(" Report CP 2024-364
(OXford Coun ty COMMUNITY PLANNING
' Council Date: November 21, 2024

Growing stronger together Item 9(b)

To: Mayor and Members of Woodstock Council

From: Eric Gilbert, Manager of Development Planning, Community Planning

Applications for Official Plan Amendment, Draft Plan of
Subdivision and Zone Change
OP 23-11-8, SB 23-06-8 and ZN 8-23-18 (2729902 Ontario Inc.)

REPORT HIGHLIGHTS

. The applications for Official Plan Amendment, draft plan of subdivision approval and zone
change propose to facilitate the development of an industrial plan of subdivision comprising
six blocks for industrial uses, one commercial block, one servicing block, four blocks for
environmental features, one block for road widening, three 0.3 m reserve blocks, served by
two new local streets.

. The zone change application proposes to rezone the subject lands from Agricultural (AG),
to Special General Industrial Zone (M3-48), Special Highway Commercial Zone (C4-57),
and Environmental Protection Zones 1 and 2 (EP1 and EP2). These proposed zones will
implement the proposed draft plan of subdivision.

. The proposal is consistent with the relevant policies of the Provincial Policy Statement and
generally maintains the general intent and purpose of the Official Plan and South East
Woodstock Secondary Plan, and can be supported from a planning perspective, subject to
the recommendations and conditions of draft approval included in this report.

DISCUSSION
Background
OWNER: 2729902 Ontario Inc. c/o Ken Gill

1221 North Service Road East, Oakville ON L6H 1A7
AGENT: Gagnon Walker Domes Limited, c/o Andrew Walker

7685 Hurontario Street, Suite 501, Brampton ON L6W 0B4
LOCATION:

The subject land is described as Part Lot 9, Concession 1 (Blandford), now in the City of
Woodstock. The lands are located on the north side of Highway 2 (Dundas St) on the east side
of Highway 401, and are municipally known as 685691 Highway 2, Woodstock.
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COUNTY OF OXFORD OFFICIAL PLAN:

Existing:
Schedule ‘W-1’ City of Woodstock Business Park
Land Use Plan Environmental Protection
Proposed:
Schedule ‘W-1’ City of Woodstock Traditional Industrial
Land Use Plan Service Commercial

Environmental Protection

CITY OF WOODSTOCK ZONING BY-LAW 8626-10

Existing Zoning: Agricultural Zone (AG)’

Proposed Zoning: Special General Industrial Zone (M3-48)
Highway Commercial Zone (C4)
Environmental Protection Zone 1 (EP1)

Recommended Zoning: Special General Industrial Holding Zone (M3-48)(H)
Special Highway Commercial Holding Zone (C4-57)(H)
Environmental Protection Zone 1 (EP1)
Environmental Protection Zone 2 (EP2)

PROPOSAL:

Oxford County and the City of Woodstock have received applications for Official Plan
Amendment, draft plan of subdivision approval, and application for zone change from the above
noted owner to faciltiate the development of an industrial plan of subdivision with a service
commercial block.

The purpose of the Official Plan Amendment is to re-designate the site from Business Park to
Traditional Industrial and Service Commercial, and to designate additional areas identified
through an Environmental Impact Study as Environmental Protection Areas.

The purpose of the application for draft plan of subdivision is to create an industrial plan of
subdivision consisting of six blocks for industrial uses, one commercial block, one servicing block,
four blocks for environmental features, one block for road widening, four 0.3 m reserve blocks,
served by two new local streets.

The purpose of the zone change application is to rezone the lands from Agriculture (AG) to
‘Highway Commercial Zone (C4)’, ‘Special Traditional Industrial Zone (M3-48)’ and Environmental
Protection Zone 1 (EP1) and Environmental Protection Zone 2 (EP2) to permit industrial and
commerical development on the subject lands and implement the recommendations of the
Environmental Impact Study. These proposed zones will implement the proposed draft plan of
subdivision.

Further to the detailed plans prepared in the Southeast Woodstock Secondary Plan, a number of
studies have been completed in support of the proposal, as follows:
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Environmental Impact Study;
Stormwater Management Report;
Functional Servicing Report;
Planning Justification Report;
Traffic Impact Study;
Geotechnical Investigation Report;
Hydrogeological Assessment;
Archaeological Investigation

The subject lands comprise an area of approximately 36.4 ha (90 acres) and the site is primarily
used for cash-crop production, with a number of significant woodlands and provincially significant
and locally significant wetlands. The site does not contain any buildings or structures. Portions
of the site also contain natural heritage features which extend beyond the limits of the site
including part of a Provincially Significant Wetland complex and woodlands.

The proposed six industrial blocks have an approximate area of 16.2 ha, service commercial block
has an area of 2.22 ha, and natural heritage blocks and buffer areas represent approximately
14.3 ha. The remaining 3.7 ha in the plan is comprised of road allowances and the servicing
block adjacent to Highway 401. Access to the lands is proposed through the adjacent draft
approved plan of subdivision owned by the City of Woodstock (SB 24-02-8).

Surrounding lands are largely comprised of agricultural lands to the east and north, with service
commercial uses and two existing residential lots abutting the property on the north side of
Highway 2. The settlement of Eastwood (within the Township of Norwich) is to the south on the
opposite side of Highway 2. Highway 401 is adjacent to the west, with the Toyota Manufacturing
plant to the west.

Plate 1, Location Map with Existing Zoning, indicates the location of the subject lands and the
existing zoning in the immediate vicinity.

Plate 2, 2020 Aerial Map, provides an aerial view of the subject property and surrounding area.

Plate 3, Draft Plan of Subdivision, provides the layout of the proposed draft plan of subdivision.

Application Review

2024 PROVINCIAL PLANNING STATEMENT

The Provincial Planning Statement is a policy statement issued under Section 3 of the Planning
Act that came into effect on October 20, 2024. The PPS applies to all decisions in respect of the
exercise of any authority that affects a planning matter made on or after October 20, 2024.

In respect of the exercise of any authority that affects a planning matter, Section 3 of the Planning
Act requires that decisions affecting planning matters shall be consistent with policy statements
issued under the Act.

Section 2.3 of the PPS states that settlement areas shall be the focus of growth and development

and land use patterns within settlement areas should be based on densities and a mix of land
uses which efficiently use land and resources, optimize existing and planned infrastructure and
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public service facilities, support active transportation, are transit-supportive and are freight
supportive.

Section 2.8 of the PPS provides that planning authorities shall promote economic development
and competitiveness by:

a) providing for an appropriate mix and range of employment uses to meet long-term needs;

b) providing for opportunities for a diversified economic base, including maintaining a range
and choice of suitable sites for employment uses which support a wide range of economic
activities and ancillary uses, and take into account the needs of existing and future
businesses;

c) identifying strategic sites for investment, monitoring the availability and suitability of
employment sites, including market-ready sites and seeking to address potential barriers
to investment;

d) encouraging intensification of employment uses and compatible, compact, mixed-use
development to support the achievement of complete communities, and;

e) addressing land use compatibility adjacent to employment areas by providing an
appropriate transition to sensitive land uses.

The PPS also provides in Section 2.8.2 that Planning authorities shall plan for, protect and
preserve employment areas for current and future uses, and ensure that the necessary
infrastructure is provided to support current and projected needs. Planning authorities shall also
protect employment areas that are located in proximity to major goods movement facilities and
corridors and shall designate, protect and plan for all employment areas in settlement areas by;
a) planning for employment area uses over the long-term that require those locations in
connection with manufacturing, warehousing and goods movement and associated retail
and office uses and ancillary facilities;
b) prohibiting residential uses, commercial uses, public service facilities and other
institutional uses;
c) prohibiting retail and office uses that are not associated with primary employment uses;
d) prohibiting other sensitive land uses that are not ancillary to uses permitted in employment
areas;
e) including an appropriate transition to adjacent non-employment areas to ensure land use
compatibility and economic viability.

Planning authorities shall assess and update employment areas identified in Official Plan to
ensure that this designation is appropriate to the planned function of employment areas. In
planning for employment areas, planning authorities shall maintain land use compatibility between
sensitive land uses and employment areas to maintain the long-term operation and economic
viability of the planned uses and function of these areas.

Employment areas are defined in the PPS as those areas designated in an Official Plan for
clusters of business and economic activities including manufacturing, research and development
in connection with manufacturing, warehousing, goods movement, associated retail and office
and ancillary facilities.

The PPS also provides in Section 4.1 that natural heritage features and areas shall be protected
for the long-term. The diversity and connectivity of natural features in an area, and the long-term
ecological function and biodiversity of natural heritage systems should be maintained, restored
or, where possible, improved, recognizing linkages between and among natural heritage features
and areas, surface water features and groundwater features.

Development and site alteration shall not be permitted in significant wetlands, significant
woodlands, significant wildlife habitat unless there will be no negative impacts on the natural

Page 4 of 25



Report CP 2024-364
COMMUNITY PLANNING
Council Date: November 21, 2024

heritage features or their ecological functions.

Development and site alteration shall not permitted on adjacent lands to the natural heritage
features and areas unless the ecological function of the adjacent lands has been evaluated and
it has been demonstrated that there will be no negative impacts on the natural features of their
ecological functions.

Section 4.6 of the PPS states that planning authorities shall not permit development and site
alteration on lands containing archaeological resources or areas of archaeological potential
unless the significant archaeological resources have been conserved.

OFFICIAL PLAN

The subject lands are designated ‘Traditional Industrial’, ‘Business Park’ ‘Environmental
Protection’ according to the Land Use Plan for the City of Woodstock, as contained in the Official
Plan. The lands are within the Southeast Woodstock Secondary Plan Area and the Official Plan
designations were established through the approval of OPA 268 in 2022.

The lands are located within the East Woodstock Secondary Plan and were annexed by the City
of Woodstock in 2005. The approval of the East Woodstock Secondary Plan in 2006
recommended the redesignation of the agricultural portions of the site from “Agricultural Reserve”
to “Traditional Industrial”’, “Business Park”, “Service Commercial” and the woodland and wetland
features as “Environmental Protection”.

The implementation of these designations was completed in 2022 through the adoption of Official
Plan Amendment Number 268 (OPA 268) on April 13, 2022. OPA 268 brought the subject lands
within the urban settlement boundary of the City and implemented the land use designations for
the subject lands as recommended in the East Woodstock Secondary Plan, with exception of the
service commercial designation, which was re-designated to Business Park.

Lands designated as Business Park are generally intended to accommodate a range of low
intensity industrial, technological, office and business support uses within a comprehensively
planned business park setting.

Uses within the Business Park designation will generally be characterized by free-standing, low
profile buildings on individual lots in a planned subdivision. Business Parks will have the highest
development standards of all industrial designations.

Permitted uses within the Business Park designation generally include light industrial uses that
involve assembly, fabrication, distribution, packaging, storage and manufacturing or printing
within wholly enclosed buildings, business support services, technological industries and office
uses. Showroom, retail, wholesale and sales uses operating in association and ancillary to the
permitted uses set out above may be permitted in buildings in the Business Park designation
provided that such space does not exceed 50% of the gross leasable area of the permitted use.
Day care facilities solely for employees of a permitted use in the Business Park will be permitted
within the industrial or office building.

Within the Business Park designation in the East Woodstock Secondary Plan and the special
policies for Business Park development contained within the South-East Woodstock Secondary
Plan, Business Park lands are intended for light industrial, technological, office and business
support uses that can be accommodated on smaller parcels and do not involve significant trucking
and loading operations or industrial emissions that would require significant buffering or
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separation distances. Ultilities and public works uses, minor institutional uses such as police,
ambulance and fire stations and municipal parks and recreational facilities may also be permitted.

In addition to the primary uses permitted above, the following ancillary uses may be permitted
within the Business Park designation:

- uses which primarily serve employees of the Business Park and the general public in the
immediate area such as eat-in restaurants, medical or dental offices and clinics, day care
facilities, financial institutions and commercial recreational facilities;

- trade schools, conference facilities, assembly halls and catering facilities;

- hotels or motels;

- facilities used primarily by fraternal lodges, service clubs, trade unions, community cultural
organizations and similar groups. Such facilities may also include meeting rooms and
banquet halls utilized by the general public;

- police, fire or ambulance depots; and

- wholesale or warehouse outlets as defined by the Zoning By-law.

Ancillary uses will be subject to the following evaluation criteria:

- they are located on an arterial or collector road;

- they are located at the periphery of the Business Park;

- the proposed uses are compatible with existing and proposed uses in the surrounding
area; and

- where a development is proposing facilities designed to accommodate a variety of
separate uses, such as an industrial mall facility, no more than 50% of the total gross floor
area of the development will be utilized for ancillary uses permitted in the Business Park
designation.

