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The lands uses adjacent to the lands are mixed. Land uses on Farm Street are predominantly
mixed-density residential dwellings, while properties behind the subject lands and located to
the north of the site exhibit downtown commercial uses (ground floor commercial with
residence above).

Figure 2 — Context Map (Image 2014):
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SERVICING & INFRASTRUCTURE

The development is to be serviced by municipal water and sanitary services with connections
on Farm Street. A servicing brief will be required as part of a submission for Site Plan Control,
but it is not anticipated that there will be servicing constraints associated with the connection to
the existing mains.

In early pre-consultation on conceptual plans for the site, ORPC indicated the need for an
aggressive front yard setback of any structure from the existing above ground hydro-line. As a
result, conceptual drawings accommodate a 6m setback which will be used for landscaped
open space on the site.

An existing driveway has been established and is anticipated to be used to service any future
development.

COMMUNITY OFFICIAL PLAN (COP)
Schedule B of the Official Plan identifies the subject lands as “Downtown Commercial”.

“Generally, downtown commercial areas should contain a mix of commercial,
residential and institutional land uses, which together make for a people-oriented,
vibrant downtown core. The image of our downtown areas is based on their rich
architectural heritage, visual landmarks, mix of land uses and importance to the
community’s social fabric.” — Policy 3.7.242



Permitted uses within the “Downtown Commercial” area shall function to serve the entire
Municipality and may include:

)] a wide variety of retail, office, service, administrative, cultural,
institutional, medical and entertainment uses (service uses include hotels,
restaurants, personal service establishments and financial institutions).
Retail uses in the storefront of buildings shall be encouraged,;

i) residential uses, in the form of apartments above or behind the principal
commercial use of the building, and providing that residential uses on the
ground floor do not exceed 25% of the total gross floor area of the ground
floor;

i) existing residential development;

iv) high density residential development, as defined in the Residential
section of this Plan, subject to an amendment to the Zoning By-law and
provided the goals and objectives of this Plan are satisfied; [...],

Item iv) in the list above, specifically contemplates the uses proposed in the zoning amendment
application presented to Council. In order to meet the high density threshold defined in the
Residential Provisions of the COP, the subject land would need to be developed to achieve a
gross density in excess of 35 units per ha. As the subject lands represent an area of
approximately 0.067 ha, 3 or more residential units would be compliant with the “high density”
threshold. As a result, the amendment proposed will seek to add tri-plex or fourplex style units
as permitted uses in addition to the permitted commercial uses of the zone, and to recognize
the potential for up to 50% of the gross floor area of the ground floor at the rear of the building
to be used for residential uses.
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Specific land use principals associated with new development in the downtown include the
following: creating compact development in the core through infilling and intensification; new
development shall conserve the heritage characteristics of the existing street in terms of
profiles, massing and height; development shall maintain the established setback pattern on
the street (Policy 3.7.2.2). These attributes will be assessed and reviewed at the time of Site
Plan Control once a development proposal has been submitted.

The Community Official Plan also prescribes principals for the provision of parking in the
Downtown Commercial area. This includes that all development will be required to provide off-
street parking, which is encouraged to be located in the rear or side of the properties. Shared
facilities (laneways, mixed use lots) is also encouraged and parking facilities should be linked
with pedestrian walkways and buffered from adjacent uses.

In the case of Commercial developments, cash-in-lieu of parking may be used as a means of
encouraging the compact and efficient built form of downtown core spaces (Policy 3.7.2.4). ltis
anticipated that any commercial uses on the site will require the provision of cash-in-lieu of
parking to comply with the provisions of the Zoning Bylaw. However, a strictly residential uses
of the site (ie. tri-plex or four-plex) is anticipated to meet the required parking requirements
without the need for cash-in-lieu of parking.

HERITAGE CONSERVATION DISTRICT:

The subject lands are also notably located on the edge of the Heritage Conservation District
Boundary. As a result, there are no direct policy implications for the subject lands, however it is
necessary to consider any potential impact on adjacent properties.

The rear of the property will be visible from Mill Street through the parking lot at 30 Mill Street
and as a result, buffer of the rear parking lot should be considered (ie through the retention or
replacement of the existing hedge). 30 Mill Street, which is presently occupied by Coady’s Car
Care, is within the District but is identified as a “somewhat contributing” resource. Future infill
and intensification of the site is considered to be likely.

Figure 4 — Heritage Conservation District Boundary:
\,,er g7 W(’) SO% %Q :

\ “"4? 1

Heritage Evaluation




ZONING BY-LAW #11-83

The subject property is presently zoned “Downtown Commercial” (C2) in the Municipality of
Mississippi Mills Zoning Bylaw 11-83. The proposed amendment will maintain the “Downtown
Commercial” uses and zone provisions, but will add the following uses: “triplex”; “fourplex” and
“up to 50% of the gross floor area at the rear of the building for residential uses”. The special
exception will also seek relief from the provisions of Section 9.3.7(d)(ii) of the Zoning Bylaw

(Parking Provisions) as follows:

1. Minimum setback between a parking space and a habitable room window of 1.37, where
6m is required; and

2. Minimum setback between a driveway aisle and a habitable room window of Om, where
3.5m is required.

In order to maintain the massing, height and building form of the Core, it is recommended that
any new development following the same setbacks prescribed in the C2 zone, rather than
applying the provisions traditionally used for residential triplex and fourplex uses which exhibit a
more suburban standard.

PUBLIC COMMENTS RECEIVED:

Staff circulated the application in accordance with the provisions of the Planning Act. Notice
was posted on the subject property and circulated by mail to all property owners within 120m of
the subject lands. Notice was also circulated to prescribed agencies and public bodies
electronically.

Comments were received from Ms Tracy Julian respecting the proposals compliance with
Affordable Housing policies of the Community Official Plan. A copy of the comments are
included in Attachment 3.

Confirmation of no objection was received from the Director of Public Works, Mississippi Valley
Conservation Authority and Enbridge Gas.
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A staff report analyzing the merits of the application will be prepared following the public
meeting in order to fully consider any and all public comments received.

