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Executive Summary

GHD Limited (GHD) was retained by Fieldgate Properties Limited (Client) to prepare a Land Use Compatibility Study
for the proposed commercial/industrial hub (Development) located at 2809 Townline Road, Puslinch Township,
Ontario (Site). This Study has been prepared in support of the Official Plan Amendment (OPA) and Zoning By-law
Amendment (ZBA) applications for the Development.

The draft OPA and ZBA prohibit Class Il industrial uses, medical marihuana production facilities, sawmills, open
industrial processes, and outdoor storage of raw materials or finished products. These restrictions are intended to
ensure that future development remains consistent with Class | and Class Il industrial characteristics and maintains
compatibility with nearby sensitive land uses.

There are currently two concepts of the Development that are being considered:

Option 1:

—  Northern portion of the Site will include three (3) industrial buildings, and 3 industrial condos.
—  Southern portion of the Site will include a Big Box Retail Store and a Gas Bar.

Option 2:

—  Northern portion of the Site will include 3 industrial buildings, and 3 industrial condos.

—  Southern portion of the site will include two (2) additional industrial buildings.

The purpose of this Study is to assess land use compatibility between the proposed Development and nearby
sensitive land uses based on the Ontario Ministry of Environment, Conservation and Parks (MECP) Guideline D-6
“Compatibility between Industrial Facilities”.

Class | industries are anticipated to be feasible, and Class Il industries are anticipated to be feasible subject to further
assessment to identify any mitigation measures required to ensure compatibility with existing sensitive uses. Further
studies are recommended to be prepared at the Site Plan Approval stage.

This report is subject to, and must be read in conjunction with, the limitations set out in Section 1.2 and the
assumptions and qualifications contained throughout the Report.
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1. Introduction

1.1 Purpose of this Report

GHD Limited (GHD) was retained by Fieldgate Properties Limited to prepare a Land Use Compatibility (Study) for the

proposed commercial/industrial hub (Development) located at 2809 Townline Road, Puslinch Township, Ontario (Site).
This Study has been prepared in support of the Official Plan Amendment and Zoning By-law Amendment applications
for the Development.

1.2  Scope and Limitations

This report has been prepared by GHD for Fieldgate Properties Limited and may only be used and relied on by
Fieldgate Properties Limited for the purpose agreed between GHD and Fieldgate Properties Limited as set out in
Section 1.1 of this report.

GHD otherwise disclaims responsibility to any person other than Fieldgate Properties Limited arising in connection
with this report. GHD also excludes implied warranties and conditions, to the extent legally permissible.

The services undertaken by GHD in connection with preparing this report were limited to those specifically detailed in
the report and are subject to the scope limitations set out in the report.

The opinions, conclusions and any recommendations in this report are based on conditions encountered and
information reviewed at the date of preparation of the report. GHD has no responsibility or obligation to update this
report to account for events or changes occurring subsequent to the date that the report was prepared.

The opinions, conclusions and any recommendations in this report are based on assumptions described in this report.
GHD disclaims liability arising from any of the assumptions being incorrect.

2. Site and Development Description

The Site is located at 2809 Townline Road, Puslinch, Ontario, approximately 200 m north of Highway 401. A key plan
is included as Figure 1.1, which shows the location of the Site in relation to these transportation corridors.

The Site is currently zoned as Agricultural (A). The lands surrounding the Site include properties zoned as Agricultural
(A) to the north and south and Resort Commercial (RC) to the east. The properties west of Townline Road fall within
the City of Cambridge, and include lots zoned Residential (R5, R6) and Commercial (C5CS5) to the west. A map of
the current zoning is included in Figure A.1 of Appendix A.

The draft zoning by-law amendment for the Site is included in Appendix B of this Study, which proposes to rezone Part
of Lot 1, Concession 2, Township of Puslinch, County of Wellington, from Agricultural (A) to site-specific Industrial
(IND) Zones IND(spXX) on Part A and IND(spXXX) on Part B, as shown on Schedule ‘A’ of the draft by-law
amendment provided in Appendix B. The draft OPA and ZBA strictly prohibit Class Ill industrial uses, medical
marihuana production facilities, open industrial processes, outdoor storage of raw materials and finished products, and
sawmills. These restrictions have been incorporated to provide greater certainty that future industrial uses remain
within the Class | and Il industrial classifications assessed in this Study.

There are currently two concepts of the Development that are being considered:
Option 1:

—  Northern portion of the Site will include 3 industrial buildings, and 3 industrial condos.
—  Southern portion of the Site will include a Big Box Retail Store and a Gas Bar.
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Option 2:

— Northern portion of the Site will include 3 industrial buildings, and 3 industrial condos.
—  Southern portion of the site will include 2 additional industrial buildings.

For both options, the Development includes a landscaped area at the west edge of the site, which forms a landscape
buffer between the industrial buildings and the residential uses west of Townline Road.

3. Assessment Framework

3.1 Provincial Planning Statement

The Provincial Planning Statement (“PPS”) is a consolidated statement of the provincial government’s policies on land
use planning. It “provides policy direction on matters of provincial interest related to land use planning and
development. As a key part of Ontario’s policy-led planning system, the Provincial Planning Statement sets the policy
foundation for regulating the development and use of land province-wide, helping achieve the provincial goal of
meeting the needs of a fast-growing province while enhancing the quality of life for all Ontarians.”

The current PPS became effective on October 20, 2024. Policy direction concerning land use compatibility is provided
in Section 3.5 of the PPS:

“1. Maijor facilities and sensitive land uses shall be planned and developed to avoid, or if avoidance is not
possible, minimize and mitigate any potential adverse effects from odour, noise and other contaminants,
minimize risk to public health and safety, and to ensure the long-term operational and economic viability of
major facilities in accordance with provincial guidelines, standards and procedures.

2. Where avoidance is not possible in accordance with policy 3.5.1, planning authorities shall protect the
long-term viability of existing or planned industrial, manufacturing or other major facilities that are vulnerable to
encroachment by ensuring that the planning and development of proposed adjacent sensitive land uses is
only permitted if potential adverse effects to the proposed sensitive land use are minimized and mitigated, and
potential impacts to industrial, manufacturing or other major facilities are minimized and mitigated in
accordance with provincial guidelines, standards and procedures.”

