural features, analyze 
sensitivity of natural heritage, identify natural feature constraints and assess for potential 
impacts associated with the proposed development. The EIS provides the following 
recommendations: 

• Implement a no-touch buffer of 15m for the wetlands; 
• Implement a 5m no-touch buffer for the woodland followed by an additional 5m 

buffer where grading is permitted; 
• Install construction limit fencing along the outer edge of 

construction/grading/buffer limit prior to any clearing or construction activity; 
• Tree Inventory and Preservation Plan be prepared, including details of protection 

for off-site hedgerow trees; 
• All vegetation/tree clearing should be conducted outside of the core bird nesting 

season (April 1 to August 31); 
• Nest searches should be conducted by a qualified biologist where vegetation/tree 

clearing cannot be maintained outside of the core bird nesting season; 
• Implement Stormwater Management Plan and recommendations provided by 

Meritech; 
• Mitigate spring and summer construction noise impacts by restricting activities to 

between 7:00 am and 7:00 pm during April to August; 
• Turn off construction lighting at the end of each day; 
• Implement measures to mitigate dust; 
• Permanent lighting of the parking lots to be directed away and shielded from 

shining into the woodland and wetlands; 
• Prepare and implement an Erosion and Sediment Control plan. 

The study concludes that no adverse impacts are expected as a result of the proposed 
development, as long as the recommendations outlined are adhered to. 

6.4 Transportation Impact Study 
Paradigm Transportation Solutions Ltd, completed a Transportation Impact Study (TIS) in 
support of the proposed development. The TIS forecasts the proposed development to 
generate 108 to 112 trips during peak hours, which will delay traffic at the Brock Road South 
and driveway entrance by one second or less, which is not significant. The report concludes 
that the intersection of Brock Road South and the driveway is forecast to operate at 
acceptable levels. In order to allow the transport trucks to safely slow down before turning 
into the site the report recommends that a northbound right turn lane be at the site 
driveway.  
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7.0 PUBLIC CONSULTATION 
STRATEGY  

The Planning Act (specifically O. Reg 544/06, amended by O. Reg. 178/16) requires that 
applicants submit a proposed strategy for consulting with the public with respect to an 
application as part of the ‘complete’ application requirements.  This section summarizes the 
proposed Public Consultation Strategy.  

We propose that the public consultation process for the proposed Zoning By-law 
Amendment application follow the Planning Act statutory requirements. Should it be 
deemed necessary by the Township, an informal public meeting could also be held early in 
the process, prior to a statutory public meeting. 

The following points of public consultation are proposed: 

• An informal public meeting organized by MHBC (if deemed required). 
• A statutory public meeting advertised by the Township and heard by Council.  
• Direct written responses to comments raised through the public consultation 

process will be provided to Township Staff for their review and consideration in the 
preparation of a Township Staff Report.  

• Preparation of a Township Staff Report, with the Report to be available to the public 
in advance of Township Council’s consideration of the applications.  It is understood 
that Township Staff will post information on the Township’s website for public 
review.  This will include the Township Staff Report and may also include technical 
studies and reports prepared in support of the applications.  

• A Council Meeting, at which time the Township Staff Report, all available 
information, and public input will be considered in Council’s final decision. 

The consultation strategy proposed will provide members of the public with opportunities 
to review understand and comment on the proposed Zoning By-law Amendment 
application.  The consultation strategy will be coordinated with Township Staff and 
additional opportunities for consultation will be considered and may be warranted based 
on the input received.    
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8.0 SUMMARY & CONCLUSIONS  
In summary, the proposed Zoning By-law Amendment and related development proposal 
is in the public interest and represents good planning for the following reasons:  

• The proposed development will support economic development and employment 
opportunities for the County and Township; 

• The proposed development will optimize the use of available infrastructure, 
including transit corridors, and can be adequately serviced through private 
servicing; 

• The proposed site and building design will result in an attractive, high quality 
development which will be compatible with the Brock Road employment corridor;  

• The proposed Amendment and development proposal are consistent with the PPS, 
and conform to A Place to Grow, and County Official Plan policies. 

