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SECTION 1.0
INTRODUCTION AND PLANNING APPROACH

11 TITLE AND COMPONENTS OF THE PLAN

This Plan shall be known as the Official Plan of the Municipality of Middlesex Centre. The following
text, consisting of Sections 1.0 through 12.0 and the attached Schedules A, B, C, D, and A-1
through to A-11 constitute the Official Plan.

1.2 PURPOSE OF THE OFFICIAL PLAN

This Official Plan is intended to provide for the orderly growth and development of the Municipality,
and provide guidance in the management of change. In particular, this Plan includes goals and
policies relating to land use, agricultural and settlement areas, the classification of a Municipal
natural areas system, economic, social and servicing matters.

This Plan establishes a consistent policy structure for the three former Townships amalgamated
in January of 1998 (the former Townships of Delaware, Lobo and London). The Plan will guide
Council and other public bodies and officials in the consideration of their related responsibilities,
and will provide direction and assurance to private individuals when making related decisions.

This Official Plan shall contain goals, objectives and policies established primarily to manage and
direct physical change and the effects on the social, economic and natural environment of the
municipality or part of it. This Official Plan may also contain a description of the measures and
procedures proposed to obtain the objectives of the plan and a description of the measures and
procedures for informing and obtaining the views of the public in respect of a proposed
amendment to the Official Plan or in respect of a proposed zoning by-law.

This Official Plan may be supplemented by other Municipal studies, guidelines or plans.
1.3 PLANNING HORIZON

This Plan uses a 2520 year planning horizon, from 20141-20312021 to 2046-. This timeframe is
used within the Plan for the purposes of determining land use needs and other policies.
Population projections used in the preparation of this Plan are based on this 20 25-year timeframe,
and it is intended that the Plan be monitored, reviewed, and amended if necessary every five
years to ensure its continued applicability, relevance and appropriateness.

14 INTERPRETATION AND LEGAL EFFECT

The Municipality of Middlesex Centre Council, appointed Committees, and Municipal staff will be
responsible for interpreting all aspects of this Official Plan, except where policies may be of
Provincial or County significance. In such cases, the interpretation of this Plan will be undertaken
in conjunction with the County of Middlesex. Many sections and policies of this Plan are inter-
related, and thus the Plan should be read and interpreted in its entirety.

The preambles in italicized writing at the beginning of Sections 2.0 to 10.0, are for information
only and do not form part of the Official Plan. The definitions contained in Section 12.0 form part
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of this Plan and are used to interpret the same words and phrases as they appear in Section 1.0
to Section 11.0.

All figures and quantities contained within this Plan shall be considered as approximate only.
Amendments to this Plan will not be required where reasonable deviations from any of the figures
and quantities are proposed, provided the general intent of the Plan is maintained. It is intended
that land use designation boundaries shown in the schedules included in this Plan, be considered
approximate, and absolute only where bounded by roads, railways, bodies of water or other
similar geographic barriers. Hamlet area designation boundaries are to be interpreted to align with
existing lot lines and physical and natural features. Amendments to this Plan will not be required
to make minor adjustments to the approximate land use boundaries provided that the general
intent of this Plan is maintained.

The legal effect of this Plan is such that no major municipal public works shall be undertaken, and
no municipal by-law passed for any purpose, that does not conform to this Official Plan. Public
works undertaken by all other levels of government or public agencies shall also be required to
conform to this Plan, except where exempted under Federal or Provincial legislation.

It is not the intent of this Official Plan to exercise any jurisdiction over lands located en-hative
reserves.outside the corporate boundary of the Mmunicipality.

15 RELATIONSHIP TO THE COUNTY PLAN

The Municipality of Middlesex Centre Official Plan is required to conform to the County of
Middlesex Official Plan. Whereas the County Plan contains broad policies involving County
responsibilities and Provincial interests, the Official Plan of the Municipality of Middlesex Centre
is intended to address local issues, unique characteristics, and special objectives and goals of
the local municipality. The County Plan has specifically set out matters which are to be included
and considered within local Official Plans.

16 MUNICIPAL MISSION STATEMENT

In early-19992020, Council ferthe-newly-amalgamated-Municipality-adopted a new Strategic Plan

for the years 2021-2026, which includesd-a Municipal_Vision and Mission Statements. Theseis
Mission-Statements arewas worded as follows:

Vision:
A thriving, progressive and welcoming community that honours our rural roots and embraces
our natural spaces.