The goals of the PPS are implemented through Municipal and Provincial policies, as discussed below. Provided the
Municipal and Provincial policies, guidelines, standards and procedures are met, the requirements of the PPS will be
met.

3.2 Guideline D-6

The MECP Guideline D-6 "Compatibility Between Industrial Facilities and Sensitive Land Uses" (Guideline D-6)
provides recommended minimum separation distances (RMSD) and potential areas of influence (AOI) based on the
class of the industrial facility. RMSDs are provided based on the industry size and operation type. The guideline
provides direction for land use planning to maximize compatibility of industrial uses with adjacent land uses. The goal
of Guideline D-6 is to minimize encroachment of sensitive land uses on industrial facilities and vice versa, in order to
address potential incompatibility due to adverse effects including air quality, dust, odour, noise, and vibration.

Guideline D-6 separates industries into three broad categories, depending on the nature of their operations and the
types of potential impacts:

— Class |l industries are small scale, self-contained plants or buildings, which produce and store products
internally, and have low probability of fugitive emissions. They have daytime operations only, with infrequent
movements of products and/or heavy trucks. Some examples include furniture repair and refinishing, electronics
manufacturing, auto parts supply, distribution of dairy products, and beverages bottling.
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— Class Il industries perform medium scale processing, with occasional outputs of point source or fugitive
emissions. Activities may include some outdoor storage of wastes and materials, frequent movement of products
and/or heavy trucks during the daytime, and shift work. Some examples include paint spray booths, feed packing
plant, dairy product manufacturing, and dry-cleaning services.

— Class lll industries conduct large-scale manufacturing and are characterized by persistent and/or intense dust
and/or odour, frequent outputs of major annoyances, and have a high probability of fugitive emissions. Activities
may include continuous operations and movements of products, outside storage of raw and finished goods, and
high levels of production. Some examples include manufacturing of paint and varnish, manufacturing of resins
and coatings, solvent recovery plants, organic chemicals manufacturing, breweries, and metal manufacturing.

The following table summarizes the recommended minimum setback distances and areas of potential influence which
represent the distances within which adverse effects could potentially occur.

Table 3.1 Guideline D-6 Industry Separation Distances
Class | 20 70
Class Il 70 300
Class Il 300 1,000

Guideline D-6 provides criteria for classifying industrial land uses, based on their outputs, scale of operations,
processes, schedule, and intensity of operations. Often an industry will fall between two Classes. Guideline D-6 states
that no incompatible development should occur within the recommended minimum separation distance as noted in
Table 3.1. In cases where the recommended minimum separation distances are not met, further detailed assessment
is warranted to ensure compatibility as stated in Guideline D-6.

4. Land Use Compatibility Assessment

4.1 Guideline D-6 Setbacks

The Site is currently zoned as Agricultural (A). The lands surrounding the Site include properties zoned as Agricultural
(A) to the north and south and Resort Commercial (RC) to the east. The properties west of Townline Road fall within
the City of Cambridge, and include lots zoned Residential (R5, R6) and Commercial (C5CS5) to the west.

Based on a review of active development applications for the Township of Puslinch and the City of Cambridge, the
following developments are proposed nearby to the Site:

—  Zoning By-Law Amendment application for a proposed industrial building at 2420-2310 Townline Road,
413 Pinebush Road, and 1425 Bishop Street North, Cambridge.

There are no proposed sensitive land uses close enough to the Development to affect the conclusions of this Study.

Figures 4.1 and 4.2 shows the Guideline D-6 setbacks from the existing residential land uses overlaid with the two
Development concepts, including the associated on-site landscape buffers. The findings of the Guideline D-6 review of
the site are as follows:

1. The majority of the Site falls within the recommended minimum separation distance (RMSD) for Class Ili
industries, with exception of Industrial Building 6. Therefore, based on Guideline D-6, Class lll industries are
likely not feasible without significant mitigation measures, and are recommended to be avoided.

2. With the current proposed landscape buffers, the industrial activities within the Site are outside of the
recommended minimum separation distance (RMSD) for Class Il industries, with exception of two road vehicle
entrances at the west side of the Development. Therefore, Class Il industries are expected to be compatible
but should be evaluated in greater detail for potential impacts at the site plan application stage.
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3. Class |l industries are expected to be compatible as the recommended minimum separation distance of
20 metres is met throughout the Development when the proposed landscape buffers are considered.

4. Option 1 and Option 2 concepts of the development do not include any buildings that would be expected to be
utilized for Class lll industries, as there are no areas suitable for outdoor storage or open processes.

5. The draft zoning-by-law amendment prohibits construction of buildings within the hatched areas shown in
Schedule ‘B’, such that a minimum setback of 70 m is maintained from the residential uses.

4.2 Development Classification

Table 4.1 below summarizes the uses permitted in the draft zoning by-law, with the expected industrial classifications
for each permitted use based on the D-6-1 Industrial Categorization Criteria.
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Table 4.1

Permitted Use

Agricultural service
and supply
establishments

Building supply
store

Business or
professional office

Caterer’s
establishment

Commercial fitness
centre

Commercial self-
storage facility

Contractor’s yard

Dry cleaning plant

Summary of Zoning Uses and Corresponding D-6 Classification

Definition

Any premises used for the supply of goods, materials,
equipment and/or services that support agricultural uses.

Any premises where building supply products such as millwork,
cement, siding, roofing, plumbing or electrical supplies, heating,
cooling or ventilating construction supplies, fireplaces, windows,
paints, wall coverings, and floor coverings are stored for the
purpose of wholesale or retail trade, including an accessory
outdoor storage area.

Any premises used for conducting the affairs of businesses,
professions, services, industries, governments, or like activities,
in which the principal product of labour is the processing and/or
storage of information rather than the production and
distribution of goods.

Any premises in which food and beverages are prepared for
consumption off the premises.

Any premises where physical fitness and recreational
equipment and/or instruction are provided for use by the public.

Any premises used for the temporary storage of items, which
contains secured storage areas and/or lockers which are
generally accessible by individual loading doors for each
storage unit or locker, or stored outdoors in a secured area.