All of which is respectfully submitted,

KenKelly™

Wyer, MCIP RPP Ma Bes CKe y
eviewed by Director of Planning Chief Administrative Officer
Attachments:

Appendix A — Draft Conceptual Plan
Appendix B — Downtown Commercial Zoning Provisions
Appendix C — Comments Received
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Appendix A — Draft Conceptual Plan
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Appendix B — Downtown Commercial Zoning Provisions:

SECTION 20 -DOWNTOWN COMMERCIAL (C2) ZONE

PURPOSE OF THE ZONE
The purpose of the Downtown Commercial (C2) Zone is to:

(1)

accommodate a broad range of uses including commercial, residential and institutional
uses, including mixed-use buildings but excluding auto-related uses, in areas designated
Downtown Commercial in the Community Official Plan;

foster and promote compact, mixed-use pedestrian-oriented development;

recognize the area’s rich architectural heritage, visual landmarks, mix of land uses and
importance to the community’s social fabric;

impose development standards that will promote intensification while ensuring that the
street continuity, scale and character is maintained, and that the uses are compatible and
complement the surrounding land uses.

20.1 USES PERMITTED

No person shall within the C2 Zone use any lot or erect, alter or use any building or structure for any
purpose except one or more of the following uses and provided it is serviced by municipal water supply
and sanitary sewers.

(@)

(b)

Residential Uses
- A dwelling unit or units in the form of apartments in the upper storeys of a non-
residential building or to the rear of a non-residential store front use.

Non-Residential Uses

amusement centre
animal care

animal clinic

artist studio

assembly hall

bakery

bank

bank machine

bar

bed and breakfast
catering establishment
cinema

club, commercial
commercial use
community centre
convenience store

day nursery
drive-through facility
dry cleaner’s distribution station
home-based business —
Professional Use
home-based business —
Domestic and household arts
hotel

institution

medical facility

museum
nightclub

office

outdoor commercial patio
parking lot

personal service business
place of assembly

place of worship

post office

public and private parks
recreational and athletic facility
restaurant

retail food store

retail store

service and repair shop
theatre



20.2 ZONE PROVISIONS
(1) No person shall within any C2 Zone use any lot or erect, alter or use any building or
structure except in accordance with the following provisions.

TABLE 20.2 C2 ZONE PROVISIONS

Provisions Permitted
Lot Area, Minimum (m2) Nil

Lot Frontage, Minimum (m) Nil

Front Yard, Minimum (m) Nil

Rear Yard, Minimum (m) Nil

where the yard abuts a lot line in residential zone | 3

Side Yard, Minimum (m) Nil

where the yard abuts a lot in a residential zone 3

Exterior Side Yard, Minimum (m) 12
Maximum Height (m) 14
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Appendix C — Comments Received:

Email Dated March 13, 2020.

Please accept this as my written objection to The Zoning By-law Amendment application which
concerns the property known municipally as 0931-030-030-09400-0000 (Farm Street); Almonte
Ward, Municipality of Mississippi Mills.

These are my objections:

1) There has been no information given as to what the purchase price and or the rental
price of these potential units will be. How can a rezoning decision be made regarding
new developments when there is no regard to whether they will be part of our 25
percent Affordable Housing target in the Community Official Plan of Mississippi Mills
without this information?

2)  There has been no data provided that shows whether or not these units within our
region of Lanark County conform to either the Provincial Policy statement or the
Community Official Plan of Mississippi Mills in regards to the definition of Affordability.
3) There has been no data provided which shows what the Affordable housing
thresholds are for both owner occupied and rental accommodations and what they
should be. Although in a previous background report submitted by staff a figure of
323,700 was given as an Affordable Housing purchase price threshold there is no
indication as to whether this figure will be used in this case.

4)  There has been no data provided which shows that in constructing these new units
that the Municipality has attempted to have 25 percent of all new residential construction
Affordable as defined by the Provincial Policy Statement either in the given year or by a
3 year average.

Thank you,
Tracy Julian

Mississippi Mills

50



THE CORPORATION OF THE MUNICIPALITY OF MISSISSIPPI MILLS
STAFF REPORT

MEETING DATE: June 25, 2020

TO: Committee of the Whole

FROM: Niki Dwyer, Director of Planning

SUBJECT: BACKGROUND REPORT - ZONING BY-LAW AMENDMENT Z-05-20

Lot 8, Concession 11
Pakenham Ward, Municipality of Mississippi Mills
Municipally known as 1029 12t" Concession South Pakenham

OWNER: Robert Armstrong

BACKGROUND

In Fall 2019, a surplus-farm dwelling consent application — B19/055— was submitted to the
Lanark County and the Municipality of Mississippi Mills for the property known municipally as
1029 12" Concession South Pakenham. The surplus dwelling severance request was for
1+1.77ha (4.37ac). The proposed lot would be located along the parent property’s southwestern
lot line. The County provisionally approved the request in December 2019, with a requirement
that the landowners fulfil conditions set by the Municipality, one of which is to amend the
zoning of the now vacant agricultural parcel to prohibit the construction of a dwelling. The
associated Community Official Plan policy (Section 3.2.7) states the following:

The [Municipality] shall impose a condition on the severance of the surplus farm dwelling which
shall require a zoning by-law amendment prohibiting the construction of a new residential
dwelling on the farm land parcel rendered vacant as a result of the severance.

Consequently, the zoning of the property must be amended from “Agricultural (A)” to
“Agricultural — Special Exception (A-x)” to prohibit residential uses on the retained lands and
reduce the minimum required lot area, and “Agricultural — Special Exception (A-x)” and reduce
the frontage of the severed lands from 45m to 10m.

PURPOSE AND EFFECT

The purpose and intent of the Zoning By-law Amendment is to change the zoning from
“Agriculture” (A) to “Agriculture Special Exception” (A-x) to fulfil a condition for the severance of
a surplus farm-dwelling property. As per the Community Official Plan, the rezoned property —
vacant agricultural land — would not be permitted to have a new dwelling constructed on it. The
amendment would also address the existing lot size deficiency to legally permit an agricultural
use.

