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1.0 Introduction

MacNaughton HermsenBritton Clarkson Planning Limited (hereinafter “MHBC”) has been retained by
Puslinch Development GP Inc, (hereinafter the “Owner s”) to coordinate Official Plan Amendment and
Zoning By-law Amendment applications (the “Applications”) and prepare this Planning Justification
Report, in support of a Proposed Developmentof the property municipally addressed as4631
Sideroad 20 (the “Subject Lands")

The Subject Landsare triangular in shape and have an area of 24.7 hectares. They located in the
northern part of the Township of Puslinch and are bounded by the Hanlon Parkway (Highway 6) to
the north and east, Sideroad 20 North to the west and Concession Road 4 to the south The Subject
Lands are presently used for agricultural purposes (cash cropping) and feature vacant buildings.

The Applications are required to permit the development of the Subject Landswith large-scale
prestige employment development comprised of office, manufacturing, warehousing and associated
uses. The intent of the development is to create a well -designed site to serve as the headquarters for
Danby Appliances and Upper Canada Forest Products. Thé’roposed Developmentis being
contemplated by the owners of both companies for the relocation of their Canadian head
offices/operations. Development of the Subject Lands as contemplated represents significant
employment investment in the Township. Implementation of the Proposed Developmentrequires
approval of an Official Plan Amendment (“OPA”) and Zoning By-law Amendment (“ZBA”). This
Planning Justification Report supports the required application and assesses the proposal in the
context of the applicable planning framework.

In support of the applications, this planning report includes:

X An introduction and general description of the Subject Lands surrounding uses and existing
conditions, to provide an understanding of the locational context;

X An overview of the Proposed Development

X A description of the overall land use planning and design elements of the Proposed
Development;

X A description of the proposed OPAand ZBA

X A review of existing policy framework in relation to the Proposed Developmentand assessment
of consistency with the Provincial Policy Statement and conformity with the County of
Wellington Official Plan

X Consideration and integration of supporting studies and reports.

Pre-consultation with the County, Township and applicable agencies occurred in July 2022. A copy of
the Pre-consultation comments are appended to this report as Appendix A.  The following were
identified as the requirements for a complete application:

X Renderings / Elevations

x Draft OPAand Draft ZBA

x Concept Plan with Zoning Analysis

X Planning Justification Report
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. . X Source Water Protection Screening Form and
Urban Design Brief L .
X b esig e Drinking Water Threat Disclosure Report

Water Supply Analysis Groundwater Study

Geotechnical Study Stormwater Management Report

Functional Servicing Report Grading and Servicing Plans

xX X X X

Traffic Impact Assessment

xX X X X

Environmental Impact Study

MHBC has been responsible for the overall coordination of the applications. All required reports have
been prepared and submitted concurrently with the planning application.
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2.0 Subject Lands and
Surrounding Area

As shown on Figure 1 , the Subject Lands are located within the northern portion of the Township of
Puslinch, adjacent to the Township boundary, and immediately south of the City of Guelph.

The Subject Landsare triangular in shape and are bounded to the north and east by the Hanlon
Parkway (Highway 6), to the south by Concession Road 4 and to the west by Sideoad 20 North. The
Subject Lands are approximately 224.7 hectares in size. They have approximately 937 metres of
frontage along Sideroad 20 North and 430 metres of frontage along Concession Road4.

The Subject Lands are used for agricultural purposes (cash cropping) and are unoccupied. There is a
remnant shed and barn on the Subject Lands The Subject Lands gently slope to the south and
southwest. There is a Provincially Significant Wetland located on the southern portion of the Subject
Lands.

The surrounding area is characterized by a mix of agriculture, rural residential and employment uses.
The surrounding context is illustrated on Figure 2 and is described below:

NORTH: Immediately to the north of the Subject Lands is the Hanlon Parkway (Highway 6). On the
east and west sides of the Hanlon Parkway are City of Guelph employment lands. Specifically, the
Hanlon Creek Business Park is located to the west of the Hanlon Parkway. Employment lands on the
east side of the Hanlon Parkway include a range of office, manufacturing and warehousing uses.

EAST: To the east of the Subject Landsis also the Hanlon Parkway, as well as lands that are part of
the aforementioned employment area within the City of Guelph. This employment area extends
southerly to Maltby Road West. South of Maltby Road West are lands within the Township of Puslinch
that are planned for rural employment uses and currently used for a range of agricultural, open space
and rural residential uses.

SOUTH: To the south of the Subject Lands are rural residential and agricultural uses. Landsto the
southeast of the Subject Lands are also within the planned rural employment area.

WEST: To the west are rural residential and agricultural uses.

The Subject Land are well connected to the existing transportation network. Specifically, the Subject
Lands have good access to an existing provincial highway (Hanlon Parkway/Highway 6), City of Guelph
Collector Road (Maltby Road) City of Guelph Arterial Roads (Downey Road), County arterial roads
(Wellington Roads 34 and 35) Township Roads (Concession Road 4 and Side Road 20)Iin addition, the
Highway 6/Hanlon Expressway Midblock Interchange has recently been completed as part of the
broader “Highways 6 and 401 Improvements from Hamilton to Guelph” project being undertaken by
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the MTO. A new service road connection between Concession Road 4 and the new midblock interchange
is considered to support development of this area of the Township.

As illustrated in Figure 2, the Subject Landsare proximate to other employment/industrial lands to the
north, east and southeast in both the City of Guelph and the Township. They are also have good access
to the County, Township, City of Guelph and Provincial transportation networks, which provides
convenient accessto the Provincial highway system for the transportation of goods .

The following section provides an brief overview of the policy context relative to the Subject Lands A
full analysis in the context of the Applications follows.

The County of Wellington Official Plan (the “Official Plan”) designates the majority of the Subject
Lands as “Secondary Agricultural”, the southeastern corner as “Rural Employment Area”, and the
small wetland feature as “Core Greenlands” as shown in Schedule B7 : Puslinch Land Use of the
County of Wellington Official Plan (Figure 3). The entirety of the Subject Lands are also within an
area that is identified as a “Regionally Significant Economic Development Study Area”. The Subject
Lands are also within Wellhead Protection Area D, and identified as having a vulnerability score of 2
per Schedule C7: Puslin ch Source Water of the County Official Plan (Figure 4 ).

The County of Wellington is also presently undertaking a Municipal Comprehensive Review (“MCR”) of
their Official Plan. This MCR is a phased process that has been ongoing since 2021, and the County is
implementing the MCR through a number of Official Plan Amendments.

Through the Phase 2 MCR, a Land Needs Assessment (“LNA") was undertakenthat identified that a
need for a minimum of 30 additional hectares of rural employment lands in Puslinch to accommodate
forecast employment growth to 2051. The County consulted with the Province to establish a
framework to facilitate employment growth in Puslinch, which led to the delineation of the “Regionally
Significant Economic Development Study Area”and creation of a new policy in the County Official Plan
for this area. This study is now known as the “Puslinch By Design” study and is ongoing.

The majority of the Subject Lands are zoned Agricultural (“A”) zone, the southeastern corner is zoned
Future Development Three (“FD3’) zone and the wetland feature is zoned Natural Environment
(“NE"). (Figure 5 ). The A zone only permits agriculture and such related uses, including a single-
detached dwelling, farm-related businesses and homebased uses. The FD3 zone permits agricultural
and conservation uses as an interim use, until a future planning application is submitted to rezone the
Subject Landsto permit additional uses. The NE zone permits natural features.
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Figure 1
Location / Aerial Plan

4631 Sideroad 20 North
Township of Puslinch
Wellington County
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