Any lot or part thereof, used by any general contractor or builder
as an outdoor storage area for equipment and materials, or
where a contractor and/or tradesperson performs shop and
assembly work, and/or offers a trade or service, which is not
generally open to the public, and includes, but is not limited to,
landscaping services, general construction services, cabinetry
services, plumbing services and welding services, or other
similar services but does not include any other use as defined
by this By-law.

Any premises used for dry cleaning, cleaning, dyeing, pressing
or other similar treatment of articles or apparel and may include
a depot for receiving and distributing said articles.

D-6

Classification

lorll

lorll

lorll

Notes/Provisions

Self-contained, small to medium scale
Minor source of emissions
Daytime operations only

Outdoor storage of materials and/or products

Potential for noise emissions from material handling
equipment audible off-property

May include equipment maintenance activities
Daytime operations only

Self-contained, small scale
Insignificant source of emissions
Daytime operations only

Self-contained, small scale
Minor source of potential emissions (noise, odour)

Self-contained, small scale
Insignificant source of emissions

Self-contained, small scale
Minor source of emissions
Daytime operations only

Outdoor storage of products or materials
Potential source of emissions (noise, dust)
May be considered Class | or I, dependent on a

variety of factors including the types of processes,
scale of operations, and hours of operation

Noise emissions from dry cleaning equipment (e.g.,
exhausts, dryers, washing equipment) audible off-
property during daytime hours.

Frequent movement of products and/or heavy trucks
with most movements during daytime hours.
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Permitted Use

Definition

D-6

Classification

Notes/Provisions

Equipment rental
establishment

Factory outlet

Fuel Depot

Gas bar

Grain storing,
weighing, and
drying operation

Industrial
equipment rental
establishment

Industrial use
(excluding Class Ill)

Motor vehicle body
shop

Any premises where residential and commercial equipment is
kept for rental, but does not include an establishment where
industrial equipment is kept for rental

Any premises that is secondary to an industrial use or a service
trade, wherein products manufactured, produced, processed or
stored on the premises are kept or displayed, for wholesale or
retail sale, or wherein orders are taken for the delivery of such
products.

Any premises where petroleum, gasoline, fuel oil, gas propane
or other fuels are stored in tanks for wholesale distribution or
bulk sales but does not include facilities for the sale of fuels for
private vehicles.

Any premises used for the sale of vehicle fuels and vehicle
accessories, and may also include accessory retail sales of
convenience foods and beverages, car washes and sale of
propane, but does not include repairs to a vehicle.

No definition present in By-law.

Any premises where industrial equipment is kept for rental
to the public and/or contractors.

Any premises used for the processing of goods and materials;
the assembly of manufactured goods; the manufacturing of
goods; the repair and servicing of goods and similar uses;
including any permanent storage facilities or accessory
equipment that is in conjunction with the use, but does not
include a motor vehicle service establishment, or motor vehicle
body shop.

Any premises used for the painting and/or repairing of the
exterior and/or the undercarriage of motor vehicle bodies and
includes the temporary parking of motor vehicles in the process
of repair.

lorll

lorll

lorll

Potential outdoor storage of equipment
Potential sources of emissions (noise)
Primarily daytime operations

Self-contained, small scale
Minor source of emissions
Daytime operations only

Self-contained, small scale
Minor source of emissions
Daytime operations only

Self-contained, small scale
Minor source of emissions (noise)

Potential moderate source of emissions (noise)

May be considered Class | or I, dependent on a
variety of factors such as potential noise emissions
from maintenance equipment (e.g., pneumatic impact
wrench, air compressor) audible off-property during
daytime hours

Primarily daytime operations

May be considered Class |, Il, dependent on a variety
of factors including the types of processes, scale of
operations, and hours of operation

Class Il Industrial Uses are prohibited in the draft
zoning by-law amendment. Accordingly, it is
recommended that open processes and outdoor
storage of raw/ finished products be prohibited.

Noise emissions from automobile service equipment
(e.g., pneumatic impact wrench, air compressor)
audible off-property during daytime hours

Odours from paint spraying operations require
appropriate design of paint booth exhaust system

Primarily daytime operations
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Permitted Use

Definition

D-6

Classification

Notes/Provisions

Outdoor storage
area or accessory
processing area

Outdoor storage
use

Postal or courier
outlet

Restaurant

Retail store

Service or repair
establishment

Trade service
establishment

Transport terminal

Warehouse

The storage of equipment, goods, or raw materials outside of
any building or structure in the open air. For the purposes of this
by-law, the overnight parking of vehicles shall not be deemed to
be outdoor storage. An outdoor storage area does not include
an outdoor display and sales area, and does not include any
permanent storage facilities or accessory equipment that is in
conjunction with an agricultural or industrial use.

Any premises where an outdoor storage area forms the main
use of a lot, but does not include a salvage yard. For the
purposes of this by-law, the parking of vehicles is not
considered to be an outdoor storage use.

Any premises for the provision of postal and courier pick-up and
drop-off services for letters and small parcels, but does not
include a postal or courier distribution or terminal facility.

Any premises that is used for the preparation and serving of
food and refreshments to the public for consumption at tables
within or outside the building and which may include the
preparation of food in a ready-to-consume state for
consumption off the premises.

Any premises in which goods, wares, merchandise, substances,
articles, or things are displayed, rented, or sold directly to the
public, and includes a grocery store, but does not include any
use otherwise defined by the By-law.

Any premises used primarily for the repair of household articles
but does not include shops for the repair of internal combustion
engines, vehicles or other similar uses.

No definition present in By-law.

Any premises used for storing, servicing, washing, repairing,
dispatching or loading of trucks and/or transport trailers with
materials or goods that are not manufactured, assembled, or
processed on the same lot, and which may include a
warehouse.