DESCRIPTION OF PROPERTY & SURROUNDING LAND USES

The subject lands are located in Pakenham Ward, approximately 1.2 km west of the municipal
boundary. The lands are +31.08 ha (76.8 ac) in size with £+458 m (1502.6 ft) of frontage along
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12" Concession South Pakenham. The lands are used for agriculture and a farm house, six
barn buildings and a detached garage are located on the subject lands. The immediate
surrounding character is predominantly agricultural, with associated farm dwellings and
farming operations. The location of the subject lands within the Municipality is depicted in the
following sketch:

Figure 1 — Severance Sketch (provided by the applicant)
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SERVICING & INFRASTRUCTURE

The severance will separate the existing farm dwelling from its parent property. It will maintain
the existing private well and septic, the principal dwelling and outbuildings. Consequently, the
retained property will not be serviced, with no proposed servicing as part of the application.
The retained lot will maintain frontage and access from 121" Concession South Pakenham, a
municipal owned and maintained road. The severed lot will have 10 m of road frontage along
12t Concession South Pakenham, which is short of the required 45 m (147.64 ft) for non-farm
residential properties within the “Agricultural” (A) Zone. Therefore, Staff required that the owner
submit a zoning amendment application to reduce the minimum requirement for road frontage
from 45 m to 10m as a condition of approval. The municipal servicing and infrastructure
demands would not change as a result of the application.

COMMUNITY OFFICIAL PLAN (COP)

Both the retained and severed properties are, and will continue to be, designated as
“Agriculture” under the Community Official Plan. Permitted uses include agriculture,
agriculturally related businesses, forestry, a residential dwelling, and home-based businesses.
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ZONING BY-LAW #11-83

The subject lands are presently zoned “Agriculture (A)” within the Comprehensive Zoning By-
law #11-83. As required by consent application B19/055, the vacant farm property must be
rezoned from “Agricultural (A)” to “Agricultural — Special Exception (A-x)” to prohibit residential
uses on the retained lands and reduce the minimum required lot area, and “Agricultural —
Special Exception (A-x)” and reduce the frontage of the severed lands from 40m to 10m.

11.3
11.3.X

11.3.X

Special Provisions

(Retained Lands) Notwithstanding their ‘A’ Zoning designation, on those lands
delineated as ‘A-x’ on Schedule ‘A’ to this By-law, may be used in compliance with
the A zone provisions contained in this by-law, excepting however, that:

) all residential uses are prohibited; and
i) the minimum lot area may be 31.08ha

(Severed Lands) Notwithstanding their ‘A’ Zoning designation, on those lands
delineated as ‘A-x’ on Schedule ‘A’ to this By-law, may be used in compliance with
the A zone provisions contained in this by-law, excepting however, that:

i)  the minimum lot frontage may be 10m.

PUBLIC COMMENTS RECEIVED:

Staff circulated the application in accordance with the provisions of the Planning Act and at the
time of posting the staff report have not received any comments from adjacent property

owners.

No agency comments were received at the time of preparation of this report.

A staff report analyzing the merits of the application will be prepared following the public
meeting in order to fully consider any and all public comments received.

All of which is respectfully submitted by, Approveg by,
/ 7 z
Ni MCIP RPP MA BES KenKelly
ireetor of Planning Acting Chief Administrative Officer
ATTACHMENTS:

Attachment A — Location Map
Attachment B — Property Sketch
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Attachment A — Location Map

LANDS TO BE
SEVERED

LANDS TO BE
RETAINED

The above is for reference purposes only and may not be to scale — complete details are found in the application form.

Landowner: Robert L. Armstrong APPLICATION FOR
File No.: B19/055 CONSENT
Subject Land: Pt. Lot 8, Con. 11, geographic Township of Pakenham in “Sketch Only”
Mississippi Mills P””“'gﬁjﬁ;’gg’;f"”"‘?
NOT A LEGAL SURVEY
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Attachment B — Property Sketch (Provided by Applicant)
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THE CORPORATION OF THE MUNICIPALITY OF MISSISSIPPI MILLS

STAFF REPORT

DATE: June 25, 2020
TO: Committee of the Whole
FROM: Niki Dwyer, Director of Planning

SUBJECT: BACKGROUND REPORT - ZONING BY-LAW AMENDMENT Z-07-20
West Part Lot 6, Concession 9
Ramsay Ward, Municipality of Mississippi Mills

KNOWN AS: 6556 County Road 29 South
OWNER: 1496381 Ontario Inc.
APPLICANT: Paul Schnittker

PURPOSE AND EFFECT

The purpose of the Zoning By-law Amendment is to rezone the property from
“Community Facility” (1) to “Agriculture” (A) for the purpose of recognizing a future use
consistent with the agricultural policies. The application relates to a proposed purchase
of the lands, wherein the prospective buying intends to construct a residence on the
property and accessory outbuildings for the purpose of farming the land. No specific
details regarding the type of farming operation or locations of the structures has been
provided, however the applicant has indicated that they are satisfied that the uses
permitted in the “Agricultural” zone would encompass the scope of their future
endeavours.

DESCRIPTION OF SUBJECT LANDS

The subject lands represent part of the area of Lot 6, Concession 9 in Ramsay Ward.
The property is approximately 8ha and exhibits 100m of frontage on County Road 29
South, a County owned and maintained road. An existing driveway services the
property.

The property was formerly owned by the Department of National Deference and was
operated as a telecommunications centre (primarily a radio tower) and was possibly
used as a Royale Canadian Mounted Police training facility. As a result, the lands still
carry the “Community Facility” (I) zoning designation permissive of the former uses.

The property was divested by DND in 2017 to the current property owner and has sat in
a vacant state since that time. The owner has been attempting the sell the property for
the past two years but has been unsuccessful in securing a buyer. The Planning
Department has received numerous inquiries from prospective purchasers regarding
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potential uses of the site, all of which would require a re-zoning and in many cases
would also require an Official Plan Amendment.

Figure 1 - Context Map:

The property is adjacent to several large agricultural operations and is located within the
heart of the Agricultural Area identified in the Community Official Plan. Some smaller
rural residential lots are also within proximity to the site and the southern property line of
the subject land is encumbered by a tributary to the Mississippi River.

SERVICING & INFRASTRUCTURE

The property falls outside of the urban settlement boundary of Alimonte Ward, and thus
the lands do not have access to municipal water and sanitary services. Any new
development of the site will require the approval of well and septic systems on the
property subject to the approval of the local Health Unit.

COMMUNITY OFFICIAL PLAN (COP)

Schedule B of the Official Plan identifies the subject lands as “Agricultural”, “Flood
Plain” and “Provincially Significant Wetland”. As a result, the permitted uses of the land
are restricted to agricultural and on-farm diversified uses.