Further, notwithstanding the policies for Business Parks outlined above, development within the
Business Park designation adjacent to residential uses will be buffered from the industrial uses
through requirements for setbacks, landscape strips, screening and other measures. In addition,
parking lot lighting and signage will be directed away from residential uses and the design of the
building roof will screen mechanical equipment from public view and adjacent residential
properties.

Uses permitted within the Business Park designation will comply with the Environmental Resource
Protection policies and Environmental Constraints policies of Section 3.2.

Lands designated “Traditional Industrial” within the South-East Woodstock Secondary Plan are
subject to Special Policy Area 7.3.6.5.19. These policies provide that Traditional Industrial areas
within the South-East Woodstock Secondary Plan are intended for the development of a range of
suitable sites for job creating employment uses that may require separation from sensitive land
uses, may generate industrial emissions that require buffering and/or separation distances from
other uses, and/or that require or may benefit from a location in proximity to Highways 401 and
403 and/or existing rail.

In addition to the uses permitted in Section 7.3.6 - Traditional Industrial Areas, utilities and public
works uses, minor institutional uses such as police, ambulance and fire stations (subject to
Section 7.4.3 of the Official Plan) and municipal parks and recreation facilities may also be
permitted within the area subject to the Secondary Plan. Service commercial uses generally shall
not be permitted and shall be directed to areas designated for such use.

Page 6 of 25



Report CP 2024-364
COMMUNITY PLANNING
Council Date: November 21, 2024

In order to maintain the viability of Traditional Industrial Areas, City Council will exercise strict
control over the amount of non-industrial activity permitted in such designations and will require
that ancillary uses be located at or near the periphery of the industrial designation on arterial or
collector roads.

All permitted uses within the Traditional Industrial designation will comply with the Environmental
Resource Protection policies and Environmental Constraints policies of Section 3.2.

Service Commercial areas provide locations for a broad range of commercial uses that, for the
most part, are not suited to locations within the Central Area or within the Central Area or within
shopping areas within the City due to their site area, access or exposure requirements, or due to
incompatibility or land use conflicts with residential development. Generally, Service Commercial
uses cater to vehicular traffic and single purpose shopping trips where customers are typically
generated from passing traffic or a wide-ranging market area. Service Commercial areas will
have direct access to an arterial or collector road.

Lands designated Service Commercial within areas subject to the South-East Woodstock
Secondary Plan are intended for commercial areas that support the employment area and/or cater
to vehicular traffic in the vicinity of the Highway 401 interchange at Dundas Street (Oxford Road
2).

a) In addition to the uses permitted in Section 7.3.4 — Service Commercial Areas, utilities and
public works uses, minor institutional uses such as police, ambulance and fire stations
(subject to Section 7.4.3 of the Official Plan) and municipal parks and recreation facilities
may also be permitted within the area subject to the Secondary Plan. Further, a limited
range of light industrial uses involving assembly, fabrication, distribution, packaging,
printing and storage within wholly enclosed buildings may also be permitted.

b) Development in Service Commercial Areas shall be in accordance with policies 7.3.4.1
and 7.3.4.2 of the Official Plan which provides direction for appropriate zoning and site
plan control for permitted land uses in this designation, and for expansions and new
Highway Commercial Areas, and the following:

i. Building orientation and design and landscaping shall be used to enhance the
appearance of the sites at the Highway 401 interchange and along Dundas Street and
shall be used to screen parking, loading and trucking areas from view from the
highway and Dundas Street

ii. Site access shall be in accordance with the Secondary Plan and direct site access to
Dundas Street may not be permitted or may be restricted to certain traffic movements,
in accordance with City, County and/or Ministry of Transportation (MTO)
requirements.

The South-East Woodstock Secondary Plan was developed to provide and protect a significant
land base for employment uses in proximity to existing highway and railway infrastructure that will
accommodate a large share of Woodstock's future employment growth.  While the
Secondary Plan does not form part of the Official Plan, it is intended that the land use concepts and
street pattern contained in the plan will provide the basis for future development and the Plan will
be referenced for this purpose going forward.

Minor departures from the land use concepts contained in the South-East Woodstock
Secondary Plan will be permitted without amendment to the Secondary Plan where it can be
demonstrated that such departures will not detract from the overall development concepts that
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form the foundation of the Secondary Plan.

a)

c)

d)

Permitted land uses in the South-East Woodstock Secondary Plan (the Secondary Plan)
area shall be based on the applicable land use designations and the policies of the Official
Plan and the Secondary Plan. Utilities and public works uses, as well as limited minor
institutional uses such as police, ambulance and fire stations and municipal parks and
recreation facilities, but excluding sensitive land uses, shall be permitted in the Traditional
Industrial, Business Park and Service Commercial designations, as contained in the
South-East Woodstock Secondary Plan. Minor institutional uses shall generally be subject
to Section 7.4.3 of the Official Plan.

The re-designation of land within the Secondary Plan area to permit a new non-
employment land use that is not permitted within the applicable land use designation shall
generally require an amendment to the Secondary Plan and only be permitted through a
comprehensive review in accordance with Policies 2.1.4, 7.3.5 and 7.3.6.3 of the Official
Plan.

The location of roads, intersections, stormwater management facilities and boundaries of land
uses contained in the Secondary Plan should be considered approximate. Amendments will
not be required for minor adjustments to the location of these features provided the general
intent of the Secondary Plan is maintained.

It is intended that existing land uses within the Secondary Plan area that do not conform
with the land use designations contained in the Secondary Plan, or the related policies, will
transition to new land uses that are permitted by the land use designations over the long
term. However, existing businesses determined to be generally compatible with the
intended uses in the Secondary Plan area shall be permitted to remain and expand. The
implementation of the concepts contained in the Secondary Plan may be completed in
phases through multiple amendments to the Official Plan, and as such, some areas may
continue to be designated in the Official Plan and/or zoned in the Zoning By-law based on
their current use until such time as the applicable phase of the Secondary Plan is
implemented.

Proposed changes in land use and new development shall generally be in accordance with
the permitted uses and policies of the Secondary Plan and the Official Plan. The City’s
Zoning By-law may zone land based on existing land uses in accordance with Chapter 10
of the Official Plan, but any amendment to the Zoning By-law for new development or
redevelopment of land shall generally conform to the Secondary Plan where the land use
designations of the Secondary Plan have been implemented.

Development adjacent to a Provincially Significant Wetland shall be in accordance with the policy
contained in Section 3.2.4.2.1 — Significant Wetlands and Section 3.2.6 — Environmental Impact
Studies (EIS). Where an EIS or other appropriate study is required, such study shall be prepared
in consultation with the Conservation Authority having jurisdiction and shall be approved by
County Council and/or City Council.

New development and/or site alteration within and on lands within 50 metres (165 feet) of a
woodlot or other significant environmental feature will require the preparation of an EIS in
accordance with Section 3.2.6 which demonstrates that development will not negatively affect the
natural features or ecological functions of the area.

The policies of the Official Plan also direct that Environmental Protection Areas include natural
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heritage features such as significant wetlands, significant habitat of endangered or threatened
species, significant valleylands, significant woodlands, and significant life science areas of natural
and scientific interest. Permitted uses within Environmental Protection Areas include passive
recreational uses, minor additions to existing buildings, established agricultural activities on
existing cleared areas, and other limited environmental uses. Development may be permitted in
lands adjacent to an Environmental Protection Area provided an Environmental Impact Study is
completed and demonstrates the potential development will not result in any loss of wetland
functions, subsequent demand for future development which will negatively impact on existing
wetland functions, conflict with existing site-specific wetland management practices, and result in
no loss of contiguous wetland area.

Section 10.3.3 (Plans of Subdivision and Condominium) identifies that County Council and City
Council will evaluate applications for a plan of subdivision on the basis of the requirements of the
Planning Act as well as criteria, including, but not limited to:

e The plan effectively accommodates environmental resources and mitigates environmental
constraints in accordance with the relevant Official Plan policies;

e The plan is designed to reduce negative effects on surrounding land uses, including
transportation networks and significant environmental features;

e The plan is designed to be integrated with adjacent developments; and,

e The plan is designed to be compatible with the natural features and topography of the
lands, extensive areas of cut and fill will be discouraged.

The Official Plan further requires that, as a condition of draft plan approval, County Council will
require the applicant to satisfy conditions prior to final approval and registration of the plan. Should
the conditions not be met within the specified time period, the draft plan approval may lapse.
Additionally, to provide for the fulfilment of these conditions, and for the installation of services
according to municipal standards, Council shall require that the applicant enter into a subdivision
agreement with the City and, where necessary, the County, prior to final approval of the plan.

ZONING BY-LAW

The subject lands are currently zoned Agricultural according to the City of Woodstock Zoning By-
law.

A Zoning By-law Amendment is required to facilitate the proposed industrial subdivision. It is
proposed to rezone the area to be designated ‘Traditional Industrial’ to ‘General Industrial Zone
(M3)’ and to zone the area to be designated Service Commercial to ‘Special Highway Commercial
Zone (C4-sp)’, to permit the uses contained within the C4 zone, exclusive of a dwelling unit in a
portion of a non-residential building, and to permit a tourist information centre.

Environmental Protection Zones (EP1) and (EP2) would be applied to the natural heritage
features that have been identified through studies conducted through the East Woodstock
Secondary Plan, Southeast Woodstock Secondary Plan, and the environmental impact study
prepared for the proposed draft plan of subdivision.

Planning staff recommend that holding provisions be included for the purpose of ensuring that the
required municipal services have been provided for the proposed industrial development, and to
ensure the future industrial development is compliant with the Ministry of Environment,
Conservation and Parks NPC-300 Noise Guidelines. It is proposed that the holding provisions
would be removed once municipal services have been provided to the site, and compliance with
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the NPC-300 was demonstrated through a noise study or appropriate separation distances,
dependant on the proposed industrial use and the distance to sensitive land uses fronting on
Highway 2. This is a consistent approach with the approval and development of the City’s
industrial park, adjacent to the east.

AGENCY COMMENTS

The City of Woodstock Engineering Department (Development Division) provided the following

requested conditions of approval:

1.

10.

11.

12.

13.

14.

The Owner agrees to satisfy all the requirements, financial and otherwise, of the City
regarding construction of roads, installation of services, including water, sanitary sewer &
forcemain, storm sewer, drainage facilities, sewage pumping stations, electrical
distribution system, sidewalks, streetlights, and other matters pertaining to the
development of the subdivision in accordance with City standards.

The road allowances included in the draft plan of subdivision shall be dedicated as public
highway to the satisfaction of the City.

The Owner agrees in writing that temporary turning circles and emergency access ways
will be provided as necessary to the satisfaction of the City.

The streets included in the draft plan of subdivision shall be named to the satisfaction of
the City.

The Owner agrees that 1-foot reserves shall be conveyed to the City, County, or
appropriate road authority, as the case may be, free of all costs and encumbrances, to the
satisfaction of the road authority.

The subdivision agreement shall contain provisions indicating that prior to grading and
issuance of building permits, that a Stormwater management report, grading plan, and an
erosion and sediment control plan be reviewed and approved by the City, UTRCA, and
GRCA, and further, the subdivision agreement shall include provisions for the Owner to
carry out or cause to be carried out any necessary works in accordance with the approved
plans and reports.

The Owner agrees in writing that fencing shall be installed adjacent to City-owned lands,
or as otherwise required by the City to the satisfaction of the City.

The subdivision agreement shall, if required by the City, make provisions for the dedication
of parkland or cash in-lieu thereof, in accordance with the relevant provisions of the
Planning Act. The Owner further agrees that woodlot/NHS/buffer lands shall not count
towards the dedication of parkland.

The Owner agrees that such temporary construction and permanent easements as may
be required for utility or drainage purposes outside of the proposed public right-of-ways
shall be granted to the appropriate authority at the Owner’s expense.

Prior to the signing of the final plan by the County, all lots/blocks shall conform to the
zoning requirements of the City’s Zoning By-Law. Certification of lot areas, frontages, and
depths, shall be provided to the City by an Ontario Land Surveyor retained by the Owner.
Prior to the signing of the final plan by the County, the Owner shall agree in writing that all
phasing of the plan of subdivision will be to the satisfaction of the City.

The Owner agrees to implement the recommendations contained in the Transportation
Study by Trans-Plan, dated August 2023, including any amendments thereto, to the
satisfaction of the City.

The Owner agrees to implement the recommendations contained in the Hydrogeological
Assessment by RJ Burnside, dated July, 2023, including any amendments thereto, to the
satisfaction of the City.