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

lorll

lorll

Outdoor storage of raw and finished products
Open processing of products

Outdoor storage of raw and finished products

Self-contained, small scale
Minor source of emissions
Daytime operations only

Self-contained, small scale
Potential minor source of emissions (noise, odour)
Daytime operations only

Self-contained, small scale
Insignificant source of emissions
Daytime operations only

Self-contained, small scale
Insignificant source of emissions
Daytime operations only

Self-contained, small scale
Minor source of emissions
Daytime operations only

May be considered Class | or Class Il, dependent on
scale and frequency of heavy truck movements,
operating hours, with implementation of effective
noise mitigation measures

May be considered Class | or Class Il, dependent on
scale and frequency of heavy truck movements,
operating hours, with implementation of effective
noise mitigation measures
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Certain permitted uses, including transport terminals and warehouses, may normally be classified as either Class Il or
Class Il industries under Guideline D-6 depending on factors such as the scale of operations, frequency of heavy
truck movements, hours of operation, and the extent of outdoor storage activities. For transport terminals and
warehouses the primary emission of significance is noise, which can be effectively mitigated as described in the Noise
Study by Thornton Tomasetti and accompanying peer review response letters. Section Guideline D-6 acknowledges
that the classification of a facility to be reduced using effective mitigation measures (e.g., reduced from Class lll to
Class Il). Therefore, transport terminals and warehouses would be considered Class Il industries provided they are
equipped with effective mitigation measures, such as acoustic barriers, noise controls for mechanical equipment,
and/or rubber pads for levelling plates, to ensure compatibility with nearby sensitive uses (i.e., demonstrate
compliance with NPC-300). Therefore, it is recommended that any site-specific compatibility concerns associated with
future tenants be evaluated during the Site Plan Approval process.

5. Recommendations

The draft Official Plan Amendment and Zoning By-law Amendment have incorporated the recommendations of this
Study by prohibiting Class Il industrial uses, open industrial processes, and outdoor storage of raw materials and
finished products. Future development applications should demonstrate that proposed operations remain consistent
with the Class | and Class |l industrial classifications assessed in this Study. Site-specific assessments should be
prepared, where necessary, at the Site Plan Approval stage to evaluate potential dust, odour, noise and vibration
impacts and associated mitigation measures necessary to ensure compatibility with existing sensitive uses.

Examples of mitigation may include, but are not limited to:

— Landscape Buffers: On-site landscape (or similar) buffers may be used to increase the separation distances
between emission sources and sensitive uses. GHD notes that both options for the proposed concept include
landscape buffers around the perimeter of the Site.

— Building Orientation: Orient proposed buildings to shield sensitive uses from the most significant emission
sources. For example, loading docks in both options for the proposed concept currently have the worst-case
loading docks oriented away from the closest sensitive uses, which is appropriate.

—  At-Source Controls: Install emissions controls at-source, where possible, for significant discrete emissions
sources. Examples of sources for which at-source controls could be used include air contaminant exhausts (stack
design for optimum dispersion), air handling or ventilation systems (silencers, low-noise equipment), generators
(acoustic enclosure), etc.

—  Screening: Construct earthen berms and/or barriers between emission sources and the residential uses to
attenuate noise emissions from employment uses.

— Administrative Controls: Implement and enforce operating procedures such as anti-idling policies, operator
training to minimize noise associated with shipping/receiving, etc.

Specific mitigation measures will be dependent on the final concept and the nature of the end users of the
Development.

6. Conclusions

This Study has been prepared in support of the Zoning By-Law Amendment and Official Plan Amendment applications
for the proposed Development. Class | industries are anticipated to be feasible, and Class Il industries are anticipated
to be feasible subject to further assessment to identify any mitigation measures required to ensure compatibility with
existing sensitive uses. Further studies are recommended to be prepared at the Site Plan Approval stage.

GHD | Fieldgate Properties Limited | 12683953-RPT-1-Rev2 | Land Use Compatibility Study 8



7. References

Ontario Ministry of Environment, Conservation and Parks (MECP, 1995), Guideline D-6: Compatibility Between
Industrial Facilities and Sensitive Land Uses

Ontario Ministry of Environment, Conservation and Parks (MECP, 2013), Publication NPC-300: Environmental Noise
Guideline: Stationary and Transportation Sources — Approval and Planning

Township of Puslinch Zoning By-law No. 023-18 (June 2024)

GHD | Fieldgate Properties Limited | 12683953-RPT-1-Rev2 | Land Use Compatibility Study 9



SDERP 18

Paper Size ANSI B LAND USE COMPATIBILITY STUDY Project No. 12683953
FIELDGATE PROPERTIES LIMITED Revision No. -
) 200 280 ™ N 2809 TOWNLINE ROAD, PUSLINCH TOWNSHIP, ONTARIO Date 12.11.2025
Map Projection: Transverse Mercator A

o ™ KEY PLAN FIGURE 2.1

2112683953\ Tech\CadnaA\12683953_2809Townline_v2025.00.cna
Imagery source: Google Satellite




GUIDELINE D-6 SETBACKS

DEVELOPMENT

FIGURE 4.1

CONCEPT OPTION 1




FIGURE 4.2
2683953 _2809Townline_v2025.00.cna

\
\
N
A

2
=2
o c=
28+
P
®ES
g <N
T
25
i
§39
5 8L
Sa=
]
o c 5
g§8°
= o
T

o
I
= 3

QW
N i
0
o




Appendices



Appendix A

Zoning Map and Site Plan



; Legend
nﬁ\oad & } A , \ .
- . : 3 Approximate Site Boundary
: ‘ " 1 KM Buffer

Approximate Municipal Boundary

v
7 e\\\ﬂ

Township of Puslinch Zoning: By-law 23-2018 |
Agricultural
Commercial

Natural Environment
Residential

City of Cambridge Zoning: By-law 150-85
Commercial
Industrial
Institutional

o I Open Space

Residential

S RAN AR e
L 0S3 K \

) == 3 m@

SR

il

y 0
ioliday NG

W aceom
i 3 \?“‘e q
: y ‘.
. ] (8) "
"M , e ;
[ “" OkS 5 4 Bl
N G% \

S

Scale 1:15,000 FIELDGATE PROPERTIES LIMITED Project No. 12683953
0 150 300 450 2809 TOWNLINE ROAD, PUSLINCH TOWNSHIP, ON Revision No. -

N —
——— m— @ ONTARIO LAND USE COMPATIBILITY STUDY Date Nov 2, 2025
Meters

s

) :
A 4 b \ . -
e (F e > Map Projection: Transverse Mercator
] . - T ‘ y Horizontal Datum: North American 1983
M~ | ’ " SR o e Y LAND USE ZONING FIGURE A1

| - e .