3.2.1 Goal and Objectives
It is a goal of this Plan to:
Protect agricultural resources for agricultural use.
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More specifically, Agricultural Uses defined by the Official Plan may include the

following:
“...the growing of crops (including nursery, market gardens and
horticultural crops), the raising of livestock and other animals for food or
fur, (including dairy or beef cattle, poultry, swine, sheep, fish and non-
traditional livestock, such as deer, bison, emu, pheasant, etc), equine
related activities, aquaculture, apiaries, forestry, maple syrup production,
orchards and associated farm buildings and structures;” — Policy 3.2.2(i)

Agriculture related, and on-farm diversified uses may also include the following:

“(ii)... farm implement dealers, feed mill or seed cleaning plants, livestock
assembly points, grain drying, animal husbandry services, storage for
farm produce, abattoirs, custom machinery operators, or similar agri-
businesses...

(iii) ... farm gate retailing, home-based businesses (Section 3.6.11 of the
Plan), agriculturally related tourist commercial uses, such as farm
vacations and pick-your-own operations, value-added packing and
processing of primary agricultural products, agricultural education
enterprises and similar activities which are secondary and incidental to
the farming operation...

(vii) residential dwellings which are accessory to an agricultural use,
including additional dwellings for farm help or retiring farmers

(viii) non-farm residential dwellings and accessory uses” — Policy 3.2.2

Figure 2 - Community Official Plan Designation:

Provincially Significant Wetland

- Agricultural

o Io'od_lp_l_ain . |

Rural
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More specific Agricultural land use policies establish that all new construction or
changes of use must be subject to the Minimum Distance Separation (MDS)
calculations (Policy 3.2.3.1). The Plan also acknowledges that there may be pockets of
land within the “Agricultural” designation which are of lower yield for traditional
agricultural uses due to their size, shape, topography, soil and other characteristics
however that fact may not be used to constitute an amendment to permit non-
agricultural related uses (Policy 3.2.3.3). Rather, these lands will be prioritized for other
agricultural uses, which may include agricultural commercial or agricultural industrial
uses as prescribed in Policy 3.2.6.

As a portion of the subject lands are also identified as “Provincially Significant Wetland”
and “Floodplain” the provisions of Policies 3.1.2.1 and 3.1.3.1 apply respectively. In
general, no development or redevelopment would be permitted within 120m of the
“Provincially Significant Wetland” and within 30m of the Highwater Mark unless such
development can demonstrate no negative impacts on the natural features and
ecological functions of the systems. Any development will also be required to obtain
permits from the Mississippi Valley Conservation Authority prior to construction.

In both cases, there appears to be sufficient area outside of the prescribed setbacks to
consider a potential building envelope.

Figure 3 — Provincially Significant Wetland and Floodplain Mapping:

30m setbac}

ZONING BY-LAW #11-83

The subject property is presently zoned “Community Facility” (1) in the Municipality of
Mississippi Mills Zoning Bylaw 11-83.
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The purpose of the current zone is to permit a limited range of public institutions and
services. The intent is to centrally locate such uses in the settlement areas and scale
them appropriately to the adjacent land uses. The “Community Facility” Zone is not
compliant with the permitted uses of the “Agricultural” designation in the Community
Official Plan, however it is nonetheless considered to be the applicable land use on the
property.

Figure 4 — Zoning Map:

B405 Z

A small portion of the subject land is also designated “Environmental Protection” in
recognition of the Provincially Significant Wetland recognized by the Official Plan.
Development of structures not related to conservation within the EP lands is prohibited
in the Zoning Bylaw.

PUBLIC COMMENTS RECEIVED:

Staff circulated the application in accordance with the provisions of the Planning Act and
at the time of posting the staff report have not received any comments from adjacent
property owners.

Comments were received from the Enbridge Gas, Parks and Recreation and Public
Works indicating that the agencies had no objections to the proposal.

No comments were received from the County of Lanark Public Works Department.

Mississippi Valley Conservation Authority provided initial comments indicating that the
site is entirely covered in marine clay which is potentially unstable.
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A staff report analyzing the merits of the application will be prepared following the public
meeting in order to fully consider any and all public comments received.

All of which is respectfully submitted,

4iki Dwyer, MCIP RPP Ma Bes ‘KenKelly
Director of Planning Chief Administrative Officer
ATTACHMENTS:

Appendix A — Context Map
Appendix B — Agricultural Zone Provisions

61



APPENDIX A

Context Map
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APPENDIX B
SECTION 11 ~AGRICULTURAL (A) ZONE

PURPOSE OF THE ZONE

The purpose of the A — Agricultural Zone is to:
(1) recognize and permit agricultural uses in areas designated Agricultural in
the Community Official Plan;

(2) restrict the range of uses to agricultural, forestry and related accessory
uses in order to preserve these prime agricultural areas from loss to other
uses; and

(3) regulate uses in a manner that respects the character of the area and
minimizes land use conflicts.

11.1 USES PERMITTED
No person shall within the “A” zone use any lot or erect, alter or use any building or structure for
any purpose except one or more of the following uses:
(a) Residential Uses
- detached dwelling accessory to an agricultural use
- a non-farm detached dwelling in accordance with Section 7.1.3
- a group home type A within a non-farm detached dwelling
- garden suite
- accessory apartment [By-law #17-61]
(b) Non-Residential Uses

- agricultural use - forestry operation

- agricultural use, specialized - home-based business - professional use
- bed and breakfast - home-based business - rural business

- conservation area - home-based business - farm vacation

- dairy - pit, Class A

- equestrian establishment - sugarbush

11.2 ZONE PROVISIONS
No person shall within the “A” zone use any lot or erect, alter or use any building or structure
except in accordance with the following provisions:

Agricultural Non-Farm
Residential

Lot Area, Minimum (ha) 40 0.4
Lot Frontage, Minimum (m) 150 45
Side Yard, Minimum (m) 20 6
Rear Yard, Minimum (m) 20 9
Front Yard, Minimum (m) 20 9
Exterior Side Yard, Minimum (m) 20 9
Maximum Height of detached dwelling (m) 11 11
Lot Coverage, Maximum 5% 15%
Minimum Separation from an accessory detached | 30 30
dwelling to any structure where animals are
housed (m)
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THE CORPORATION OF THE MUNICIPALITY OF MISSISSIPPI MILLS
STAFF REPORT

DATE: June 25, 2020

TO: Committee of the Whole

FROM: Niki Dwyer, Director of Planning

SUBJECT: (?:g(:(GROUND REPORT - ZONING BY-LAW AMENDMENT Z-

West Part Lot 10, Concession 11 Pakenham
Pakenham Ward, Municipality of Mississippi Mills
Municipally known as 0931-946-025-06900-0000

OWNER: Steve and Patricia Burgess

BACKGROUND

The applicants, Steve and Patricia Burgess filed consent application B19/038 in Spring
2019. The purpose of the severance application was to create a 1ha residential parcel
from the original parent parcel, leaving approximately 34 ha of land for agricultural
purposes. The severed land is proposed to have 30m of frontage on Blakeney road, a
County owned and maintained road. The zoning amendment application was required
by the Municipality as a condition of the severance approval in order to recognize a
residential use of the property.