Mission:

services in a sustainable, professional and innovative manner.

Theseis-Mission- Statements, along with additional sections of the Strategic Plan, haves acted as
a guide in the establishment of the policy included in this Official Plan. The Vision andis Mission
Statements may be updated by the Municipality from time to time without amendment to this
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Official Plan. Significant changes to the_Vision Statement, Mission Statement or Strategic Plan
may be considered justification for consideration of a general update to the Official Plan, in the
context of one of the Official Plan’s five year review periods.
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1.7 MUNICIPAL GENERAL PRINCIPLES: TRADITIONAL TOWN AND COUNTRY
PLANNING IN MIDDLESEX CENTRE

During the creation of the Municipality’s Strategic Plan, five priorities were developed with specific
initiatives and objectives associated with each. The five priorities were, Engaged Community,
Balanced Growth, Vibrant Local Economy, Sustainable Infrastructure and Services, and

Responswe Mumcmal Government -a—eenssteni—theme—d&nng—pubh&pa;ﬂem&ﬂerwela&ed%—me

It is the intent of this Official Plan to apply the broad concept of traditional town and country

planning, while achieving the objectives of these priorities as-a-general-guide-inthe-establishment
of-the-overall Official-Plan-prineiples. It should be noted that for the purposes of this Plan, the

term, “traditional”’ is not meant to describe “business as usual”, but rather a more community-
oriented planning and design approach reflective of the established form of the Municipality’'s
urban areas.

For the purpose of this Plan, this concept has been interpreted to include the following general
principles:

a) To establish as a key priority of this Plan, the protection of agricultural areas for agricultural
and resource uses, and enhance the agricultural economy within the Municipality.

b) To promote and protect the predominately agricultural character and economy of the
Municipality by ensuring the continued viability of agricultural resource areas, the
agricultural industry, and agricultural communities in the Municipality._This will include
encouraging a wide range and scale of on-farm diversified uses and agriculture-related
businesses.

a)c)  Fhiswillbe-accomplishedinpartthrough-theTo minimization-ofminimize land use conflicts

and the prevention of non-agricultural urban uses outside of settlement areas.

b)d) To establish a clear separation of “town” and “country” through the establishment of
defined settlement area edges, ard-urban densities to reduce the amount of land required
to _accommodate population growth, and the prohibition of small and incremental

expansions of defined hamlet boundaries. the-discouragement-of-urban-uses—blending
inte’rural-or-agricultural-areas-on-the-edge-of- settlements:

€)e) _ To create attractive, functional and livable settlement areas that reflect the traditional or
historic character of the Municipality.

é)f)  To preserve and enhance wherever possible the distinctive identity and-character-heritage
of individual settlement areas within the Municipality, while accommodating expected

growth over the planning horizon of this Plan.
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Q) To manage growth and change in an appropriate manner and in appropriate locations,
with the intent of maintaining the positive physical character and attributes that Municipal
residents currently enjoy.

e)h) To manage the pace of new residential development and encourage the complementary
availability of commercial, school, and public amenities as population increases.

Hi) To provide adequate land supply and appropriate locations for anticipated and projected
growth and development, on lands characterized either by existing municipal services, or
by the potential for future municipal services, in keeping with the settlement area hierarchy
established in this Plan.

) To promote efficient, cost effective development and land use patterns to minimize land
consumption, reduce servicing costs and encourage intensification.

g)—

k)  To_-provide an-adeguate-supplya full range and diversity of housing types_and tenures for
reS|dents at all staqes of I|fe |ncIud|nq rentals affordable housmq and seniors housing i

esthroughout the

munlcngallty.

Bh To provide adequate educational, social, community and cultural services to serve
Municipal residents, in co-ordination with existing or proposed services and facilities
provided within adjacent municipalities.

fm)  To develop-revitalize the Municipality’s Village Centres as the centres of commercial
activity and community services, and as primary gathering places for community social
interaction. New commercial and retail development should be directed to Village Centres
wherever possible, with such Centres encouraged to be mixed use and of appropriate
scale.

lk)>——To encourage settlement-complementary subdivision and site plan design, including the
lay-out of streets, in a manner that is in keeping with the traditional or historic urban form
of existing settlement areas. Street patterns that disrupt or are not in character with
existing settlement street patterns, will be discouraged. New neighbourhood development
is encouraged to maintain and continue traditional settlement area patterns, and provide
a high level of street and pedestrian connectivity within settlements to facilitate walkability
and a highly connected village pattern.

hn)

m)0) To enhance or revitalize existing civic or Municipal public spaces where appropriate
through design and programming of use. To create new neighbourhood civic spaces of a
variety of scales, from Municipal parks to neighbourhood village greens, in the context of
the Municipality’s overall parks and recreation system.