T ‘ = ‘L Q\GIS\PROJECTS!1268300051126839531GIS\Maps\Deliverables\202511_RPT001112683953_001_RPTO01.mxd Data source: MNRF, 2018, Produced by GHD under licence from Ontario Ministry of Natural Resources and Forestry, © King's Printer 2025; Zoning: Township of Puslinch and
A n B A

Print date: 02 Nov 2025 - 23:13 City of Cambridge, accessed November 1, 2025; Imagery: Google, Dated: September 14, 2023
Created by: tneulieb




FEATURE COMMUNITY
ENTRANCE SIGN:
"WELCOME TO THE

TOWNSHIP OF PUSLINCH"

WELCOME
TO THE TOWNSHIP OF

PUSLINCH

GATEWAY
BUSINESS PARK

TOWNSHIP OF

PUSLINCH

EsT. 1850

scheme: 06 (Plan A)

PROJECT DATA: BUILDING 5 DEVELOPMENT STANDARDS:
SITE AREA: A DOCK-HIGH DOORS 11 ZONING: IND °
GROSS: 84.10 AC 34.03 HA O GRADE-LEVEL DOORS 11
REQ. PARKING @ 10% OFFICE 152 STALLS MAX. COVERAGE: 20%
3,663,298 SF 340,332 m* AUTO PARKING 160 STALLS MAX. HEIGHT: 40m
LS/DRY @ 18% 62,943 m? @1.43/1000 SF @1.53/100 m?
SERVICE REQ. ACCESSIBLE To be confirmed by City BUILDING SETBACKS:
NET: 68.54 AC 27.74 HA BUILDING 6 FRONT: 15m °
2,985,781 SF 277,388 m? A DOCK-HIGH DOORS 11 INT. SIDE YARD: 15m
BUILDING AREA: O GRADE-LEVEL DOORS 11 EXT. SIDE YARD: 15m
REQ. PARKING 10% OFFICE 149 STALL :
BUILDING 1 174,375 SF 16,200 m> KoL FPARENS @ R REAR 15m
BUILDING 2 174,375 SF 16,200 m? @1.51/1000 SF @1.63/100 m®>  LANDSCAPE SETBACKS: :
BUILDING 3 174,375 SF 16,200 m? REQ. ACCESSIBLE To be confirmed by City FRONT: om
BUILDING 4 112,236 SF 10,427 m? TRAILER STALLS 53 STALLS SIDE: om
BUILDING 5 112,236 SF 10,427 m2 RETAIL BOX REAR: om
BUILDING 6 105,636 SF 9,814 m? ?EQDS)Z';-IZII\IGGH DOORS sty Lanmsoane - .
?;TAAEF BOX ! éi’é’zzg gg ;Z’gzg 22 AUTO PARKING 1,400 STALLS
' L2 ‘ @8.62/1000 SF @9.28/100 m?  OFF-STREET PARKING:
PARKING REQUIREMENTS REQ. ACCESSIBLE 7o be confirmed by City STANDARD: 3mXé6m
WAREHOUSE COMPACT: N/A
<10,000 m? 1/100 m? COMPACT %: N/A
>10,000 m? 1/200 m?2 DRIVE AISLE: 6m
OFFICE 1/20 m?2 FIRE LANE: TBD
OVERHANG: TBD
FARF:R ETAIL 1/20  m? TREE WELL: TBD
GROSS: 0.28 REQ. PARKING RATIO BY USE:
NET: 0.34 WAREHOUSE: 1/200 m2 °
COVERAGE: INDUSTRIAL: 1/100 m2 *
GROSS: 289% OFFICE: 1/20 m2 °
NET: 349, RETAIL: 1/20 m?
BUILDING 1 NOTES:
A DOCK-HIGH DOORS 44 % Property is currently zoned as agricultural and it's rezoned
O GRADE-LEVEL DOORS 2 ot
REQ. PARKING @ 5% OFFICE 167 STALLS o athes bings and stmchures e Lo
AUTO PARKING 170 STALLS e e
@0.97/1000 SF @1.05/100 m?2 tenanted building: 1 space per 50 m2 of net floor area.
REQ. ACCESSIBLE To be confirmed by City 11200 o for any flar aren after e fre
BUILDING 2 o v 20 v of net oo e
A DOCK-HIGH DOORS 44
O GRADE-LEVEL DOORS 2
REQ. PARKING @ 5% OFFICE 167 STALLS
AUTO PARKING 167 STALLS
@0.96/1000 SF @1.03/100 m?
REQ. ACCESSIBLE To be confirmed by City
BUILDING 3
A DOCK-HIGH DOORS 44
O GRADE-LEVEL DOORS 2
REQ. PARKING @ 5% OFFICE 167 STALLS
AUTO PARKING 167 STALLS
@0.96/1000 SF @1.03/100 m?
REQ. ACCESSIBLE To be confirmed by City
BUILDING 4
A DOCK-HIGH DOORS 11
O GRADE-LEVEL DOORS 11
REQ. PARKING @ 10% OFFICE 152 STALLS
AUTO PARKING 160 STALLS
@1.43/1000 SF @1.53/100 m?
REQ. ACCESSIBLE To be confirmed by City
EAST HESPELER
ey 2 \ ich b @ 5 guis!
-.l:;-.".\q?“& \ poc
. Plinch Traci(
" ) SR AT
) 5
HVEIS[.EEEEER ’ a0/ Little Lake
The Core Climbing Gym- ) i)
.ogon PR -
yam
g B e Big Islana
1:2000
P ! ! ! /I\
0 20m 50m 100m 200m NORTH
Conceptual Site Plan A
Townline ‘N TARE P I g I COMB TOR25-0087-00 SHEET
2809 Townline Road, Puslinch, Ontario 11.07.2025 1




FEATURE COMMUNITY
ENTRANCE SIGN:
"WELCOME TO THE
TOWNSHIP OF PUSLINCH"

WELCOME
TO THE TOWNSHIP OF

PUSLINCH

GATEWAY
BUSINESS PARK

scheme: 07 (Plan B)