The Owner agrees to implement the recommendations contained in the Scoped
Environmental Impact Study by RJ Burnside, dated September 2023 , including any
amendments thereto, to the satisfaction of the City.
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15. The Owner agrees to implement the recommendations of the Functional Servicing &
Stormwater Management (SWM) Report by RJ Burnside, dated September, 2023,
including any amendments thereto, and the preparation and submission of detailed
engineering drawings and reports to the satisfaction of the City.

16. The Owner agrees to plant street trees, including the preparation of a detailed
landscape/street tree planting plan, to the satisfaction of the City, if required.

17. The Owner agrees in writing that all foundations of existing buildings will be removed from
the lands to the satisfaction of the City and that necessary fill be placed and compacted
to the satisfaction of the City.

18. The Owner agrees in writing that all existing wells on the subject lands will be properly
abandoned in accordance with Ontario Regulation 903 and that septic fields will be
abandoned to the satisfaction of the City and that all necessary paperwork be submitted
to the City.

19. The Owner agrees in writing that all existing overhead and underground services will be
removed and/or abandoned to the satisfaction of the City.

20. The Owner agrees to cost sharing for services installed by the City that benefit the owner.

21. The Owner agrees to provide the City with access to Blocks 9 and 10 to the satisfaction
of the City at time of transfer of Block 9 and 10 to the City.

The City of Woodstock Engineering Department (Building Division) provided the following
comments:

e Block 5 is irregular in shape and may have future limits on development
The proposed subdivision has no access to a public street and is dependent on future
development of the Corlett Farm.

e The natural heritage and buffer areas will be zoned EP and the applicable zoning
provisions shall address the development setbacks to the EP zones.

The City of Woodstock Economic Development Office provided the following comments:

This Office has reviewed the application for OP amendment and Zone change and can advise
that we are generally supportive of the application and proposal to bring future industrial lands to
market.

We do however have some concerns with some of the uses proposed within the M3 zoning. Most
notably these serviced industrial lands in my opinion should be preserved predominantly for
manufacturing related operations. Uses such as a cartage express, bus storage, truck terminal or
yard seem like an inefficient use of what will be fully serviced industrial land.

In addition, the municipality itself has not been permitting these types of uses on municipally
owned lands while at the same time are encouraging greater utilization of properties through
increased minimum coverage on industrial to as high as 20%. We would suggest that the
minimum 20% coverage be applied to these lands as well.

The City of Woodstock Parks Department provided the following comments:

¢ Planting plans are required following the recommendations of the EIS and the City of
Woodstock Landscape Guidelines.

e Cash in lieu of parkland is required.
A tree preservation and compensation plan will be required in accordance with the City’s
Landscape Guidelines.

The County Public Works Department provided the following comments:
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“H” holding provisions are required on Blocks 1 to 7 to delay development until municipal
services have been approved and extended to service the area, and improvements to
address existing system constraints (required for development) have been implemented
to the satisfaction of the City and County. Furthermore, the holding provisions can ensure
that development of each Block is reviewed/assessed, to the satisfaction of Oxford County
Public Works, during required Site Plan submission with respect to conformance with the
most current County Sewer Use By-Law and max water/wastewater flow allotment per
Block (established by design criteria for applicable infrastructure, based on area).

Please forward comments from MTO for our records.

It's understood that road authority ownership of Highway 2 (MTO) / Oxford Road 2 (Oxford
County) transitions alongside the subject property’s existing frontage. The existing
entrance to the property is located near the west limit of the subject property, from MTO
highway corridor.

Blocks for 1-foot reserves should be identified on the plan. They are required at both ends
of proposed Street A (or known as Street C referenced in Secondary Plan), and possibly
along Hwy. 2 (at discretion of road authority). Oxford County requests 1-foot reserve along
County owned portion of Highway 2 (Oxford Road 2) — i.e. along approximate east half of
proposed Block 7.

Municipal services and access via future municipal streets to the subject lands are not
currently available. The extension and installation of services through various future City
construction contracts will be required, along with future coordination with the subject
property owner. The Applicant will be responsible for their cost share (through either direct
or indirect cost contributions) of proposed infrastructure extensions/improvements needed
to service the proposed subdivision. This requirement forms part of requirement in draft
plan condition #1, submitted March 15, 2024 (and outlined below). Various related Water
& Wastewater projects have been included in the 2024 Oxford County Development
Charge Background Study.

In collaboration with the City, various external servicing projects, as required for
development of the Woodstock Northeast Secondary Plan Area (including subject
property) have been identified in Oxford County’s 2024 Transportation and Water &
Wastewater Master Plans.

Subdivision/site entrances and all related costs are considered local services and a direct
developer responsibility. The County understands that the City (as owner/developer of
adjacent lands, which will provide through access to the subject lands) will complete/lead
construction of the proposed subdivision (secondary plan) entrances from Oxford Road 2
(including proposed roundabout at Oxford Road 2); the applicant will be responsible for
cost contributing to such works to the satisfaction of the City.

Provide a typical cross section for Block 8, showing all servicing including sanitary
forcemain and water for County to ensure adequate size.

The County understands that temporary easements on proposed Street A (south of Block
8 — Servicing Block) will be required to facilitate installation, operation and maintenance
of proposed forcemain and watermain traversing the subject lands i.e. infrastructure
required to be functional for initial phases of the NE Secondary Plan. Due to the anticipated
depth of the proposed sanitary sewer on the subject lands, Street A sanitary sewer should
be installed ahead of the proposed forcemain and watermain. The Owner shall agree to
coordinate accordingly with the City/County, and complete associated design (and obtain
approvals) in a timely manner to suit and incorporate into installation plans for forcemain
and watermain.

It's understood that development of the subject land is Phase 3B of the NE Secondary
Plan implementation plan, following development of more centralized lands (Phase 2),
and construction of storm water management & sewage pumping station, external
servicing, etc. (Phases 1A and 1B).
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k) Functional Servicing Report (FSR) notes in Section 1.4 a total area of 8.2ha, while it later
notes a total area of 18.53ha. Update.

[) Provide minimum slope of 0.33% as per County Guidelines for sanitary sewer to reduce
depth. Where feasible/possible, adjust proposed grading to reduce depth of sewer.
Plans/design for sanitary sewer services to development Blocks, etc. to be reviewed
during detailed design.

m) In collaboration with the City, the County is currently considering increasing W/WW
average day flow design criteria previously used by AECOM from 0.2 L/s/ha to 0.3 L/s/ha,
and associated cost implications, etc. The Owner agrees to design and construct local
infrastructure in accordance with County/City requirements (not anticipated to adversely
impact local servicing for the proposed subdivision, but would provide additional W/ WW
capacity allotment for proposed Blocks) — included in Draft Plan Condition #1 below.

n) FSR Appendix A — Provide capacity check on shallowest slope, 0.33%.

o) Street B water design (amongst other things) to be confirmed during detailed design.

The Owner should be aware that the following County Public Works (PW) fees will be required
throughout the subdivision planning/development process. Select referenced fees below are
based on the current 2024 County Fees and Charges By-Law (subject to change). Fees, as
applicable, will be based upon latest fees and by-laws at time of payment:

e Fee of $9,500, per phase (includes development review/file management services,

clearance fees, review fees for water & wastewater applications required at time of building

permit for each lot, etc.)

Fee for County water & wastewater capacity / hydraulic modelling review, $500 (min.)

Fee for Watermain Review and Regulatory approval — Form 1, $1,200 (per phase)

Fee for Sanitary sewer review, CLI-ECA process, $1,200 (per phase)

Fee for Storm sewer review (on County property), CLI-ECA process, $1,200 (per phase)

Fee for Sanitary forcemain review, CLI-ECA process, $2,000 (per phase)

Fee for Sanitary sewer pumping station review, CLI-ECA process, $2,000 (per phase)

Inspection fees (equal to 1.5% of the supply and installation cost for applicable

water/sanitary/storm infrastructure to be installed and eventually assumed by Oxford

County)

e Fee for Watermain inspection/commissioning (applicable for subdivision servicing and
individual Block servicing at time of future Site Plan approval) — Site Plan actual cost or
$500 min, Subdivision < 25 lots $1,500, >25 lots $2,500 per Phase.

The draft plan conditions shall contain the following provisions:

1.

The Owner agrees in writing to satisfy all the requirements, financial (including payment of
applicable development charges, etc.) and otherwise, of Oxford County Public Works
regarding the installation of the water distribution system, the installation of the sanitary sewer
system including Sewage Pumping Station (SPS) and forcemains, construction of County
road improvements necessitated by development, and other matters pertaining to the
development of the subdivision in accordance with County Standards.

“H” holding provisions are required on Blocks 1 to 7 to delay development until municipal
services have been approved and extended to service the area, and improvements to
address existing system constraints (required for development) have been implemented to
the satisfaction of the City and County. Furthermore, the holding provisions can ensure that
development of each Block is reviewed/assessed, to the satisfaction of Oxford County Public
Works, during required Site Plan submission with respect to conformance with the most
current County Sewer Use By-Law and max water/wastewater flow allotment per Block
(established by design criteria for applicable infrastructure, based on area).
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The Owner shall agree in the Subdivision Agreement to fund the cost of any transportation
network improvements that are attributable to the Draft Plan of Subdivision to the
satisfaction/approval of Oxford County Public Works, MTO, and the City of Woodstock.

The Owner shall agree that where existing municipal infrastructure (roads, sidewalks, sewers,
watermains, etc. located external to the development land) is insufficient to accommodate
the proposed development, the Owner shall be required to improve and/or relocate/extend
the existing infrastructure. These costs shall be borne solely by the Developer.

The Owner agrees that subdivision/site entrances and all related costs are considered local
services and a direct developer responsibility.

The Owner agrees to implement the recommendations of the Functional Servicing &
Stormwater Management (SWM) Report by RJ Burnside, dated June 2024, including any
amendments thereto, and the preparation and submission of detailed engineering drawings
and reports to the satisfaction of Oxford County and the City of Woodstock.

The Owner agrees to implement the recommendations contained in the Transportation Study
by Trans-Plan, dated August 2023, including any amendments thereto, to the satisfaction of
Oxford County Public Works, MTO, and the City of Woodstock.

The Owner agrees to implement the recommendations contained in all other applicable
technical studies/assessments (e.g. Geotechnical, Hydrogeological, etc.), including any
amendments thereto, to the satisfaction of Oxford County Public Works, MTO, and the City
of Woodstock.

Prior to the signing of the final plan by the County, the Owner shall agree in writing that all
phasing of the plan of subdivision will be to the satisfaction of the City and County.
Furthermore, the Owner acknowledges that servicing/development of the plan of subdivision
is dependent on various planning, design, approval, and construction phases for
implementation of external services. Furthermore, the Owner agrees to design (including
obtaining approvals) and construct the proposed sanitary sewer in a timely manner, in
conjunction with installation of forcemain and watermain (to be coordinated to the
City/County’s satisfaction).

The Owner shall agree to prepare, and submit for the approval of Oxford County Public
Works, detailed servicing plans designed in accordance with the Oxford County Design
Guidelines.

Prior to the final approval of the subdivision plan (or any phase thereof), the Owner shall
receive confirmation from Oxford County Public Works that there is sufficient capacity in the
City of Woodstock water and sanitary sewer systems to service the plan of subdivision (or
proposed phase thereof). Each proposed development Block shall be subject to Site Plan
approval. Water & Wastewater capacity will be assessed and provisionally approved on a
block by block basis as part of Site Plan review; water and wastewater capacity allotment per
Block shall not exceed the established design allotment (based on design criteria, max flow
per area) of which applicable water & wastewater servicing infrastructure was sized. The
Owner shall agree to make provisions in the subdivision agreement to disclose the foregoing
water & wastewater allocation process and upset flow limits to purchasers of Blocks, to the
satisfaction of Oxford County Public Works.

The Owner agrees to provide such easements as may be required for utility or drainage
purposes outside of the proposed public right-of-ways shall be granted to the appropriate
authority free of all costs and encumbrances to the satisfaction of the appropriate authority.
Furthermore, the Owner agrees to provide any temporary easements as deemed required by
the appropriate authority.

The Owner agrees in writing that Block 8 (Servicing Block) shall be conveyed to the County
as required, free of all costs and encumbrances, to the satisfaction of Oxford County Public
Works.

The Owner agrees in writing, that a 0.3 m (1 ft) reserve along Oxford Road 2 (Highway 2)
shall be conveyed to the County as required, free of all costs and encumbrances, to the
satisfaction of Oxford County Public Works.
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15. Prior to final approval by the County, the Owner shall properly decommission any abandoned
private services (water well, cistern and/or septic system) located on the subject lands, in
accordance with the Ontario Water Resources Act, R.S.0. 1990 (Ontario Regulation No. 903)
and to the satisfaction of Oxford County Department of Public Works.

