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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.    

  



 21 

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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