TOWNSHIP OF

PUSLINCH

EsT. 1850

PROJECT DATA: BUILDING 5 DEVELOPMENT STANDARDS:
SITE AREA: 3 DOCK-HIGH DOORS 11 ZONING: IND
GROSS: 84.10 AC 34.03 HA REQ?EQIE!EIEEVEL D?@OTS% OFFICE 152 STALEé MAX. COVERAGE: 0%
3,663,298 SF 340,332 m? AUTO PARKING 160 STALLS  MAX. HEIGHT: 40m
LS/DRY @ 17% 58,387 m? @1.43/1000 SF @1.53/100 m2
SERVICE REQ. ACCESSIBLE To be confirmed by City  BUILDING SETBACKS:
NET: 69.67 AC 28.19 HA BUIH)“\'G 6 FRONT: 15m
3,034,829 SF 2819457 @ qeape.L EVEL DOORS 1 LT SIPE vARD: Lom
BUILDING AREA: REQ. PARKING @ 10% OFFICE 149 STALLS REAR: ' 15m
BUILDING 1 174,375 SF 16,200 m2 AUTO PARKING 160 STALLS
BUILDING 2 174,375 SF 16,200 m? oEo ACCESS!BL@?“’UNOO ;Fb %,1-63/2000?2 LANDSCAPE SETBACKS:
BUILDING 3 174,375 SF 16,200 m? REQ. ACCESSIBLE TZ bg EZ%:Z;’(; C‘;z‘i FRON,T: om
BUILDING 4 112,236 SF 10,427 m?2 BUILDING 7 SIDE: 9m
BUILDING 5 112,236 SF 10,427 m2 3 DOCK-HIGH DOORS 33 REAR: om
BUILDING 6 105,636 SF 9,814 m? GRADE-LEVEL DOORS 2 , .
BUILDING 7 210,000 SF 19,510 m2 REQ. PARKING 196 STALLS D0 CAPE REQ =%
BUILDING 8 210,000 SF 19,510 m? AUTO PARKING 226 STALLS b r o TREET PARKING:
@1.08/1000 SF @1.16/100 m?
TOTAL: 1,273,234 SF 118,287 m? REQ. ACCESSIBLE To be confirmed by City > ANDARD: 3mx6m
PARKING REQUIREMENTS BUILDING 8 COMPACT: N/A
WAREHOUSE A DOCK-HIGH DOORS 33 COMPACT %: N/A
<10,000 m? 1100 m? O GRADE-LEVEL DOORS 2 EFF;\E”T_AAILSEEE o
10000 m? 1200 me REQ. PARKING 244 STALLS OVERHANG. g
/ AUTO PARKING 250 STALLS -
OFFICE 1/20  m? @1.19/1000 SF @1.28/100mz  'REEWELL: TBD
RETAIL 1/20 mz2 REQ. ACCESSIBLE 70 be confirmed by City
e oo e
GROSS: 0.35 INDUSTRIAL: 1/100 m2
NET: 0.42 OFFICE: 1/20 m?
COVERAGE: RETAIL: 1/20 m2
GROSS: 35%
N ET: 42% N*Ol;rrciéft;is currently zoned as agricultural and it's rezoned
BUILDING 1 o industrial.
3 DOCK-HIGH DOORS 44 L ot buitings and stscturen ame Lo
GRADE-LEVEL DOORS 2 2 Lot area (min.): 6 ha, Lot frontage (min.): 180 m.
REQ. PARKING @ 5% OFFICE 167 STALLS 7 et suiing: 1 space por 50 ma ofnet foorave.
AUTO PARKING 170 STALLS 11200 o for any flar aren after e fre
@0.97/1000 SF (@1.05/100 m? 5ioé:fzom;zofnetﬂmarea
REQ. ACCESSIBLE 7o be confirmed by City
BUILDING 2
A DOCK-HIGH DOORS 44
O GRADE-LEVEL DOORS 2
REQ. PARKING @ 5% OFFICE 167 STALLS
AUTO PARKING 167 STALLS
@0.96/1000 SF (@1.03/100 m2
REQ. ACCESSIBLE To be confirmed by City
BUILDING 3
A DOCK-HIGH DOORS 44
O GRADE-LEVEL DOORS 2
REQ. PARKING @ 5% OFFICE 167 STALLS
AUTO PARKING 167 STALLS
@0.96/1000 SF (@1.03/100 m2
REQ. ACCESSIBLE To be confirmed by City
BUILDING 4
A DOCK-HIGH DOORS 11
O GRADE-LEVEL DOORS 11
REQ. PARKING @ 10% OFFICE 152 STALLS
AUTO PARKING 160 STALLS
(@1.43/1000 SF (@1.53/100 m?
REQ. ACCESSIBLE To be confirmed by City
TRAILER 53 STALLS
EAST HESPELER
Per g, £ - = £ g
(s ' jac
% H frack(
H\JEF&%EEER Tim Hortons ’ 401/ Little Lake
5
The Core Climbir ! @II Pt
Jamieso plewy
: B 3 Big Islana
1:2000
P ! ! | /]\
0 20m 50m 100m 200m NORTH
Conceptual Site Plan B
foine WARE MALCOMB 05" L
2809 Townline Road, Puslinch, Ontario 10772025 1




Appendix B

Draft Zoning By-Law Amendment



THE CORPORATION OF THE COUNTY OF WELLINGTON
BY-LAW NO.

A BY-LAWTO ADOPT AMENDMENTNO. __ TOTHE
OFFICIAL PLAN FORTHE COUNTY OF WELLINGTON

The Council of the County of Wellington, pursuant to the provisions of the Planning Act, R.S.0. 1990,
as amended, does hereby enact as follows:

1. THAT Amendment Number __ to the Official Plan for the County of Wellington consisting of
the attached text, maps and explanatory text, is hereby adopted.

2. THATthis By-law shallcomeintoforce and take effect on the day of the final passing thereof.

READ a FIRST AND SECOND TIMETHIS ___ DAY OF ,202_.
READ a THIRD TIME THIS __ DAY OF ,202_.
WARDEN

CLERK



AMENDMENT NUMBER __
TOTHE
COUNTY OF WELLINGTON OFFICIAL PLAN

INDEX

PART A-THE PREAMBLE

The Preamble provides an explanation of the proposed Amendment including the purpose,
location, and background information, but does not form part of this Amendment.