Ap) To eneedrage—permit redevelopment within appropriate—infilling—n—existing developed
areas, in a manner that reflects the needs of a qrowmq communityis—compatible—with
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©)q) _To encourage the preservation of heritage, rural or agricultural landscapes, in part through
the promotion of a strong agricultural industry and presence outside of settlement areas.

p)) _ Toreduce the risk to public safety and to property from natural hazard processes including
flooding and unstable slopes.

e¢)s) To protect, and wherever possible enhance, significant natural features and areas,
including but not limited to rivers, streams and associated valley lands; wetlands;
groundwater recharge areas; significant woodlots; significant wildlife and wildlife habitat;
fish habitat; headwater areas; areas of natural or scientific interest; threatened and
endangered species and their habitat; and other environmentally significant features.
Natural areas are often also natural hazard areas due to the constraints posed by flooding
or steep slopes.

Bt) To ensure the protection for long term extraction of mineral aggregate and petroleum
resources, and to ensure progressive and appropriate rehabilitation of associated sites.

syu)  To provide an efficient and safe transportation network facilitating all forms of movement
through and within the Municipality, including pedestrian and cycling movement wherever

possible-and-appropriate-within_and between settlement areas.

V) To promote tourism within the Municipality as well as economic development which
facilitates appropriately located and scaled commercial or industrial uses.

w) To explore and facilitate the servicing and development of a municipal business park and
a municipal industrial park.

Hx) To facilitate the expansion of high speed internet, electric vehicle charging stations, and
other emerging technological infrastructure;

y) To encourage open and constructive communication and consultation with the community
on all planning matters within the Municipality.

1.8 MAJOR LAND USE CONCEPT

The Municipality of Middlesex Centre’s general concept is illustrated in the land use schedules
included in this Official Plan. The long--term land use concept for the Municipality consists of the
following general components:

a) The predominant use of land within the Municipality will continue to be for agricultural and
related purposes.

b) The structure of settlement areas within this Plan establishes a hierarchy of settlement
areas that includes Urban Settlement Areas; Community Settlement Areas; and Hamlets.

c) The majority of growth within the Municipality will be directed to Urban Settlement Areas
as established in this Plan. Such areas will accommodate growth on full municipal
servicing, with such growth being permitted where adequate servicing capacities are
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d)

f)

established. More limited growth will be permitted within Community Settlement Areas, in
the form of infilling and redevelopment of existing properties, subject to issues of servicing
availability and other policies of this Plan.

The seven Hamlets within the Municipality are intended to function as local service centres
for their surrounding agricultural areas. It is not expected that Hamlet Areas will expand
within the planning horizon of this Plan. Compatible opportunities for infill development
within Hamlet Areas may be considered.

Development within Urban Settlement Areas, and limited development within Community
Settlement Areas and Hamlets, is expected to provide an opportunity for a full range of
housing opportunities at varying densities and levels of affordability, in a manner that
avoids or minimizes land use compatibility issues and supports is-compatible-with-existing
neighbourhoodsand-the-traditional-character-of-the Municipality’s settlement areas.

Lands outside of settlement areas are designated for specific purposes including
“Agriculture”, “Rural Industrial’, “Rural Commercial’, “Parks and Recreation”, “Natural
Environment Areas”, and Flood Plain”. These deS|gnations are illustrated on Schedule
A. Schedule A also includes a policy overlay relating to “Aggregate Resource Areas”.
Where such an overlay exists, the underlying designation will also apply. Lands
designated “Rural Industrial” and “Rural Commercial” will generally correspond with lands
designated for similar purposes in previous Official Plans, and it is not expected that new
Rural Industrial or Rural Commercial designations outside of settlement areas will be
permitted.

LT [T

Schedule A also illustrates site specific policy areas.

g9)

h)

Schedules B and C include policy overlays relating to “Greenland Features” and “Natural
Hazards”. Where these overlays exist, the underlying land use designations on Schedule
A will also apply.