16. The subdivision agreement shall make provision for the assumption and operation by Oxford
County of the water and sewage system within the draft plan subject to the approval of Oxford
County Public Works.

17. Storm water drainage proposed to be directed to any County Road allowance shall be
managed/attenuated to pre-development conditions to the satisfaction of Oxford County
Public Works and City of Woodstock.

18. The Owner shall demonstrate/implement to the satisfaction of Oxford County that the entire
subdivision, and each phase of development, shall provide adequate redundancy and looping
for domestic and fire protection services.

19. Appropriate cul-de-sacs/turnaround areas are required to ensure proposed roadways have
adequate turning radius/unobstructed access (without reversing) for waste collection and
emergency vehicles. Cul-de-sac design will follow all County/City of Woodstock Guidelines.

20. The Owner agrees in writing, to the satisfaction of the County, through the subdivision
agreement, to ensure that all agreements of purchase and sale for lots (and tenancy
agreements) within the subdivision shall have appropriate disclosure that the subdivision is
not looped with watermain. While there are plans to loop the development in the future, within
future development, there is no specific timeline.

21. Prior to the approval of the final plan by the County, the owner shall provide a list of all
conditions of draft approval with a brief statement detailing how each condition has been
satisfied, including required supporting documentation from the relevant authority, to the
satisfaction of Oxford County.

The Upper Thames River Conservation Authority has indicated that the UTRCA, in cooperation
with the Grand River Conservation Authority, has reviewed the background reports provided in
support of this proposal and are satisfied that they have sufficient information to support the
development concept, and that remaining concerns can be addressed through the finalized
reports and conditions of draft approval. The UTRCA’s comments and recommended conditions
of draft approval are attached for Council’s consideration.

The Grand River Conservation Authority indicated that they have reviewed the supporting
technical studies submitted in support of the application and their concerns have been addressed,
subject to the inclusion of recommended conditions of draft approval (included as an attachment
to this report).

Comments and requested conditions received from the Ministry of Transportation are included as
an attachment to this report.

PuBLIC CONSULTATION

Notice of complete application and notice of public meeting regarding this proposal was issued
on March 19, 2024 and November 4, 2024, respectively, in accordance with the requirements of
the Planning Act. At the time of writing this report, no comments or concerns had been received
from the public.
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Planning Analysis

The proposed applications for Official Plan Amendment, draft plan of subdivision approval, and
zone change propose to facilitate the development of an industrial plan of subdivision with a
service commercial block, on lands adjacent to Highway 401 north of Highway 2.

Planning staff are satisfied that the proposal is consistent with the Provincial Planning Statement,
particularly Section 2.8, as the proposed employment area uses can be considered an appropriate
mix and range of employment uses, will increase the range and choice of suitable sites for
employment uses, and the proposed zoning will restrict the establishment non-employment uses
to maintain land use compatibility and the long-term operation and economic viability of this
employment area, in close proximity to major goods movement corridors (Highway 401 & 403).
The proposed development will be well integrated with the abutting industrial development to the
north and east to efficiently use land and existing and planned municipal infrastructure.

The proposal is also consistent with Section 4.1 of the PPS as the development has been
designed to preserve and enhance natural heritage features on the property and abutting lands.
In addition to ensuring that the proposed industrial blocks remain outside of natural heritage
features, the applicant has included buffer areas to ensure proposed siting of buildings and lot
grading does not introduce negative impacts on the natural heritage features present. An
Environmental Impact Study was submitted and peer reviewed to demonstrate there are no
negative impacts on the natural features or adjacent lands.

The subject lands were originally designated for ‘Business Park’, ‘Traditional Industrial’ and
‘Service Commercial’ uses by OPA 113 in 2008, which implemented the East Woodstock
Secondary Plan. OPA 268 in 2022 (Southeast Woodstock Secondary Plan) was adopted by
Oxford County on April 13, 2022 and brought the lands within the urban settlement boundary of
Woodstock and implemented the land use designations as recommended in the East Woodstock
Secondary Plan, save for the Service Commercial designation which was not implemented as the
lands were not able to have direct access from Highway 2 due to Ministry of Transportation
policies and requirements that restrict access in the proximity of highway interchanges.

The application for Official Plan Amendment proposes to re-designate lands from Business Park
to Traditional Industrial use. Within the Business Park designation in the East Woodstock
Secondary Plan and the special policies for Business Park development contained within the
South-East Woodstock Secondary Plan, Business Park lands are intended for light industrial,
technological, office and business support uses that can be accommodated on smaller parcels
and do not involve significant trucking and loading operations or industrial emissions that would
require significant buffering or separation distances. The proposed Traditional Industrial
designation would permit the development of a range of suitable sites for job creating employment
uses that may require separation from sensitive land uses, may generate industrial emissions that
require buffering and/or separation distances from other uses, and may require or benefit from a
location in proximity to Highways 401 and 403.

In this instance, the site’s proximity to Highways 401 and 403 will provide significant opportunity
for employment uses in a developing industrial area. It is noted that sensitive land uses that could
be negatively impacted by the proposed Traditional Industrial land uses are clustered on the south
side of Highway 2, in the cluster of Eastwood, and 5 existing residential lots fronting on the north
side of Highway 2 that are designated for Service Commercial uses. Planning staff are of the
opinion that the land use compatibility can be addressed through the preparation of noise and
vibration studies at the detailed design stage or site plan approval stage when the proposed uses
for each block are better known and the lot grading, building setbacks, parking areas and other
development details are known.
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The submitted Official Plan amendment also proposes to designate the lands identified as Block
7 for Service Commercial uses. Service commercial areas typically cater to vehicular traffic and
single purpose shopping trips where customers are typically generated from passing traffic or a
wide-ranging market area, and have direct access to an arterial or collector road. The designation
of these lands for service commercial uses is generally in-keeping with the policies of Section
7.3.4 as the block is sufficiently large to accommodate service commercial uses, will remain
compatible with planned industrial development and serve as an intervening buffer use to
residential uses south of Highway 2, and will have the same service commercial designation as
adjacent lands to the east fronting on Highway 2. These lands will be appropriately served by
municipal services, and the potential traffic can be appropriately accommodated through the
planned local street network to the north and east and intersections to Highway 2 as demonstrated
by the submitted Traffic Impact Study. Although the lands do not have direct access to Highway
2 (in accordance with MTO requirements), the lands will have significant visibility at a prominent
location and can be adequately accessed through the planned local street network.

In support of the applications, and further to previous studies prepared on behalf of the City
through the Southeast Woodstock Secondary Plan, the applicant submitted an Environmental
Impact Study (EIS), a Functional Servicing Report (FSR), Traffic Study, Hydrogeological
Assessment, Archaeological Investigation and Planning Justification Report. These reports
generally reflect and provide greater detail respecting the implementation of the preferred options
from previous reports prepared through the Secondary Plan process and through the Integrated
Environmental Assessment process. Appropriate conditions of approval have been included to
ensure that these reports are finalized, accepted by the appropriate reviewing agency and
appropriately implemented through the development process.

The development of the subject lands will be closely tied and integrated with the development of
the City’s industrial plan of subdivision to the north and east. Access to the subject lands will be
through the public streets to the north and east contained in the City’s draft approved industrial
subdivision, and municipal water and wastewater servicing will be extended under Highway 401
through Block 8 to the City’s industrial plan of subdivision to service the subject lands. To this
end, the City and the applicant have been closely coordinating the design and development of
both plans of subdivision.

While the majority of the lands are designated Business Park, a significant portion is designated
Environmental Protection (EP). The designation of these areas reflects significant natural
heritage features, including provincially significant wetlands and woodlands that are present on
the property. The peer-reviewed EIS has refined the boundaries of these features. The EIS
indicated that the proposed industrial and commercial development as proposed will not encroach
into significant features and recommends a 30 m buffer from wetlands and 15 m setback from
significant woodlands where no grading or development impacts will occur. A portion of significant
woodland, approximately 0.63 ha (1.56 ac) is proposed to be removed for the construction of the
local street connection but will be offset through forest restoration elsewhere on the site to provide
improved linkages between natural heritage features on the property and abutting property. With
respect to the protection of the natural heritage features present on the site, Planning staff
recommend that the zoning of the EP areas include a minimum setback of 30 m to any EP1 zone,
and a setback of 15 m to an EP2 Zone, with further relief only contemplated through submissions
of a zoning by-law amendment with a supporting Environmental Impact Study to justify the
reduced setback.

The proposed M3-sp zoning for the proposed Traditional Industrial designated blocks within the
subdivision plan will permit the uses within the M3 zone and provide for a setback of 30 m from
the EP1 Zone, and 15 m from the EP2 zone. The proposed C4-sp zoning for the proposed Service
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Commercial block will include a tourist information centre as an additional permitted use, and will
remove residential uses from the C4-sp lands to ensure the lands on this property and the
adjacent industrial property to the north and east will not be negatively impacted by the
introduction of new sensitive land uses.

At this time, the applicant has not proposed specific lotting patterns for the industrial or service
commercial blocks, and compliance with the M3 and C4 zoning standards cannot be fully
reviewed. The applicant proposes to further divide the lots through the part lot control exemption
process. It is noted that the part lot control exemption process can only proceed once all
development matters have been addressed to the satisfaction to the City and County and the
particular lot or block has received site plan approval.

Planning staff recommend that as no municipal water or wastewater services currently exist east
of Highway 401, that holding provisions be applied to the industrial and service commercial blocks
to ensure that development does not proceed prior to municipal services being extended to
service the lands. The holding provisions would also be used for the proposed industrial blocks
to ensure that the proposed industrial uses (currently undetermined), are compliant with the
Provincial D-6 Guideline “Compatibility Between Industrial Facilities and Sensitive Land Uses”
and the Ministry of Environment, Conservation and Parks Noise Guideline NPC-300. There are
a number of sensitive land uses fronting on Highway 2 that could be negatively impacted by the
proposed permitted industrial uses. The purpose of these latter Holding Provisions would be to
review a proposed industrial site plan for conformance with the D-6 Guidelines and where there
is a concern that the use could negatively impact a sensitive use, require a noise study or other
mitigation measures to demonstrate compliance with the guidelines. Once confirmation was
received that the proposed industrial development would be compliant with the guidelines, the
holding provision would be lifted by City Council to enable the development to proceed. Planning
staff are supportive of this approach as the identification and acceptability of required mitigation
or design measures is unknown until a specific development and use is proposed for the lands,
and this approach is consistent with the approved development in the City’s industrial
development adjacent to the east.

In light of the foregoing, Planning staff are of the opinion that the proposal to amend the Official
Plan and City Zoning By-law to facilitate a proposed plan of subdivision for industrial purposes on
the subject lands is consistent with the relevant policies of the Provincial Policy Statement and
maintains the general intent and purpose of the Official Plan, and can be given favourable
consideration by Council.

RECOMMENDATIONS

That the Council of the City of Woodstock approve in principle the zone change application
(File No. ZN 8-23-18) submitted by the 2729902 Ontario Inc., for lands described as Part Lot
9, Concession 1 (Blandford), to rezone the lands from ‘Agricultural (AG)’ to ‘Special
General Industrial Holding Zone (M3-48 (H))’ ‘Special Highway Commercial Holding Zone
(C4-57(H))’, ‘Environmental Protection Zone 1 (EP1)’ and ‘Environmental Protection Zone
2 (EP2)’ to facilitate a proposed draft plan of subdivision for industrial and service
commercial purposes;

And further, that the Council of the City of Woodstock advise County Council that the City

supports the application for Official Plan Amendment, File No. OP 23-11-8, submitted by
the 2729902 Ontario Inc., for lands described as Part Lot 9, Concession 1 (Blandford), to
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redesignate the lands from Business Park to Traditional Industrial and Service
Commercial;

And further, that the Council of the City of Woodstock advise County Council that the City
supports the application for draft plan of subdivision, File No. SB 24-06-8, submitted by
the 2729902 Ontario Inc., for lands described as Part Lot 9, Concession 1 (Blandford),
subject to the following conditions of draft approval:

1. This approval applies to the draft plan of subdivision submitted by 2729902 and prepared

by Gagnon Walker Domes Limited as shown on Plate 3 of Report No. 2024-364 and
comprising Part of Lot 9, Concession 1 (Blandford), in the City of Woodstock showing six
blocks for industrial development, one service commercial block, one servicing block, four
blocks for environmental features, one road widening block, and four 0.3 m (1 ft) reserves,
served by two new local streets.