PURPOSE AND EFFECT

The purpose and intent of the Zoning By-law Amendment is to change the zoning from
“‘Development” (D) to “Residential First Density” (R1), to fulfil a condition for the
severance and recognize the land for a residential use. The Community Official Plan
designates the land as “Residential” and is not subject to amendment. The subject land
is located within the Settlement Boundary of the Village of Pakenham.

DESCRIPTION OF SUBJECT LANDS

The subject lands are located partially within the Village of Pakenham, approximately
1.8 km (5,905 ft) southwest of the municipal boundary. The lands are +34.98 ha (86.44
ac) in size with £630.4 m (2068.2 ft) frontage along Blakeney Road. The lands are used
for agriculture and two barns and a shed are located on the subject lands. The location
of the subject lands within the Municipality is depicted in the following Aerial Photo:
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Figure 1 — Aerial Photo (2017):

SERVICING & INFRASTRUCTURE

The severed lands will be serviced by private well and septic and the retained lands are
to remain unserviced. Future driveway access will be along Blakeney Road, a County
owned and maintained road. Staff do not foresee any municipal infrastructure changes
resulting from the proposed severances.

COMMUNITY OFFICIAL PLAN (COP)

Schedule B of the Official Plan identifies the subject lands as “Residential”.
3.3.1 Goal and Objectives

It is a goal of this Plan to:
Promote a balanced supply of housing to meet the present and future social and
economic needs of all segments of the community.

Generally, “Residential” lands shall be predominantly used for low and medium density
uses and accessory uses (Policy 3.6.2). The Municipality has established housing mix
targets of 70% low density based on a gross density 15 units per ha threshold (6 units
per acre). These targets are primarily intended to be applied in Almonte Ward where
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Municipal services can support more intensified development. As a result, the net
density of the Village of Pakenham represents approximately 1.04 units per ha.

Policy 3.6.7 establishes that the Municipality shall:
“...give priority to the infilling of existing residential areas as a means of
efficiently meeting anticipated housing demands. Infilling shall be
considered small scale residential development within existing residential
neighbourhoods involving the creation of new residential lots or the
development/redevelopment of existing lots”.

All infilling development may be subject to site plan control and shall be required to
meet the specific design policies found in Policy 4.2.2 of the Community Official Plan.

In cases where residentially designated lands within the settlement areas of Aimonte
and Pakenham abut agriculturally designated lands, a minimum 30m setback between
any new dwelling and the boundary of the Agriculture designation must be maintained
(Policy 3.6.16).

This proposed development will be subject to further review to ensure that the design of
the dwelling conforms to the character of the neighbourhood, the placement meets the
30m Agricultural setback and complies with the setbacks of the Zoning Bylaw but in
general, the proposed new use of the land meets the intents of the Community Official
Plan.

Figure 2 — Official Plan Designation:

ZONING BY-LAW #11-83

The subject lands are presently zoned “Development (D)” and “Agricultural” (A) within
the Comprehensive Zoning By-law #11-83.
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As required by consent application B19/038, the severed lands will be zoned
“‘Residential First Density” (R1) while the retained lands will continue to be zoned
“‘Development” (D) and “Agricultural” (A). No special provisions are required to
recognize a single detached dwelling as the development form on the property.

PUBLIC COMMENTS RECEIVED:

Staff circulated the application in accordance with the provisions of the Planning Act and
at the time of posting the staff report have not received any comments from adjacent
property owners.

No agency comments were received at the time of preparation of this report.

A staff report analyzing the merits of the application will be prepared following the public
meeting in order to fully consider any and all public comments received.

All of which is respectfully submitted by, Approved by,

Mer MCIP RPP MA BES Ken Kelly
Director of Planning Chief Administrative Officer
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ATTACHMENTS:

Appendix A — Location Map
Appendix B — Property Sketch
Appendix C — Residential First Density (R1) Provisions
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Appendix A — Context Map (Provided by County of Lanark)
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The above is for reference purposes only and may not be to scale — complete details are found in the application form.

APPLICATION FOR

Landowner:
File No.:
Subject Land:

Steven and Patricia Burgess

B19/038
W. Pt. Lot 10, Con. 11, geographic Township of
Pakenham in the Municipality of Mississippi Mills

CONSENT
“Sketch Only"
Prepared by Lanark County
Planning Dept.

NOT A LEGAL SURVEY
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Appendix B — Property Sketch

Proposed Severance N
Roll: 0931-946-0250-69000 " .
West Part Lot 10, Concession 11 Pakenham A/

Pakenham Ward, Municipality of Mississippi Mills ]
| » i ;' \
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Appendix C — Residential First Density (R1) Zone Provisions
SECTION 13 —RESIDENTIALFIRST DENSITY(R1) ZONE

PURPOSE OF THE ZONE

The purpose of the R1 — Residential First Density Zone is to:
(1) limit the building form to single detached dwellings in areas designated as
Residential and Rural Settlement Area & Village in the Community Official
Plan;

(2) permit a number of other residential uses to provide additional housing
choices within detached residential areas;

(3) permit ancillary uses to the principal residential use to allow residents to
work at home;

(4) regulate development in a manner that is compatible with existing land use
patterns so that the residential character of a neighbourhood is maintained or
enhanced; and

(5) permit different development standards, identified by subzones, primarily
for developing areas designated Residential in the Aimonte Ward, which
promote efficient land use and compact form incorporating newer design
approaches [By-law #18-77].