Within settlement areas (as shown on Schedule A and its sub-schedules), lands have
been designated for specific purposes including “Residential”’, “Village Centre”,
“Settlement Commercial’, “Settlement Employment”, “Natural Environment Area”,
“Floodplain”, and “Parks and Recreation”. Settlements identified as Urban Settlement
Areas or Community Settlement Areas have been separated into these land use
designations. Settlements identified as Hamlet Settlement Areas have not been separated
into individual land use designations, but rather are designated “Hamlet” in their entirety.

The Schedules of this Plan include both land use designations and policy overlays. The
text of this Plan include applicable policies relating to both land use designations and
overlays. In all cases where a policy overlay exists over an underlying land use
designation, both the land use designation policies and overlay policies will apply. For
example, policies relating to lands with an “Aggregate Resource Area” overlay will be
subject to the policies of Section 4 of this Plan, as well as the policies relating to the
underlying designation. In most cases outside of settlement areas, the underlying land
use designation will be “Agriculture”, and in such instances the policies of Section 2 will
also apply.
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SECTION 2.0
POLICIES FOR AGRICULTURAL AREAS

Preamble: The Municipality of Middlesex Centre has a tremendous agricultural resource, and a
long-standing agricultural heritage that helps to define our community identity. The agricultural
land base represents one of our most significant economic and community assets, with the
majority of the Municipality considered Prime Agricultural land. It is a key priority of the
Municipality that agricultural areas be protected for agricultural and resource uses, and that the
agricultural economy be enhanced within the Municipality. The continued viability of agricultural
resource areas, the agricultural industry, and agricultural communities will be protected by the
Municipality, in part through the avoidance of land use conflicts and the prevention of non-
agricultural urban uses outside of the settlement areas.

2.1 GENERAL AGRICULTURAL GOALS

The following goals relate to lands within the Agriculture designation. These include the majority
of lands outside of the Municipality’s settlement areas.

a) To preserve agriculture as the primary land use outside of settlement areas within the
Municipality.
b) To recognize the agricultural heritage within the Municipality, and the significant

importance of agriculture to not only the rural community, but also to the viability and
character of settlement areas within the Municipality, and to the Provincial economy as a
whole.

c) To protect agricultural areas from interference or encroachment from conflicting land uses,
or uses which could reduce or negatively impact the future flexibility or efficiency of
agricultural operations.

d) To enhance the viability of farm operations wherever possible to ensure their continued
economic strength.

e) To encourage the retention of existing woodlots within the Municipality, and encourage
the establishment of new or expanded woodlots on lands with poor soil capability for
agriculture.

f) To encourage good farm management and stewardship practices, and agricultural

practices that consider the health of the natural environment.

Q) To promote and encourage a wide range and scale of on-farm diversified uses and
agriculture-related businesses, in accordance with provincial quidelines, which provide the
opportunity for farm operators to earn a supplementary income in a manner that minimizes
the use of prime agricultural lands.

2.2 GENERAL AGRICULTURAL POLICIES

a) Non-agricultural urban uses within agricultural areas are prohibited, unless specifically
permitted in other subsections of Section 2.0 of this Plan.
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b) New estate residential lots outside of settlement areas are prohibited.
c) The fragmentation of farm parcels in agricultural areas is strongly discouraged.
d) The expansion of farm parcels through lot assembly is encouraged wherever possible.

2.3 PERMITTED USES IN AGRICULTURAL AREAS

Agricultural areas are intended to be used predominantly for agriculture,-ard agriculture--related
uses and On-Farm Diversified uses. This includes all forms of farming, including the principal farm
dwelling, related buildings and structures, practices and uses of land.

Other permitted uses in agricultural areas include the following:

. Aquculture related Gcommermal or mdustrlal actlvmes sub|ect to Sectlon 2.4 and el#eetly
—valae~added—agﬂeuh4;+ra#yurelafeed+lse&as deflnedln Sectlon 12. O

. On-Farm Diversified uses subject to Section 2.5, as defined in Section 12.0.

. Retail sale of farm produce produced on individual properties or communally among

neighbouring farms. Such communal operations should not be of a size, scale or nature
likely to negatively affect the rural character of the area in question. Size and scale will
be further regulated in the Municipality’s zoning by-law.

. Forestry and woodlots.

» Bed and Breakfast Establishments:

—Hemo Ceousntions,

. Natural areas and conservation uses.

. Residence Surplus to a Farming Operation.