2. The Owner agrees to satisfy all the requirements, financial and otherwise, of the City

regarding construction of roads, installation of services, including water, sanitary sewer &
forcemain, storm sewer, drainage facilities, sewage pumping stations, electrical
distribution system, sidewalks, street lights, and other matters pertaining to the
development of the subdivision in accordance with City standards.

3. The road allowances included in the draft plan of subdivision shall be dedicated as public

highways to the satisfaction of the City of Woodstock.

4. The streets included in the draft plan of subdivision shall be named to the satisfaction of

the City of Woodstock.

5. The owner agrees in writing that temporary turning circles and/or emergency access ways

10.

11.

12.

will be provided, as necessary, to the satisfaction of the City of Woodstock.

The Owner agrees to plant street trees, including the preparation of a detailed
landscape/street tree planting plan, to the satisfaction of the City, if required.

The Owner agrees in writing that all foundations of existing buildings will be removed from
the lands to the satisfaction of the City and that necessary fill be placed and compacted
to the satisfaction of the City.

The Owner agrees in writing that all existing overhead and underground services will be
removed and/or abandoned to the satisfaction of the City.

The Owner agrees to cost sharing for services installed by the City that benefit the owner.

The Owner agrees to provide the City with access to Blocks 9 and 10 to the satisfaction
of the City at time of transfer of Block 9 and 10 to the City.

The Owner agrees to prepare a tree preservation and compensation plan to the
satisfaction of the City.

The subdivision agreement shall, if required by the City, make provisions for the
dedication of parkland or cash in-lieu thereof, in accordance with the relevant provisions
of the Planning Act. The Owner further agrees that woodlot/NHS/buffer lands shall not
count towards the dedication of parkland.
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The Owner agrees in writing that fencing shall be installed adjacent to City-owned lands,
or as otherwise required by the City to the satisfaction of the City.

The Owner agrees to implement the recommendations contained in the Hydrogeological
Assessment by RJ Burnside, dated July, 2023, including any amendments thereto, to the
satisfaction of the City.

The Owner agrees to implement the recommendations of the Functional Servicing &
Stormwater Management (SWM) Report by RJ Burnside, dated September, 2023,
including any amendments thereto, and the preparation and submission of detailed
engineering drawings and reports to the satisfaction of the City.

The subdivision agreement shall contain provisions indicating that prior to grading and
issuance of building permits, that a Stormwater management report, grading plan, and
an erosion and sediment control plan be reviewed and approved by the City, UTRCA,
and GRCA, and further, the subdivision agreement shall include provisions for the Owner
to carry out or cause to be carried out any necessary works in accordance with the
approved plans and reports.

Prior to the signing of the final plan by the County, all lots/blocks shall conform to the
zoning requirements of the City’s Zoning By-Law. Certification of lot areas, frontages, and
depths, shall be provided to the City by an Ontario Land Surveyor retained by the owner.

The Owner agrees in writing that all existing wells on the subject lands will be properly
abandoned in accordance with Ontario Regulation 903 and that septic fields will be
abandoned to the satisfaction of the City and that all necessary paperwork be submitted
to the City and County.

Such easements as may be required for utility, servicing or drainage purposes shall be
granted to the appropriate authority.

The Owner agrees that such temporary construction and permanent easements as may
be required for utility or drainage purposes inside and outside of the proposed public right-
of-ways shall be granted to the appropriate authority at the Owner’s expense.

Prior to the signing of the final plan by the County, the Owner shall agree in writing that
all phasing of the plan of subdivision will be to the satisfaction of the City and County.
Furthermore, the Owner acknowledges that servicing/development of the plan of
subdivision is dependent on various planning, design, approval, and construction phases
for implementation of external services. Furthermore, the Owner agrees to design
(including obtaining approvals) and construct the proposed sanitary sewer in a timely
manner, in conjunction with installation of forcemain and watermain (to be coordinated to
the City/County’s satisfaction).

The Owner agrees to implement the recommendations contained in the Transportation
Study by Trans-Plan, dated August 2023, including any amendments thereto, to the
satisfaction of Oxford County Public Works, and the City of Woodstock.

The owner agrees in writing that further development will be subject to site plan approval
where servicing, grading, stormwater management, setbacks to environmental areas,
traffic/transportation, landscaping, etc. will be reviewed in further detail, to the satisfaction
of the City and County.
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The Owner agrees that 1-foot reserves shall be conveyed to the City, County, or
appropriate road authority, as the case may be, free of all costs and encumbrances, to
the satisfaction of the road authority.

The Owner agrees to provide such easements as may be required for utility or drainage
purposes outside of the proposed public right-of-ways shall be granted to the appropriate
authority free of all costs and encumbrances to the satisfaction of the appropriate
authority. Furthermore, the Owner agrees to provide any temporary easements as
deemed required by the appropriate authority.

Storm water drainage proposed to be directed to any County Road allowance shall be
managed/attenuated to pre-development conditions to the satisfaction of Oxford County
Public Works and City of Woodstock.

The Owner agrees in writing to undertake and complete all necessary steps to follow and
implement all recommendations and further work necessary (including monitoring plans,
review of Erosion and Sediment Control Plans and Grading Plans) as contained in the
Environmental Impact Study and resulting peer review, of the Northeast Industrial Park,
Woodstock 2729902 Ontario Inc Environmental Impact Study, prepared by RJ Burnside
& Associated Limited, dates July 2024, to the satisfaction of the City and County.

The Owner agrees to implement the recommendations of the Functional Servicing &
Stormwater Management (SWM) Report by RJ Burnside, dated June 2024, including any
amendments thereto, and the preparation and submission of detailed engineering
drawings and reports to the satisfaction of Oxford County and the City of Woodstock.

The Owner agrees to implement the recommendations contained in all other applicable
technical studies/assessments (e.g. Geotechnical, Hydrogeological, etc.), including any
amendments thereto, to the satisfaction of Oxford County Public Works, and the City of
Woodstock.

The Owner agrees in writing to satisfy all the requirements, financial (including payment
of applicable development charges, etc.) and otherwise, of Oxford County Public Works
regarding the installation of the water distribution system, the installation of the sanitary
sewer system including Sewage Pumping Station (SPS) and forcemains, construction of
County road improvements necessitated by development, and other matters pertaining
to the development of the subdivision in accordance with County Standards.

The Owner shall agree to prepare and submit for the approval of Oxford County Public
Works, detailed servicing plans designed in accordance with the Oxford County Design
Guidelines.

The Owner shall acknowledge in writing that “H” holding provisions are required on Blocks
1 to 7 to preclude development until municipal services have been approved and
extended to service the area, and improvements to address existing system constraints
(required for development) have been implemented to the satisfaction of the City and
County. Furthermore, the holding provisions can ensure that development of each Block
is reviewed/assessed, to the satisfaction of Oxford County Public Works, during required
Site Plan submission with respect to conformance with the most current County Sewer
Use By-Law and max water/wastewater flow allotment per Block (established by design
criteria for applicable infrastructure, based on area).
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Prior to the final approval of the subdivision plan (or any phase thereof), the Owner shall
receive confirmation from Oxford County Public Works that there is sufficient capacity in
the City of Woodstock water and sanitary sewer systems to service the plan of subdivision
(or proposed phase thereof). Each proposed development Block shall be subject to Site
Plan approval. Water & Wastewater capacity will be assessed and provisionally approved
on a block by block basis as part of Site Plan review; water and wastewater capacity
allotment per Block shall not exceed the established design allotment (based on design
criteria, max flow per area) of which applicable water & wastewater servicing
infrastructure was sized. The Owner shall agree to make provisions in the subdivision
agreement to disclose the foregoing water & wastewater allocation process and upset
flow limits to purchasers of Blocks, to the satisfaction of Oxford County Public Works.

The Owner shall agree in the Subdivision Agreement to fund the cost of any transportation
network improvements that are attributable to the Draft Plan of Subdivision to the
satisfaction/approval of Oxford County Public Works and the City of Woodstock.

The Owner shall agree that where existing municipal infrastructure (roads, sidewalks,
sewers, watermains, etc. located external to the development land) is insufficient to
accommodate the proposed development, the Owner shall be required to improve and/or
relocate/extend the existing infrastructure. These costs shall be borne solely by the
Developer, to the satisfaction of Oxford County Public Works.

The Owner agrees that subdivision/site entrances and all related costs are considered
local services and a direct developer responsibility.

The Owner agrees in writing that Block 8 (Servicing Block) shall be conveyed to the
County as required, free of all costs and encumbrances, to the satisfaction of Oxford
County Public Works.

The Owner agrees in writing, that a 0.3 m (1 ft) reserve along Oxford Road 2 (Highway
2) shall be conveyed to the County as required, free of all costs and encumbrances, to
the satisfaction of Oxford County Public Works.

The subdivision agreement shall make provision for the assumption and operation by
Oxford County of the water and sewage system within the draft plan subject to the
approval of Oxford County Public Works.

The Owner shall demonstrate/implement to the satisfaction of Oxford County that the
entire subdivision, and each phase of development, shall provide adequate redundancy
and looping for domestic and fire protection services.

Appropriate cul-de-sacs/turnaround areas are required to ensure proposed roadways
have adequate turning radius/unobstructed access (without reversing) for waste
collection and emergency vehicles. Cul-de-sac design will follow all County/City of
Woodstock Guidelines.

The Owner agrees in writing, to the satisfaction of Oxford County Public Works, through
the subdivision agreement, to ensure that all agreements of purchase and sale for lots
(and provisional tenancy agreements) within the subdivision shall have appropriate
disclosure that the subdivision is not looped with watermain. While there are plans to loop
the development in the future, within future development, there is no specific timeline.
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Prior to any grading or construction on the site and prior to registration of the plan, the
Owners or their agents shall submit a detailed storm water management report in
accordance with the 2003 Ministry of Environment Report entitled “Stormwater
Management Planning and Design Manual” and in keeping with the “Functional Servicing
and Stormwater Management Report (Prepared by RJ Burnside, dated June 2024), to
the satisfaction of the Grand River Conservation Authority.

Prior to any grading or construction on the site and prior to registration of the plan, the
Owners or their agents shall submit detailed lot grading, servicing and storm drainage
plans to the satisfaction of the Grand River Conservation Authority.

Prior to any grading or construction on the site and prior to registration of the plan, the
Owners or their agents shall submit an Erosion and Siltation Control Plan in accordance
with the GRCA’s guidelines for sediment and erosion control, indicating the means
whereby erosion will be minimized and silt maintained on-site throughout all phases of
grading and construction, to the satisfaction of the Grand River Conservation Authority.

Prior to any grading or construction on the site and prior to registration of the plan, the
Owners or their agents shall submit and obtain approval of a permit pursuant to the
Prohibited Activities, Exemptions and Permits Regulation (Ontario Regulation 41/24) from
the GRCA prior to any grading within a regulated area.

Prior to the final approval of the plan by the County, the Owner shall provide a final
Hydrogeological Assessment which includes a detailed wetland monitoring and mitigation
plan, to the satisfaction of the Upper Thames River Conservation Authority.

Prior to the final approval of the plan by the County, in conjunction with the submission of
the engineering drawings, the Owner shall submit detailed grading plans and erosion and
sediment control plans that will identify all erosion and sediment control measures for the
subject lands to the satisfaction of the Upper Thames River Conservation Authority. The
plans are to include measures to be used during all phases of construction including the
installation of servicing under Highway 401. Prior to any work on the site, the Owner shall
implement these measures satisfactory to the Upper Thames River Conservation
Authority.

In accordance with Ontario Regulation 41/24 made pursuant to Section 28 of the
Conservation Authorities Act, the Owner shall obtain the necessary permits / approvals
from the UTRCA prior to undertaking any site alteration or development within the UTRCA
Regulated Area, including filling, grading, construction, site alteration to watercourse
and/or interference with a wetland.

That prior to final approval, the Owner shall submit to the Ministry of Transportation for
review and approval, a copy of a Traffic Impact Study indicating the anticipated traffic
volumes and their impact on the provincial highway network. The Traffic Impact Study
will be prepared in accordance with MTO’s Traffic Impact Study Guidelines. The owner’s
transportation consultant shall be RAQS certified.

That prior to final approval, the owner should be aware that any highway improvements
identified from the Ministry of Transportation Review and analysis of the Traffic Impact
Study will be the financial responsibility of the owner. A legal agreement will be required
to be entered into between the owner and MTO, whereby the owner agrees to assume
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financial responsibility for the design and construction of all necessary associated
highway improvements.

That prior to final approval, the owner shall submit a stormwater management report with
grading and drainage plans for the proposed development for MTO’s review and
approval.