Based on these conclusions, it is our opinion that the application for Zoning By-law 
Amendment is appropriate and should be considered for approval. 

Respectfully submitted,  

MHBC  

Pierre Chauvin, MA, MCIP, RPP   Gillian Smith, MSc. 
Partner      Planner 
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Appendix A 



Zoning Analysis Table for ‘Industrial’ Zone 

Provision (Section 9.3) Required Proposed Complies (Y/N) 

Min lot area 0.4ha 6ha Yes 

Min frontage 30m 387m Yes 

Min front yard 6m 6m Yes 

Min interior side yard 5m 10m Yes 

Min exterior side yard 15m 137m Yes 

Min rear yard 7.5m 68m Yes 

Max lot coverage 75% 33% Yes 

Min landscaped 15% 29% Yes 

Max building height 25m 15m Yes 

Off-street parking 170 170 Yes 

Natural environment 
setback 

30m 37m 
Yes 

Landscape buffer 3m 3m Yes 
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Township of Puslinch Council Planning & Development Advisory Committee 

Terms of Reference 
 
TERM:  2022-2026 
ADOPTED: December 7, 2022 
REVISED:  
 
1. ENABLING LEGISLATION 
 
 The Township’s procedural by-law provides that Council may at any time, as is 

deemed necessary establish a Committee for matters within its jurisdiction. 
 
 The Planning & Development Advisory Committee (PDAC) was established 

through the adoption of By-law No. 2015-09. 
 
2. ROLE 
  

To serve in an advisory capacity to Township of Puslinch Council on matters, 
issues and policies that relate to land use planning within the Township of 
Puslinch.  

 
3. MANDATE 

 
The PDAC advises Council in respect Zoning By-law Amendment Applications and 
Community Improvement Plan (CIP) applications to assist Council on decisions 
relating to these planning and development applications. The PDAC provides 
formal Township comments on all consent applications to the County of 
Wellington Land Division Committee. The PDAC membership serves as alternate 
Line Fence Viewers on behalf of the Township in accordance with the Line 
Fences Act, 1990.  
 
In addition, the PDAC is responsible to provide a forum for the exchange of 
information and engagement with the community in respect to its mandate.  
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4. PURPOSE 
 

The Committee will accomplish its mandate by: 
 

1. Advising Council where applicable; 
2. Reviewing practices and policies identified by staff and Council and 

making recommendations to improve the delivery of services to the 
public; 

3. Reviewing and commenting on County of Wellington Land Division 
applications; 

4. Reviewing and commenting on Zoning By-law Amendment applications; 
5. Participating in the Community Improvement Plan (CIP) process; 
6. Evaluating and making recommendations to Council on site alteration 

applications where applicable; 
7. Providing advice and recommendations to Council with respect to any 

special project or issue as requested by Council. 
 

 
5. TYPE OF COMMITTEE  
 

Council Advisory Committee  
 

6. MEMBERSHIP AND ROLES AND RESPONSIBILITIES 
 

a. Composition 
 

i. The PDAC is composed of the following Members: 
 

ii. One (1) Council Member as appointed for the term by Council; 
four (4) members of the public as appointed by Council; and one 
(1) Township staff member being the Development and Legislative 
Coordinator (non-voting member).  

 
iii. A Member’s term on the committee shall be concurrent with the 

Term of Council or until a successor is appointed.   
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b. Roles and Responsibilities 
 

i. The Chair shall be the Councillor appointed to the PDAC and shall 
be appointed at the first meeting of the Committee and shall 
serve in this capacity for 4 (four) years being the term of Council. 

 
ii. When the Chair is absent from a meeting, the Acting Chair may 

exercise all the rights, powers and authorities of the Chair. The 
Acting Chair will be identified based on a scheduled prepared for 
the full 4 (four) year term.  

 
iii. The Chair’s main role is to facilitate meetings. 