PART B- THE AMENDMENT

The Amendment describes the changes and/or modifications to the County of Wellington
Official Plan which constitute Official Plan Amendment Number __.

PART C - THE APPENDICES

The Appendices, if included herein, provide information related to the Amendment, but do
not constitute part of the Amendment.



PART A-THE PREAMBLE

PURPOSE

The purpose of this Official Plan Amendment is to redesignate the subject site currently designated
Secondary Agricultural Area to Rural Employment Area and Policy Area (PA7-X). In addition to the
permitted uses of the Rural Employment Area designation, including industrial and commercial
uses, the lands will be used for retail and gas bar uses subject to appropriate zoning and the
applicable policies of the Official Plan. The subject site is proposed to serve a special function that
does not fit into a traditional land use designation at this time due to its location, servicing
requirements, and the special characteristics of the area.

To ensure land use compatibility, Class lll industrial uses, medical marihuana production facility,
open industrial processes, outdoor storage of raw materials/finished products, and sawmill uses are
to be strictly prohibited. To further support land use compatibility, the accompanying Zoning By-law
Amendment will restrict the location of proposed uses.

LOCATION

The subjectsite is located within the Township of Puslinch. It is located on the east side of Townline
Road (Regional Road 33), west of the City of Cambridge, and south of Highway 401 and the Townline
Road interchange. Itis legally described as Part of Lot 1 Concession 2, Township of Puslinch, County
of Wellington, and has an area of approximately 34 hectares.

BACKGROUND

Official Plan Amendment and Zoning By-law Amendment applications were submitted in November
2025. The applications were partially resubmitted in February and March 2026. The applications
included detailed studies, reports, and plans to support the proposed development. An informal pre-
consultation meeting occurred September 21, 2023. A formal pre-consultation meeting occurred
August 21, 2025.

OnJune 9, 2026, the application was presented to the Planning and Development Advisory
Committee (“PDAC”) of the Township of Puslinch. The Committee expressed support for the
development in principle, subject to all the necessary application requirements and conditions
being met. OnJune 17,2026, a Public Information Meeting (“PIM”) was held. The meeting was
attended by Council members, Township and County Planning Staff, and members of the public.

BASIS

The proposed amendment modifies Schedules “A7” and “B7” to remove the Secondary Agricultural
Area designation and redesignate the subject site to Rural Employment Area and Policy Area (PA-X).
The subject site has unique locationaland contextual characteristics that twill help ensure the long-
term operationaland economic viability of the proposed development. The subject site is a strategic,
market-ready site for investment located adjacent to a major provincial transportation corridor. Its
location supports the efficient use of existing transportation infrastructure and ensures the long-
term compatibility of the proposed employment use. The proposed development will contribute to a
diversifiedlocalandregional economic base by providing a range of employment opportunities that
support long-term needs. The proposed private water and wastewater services willaccommodate
the projected needs of the development while supporting environmental protection and minimizing
potential risks to human health and safety.



Further, Class lll industrial uses, medical marihuana production facility, open industrial processes,
outdoor storage of raw materials/finished products, and sawmill uses are to be strictly prohibited on
the subject site to ensure land use compatibility between the proposed development and
surrounding uses.

This Amendment proposesto adopt the policies of the Rural Employment Area designation with site-
specific exceptions, which are provided by the policies of the Policy Area (PA7-X). These site-specific
exceptionsinclude thatin additionto the permitted uses of the Rural Employment Area, as provided
in Section 6.8.2 of the Official Plan, the subject site will be used for retail and gas bar uses.

Due to limitations in existing municipal infrastructure provisions, private communal services are
proposed to support the development. The scale of the development will require water use and
sewage disposal systems that exceed permitted levels, but remain consistent with the intent of the
County Official Plan and Zoning By-law definition of “Industrial Use, Dry”, as further outlined in the
“Planning Comment D.VI. for Zoning By-law Amendment Application 2781-2809 Townline Road”
memo prepared by Crozier and dated August 12, 2026.

The full basis for this Amendment has been set out in the Planning Justification Report (and
Addendum) and related supplementary materials submitted in support of this Amendment.

OTHER APPROVALS

In addition to the proposed County Official PlLan Amendment, the proponent has also submitted an
applicationtothe Township of Puslinch requestingan amendment to the Official Plan and Zoning By-
law.

IMPLEMENATATION AND INTERPRETATION

The implementation andinterpretation of this Amendment shall be in accordance with the relevant
policies of the County of Wellington Official Plan.



PART B- THE AMENDMENT

All of this part of the document entitled “PART B — The Amendment”, consisting of the following text
constitutes Amendment No. __ to the County of Wellington Official Plan.

DETAILS OF THE AMENDMENT
The Official Plan of the County of Wellington is hereby amended as follows:
PART 9 - LOCAL PLANNING POLICY

1. That Section 9.8 Puslinch Local Policies is amended by adding the following text to Section
9.8.6:

PA7-X-2809 Townline Road

a. The landidentified as PA7-X on Schedule X of this Plan relates to a proposed
development at 2809 Townline Road. In addition to the uses permitted within the
Rural Employment Area designation per Section 6.8.2 of the Official Plan, a retail
store with a maximum net floor area of 17,500 m? and gas bar are also permitted.

b. Classlllindustrial uses, medical marihuana production facility, open industrial

processes, outdoor storage of raw materials/finished products, and sawmill uses are
strictly prohibited.

c. With approval of the proposed servicing from the Ministry of Environment,
Conservation, and Parks, water use requiring a Permit to Take Water and/or greater
than 50,000 liters of water per day and sewage disposal systems that exceed 10,000
litre per day of discharge are permitted.

d. Where private communal services are recommended:

i.  AServicing Options Assessment will be required to address to the
satisfaction of the municipality thatthe proposed servicing system capacity is
sufficient for the size and density of the proposed development and includes
an appropriate amount of excess capacity.

ii.  The Owneragreesto enterintoa Servicing Responsibility Agreement with the
County of Wellington.

SCHEDULES

2. Schedule A7, County Growth Structure Puslinch, is amended by redesignating the lands
subject to this amendment to Rural Employment Area, as shown on Schedule “A”.