13.1 USES PERMITTED
(1) The following uses are permitted uses subject to:
(a) the provisions of subsection 13.2 (1) to (3);
(b) a maximum of 3 guest bedrooms in a bed and breakfast;
(c) a maximum of 10 residents is permitted in a group home Type A;
(d) a maximum of 10 residents is permitted in a retirement home, converted

accessory apartment

bed and breakfast

detached dwelling

garden suite

group home Type A

home-based business - domestic and household arts
home-based business - professional uses

park

CONDITIONAL PERMITTED USES

(2) The following conditional use is also permitted in the R1 zone, subject to the

following:
(a) it is located on a lot fronting on and having direct vehicular access to Main
Street East or West; and
(b) a maximum of seven rooming units, or a maximum of one dwelling unit and
six rooming units. (2) The zone provisions are set out in Tables 13.2A, 13.3A and
13.3B (3) A park is not subject to the provisions of Tables 13.2A, 13.3A and
13.3B, however, any development will be subject to the zone provisions for a
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detached dwelling.
rooming house, converted

(3) The following conditional use is also permitted in the R1 zone, subject to the
following:

(a) the use is located in residential buildings with heritage value and the unique
historic characteristics of the buildings are preserved in keeping with the
Municipality’s heritage and design policies and guidelines.

(b) adequate off-street parking is provided per Section 9 — Parking, Queuing, and
Loading Spacing Provisions of this Plan;

(c) each guest room has a minimum floor area of 25 square meters;

(d) signage shall be in keeping with the Municipality’s heritage and design
policies and guidelines;

(e) a minimum of 15% of the site has to be maintained as usable landscaped
open space;

(f) the site has to be located on or within 50 m of an arterial road;
(g) the use is subject to Site Plan Control;
country inn

13.2 ZONE PROVISIONS

TABLE 13.2A -R1

No Municipal Either Municipal Municipal Water
Zone Provisions Water or Sewer Water or Sewer and Sewer
Lot Area, Minimum 2000 (c) 1000 (c) 450
(m2)
Lot Frontage, 30 20 18
Minimum (m)
Front Yard, 7.5 6 6
Minimum (m)
Side Yard, Minimum | 3 (d) 3 (d) 1.2 (a), (d)
(m)
Exterior Side Yard, 7.5 7.5 4.5
Minimum (m)
Rear Yard, Minimum | 10 10 7.5
(m)
Building Height, 9 9 9
Maximum (m)
Lot Coverage, 30% 30% 40%, 45%(e)
Maximum
Floor Area, 75 75 75
Minimum (m2)
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THE CORPORATION OF THE MUNICIPALITY OF MISSISSIPPI MILLS
STAFF REPORT

DATE: June 25, 2020

TO: Committee of the Whole

FROM: Niki Dwyer, Director of Planning

SUBJECT: BACKGROUND REPORT - ZONING BY-LAW AMENDMENT 2-
;P:lzgl 779 Part Block E, Being Part 3 on Reference Plan 27R-

Pakenham Ward, Municipality of Mississippi Mills
Municipally known as 0931-946-025-074-050000

OWNER: Glen and Scott Timmins

BACKGROUND

The applicants, Glen and Scott Timmins have filed a consent application for the purpose
of subdividing the subject parcel into two holdings. This consent application has not
been deemed complete by the County of Lanark and as a result no file reference is
available at this time. Pre-emptively to the assessment of the consent, the applicants
are also seeking an amendment to the Municipal Zoning Bylaw 11-83 to recognize the
lands for residential development, namely a single detached dwelling. If the zoning
amendment is approved, but the consent is unsuccessful the applicants would still be
able to construct a single detached dwelling on the entire holding.

PURPOSE AND EFFECT

The purpose and intent of the Zoning By-law Amendment is to change the zoning from
“‘Development” (D) to “Residential First Density” (R1), to recognize the land for a
residential use. The Community Official Plan designates the land as “Residential” and is
not subject to amendment. The subject land is located within the Settlement Boundary
of the Village of Pakenham.

DESCRIPTION OF SUBJECT LANDS

The subject lands are located within the Village of Pakenham at the intersection of
Kinburn Side Road and 12" Concession South Pakenham. The entire area of the
subject lands represents approximately 1 ha (2.47 acres) with 65m of frontage on 121"
Concession and 112m of frontage on Kinburn Side Road (exclusive of a day-light
triangle at the intersection). The lands are presently vacant and the severance proposal
seeks to divide the lands approximately in equal halves with the proposed property line
running north-south through the holding.The location of the subject lands within the
Municipality is depicted in the following Aerial Photo:
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Figure 1 — Aerial Photo (2014):

SERVICING & INFRASTRUCTURE

The severed lands will be serviced by private well and septic and the retained lands are
to remain unserviced. Future driveway access with be along Kinburn Side Road
(severed lands) and 121" Concession S (retained lands). Staff do not foresee any
hydrogeological challenges resulting from the rezoning of the property to recognize a
single residence. A Hydrogeological Assessment will be recommended as a condition
of approval of the consent to support the water quality and quantity through the creation
of 2 holdings.

COMMUNITY OFFICIAL PLAN (COP)

Schedule B of the Official Plan identifies the subject lands as “Residential”.
3.3.1 Goal and Objectives

It is a goal of this Plan to:
Promote a balanced supply of housing to meet the present and future social and
economic needs of all segments of the community.

Generally, “Residential” lands shall be predominantly used for low and medium density
uses and accessory uses (Policy 3.6.2). The Municipality has established housing mix
targets of 70% low density based on a gross density 15 units per ha threshold (6 units
per acre). These targets are primarily intended to be applied in Aimonte Ward where
Municipal services can support more intensified development. As a result, the net
density of the Village of Pakenham represents approximately 1.04 units per ha.

Policy 3.6.7 establishes that the Municipality shall:
“...give priority to the infilling of existing residential areas as a means of
efficiently meeting anticipated housing demands. Infilling shall be
considered small scale residential development within existing residential
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neighbourhoods involving the creation of new residential lots or the
development/redevelopment of existing lots”.

All infilling development may be subject to site plan control and shall be required to
meet the specific design policies found in Policy 4.2.2 of the Community Official Plan.