That prior to final approval, the road widening block abutting Highway 401 shall be
identified and be depicted on the final plan as a public highway on the owner’s certificate
on the final plan of subdivision, to the satisfaction of the MTO.

That prior to final approval, appropriate 0.3 m reserve(s) abutting Highway 2 frontage
shall be identified on the final plan, and that the Owner’s solicitor provide the MTO with a
signed undertaking to convey these blocks to the MTO immediately following the
registration of the plan, to the satisfaction of the MTO.

That prior to final approval, the owner shall submit to the MTO for review and approval a
draft copy of the M-Plan for the subdivision.

That prior to final approval, arrangements shall be made to the satisfaction of MTO for
erection of a security fence along the westerly and northerly boundary of the plan where
it abuts MTO lands along Highway 401.

That prior to final approval, the owner shall provide the MTO for review and approval, the
conditions of draft approval and draft subdivision agreement to ensure MTO requirements
have been incorporated.

Prior to the approval of the final plan by the County, the owner shall agree in writing to
satisfy the requirements of Canada Post Corporation with respect to advising prospective
purchasers of the method of mail delivery; the location of temporary Centralized Mail Box
locations during construction; and the provision of public information regarding the
proposed locations of permanent Centralized Mail Box locations, to the satisfaction of
Canada Post.

Prior to the approval of the final plan by the County, the owner shall agree in writing, to
satisfy the requirements of Enbridge Gas and other applicable utility providers, that the
owner/developer provide Enbridge Gas Limited and other applicable utility providers, with
the necessary easements and/or agreements required for the provisions of gas services
or other utilities.

Prior to the approval of the final plan by the County, the owner shall submit an
archaeological assessment of the subject property and mitigate, through preservation or
resources removal and documentation, adverse impacts to any significant archaeological
resources found. No grading or other soil disturbances shall take place on the subject
property prior to the issuance of a clearance letter by the Ministry of Culture confirming
that all archaeological resource concerns have met licensing and resource conservation
requirements.

Prior to final approval by the County, the owner shall provide a list of all conditions of draft
approval with a brief statement detailing how each condition has been satisfied, including
required supporting documentation from the relevant authority, to the satisfaction of the
County of Oxford.
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Prior to final approval by the County, the County of Oxford shall be advised by the City of
Woodstock that conditions 2 to 29 (inclusive) have been met to the satisfaction of the City.
The clearance letter shall include a brief statement for each condition detailing how each
has been satisfied.

Prior to final approval by the County, the owner shall secure clearance from the County of
Oxford Public Works Department or other appropriate County department, that conditions
18-42 (inclusive) have been met to the satisfaction of County Public Works and/or
Community Planning. The clearance letter shall include a brief statement for each
condition detailing how each has been satisfied.

Prior to final approval by the County, the owner shall secure clearance from the Grand
River Conservation Authority that conditions 43 to 46 (inclusive), have been met to the
satisfaction of the GRCA. The clearance letter shall include a brief statement for each
condition detailing how each has been satisfied.

Prior to final approval by the County, the owner shall secure clearance from the Upper
Thames River Conservation Authority that conditions 47 to 49 (inclusive), have been met
to the satisfaction of the UTRCA. The clearance letter shall include a brief statement for
each condition detailing how each has been satisfied.

Prior to final approval by the County, the County of Oxford shall be advised by the Ministry
of Transportation that conditions 50 to 57 (inclusive) have been met to the satisfaction of
the Ministry of Transportation. The clearance letter shall include a brief statement for each
condition detailing how each has been satisfied.

Prior to final approval by the County, the County of Oxford shall be advised by Canada
Post Corporation that condition 58 has been met to the satisfaction of Canada Post. The
clearance letter shall include a brief statement detailing how this condition has been
satisfied.

Prior to final approval by the County, the County of Oxford shall be advised by applicable
utility companies that condition 59 has been met to the satisfaction of each applicable
utility provider. The clearance letter shall include a brief statement detailing how this
condition has been satisfied.

The plan of subdivision shall be registered within three (3) years of the granting of draft
approval, after which time this draft approval shall lapse unless an extension is authorized
by the County of Oxford.

SIGNATURES
Authored by: Original signed by Eric Gilbert, RPP MCIP

Manager of Development Planner
Approved for Submission by: Original signed by Paul Michiels

Director of Community Planning
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Administration Centre: 400 Clyde Road, PO. Box 729 Cambridge, ON N1R 5W6

Phone: 519-621-2761 Toll free: 1-866-900-4722 Fax: 519-621-4844 www.grandriver.ca

August 22, 2024 via email
GRCA File: OP23-11-8, SB23-06-8 & ZN8-23-18 - 685691 Highway 2

Eric Gilbert

Manager of Development Planning
Oxford County

21 Reeve Street

P.O. Box 1614

Woodstock ON N4S 7Y3
planning@oxfordcounty.ca

Dear Eric Gilbert:

Re: Second Submission of Official Plan Amendment, Draft Plan of Subdivision and
Zone Change Applications (OP23-11-8, SB23-06-8 & ZN8-23-18)
685691 Highway 2, City of Woodstock, Oxford County
Owner: 2729902 Ontario Inc. c/o Ken Gill
Applicant: Gagnon Walker Domes Ltd. c/o Andrew Walker

Grand River Conservation Authority (GRCA) staff have reviewed the second submission of
the above-noted Official Plan Amendment, Draft Plan of Subdivision and Zone Change
applications.

Documents Reviewed:

Grand River Conservation Authority (GRCA) staff have reviewed the following information
submitted in association with the second submission of the above-noted applications:

Scoped Environmental Impact Study Revision 1 (RJ Burnside, dated June 2024);
Functional Servicing and Stormwater Management Report (RJ Burnside, dated June
2024) and associated PCSWMM modelling files;

Comment Response Matrix (GWD, dated July 5, 2024);

Draft Plan of Subdivision (GWD, July 18 2023, revised June 7, 2024);
Hydrogeological Assessment (RJ Burnside, dated June 2024); and

Cover Letter (Gagnon Walker Homes, dated July 5, 2024).

The subject property is divided between Grand River Conservation Authority (GRCA) and
Upper Thames River Conservation Authority (UTRCA) jurisdictions.

The subject lands within both GRCA and UTRCA jurisdictions contain portions of the Kenny
Creek Provincially Significant Wetland and the associated regulated allowances. As a
result, portions of the subject property are regulated by the GRCA and UTRCA under
Ontario Regulation 41/24. A copy of GRCA'’s current resource mapping is attached for
reference.
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It has been coordinated between GRCA and UTRCA staff that GRCA would be the lead
reviewer for the EIS and Hydrogeological review for the subdivision, while both conservation
authorities have reviewed the Stormwater Management Reports for works within respective
watershed jurisdictions. Each conservation authority is submitting their comments for this
subdivision under separate cover. Please note that permits will also be required from both
conservation authorities for works within the respective watershed jurisdictions.

Recommendation:

Based on our review, our previous concerns have now been addressed. The GRCA is now
in a position to recommend draft plan approval with the following conditions:

1. Prior to any grading or construction on the site and prior to registration of the plan, the
owners or their agents submit the following plans and reports to the satisfaction of the
Grand River Conservation Authority.

a)

A detailed storm water management report in accordance with the 2003 Ministry of
the Environment Report entitled "Stormwater Management Planning and Design
Manual" and in keeping with the “Functional Servicing and Stormwater Management
Report (Prepared by RJ Burnside, dated June 2024).

A detailed Lot Grading, Servicing and Storm Drainage Plan.

An Erosion and Siltation Control Plan in accordance with the Grand River
Conservation Authority's Guidelines for sediment and erosion control, indicating the
means whereby erosion will be minimized and silt maintained on-site throughout all
phases of grading and construction.

The submission and approval of a permit pursuant to the Prohibited Activities,
Exemptions and Permits Regulation (Ontario Regulation 41/24) from the GRCA prior
to any grading within a regulated area.

Comments for Detailed Design:

1. EIS Section 8.0 Potential Ecological Impacts and Mitigation Measures, the identified
buffer encroachment areas should receive enhanced vegetated buffer treatments to
help offset the reduced buffer widths and functions.

2. FSR Section 1.4.2 Groundwater Conditions, a groundwater dewatering contingency plan
must be provided.

3. FSR Catchment B area to be conveyed to and treated by the proposed SWM facility of
the overall industrial park must be designed and coordinated so that the final SWM
facility is adequately designed and sized to control runoff discharged into the Ball Drain
and ultimately Kenny Creek.

4. The conclusions and recommendations within the Revised EIS and FSR are acceptable
and should be fully implemented.

Fees:

GRCA charges a fee for its plan review services in accordance with the current approved
Plan Review Fee Schedule. The fee required for the review of draft plans of subdivision is a
$2,505 base fee in addition to a fee of $1,305 per net hectare (excluding natural areas and
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buffers). The fee is capped at $30,000. Based on the proposed 21.5 hectares to be
developed excluding natural areas, a total fee of $30,000 applies.

We wish to acknowledge GRCA's previous receipt of payment in the amount of $23,505 for
this application, with the remaining $6,495 due at this time. As such, the applicant will be
invoiced in the amount of $6,495 for the remaining fee due for the GRCA'’s review of these
applications.

We trust that this information is of assistance. Should you have any questions, please
contact me at jconroy@grandriver.ca or 519-621-2763 extension 2230.

Sincerely,

e G

Jessica Conroy, MES PI.
Resource Planner
Grand River Conservation Authority

Enclosed: GRCA Map of Subject Property

Copy: Laura Biancolin, Land Use Planner I, Upper Thames River Conservation Authority
(via email)
Andrew Walker, Gagnon Walker Domes Ltd. — Applicant (via email)
Ken Gill, 2729902 Ontario Inc. — Owner (via email)
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Grand River Conservation
Authority

Date: Aug 21, 2024
Author: JC
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Ministry of Transportation Ministére des Transports

West Operations Opérations ouest

Corridor Management Section West Section de la gestion des couloirs routiers de I'Ouest o t - @
659 Exeter Road 659, chemin Exeter n a rl o

London, Ontario N6E 1L3 London (Ontario) N6E 1L3

Telephone: (226) 973-8580 Téléphone: (226) 973-8580

Facsimile: (519) 873-4228 Télécopieur: (519) 873-4228

Date: July 4, 2024
To: Eric Gilbert, Oxford County

Re: MTO Comments — OP23-11-8, SB 23-06-8, ZN 8-23-18 (2729902 Ontario Inc)

The Ministry of Transportation (MTO) has completed our review of the draft plan of
subdivision prepared by Gagnon Walker Domes (GWD) Professional Planners, dated
July 18, 2023, for 685691 Highway 2, Woodstock ON. The plan was reviewed in
accordance with the requirements of MTO’s highway access control policies, and the
Public Transportation and Highway Improvement Act (PTHIA), MTO’s Highway Corridor
Management Manual (HCMM) and all related guidelines and policies. The following
outlines our comments:

Highway 401 in the vicinity of the subject property is a Class 1A - Freeway with a
posted speed of 100 km/hr, and is designated as a Controlled Access Highway
(CAH). As such, all requirements, policies, guidelines and best practices in accordance
with this classification and designation shall apply.

The owner should be aware that the property lies within MTO's Permit Control Area
(PCA), and as such, MTO Permits are required before any demolition, grading,
construction or alteration to the site commences. In accordance with the Ontario
Building Code, municipal permits may not be issued until such time as all other
applicable requirements (i.e.: MTO permits/approvals) are satisfied.

Access

While MTO has no objections with the primary access as proposed from the new
municipal road proposed as part of the adjacent draft plan of subdivision at 685691
Highway 2.
e All access to Block 8 shall be achieved from Street ‘B’.
e |t appears Block 7 to be a land locked parcel with new frontage to a public
roadway.
o Please confirm how access will be achieved for Block 7.

The Street ‘A’ cul-du-sac alignment may need to be adjusted to ensure the MTO 14.0m
setback is achieved along the Highway 401 frontage on Block 1.



Blocks and Land Use

A road widening and 0.3m reserve along the south limit of Blocks 8 & 10 will be required
as a condition of approval. The exact size of the dedication is provided in the attached
drawing titled “MTO required road widening PIN 002640068.pdf”.

MTO has no objections with the configuration or number of lots proposed.

As noted above Block 1 and Street ‘A’ may need to be adjusted to allow for the 14.0m
setback from the MTO property limit.

The 14.0m setback should be denoted on subsequent plans for Block 1 and
Block 8, as all buildings, structures and features integral to the site to be located
a minimum of 14.0m from the highway property limit, inclusive of parking, outdoor
amenity area, eftc.

o As noted on the road widening drawing the 14.0m shall be applied to the

new widened limit.