 
c. Subcommittees  

 
i. Subcommittees may be formed to complete specific tasks related 

to the PDAC mandate and purpose but must report through the 
PDAC. The maximum membership on any subcommittee is no 
more than two (2).  

 
d. Qualifications 

a. Citizen Appointee with the following qualifications: 
 

i. Demonstrated commitment and interest in the municipality;  
ii. General knowledge of the Planning Act and the committee of 

adjustment process is considered an asset in addition to the 
following: 

1. Planning 
2. Real Estate 
3. Agriculture 
4. Building/Construction 
5. Legal 
6. Architecture 

iii. Flexibility to attend evening meetings is required including Special 
meetings with notice given in accordance with the Township 
Procedural By-law; 

iv. Resident of the Township of Puslinch for the duration of the term; 
v. At least 18 years of age; 
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vi. Shall apply and be appointed by Council at the commencement of 
each new term 

 
7. MEETING SCHEDULE 
 
 The Committee meets monthly on the second Tuesday of each month at 7:00 

p.m., or another time mutually agreed upon by the Committee, and as many 
additional times as the Committee deems necessary.  
 
During a municipal election year, meetings shall be cancelled where possible in 
the last quarter. 

 
8. PROCEDURES AND PROTOCOLS 
 
 The Township Planning and Development Advisory Committee shall adhere to 

the Township’s Procedural By-law. 
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Township of Puslinch Property Standards Appeal Committee 

Terms of Reference 
 
TERM:  2022-2026 
ADOPTED: December 7, 2022 
REVISED:  
 
1. ENABLING LEGISLATION 
 
 Section 15.6 of the Building Code Act states: 
 
 If a municipality has passed a Property Standards By-law, Council shall establish a 

Property Standards Committee.  
 
 The Property Standards Committee was established through the adoption of By-

law 37-89. 
 
2. ROLE 
  

The Committee considers appeals to Property Standards Orders issued by 
Property Standards Officers (Municipal Law Enforcement Officer).   

 
3. MANDATE 

 
The primary function of the Property Standards Committee is to hear and 
determine all Property Standards appeals in accordance with procedures 
established under the provisions of the Statutory Powers Procedure Act. 

 
4. PURPOSE 
 

The Committee will accomplish its mandate in accordance with the Building Code 
Act by: 
 

a. Hearing an appeal filed by the appellant; 
b. Rendering a decision to confirm, modify or rescind the Order or extend 

the time for complying with the Order. 
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5. TYPE OF COMMITTEE  
 

Quasi-Judicial Committee – Statutory Committee  
 

6. MEMBERSHIP AND ROLES AND RESPONSIBILITIES 
 

a. Composition 
 

i. The Property Standards Appeal Committee is composed of the 
following Members: 

 
ii. One (1) Council Member as appointed for the term by Council; 

four (4) members of the public as appointed by Council; and one 
(1) Township staff member being the Municipal Clerk or Designate 
(non-voting member).  

 
iii. A Member’s term on the committee shall be concurrent with the 

Term of Council or until a successor is appointed.   
 

b. Roles and Responsibilities 
 

i. The Chair shall be the Councillor appointed to the Property 
Standards Appeal Committee and shall be appointed at the first 
meeting of the Committee and shall serve in this capacity for 4 
(four) years being the term of Council. 

 
ii. When the Chair is absent from a meeting, the Acting Chair may 

exercise all the rights, powers and authorities of the Chair. The 
Acting Chair will be identified based on a scheduled prepared for 
the full 4 (four) year term.  

 
iii. The Chair’s main role is to facilitate meetings. 

 
c. Qualifications 

a. Citizen Appointee with the following qualifications: 
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i. The Members of the Committee of Adjustment shall serve as the 
Members of the Property Standards Appeal Committee for the full 
4 (four) year term. 
 

7. MEETING SCHEDULE 
 
 The Committee meets as required.  
 
8. PROCEDURES AND PROTOCOLS 
 
 The Township Property Standards Appeal Committee shall adhere to the 

Township’s Procedural By-law. 
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