In cases where residentially designated lands within the settlement areas of Almonte
and Pakenham abut agriculturally designated lands, a minimum 30m setback between
any new dwelling and the boundary of the Agriculture designation must be maintained
(Policy 3.6.16).

This proposed development will be subject to further review to ensure that the design of
the dwelling conforms to the character of the neighbourhood, the placement meets the
30m Agricultural setback and complies with the setbacks of the Zoning Bylaw but in

general, the proposed new use of the land meets the intents of the Community Official
Plan.

Figure 2 — Official Plan Designation:

ZONING BY-LAW #11-83

The subject lands are presently zoned “Development (D)” and “Residential First
Density” (R1) within the Comprehensive Zoning By-law #11-83.

Figure 3 — Zoning Bylaw Schedule:




The lands were placed in the development reserve as part of the comprehensive Zoning
Bylaw repeal and replacement in 2011. Prior to the adoption of Bylaw 11-83, the lands,
as part of the original lot of record, were recognized as Rural. While there is limited
supporting rational for the change of the designation, it would be logical to conclude that
the change of use was intended to pre-plan for the assessment of the lands for infilling
potential around the Village.

Minimum lot provisions for Residential Development on private well and septic in the R1
Zone is as follows:

Provisions No Municipal Existing Holding Proposed Lots
Water or Sewer A B

Lot Area, Minimum 2000 (c) 10000 5000 5000

(m2)

Lot Frontage, 30 65 65 56

Minimum (m)

Front Yard, 7.5 - TBD TBD

Minimum (m)

Side Yard, Minimum 3 - TBD TBD

(m)

Exterior Side Yard, 7.5 - TBD TBD

Minimum (m)

Rear Yard, Minimum 10 - TBD TBD

(m)

Building Height, 9 - TBD TBD

Maximum (m)

Lot Coverage, 30% 0% TBD TBD

Maximum

Floor Area, 75 0 TBD TBD

Minimum (m2)

c) Lots serviced by private services may require lot sizes larger than that necessary to
meet zone provisions in order to accommodate the servicing systems capable of
handling the increased levels of water consumption and sewage generation that may be
associated with these uses.

PUBLIC COMMENTS RECEIVED:

Staff circulated the application in accordance with the provisions of the Planning Act and
at the time of posting the staff report have not received any comments from adjacent
property owners.

No agency comments were received at the time of preparation of this report.

A staff report analyzing the merits of the application will be prepared following the public
meeting in order to fully consider any and all public comments received.
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All of which is respectfully submitted by,

%4’4__,.__
Mer MCIP RPP MA BES

Director of Planning

ATTACHMENTS:

Appendix A — Property Sketch

Approved by,

Ken Kelly
Chief Administrative Officer

Appendix B — Residential First Density (R1) Provisions
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Appendix A — Property Sketch (post proposed severance)

Abproximate Location
\ 4 of Proposed Driveways
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Appendix B — Residential First Density (R1) Provisions
SECTION 13 —-RESIDENTIALFIRST DENSITY(R1) ZONE

PURPOSE OF THE ZONE

The purpose of the R1 — Residential First Density Zone is to:
(1) limit the building form to single detached dwellings in areas designated as
Residential and Rural Settlement Area & Village in the Community Official
Plan;

(2) permit a number of other residential uses to provide additional housing
choices within detached residential areas;

(3) permit ancillary uses to the principal residential use to allow residents to
work at home;

(4) regulate development in a manner that is compatible with existing land use
patterns so that the residential character of a neighbourhood is maintained or
enhanced; and

(5) permit different development standards, identified by subzones, primarily
for developing areas designated Residential in the Aimonte Ward, which
promote efficient land use and compact form incorporating newer design
approaches [By-law #18-77].

13.1 USES PERMITTED
(1) The following uses are permitted uses subject to:
(a) the provisions of subsection 13.2 (1) to (3);
(b) @a maximum of 3 guest bedrooms in a bed and breakfast;
(c) a maximum of 10 residents is permitted in a group home Type A;
(d) a maximum of 10 residents is permitted in a retirement home, converted

accessory apartment

bed and breakfast

detached dwelling

garden suite

group home Type A

home-based business - domestic and household arts
home-based business - professional uses

park

CONDITIONAL PERMITTED USES

(2) The following conditional use is also permitted in the R1 zone, subject to the

following:
(a) itis located on a lot fronting on and having direct vehicular access to Main
Street East or West; and
(b) a maximum of seven rooming units, or a maximum of one dwelling unit and
six rooming units. (2) The zone provisions are set out in Tables 13.2A, 13.3A and
13.3B (3) A park is not subject to the provisions of Tables 13.2A, 13.3A and
13.3B, however, any development will be subject to the zone provisions for a
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detached dwelling.
rooming house, converted

(3) The following conditional use is also permitted in the R1 zone, subject to the
following:

(a) the use is located in residential buildings with heritage value and the unique
historic characteristics of the buildings are preserved in keeping with the
Municipality’s heritage and design policies and guidelines.

(b) adequate off-street parking is provided per Section 9 — Parking, Queuing, and
Loading Spacing Provisions of this Plan;

(c) each guest room has a minimum floor area of 25 square meters;

(d) signage shall be in keeping with the Municipality’s heritage and design
policies and guidelines;

(e) a minimum of 15% of the site has to be maintained as usable landscaped
open space;

(f) the site has to be located on or within 50 m of an arterial road;
(g) the use is subject to Site Plan Control;
country inn

13.2 ZONE PROVISIONS

TABLE 13.2A -R1

No Municipal Either Municipal Municipal Water
Zone Provisions Water or Sewer Water or Sewer and Sewer
Lot Area, Minimum 2000 (c) 1000 (c) 450
(m2)
Lot Frontage, 30 20 18
Minimum (m)
Front Yard, 7.5 6 6
Minimum (m)
Side Yard, Minimum | 3 (d) 3 (d) 1.2 (a), (d)
(m)
Exterior Side Yard, 7.5 7.5 4.5
Minimum (m)
Rear Yard, Minimum | 10 10 7.5
(m)
Building Height, 9 9 9
Maximum (m)
Lot Coverage, 30% 30% 40%, 45%(e)
Maximum
Floor Area, 75 75 75
Minimum (m2)
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THE CORPORATION OF THE MUNICIPALITY OF MISSISSIPPI MILLS
STAFF REPORT