The property owners are required to erect a security fence along MTO’s property
limits, extending along the entire frontage of MTO owned property, the westerly
and southerly boundaries of the subject lands. The security fence shall be a
minimum of 1.8 metres in height, shall be offset a minimum 0.3 metres away
from the existing designated highway property limit, and shall be clearly identified
on all plans. It should also be noted that said fencing must comply with MTO
Directive PHY B-209. Additionally, MTO requests that a clause be added to the
municipal Site Plan Agreement identifying that the owner shall be responsible to
maintain the fencing in condition satisfactory to MTO.

Stormwater Management

e To ensure that stormwater runoff from this property does not adversely affect
our highway drainage system or highway corridor, MTO requires the owner to
submit a Storm Water Management Report (SWMR) along with the above-
noted grading/drainage plans for the proposed development for our review
and approval. MTO Stormwater Management Requirements for Land
Development Proposals can be obtained from the following website:

https://www.ontario.ca/page/resources-transportation-planners#section-5
o The owner's drainage consultant should refer to the ministry website for
applicable IDF curves and the ministry’s Stormwater Management
Requirements for Land Development Proposals.
http://www.mto.gov.on.ca/IDF _Curves/terms.shtml
o The owner’s drainage consultant shall ensure that all return periods are
assessed (2yr, 5yr, 10yr, 25yr, 50yr, 100yr and Regional).

MTO comments on the stormwater management report for Corlett Farm, are as follows:

e There is a potential concern with the proposed connection of the outlet to the
existing C2 culvert crossing Highway 401. The pre/post development peak
flow only included comparison for Catchment C which drains south towards
Highway 2.



o The peak flow comparison should also be included for Catchment A and
B, and the capacity of the existing C2 culvert needs to be considered to
ensure any potential increase will not surpass operational parameters.

e The report does not provide IDF charts indicating the parameters used. MTO
requires the use of rainfall data from the MTO IDF website.

o The developer should perform the modelling for pre- and post-
development with the MTO IDF charts and compare with the current
analysis and work with more conservative data across of different storm
events (2-100 year).

o The developer can also choose to utilize municipal IDF parameters if such
values are more conservative, and justifications are provided.

e Discussion and table containing information on the discharge storage are also
needed. The applicant indicated the MECP Stormwater Management
Planning and Design Manual was used as part of the design criteria. Section
4.5 of this Manual laid out some directions of storage requirements which
should be addressed in the report.

e The drawings submitted in the Appendices should be stamped and signed.
The erosion and sediment control should be shown, either as a standalone
sheet, or be included in the grading plan.

o The proposed conditions sheet does indicate silt fencing in the legends,
however it is not shown on the plan view. It is also advised any comments
and consideration of cleanout requirements for the existing culverts and
ditches to be included as drawing notes.

Traffic Impact Study

MTO is currently reviewing TIS provided for the subject site, MTO comments are yet to
be finalized and will be provided in a follow up communication to the County. That being
said the location and proposed mitigations are in line with previous discussion with
respect to intersection placement/spacing.

Proposed Conditions of Draft Plan Approval

The following are MTQO’s proposed Conditions of Draft Approval:

1. That prior to final approval, the owner(s) to submit to the Ministry of
Transportation for review and approval, a copy of a Traffic Impact Study
indicating the anticipated traffic volumes and their impact on the provincial
highway network. The Traffic Impact Study will be prepared in accordance with
MTQ’s Traffic Impact Study Guidelines. The owner’s transportation consultant
shall be RAQS certified.

2. That prior to final approval, the owner should be aware that any highway
improvements identified from our review and analysis of the Traffic Impact Study
will be the financial responsibility of the owner. A Legal Agreement will be
required to be entered into between the owner and MTO, whereby the owner
agrees to assume financial responsibility for the design and construction of all
necessary associated highway improvements.



3. That prior to final approval, the owner shall submit a stormwater management
report along with grading/drainage plans for the proposed development for
review and approval.

4. That prior to final approval, the road widening block shall be identified and be
dedicated on the final plan as public highway on the owner's certificate on the
final plan.

5. That prior to final approval, 0.3 metre reserve along Blocks 8 & 10 along Highway
No. 2 (Dundas Street) frontage shall be identified on the final plan, and that the
Owner's/Developer's Solicitor provides the Ministry of Transportation with a
signed Undertaking to convey these blocks to the Ministry of Transportation
immediately following registration of the plan, to the satisfaction of the Ministry of
Transportation.

6. That Prior to final approval, the owner shall submit to the Ministry of
Transportation for review and approval a draft copy of the M-Plan for this
subdivision.

7. That prior to final approval, arrangements shall be made to the satisfaction of the
Ministry of Transportation for the erection of a security fence along the northerly
boundary of the plan where it abuts Ministry of Transportation lands along
Highway 401.

8. That prior to final approval, the owners shall provide the Ministry of
Transportation for review and approval, the Conditions of Draft Plan Approval
and Draft Subdivision Agreement to ensure our requirements have been
incorporated.

Notes to Draft Plan Approval - Conditions of MTO Permits:

The owner should be made aware that under the Public Transportation and Highway
Improvement Act, Ministry of Transportation permits are required prior to development
of the subject property. The owner shall submit site plans, site-servicing plans, grading
plans, and drainage plans for the proposed development to MTO for review and
approval.

1. MTO Building and Land Use permits will be required prior to any bulk grading,
and subdivision servicing.

2. MTO Building and Land Use permits for individual site plans (Site Plan
Applications) will be required for the Blocks which fall within the MTO Permit
Control Area (45m from MTO property limit), the owner shall submit a site plan,
site-servicing plan, grading plan, and drainage plan for the proposed
development to MTO for review and approval.

3. MTO will require that any construction deemed necessary to the continued
viability of the development including buildings and structures, stormwater



management facilities, etc. shall be setback a minimum of 14.0m from our
highway property limit.

4. The owner shall submit an illumination plan indicating the intended treatment of
the site lighting glare directed towards Highway 401 to MTO for review and

approval.

5. MTO Sign permits are required for any temporary or permanent sign visible from
and within 400m of the MTO property limits.

If any further clarification is required regarding the MTO comments or if any issues are
encountered during the additional consultation or application phases, please feel free to
contact Allan Hodgins at Allan.Hodgins@ontario.ca or (226) 973-8580 who will be more

than happy to assist.

Regards,

Allan Hodgins
Corridor Management Planner

C. David Secord, Senior Project Manager, MTO
Enana Somo, Corridor Management Officer, MTO

Attached. “‘MTO required road widening PIN 002640068.pdf”
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August 22, 2024

County of Oxford Community Planning Office
21 Reeve Street
Woodstock, ON N4S 7Y3

Attention: Eric Gilbert, Manager of Development Planning (via e-mail)

Re:  Official Plan Amendment, Draft Plan of Subdivision and Zone Change Applications
File No.: OP23-11-8, SB23-06-8 & ZN8-23-18
Applicant: Gagnon Walker Domes Ltd c/o Andrew Walker (Applicant)
Owner: 2729902 Ontario Inc. c/o Ken Gill (Owner)
685691 Highway 2 (Part Lot 9 Concession 1 Blandford Part 1,41R4202), City of Woodstock

Further to our comments dated January 19, 2024 the Upper Thames River Conservation Authority
(UTRCA) has received and reviewed the following documents as part of the second submission:
e Cover Letter, prepared by Gagnon Walker Domes Ltd., dated July 5, 2024,
e Draft Plan of Subdivision, prepared by Gagnon Walker Domes Ltd., dated July 18, 2023,
revised June 7, 2024;
e Functional Servicing and Stormwater Management (SWM) Report, prepared by R.J. Burnside
& Associates limited, dated June 2024;
e Scoped Environmental Impact Study, prepared by R.J. Burnside & Associates limited, dated
June 2024; and
e Hydrogeological Assessment, prepared by R.J. Burnside & Associates limited, dated June
2024; and
e Response Matrix, prepared by Gagnon Walker Domes Ltd., dated, July 5, 2023.

Section 28 Regulations - Ontario Regulation 41/24

Please note that the Regulated Areas mapping provided alongside our January 19, 2024 letter was
based on Ontario Regulation 157/06 which was revoked on April 1, 2024. Please refer to the most
current Regulated Areas mapping, attached to this letter, for the extent of the Regulated Area in
accordance with Ontario Regulation 41/24 and the findings of the EIS completed for the development.

COMMENTS
It has been agreed on between the GRCA and the UTRCA staff that the GRCA would be the lead
reviewer for the EIS and Hydrogeological Assessment for the subdivision, while both conservation
authorities will review the Stormwater Management Reports for works within their respective watershed
jurisdictions. Each conservation authority is submitting their comments for this subdivision under
separate cover.

1. Addressed. The UTRCA is satisfied with the minor encroachment. A section 28 application will be

required for the grading and restoration works within 30 m of the SWD3-3a community.

2. Addressed. The PSW inclusion wetland features and the proposed grading within 30 m of the
features have been identified on Figure No. 11 of the EIS. A section 28 application will be
required for the grading works within 30 m of the PSW inclusion wetlands.

1424 Clarke Road, London, Ont. N5V 5B9 - Phone: 519.451.2800 - Email: infoline@thamesriver.on.ca www.thamesriver.on.ca
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UTRCA Comments — File No. OP23-11-8, SB23-06-8 & ZN8-23-18 (Second Submission)
685691 Highway 2, Woodstock

3.

4.

Addressed.

Addressed. The UTRCA defers the review of the water quality and quantity monitoring plan to the
GRCA. Annual monitoring reports are to be circulated to the UTRCA and the GRCA.

Forthcoming.
Forthcoming.

As per Ontario Regulation 596/22, taking effect on January 1, 2023, the UTRCA defers natural
heritage matters to the City.

FUNCTIONAL SERVICING REPORT & WATER BALANCE

8.

10.

11.

12.

13.

14.

15.

16.

Not addressed. Under section 1.4, the reported area is 8.2 ha. However, the area of the site is
greater than 8.2 ha when adding all the drainage areas shown on Figure No. 6 titled Pre-
development Drainage. Please consider and revise.

Partially addressed. Section 5.2.1 states ‘Each block will be required to control discharge rates for
the 2-year through the 250-year design storm events and be controlled on-site’. However, Table 2
includes the 100-year allowable release rate. Please provide control to the 250-year design storm.

Not Addressed. Table 2 includes target flows for Blocks 1, 2, 3, 4 and 7 within Catchment A.
Blocks 8, 9, 10 and a portion of Block 11 are also within Catchment A. Please include target flows
for all blocks within Catchment A in Table 2 and include the release rates for the 250-year storm.

Not addressed. The response comment is not clear. Quantity control will be required for each
block using underground SWM chambers as mentioned in the report with minor flows conveyed
through SWM sewers and major flows conveyed within the ROW. Please provide more details
and confirm that there will be no local flooding, ponding and erosion and sediment control issues
in the existing drains and within the wetland feature downstream.

Addressed.

Addressed.

Forthcoming. The UTRCA will require designs for the proposed SWM outlet including cross
sections in the Final SWM Report as part of the detailed engineering submission.

Forthcoming. The effects of the groundwater recharge on the proposed SWM infrastructure
should be further evaluated at the Site Plan Approval stage for each block.

Addressed. The UTRCA is satisfied with the information provided in the Response Matrix.

WATER BALANCE

17.

Not addressed. The water balance has only considered the runoff portion of the water balance.
Please complete a feature based water balance based on the contributing areas under the pre-
and post-development conditions including runoff, precipitation, evapotranspiration, and infiltration
for the PSW and for the wetland feature downstream of culvert 2. The SWM report should
consider a strategy to compensate for the deficit in the runoff and infiltration under the post-
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UTRCA Comments — File No. OP23-11-8, SB23-06-8 & ZN8-23-18 (Second Submission)
685691 Highway 2, Woodstock

development conditions for each wetland feature within each catchment area. Please revise and
resubmit the water balance calculations.

18. Not addressed. The water balance shows a deficit in the infiltration under the post-development
conditions. Please provide details of how the compensation for the deficit in infiltration volumes
will be provided under the proposed conditions.

UTRCA REVIEW FEES

Consistent with UTRCA Board of Directors approved policy; Authority Staff are authorized to collect fees
for the review of Planning Act applications. Our technical peer review includes one (1) initial and one (1)
subsequent review of the reports. Therefore there will be no additional fees invoiced for this review.