3. Schedule B7, Land Use Puslinch, is amended by redesignating the lands subject to this
amendmentthat are presently designated Secondary Agriculture Area to Rural Employment
Area and Policy Area (PA7-X), as shown on Schedule “B”.



THE CORPORATION OF THE COUNTY OF WELLINGTON
SCHEDULE “A”
OFFICIAL PLAN AMENDMENT NO. __

COUNTY OF WELLINGTON OFFICIAL PLAN
SCHEDULE A7 - COUNTY GROWTH STRUCTURE PUSLINCH

Rural System
- Secondary Urban Cenfre

- Employment Area \
I Hamlet \

- Rural Employment Area

|:| Regionally Significant Economic ]
Development Study Area )

Other L
Greenbelt Area \

T Greenbelt Town/Village
Waterbody/\Watercourse ;|

COUNTY OF WELLINGTON OFFICIAL PLAN SCHEDULE A7-COUNTY GROWTH

STRUCTURE PUSLINCH

THIS IS SCHEDULE “A”

OF OFFICIAL PLAN AMENDMENT NO.
: LAND TO BE DESIGNATED TO RURAL EMPLOYMENT AREA. (hb

THIS IS SCHEDULE “A” OF AMENDMENT NO. __ TO THE COUNTY OF WELLINGTON
OFFICIAL PLAN DATED THIS ___ TH DAY OF ,202_.



THE CORPORATION OF THE COUNTY OF WELLINGTON
SCHEDULE “B”
OFFICIAL PLAN AMENDMENT NO. __

COUNTY OF WELLINGTON OFFICIAL PLAN
SCHEDULE B7 - PUSLINCH LAND USE
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COUNTY OF WELLINGTON OFFICIAL PLAN SCHEDULE B7-LAND USE PUSLINCH
THIS IS SCHEDULE “B”

OF OFFICIAL PLAN AMENDMENT NO.
LAND TO BE DESIGNATED FROM SECONDARY AGRICULTURAL TO @

RURAL EMPLOYMENT AREA AND POLICY AREA (PA7-X}

THISISSCHEDULE “B” OF AMENDMENT NO. __ TO THE COUNTY OF WELLINGTON
OFFICIAL PLAN DATED THIS ___ TH DAY OF ,202_.



THE CORPORATION OF THE TOWNSHIP OF PUSLINCH
BY-LAW NUMBER 202_-

A by-law to amend By-law Number 023/18, as amended, being the Zoning By-law of the Township of
Puslinch.

WHEREAS the Council of the Corporation of the Township of Puslinchdeem it appropriate andinthe
public interesttoamend By-law Number 023/18 pursuant to the Planning Act, R.S.0. 1990, c.P.13 as
amended;

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF PUSLINCH
ENACTS AS FOLLOWS:

1. THAT Schedule “A" of By-law 023/18 is hereby amended by rezoning Part of Lot 1, Concession
2, Township of Puslinch, County of Wellington, from Agricultural (A) to site-specific Industrial
(IND) Zones IND(spXX) on Part A and IND(spXXX) on Part B, as shown on Schedule ‘A’ of this
By-law;

2. THAT notwithstanding section 9.2 PERMITTED USES, for lands zoned IND(spXX) on Part Aand
IND(spXXX)on Part B per Schedule ‘A’ of this By-law, the following uses are strictly prohibited:
e Classlllindustrial uses
e Medical marihuana production facility
e Openindustrial processes
e Qutdoor storage of raw materials/finished products
e Sawmill

3. THATIinadditiontothe uses permittedinthe IND zone, retail store and gas bar uses shall also
be permitted on the lands zoned IND(spXX) on Part A only, as shown on Schedule ‘A’ of this
By-law;

4. THATsection 14.0 SITE-SPECIFIC SPECIAL PROVISIONSis amended by adding the following
new exception:

IND(spXX) 2809 Townline Road
Notwithstanding any provision of this By-law to the contrary, for lands zoned IND(spXX) on
Part A per Schedule ‘A’ of this By-law, the following special provisions shall apply:

MAXIMUM NET FLOOR AREA FOR RETAIL STORE USES: 17,500 m?
MINIMUM LANDSCAPED BUFFER ALONG THE SOUTH LOT LINE:  15.0 m

5. THAT notwithstanding any provision of this By-law to the contrary, with approval of the
proposed servicing from the Ministry of Environment, Conservation, and Parks, water use
requiring a Permit to Take Water and/or greater than 50,000 liters of water per day and sewage
disposal systems that exceed 10,000 litres per day of discharge are permitted.



6. THATthe OwneragreestoenterintoaServicing Responsibility Agreementwith the County of
Wellington.

7. THAT notwithstanding any provision of this By-law to the contrary, no buildings shall be
permitted within the hatched areas shown on Schedule ‘B’ of this By-law;

8. THAT exceptas amended by this By-law, the land as shown on the attached Schedule ‘A’and
Schedule ‘B’ shall be subject to all applicable regulations of Zoning By-law 023/18, as

amended;

9. That this By-law shall come into effect from the date of passing by Council and come into
force in accordance with the requirements of the Planning Act, R.S.0., 1990, as amended.

By-law read a First, Second, and Third Time this of ,202_

MAYOR CLERK



THE CORPORATION OF THE TOWNSHIP OF PUSLINCH

BY-LAW NUMBER 202_-_

SCHEDULE ‘A

PART B
IND({spXXX)

RC (sp42)

PART A

IND{spXX)

Subject Lands to be
zoned IND(spXX) and
IND(spXXX)

oAN A-T7

Location: THIS 1S SCHEDULE ‘A
PART OF LOT 1 TO BY-LAW AMENDMENT
CONCESSION 2

Township of Puslinch
County of Wellington
2809 Townline Road

)




SCHEDULE ‘B’

N No Buildings Shall Be Permitted ~ HIGHWAY 4071

Location: THIS IS SCHEDULE ‘B’ @
PART OF LOT 1 TO BY-LAW AMENDMENT

CONCESSION 2

Township of Puslinch Not to scale.

County of Wellington
2809 Townline Road

Note:
All measurements are in metres,
unless otherwise noted.
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