DATE: June 25, 2020

TO: Committee of the Whole

FROM: Niki Dwyer, Director of Planning

SUBJECT: BACKGROUND REPORT - ZONING BY-LAW AMENDMENT Z-11-20

Lot 8, Concession 10
Ramsay Ward, Municipality of Mississippi Mills
Municipally known as 4655 Appleton Side Road

OWNER: David Campbell and Lorraine Dopson
AGENT: Tracy Zander, ZanderPlan Inc.
BACKGROUND

In Fall 2019, a surplus-farm dwelling consent application — B19/098— was submitted to the
Lanark County and the Municipality of Mississippi Mills for the property known municipally as
4566 Appleton Side Road, Ramsay Ward. The surplus dwelling severance request was for
+10.05ha (24.8ac). The proposed lot would be located along the parent property’s
northeastern quadrant with frontage on Appleton Side Road. The County provisionally
approved the request in February 2020, with a requirement that the landowners fulfil conditions
set by the Municipality, one of which is to amend the zoning of the now vacant agricultural
parcel to prohibit the construction of a dwelling. The associated Community Official Plan policy
(Section 3.2.7) states the following:

The [Municipality] shall impose a condition on the severance of the surplus farm dwelling which
shall require a zoning by-law amendment prohibiting the construction of a new residential
dwelling on the farm land parcel rendered vacant as a result of the severance.

Consequently, the zoning of the property must be amended from “Agricultural (A)” to
“Agricultural — Special Exception (A-x)” to prohibit residential uses on the retained lands and
reduce the minimum required lot area, and “Agricultural — Special Exception (A-x)” and reduce
the minimum lot area of the retained lands from 40 ha to 30.78 ha. The severed lands will
similarly be rezoned to the “Agricultural — Special Exception (A-x)” to recognize a reduced area
from 40 ha to 10.5 ha and to limit certain agricultural uses permitted on the lands in
accordance with the zone.

PURPOSE AND EFFECT

The purpose and intent of the Zoning By-law Amendment is to change the zoning from
“Agriculture” (A) to “Agriculture Special Exception” (A-x) to fulfil a condition for the severance of
a surplus farm-dwelling property. As per the Community Official Plan, the rezoned property —
vacant agricultural land — would not be permitted to have a new dwelling constructed on it. The
amendment would also address the existing lot size deficiency to legally permit an agricultural
use.
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DESCRIPTION OF PROPERTY & SURROUNDING LAND USES

The subject land is located south of the intersection of Appleton Side Road and Old Almonte
Road. The immediate surrounding character is predominantly agricultural, with associated
farm-dwellings and farming operations. A Provincially Significant Wetland is located partially on
the subject property towards the rear lot line. The subject land is designated partially
“Agriculture”, “Environmental Hazard” and “Flood Plain” by the Community Official Plan (COP).

MO

The severance would separate an existing dwelling, two barns, a cover-all and a fenced
livestock area from the parent property. The retained lands are presently used for agriculture.
The severed lands would continue to be used to keep agricultural livestock. No changes to the
use are proposed as part of this application.

SERVICING & INFRASTRUCTURE

The proposed severance would separate an existing farm dwelling from the parent property. It
would maintain the existing well and septic. The retained lands are not presently serviced;
however, the applicant has noted in its application a proposed well and septic system. Both
lots would maintain frontage on Appleton Side Road, a County owned and maintained road.
The municipal servicing and infrastructure demands would not change as a result of the
application.
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COMMUNITY OFFICIAL PLAN (COP)

Both the retained and severed properties are, and will continue to be, designated as
“Agriculture” under the Community Official Plan. Permitted uses include agriculture,
agriculturally related businesses, forestry, a residential dwelling, and home-based businesses.

ZONING BY-LAW #11-83

The subject lands are presently zoned “Agriculture (A)” within the Comprehensive Zoning By-
law #11-83. As required by consent application B19/098, the vacant farm property must be
rezoned from “Agricultural (A)” to “Agricultural — Special Exception (A-x)” to prohibit residential
uses on the retained lands and reduce the minimum required lot area, and “Agricultural —
Special Exception (A-x)” and reduce the minimum lot area of the retained lands from 40 ha to
30.78 ha. The severed lands will similarly be rezoned to the “Agricultural — Special Exception
(A-x)” to recognize a reduced area from 40 ha to 10.5 ha and to limit certain agricultural uses
permitted on the lands in accordance with the zone.

11.3 Special Provisions

11.3.X (Retained Lands) Notwithstanding their ‘A’ Zoning designation, on those lands
delineated as ‘A-x’ on Schedule ‘A’ to this By-law, may be used in compliance with
the A zone provisions contained in this by-law, excepting however, that:

) all residential uses are prohibited; and
i) the minimum lot area may be 30.78ha.

11.3.X (Severed Lands) Notwithstanding their ‘A’ Zoning designation, on those lands
delineated as ‘A-x’ on Schedule ‘A’ to this By-law, may be used in compliance with
the A zone provisions contained in this by-law, excepting however, that:

i)  the minimum lot area may be 10.5 ha; and

i) that notwithstanding the uses permitted in the definition of “agricultural” uses,
the following uses shall not be permitted: raising of large livestock including
dairy or beef cattle, poultry, swine, deer, bison etc, in excess of 1 nutrient unit.

PUBLIC COMMENTS RECEIVED:

Staff circulated the application in accordance with the provisions of the Planning Act and at the
time of posting the staff report have not received any comments from adjacent property
owners.

No agency comments were received at the time of preparation of this report.

A staff report analyzing the merits of the application will be prepared following the public
meeting in order to fully consider any and all public comments received.
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All of which is respectfully submitted by,

Wr MCIP RPP MA BES
ctor of Planning

ATTACHMENTS:
Attachment A — Location Map
Attachment B — Property Sketch
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Acting Chief Administrative Officer



Attachment A — Location Map
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The above is for reference purposes only and may not be to scale — complete details are found in the application form.

Landowner: David Campbell and Lorraine Dopson

File No.: B19/098

Subject Land: Pt. Lot 8, Concession 10, geographic Township of
Ramsay in Mississippi Mills

APPLICATION FOR
CONSENT

“Sketch Only"
Prepared by Lanark County
Planning Dept.
NOT A LEGAL SURVEY
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Attachment B — Property Sketch (Provided by Applicant)
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