RECOMMENDATION & CONDITIONS OF DRAFT PLAN APPROVAL

As discussed above, the GRCA is the Conservation Authority lead for the proposed development and will
provide the technical review of the EIS and Hydrogeological Assessment for the entirety of the
subdivision. However, as the findings of these reports provide important connections to the overall design
of the subdivision and stormwater management infrastructure, the UTRCA will require copies of these
reports for administrative review. In addition to these reports, both Conservation Authorities (UTRCA and
GRCA) will review the SWM for works within their respective watershed jurisdictions.

The UTRCA is of the opinion that our remaining concerns can be addressed in finalized reports as part of
the conditions of approval. Accordingly we offer the following conditions of draft plan approval in addition
to, or in conjunction with, the conditions recommended by the GRCA:
i.  That prior to final approval, the Owner shall provide a Final Stormwater Management Report and
Water Balance Assessment, which addresses the Conservation Authority’s outstanding
comments and concerns, to the satisfaction of the UTRCA.

ii.  Inconjunction with the submission of the engineering drawings, the Owner shall submit detailed
grading plans and detailed erosion and sediment control plans that identify all erosion and
sediment control measures for the subject lands to the satisfaction of the Upper Thames River
Conservation Authority. The plans are to include measures to be used during all phases of
construction including the installation of servicing under highway 401. Prior to any work on the
site, the Owner shall implement these measures satisfactory to the UTRCA.

iii.  Inaccordance with Ontario Regulation 41/24 made pursuant to Section 28 of the Conservation
Authorities Act, the Owner shall obtain the necessary permits/approvals from the UTRCA prior to
undertaking any site alteration or development within the UTRCA Regulated Area including filling,
grading, construction, site alteration to watercourse and/or interference with a wetland.

Thank you for the opportunity to comment. Please contact the undersigned if you have any questions.
Yours truly,

UPPER THAMES RIVER CONSERVATION AUTHORITY

%/mm/ Edw/k

Laura Biancolin
Land Use Planner Il
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UTRCA Comments — File No. OP23-11-8, SB23-06-8 & ZN8-23-18 (Second Submission)
685691 Highway 2, Woodstock

Enclosure — Regulated Areas Map (please print on legal size paper).

c.c. Sentviae-mail -
UTRCA - Imtiaz Shah, Senior Environmental Engineer
GRCA - Jessica Conroy, Resource Planner
Gagnon Walker Domes Ltd - Andrew Walker (Applicant)
2729902 Ontario Inc. - Ken Gill (Owner)
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* Please note: Any reference to scale on this map is only appropriate when it is printed landscape on legal-sized (8.5" x 14") paper.
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This layer is the approximate limit for areas regulated under
Ontario Regulation 41/24: Prohibited Activities, Exemptions and
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contact UTRCA staff for any changes, updates and
amendments to the information provided.
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AMENDMENT NUMBER 329

TO THE COUNTY OF OXFORD OFFICIAL PLAN

the following Plan designated as Schedule "A", attached hereto, constitutes
Amendment Number 329 to the County of Oxford Official Plan.

-1-
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3.0

PURPOSE OF THE AMENDMENT

The purpose of this amendment is to amend Schedule “W-1” — City of Woodstock Land
Use Plan, to re-designate the subject lands from Business Park to Traditional Industrial,
Service Commercial, and Environmental Protection.

LOCATION OF LANDS AFFECTED

This amendment applies to lands described as Part Lot 9, Concession 1 (Blandford),
now in the City of Woodstock. The lands are located on the north side of Highway 2
(Dundas St) on the east side of Highway 401, and are municipally known as 685691
Highway 2, Woodstock.

BASIS FOR THE AMENDMENT

The amendment has been initiated to re-designate the subject lands from ‘Business Park’
to ‘Traditional Industrial’, ‘Service Commercial’ and ‘Environmental Protection’ to
facilitate the development of an industrial plan of subdivision.

It is the opinion of Council that the subject amendment is consistent with the relevant
policies of the PPS as the proposal will protect and preserve employment areas for
current and future uses, and is considered to be an efficient use of lands, available
municipal services and infrastructure.

The proposal is also consistent with the PPS as an Environmental Impact Study was
provided to demonstrate that the proposal will have no negative impact on significant
natural heritage features and lands adjacent to natural heritage features. The proposed
amendment will apply the Environmental Protection designation to additional lands that
were confirmed to have significant ecological significance through the supporting
technical studies prepared in support of the development.

The proposed re-designation from Business Park to Traditional Industrial uses can be
considered appropriate as the lands are in close proximity to Highway 401 and 403 and
located within a larger planned industrial area that can accommodate more intensive
industrial uses. Concerns respecting compatibility of more intensive industrial uses with
existing residential development fronting on Highway 2 (Dundas Street) can be
addressed through the detailed design of the subdivision, and through the site plan
approval process for all industrial and commercial blocks.

Council is also of the opinion that the subject lands are suitable for service commercial
use as notwithstanding they do not have direct access to Highway 2 due to Ministry of
Transportation requirements, they are nonetheless located at a high-profile location near
the eastern boundary of the City and the close proximity to Highway 401 and Highway
403 interchanges. It is also in-keeping with the East Woodstock Secondary Plan which
contemplated the lands for service commercial uses and criteria contained within the
South-East Secondary Plan respecting additional service commercial uses.

Overall, Council is satisfied that the proposed amendments are consistent with the
general intent of the policies as approved in South East Woodstock Secondary Plan.

In light of the foregoing, it is the opinion of Council that the proposed Official Plan

Amendment is consistent with the policies of the PPS and supports the objectives and
strategic initiatives of the Official Plan.

-2-
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4.2

4.3

5.0

6.0

DETAILS OF THE AMENDMENT

That Schedule “W-1"- City of Woodstock Land Use Plan, is hereby amended by
changing the designation of those lands identified as “ITEM 1” on Schedule “A”
attached hereto from “Business Park” to “Traditional Industrial”.

That Schedule “W-1"- City of Woodstock Land Use Plan, is hereby amended by
changing the designation of those lands identified as “ITEM 2” on Schedule “A”
attached hereto from “Business Park” to “Service Commercial’.

That Schedule “W-1"- City of Woodstock Land Use Plan, is hereby amended by
changing the designation of those lands identified as “ITEM 3” on Schedule “A”
attached hereto from “Business Park” to “Environmental Protection”.

IMPLEMENTATION

This Official Plan Amendment shall be implemented in accordance with the
implementation policies of the Official Plan.

INTERPRETATION

This Official Plan Amendment shall be interpreted in accordance with the
interpretation policies of the Official Plan.



THE CORPORATION OF THE
CITY OF WOODSTOCK

BY-LAW NUMBER

A By-law to amend Zoning By-law Number 8626-10, as amended.

WHEREAS the Municipal Council of the Corporation of the City of Woodstock deems it advisable to
amend By-law Number 8626-10, as amended.

THEREFORE, the Municipal Council of the Corporation of the City of Woodstock enacts as follows:

1. That Schedule "A" to By-law Number 8626-10, as amended, is hereby amended by changing
to ‘M3-47 (H)’, ‘C4-57 (H)', ‘EP1’ & ‘EP2’ the zone symbols of the lands so designated ‘M3-47
(H), ‘C4-57 (H), ‘EP1’ & ‘EP2’ on Schedule "A" attached hereto.

2.  That Section 19.3 to By-law Number 8626-10, as amended, is hereby amended by adding the
following subsection at the end of thereof.

“19.3.47

19.3.47.1

19.3.47.2

19.3.47.2.1

19.3.47.3

19.3.47.3.1

19.3.47.3.2

M3-47 PART LOT 9, CONCESSION 1 (BLANDFORD) KEY MAP 41
685691 OXFORD ROAD 2

Notwithstanding any provisions of this By-Law to the contrary, no person shall within
any M3-47 Zone use any lot, or erect, alter or use any building or structure for any
purpose except the following:

All uses permitted in Section 19.1 of this By-law.

Notwithstanding any provisions of this By-law to the contrary, no person shall within
any M3-47 Zone use any lot, or erect, alter or use any building or structure except in
accordance with the following provisions:

SETBACK TO ENVIRONMENTAL PROTECTION ZONES

Notwithstanding Section 5.1.14 of this By-Law to the contrary, no development and
site alteration within the M3-47 Zone may be permitted within 30 metres of
Environmental Protection Zone 1 (EP1) and 15 metres of Environmental Protection
Zone 2 (EP2).

HOLDING PROVISION

Where the symbol “H” appears on a zoning map following the zone symbol M3-47,
those lands shall not be developed or used unless this By-Law has been amended to
remove the relevant “H” symbol.

Criteria for the Removal of the Holding Provision

i.  Priorto the removal of the “H” symbol, the owner shall satisfy the requirements
of Section 5.1.2- Adequate Municipal Services of the City of Woodstock
Zoning By-Law and the applicant shall enter into appropriate development
agreements with the City and County respecting the extension of municipal
services, cost-sharing of services on external lands required for the
development of the lands.



The Corporation of the
City of Woodstock
By-Law Number Page 2

19.3.47.4

ii. Priortothe removal of the “H” symbol, the owner shall provide a detailed noise
study which demonstrates compliance with Ministry of Environment,
Conservation and Parks NPC-300 Noise Guidelines, and the Provincial D-6
Guideline “Compatibility Between Industrial Facilities and Sensitive Land
Uses” to the satisfaction of the City.

iii. Prior to the removal of the “H” symbol, the owner shall submit an
archaeological assessment of the subject property and mitigate, through
preservation or resources removal and documentation, adverse impacts to
any significant archaeological resources found. No grading or other soil
disturbances shall take place on the property prior to the issuance of a
clearance letter by the Ministry of Culture confirming that all archaeological
resource concerns have met licensing and resource conservation
requirements.

That all of the provisions of the M3 Zone in Section 19.2 to this By-Law, as amended,
shall apply, and further, that all other provisions of this By-Law, as amended, that are
consistent with the provisions herein contained shall continue to apply mutatis
mutandis.”

3.  That Section 14.3 to By-law Number 8626-10, as amended, is hereby amended by adding the
following subsection at the end of thereof.

“14.3.57

14.3.57 1

14.3.57.2

14.3.57.2.1

14.3.57.3

14.3.57.3.1

14.3.57.3.2

C4-57 PART LOT 9, CONCESSION 1 (BLANDFORD) KEY MAP 41
685691 OXFORD ROAD 2

Notwithstanding any provisions of this By-Law to the contrary, no person shall within
any C4-57 Zone use any lot, or erect, alter or use any building or structure for any
purpose except the following:

All non-residential uses permitted in Section 14.1 of this By-law;
A tourist information centre.

Notwithstanding any provisions of this By-law to the contrary, no person shall within
any C4-57 Zone use any lot, or erect, alter or use any building or structure except in
accordance with the following provisions:

SETBACK TO ENVIRONMENTAL PROTECTION ZONES

Notwithstanding Section 5.1.14 of this By-Law to the contrary, no development and
site alteration within the C4-57 Zone may be permitted within 30 metres of
Environmental Protection Zone 1 (EP1) and 15 metres of Environmental Protection
Zone 2 (EP2).

HOLDING PROVISION

Where the symbol “H” appears on a zoning map following the zone symbol C4-57,
those lands shall not be developed or used unless this By-Law has been amended to
remove the relevant “H” symbol.

Criteria for the Removal of the Holding Provision



The Corporation of the
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i.  Prior to the removal of the “H” symbol, the owner shall satisfy the requirements
of Section 5.1.2- Adequate Municipal Services of the City of Woodstock
Zoning By-Law and the applicant shall enter into appropriate development
agreements with the City and County respecting the extension of municipal
services, cost-sharing of services on external lands required for the
development of the lands.

ii.  Priortothe removal of the “H” symbol, the owner shall provide a detailed noise
study which demonstrates compliance with Ministry of Environment,
Conservation and Parks NPC-300 Noise Guidelines to the satisfaction of the
City.

iii. Prior to the removal of the “H” symbol, the owner shall submit an
archaeological assessment of the subject property and mitigate, through
preservation or resources removal and documentation, adverse impacts to
any significant archaeological resources found. No grading or other soil
disturbances shall take place on the property prior to the issuance of a
clearance letter by the Ministry of Culture confirming that all archaeological
resource concerns have met licensing and resource conservation
requirements.

14.3.57.4 That all of the provisions of the C4 Zone in Section 14.2 to this By-Law, as amended,
shall apply, and further, that all other provisions of this By-Law, as amended, that are
consistent with the provisions herein contained shall continue to apply mutatis
mutandis.”

4. This By-law comes into force in accordance with Section 34(21) and (30) of the Planning
Act, R.S.0. 1990, as amended.

READ a first and second time this XX day of XXXX, 2025.

READ a third time and finally passed this XXXX day of XXXX, 2025.

Mayor — Jerry Acchione

Clerk — Amelia Humphries
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