. Small scale public and private passive recreation uses-areas which may include trails and

open spaces, but not campgrounds, golf courses or mobile home parks, subject to site
specific zoning.

. Commercial Wind Energy Generation Systems (CWEGS) subject to site specific Zoning
By-law Amendment.

Notwithstanding the permitted uses set out in section 2.3 of this Plan, non-farm residences which
existed prior to the establishment of the Middlesex Centre on January 1, 1998 may be used,
altered, reconstructed, repaired and renovated provided that the reconstruction, repair or
renovation, as the case may be, is undertaken in full compliance with all applicable law.

In addition to the above, any lots, which existed lawfully prior to the establishment of Middlesex
Centre on January 1, 1998 and which are vacant may be used for the construction of a non-farm
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residence, if the use is permitted by the Comprehensive Zoning By-law and if the non-farm
residence is constructed in full compliance with all applicable law, including Minimum Distance
Separation Formula 1.

2.4 AGRICULTUREALLY--RELATED COMMERCIAL AND INDUSTRIAL DEVELOPMENT

Agriculture-Related Uses are farm-related €commercial and farm-related industrial uses that are
compatible with and do not hinder surrounding agricultural operations, are directly related to
agriculture, support agriculture, benefit from being,—and-required in close proximity to farming
operations,-ard provide direct products and/or services to farm operations as a primary activity-
in accordance with OMAFRA Guidelines on Permitted Uses in Ontario’s Prime Agricultural Area.

Proposals for Agriculture-Related Uses within the Agriculture designation shall require a zoning
by-law amendment to permit the specific use proposed and to establish development standards
appropriate for the proposal. Proposals shaII be compatlble Wlth surroundlnq agricultural areas
and shaII be subject to a :

Slte Plan Control under Sectlon
10.5 of this Plan, having regard for the Municipality’s Site Plan Manual and Urban Design
Guidelines.

A justification report may also be required by the Municipality to demonstrate how the proposal
meets the definition of an Agriculture-Related Use and the criteria described below. at-its

When considering the establishment of new agricultureally--related commercial;_or industrial-er
teurism uses, or the expansion of existing uses of this type, Council will consider the following
criteria:

a) The loss of productive farm land in the accommodating of such uses, shall be discouraged.
Uses will be encouraged to locate on lands of lower soil capability or lands proven to be
unsuitable for farming due to lot size, shape or topography.

b) New lot creation for Agriculture-Related uses shall be limited to Fhe—ameunt-ofland
devoted-to-the-use-shalbinelude-enly-the minimum size necessary to support the use and

its servicing needs.

c) The use must not require municipal sewer or water services. The method of servicing shall
require approval by the appropriate regulatory bodies. Any industrial use shall be “dry” in
nature.
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d) Access shall be available from a public road of reasonable construction and year-round
maintenance. Development is encouraged on a hard-surface, dust-free road.

e) The nature of the use shall be directly related to farm operations in the area and shall
provide direct products or services to farm operations as a primary activity (e.q. food
processing, grain drying facility, mill, abattoir, etc.).

f) Access to Provincial Highways for agriculturally related commercial and industrial
development uses will be subject to the review and approval of the Ministry of
Transportation (MTO). An entrance permit from the MTO will be required for the change
in use of the access. The entrance permit will identify the primary land use (i.e. farmstead)
with a specific secondary land use for the agricultureaty--related commercial or industrial
use.

Q) In addition, the MTO would not support a future severance where a property owner wishes
to separate the agriculture-alhrelated commercial and industrial use from the property
where a new entrance from the highway for the new lot of record would be required.

h) A site plan agreement shall be entered into with the Municipality. Such an agreement will
require particulars relating to, at a minimum, access, traffic, drainage, and grading.

i) Where a severance of land is necessary to accommodate such a use, the severance
policies in Section 10.3 of this Plan will apply.

i) Compliance with minimum distance separation shall be required where a proposed
agriculturally related commercial or industrial use is in proximity to livestock and/or poultry
operations. The Municipality may exercise discretion, through the consideration of Minor
Variance applications, based on the proposed type of commercial or industrial use, and
the extent of its sensitivity to agricultural activities. Input from the appropriate agencies
with respect to Minor Variance request will be sought by the Municipality. This Plan
recognizes that such agriculture-alh-related commercial or industrial uses may also have
negative impacts on adjacent agricultural operations. Minimum distance separation shall
also be used to address impact of such uses on sensitive agricultural uses.

k) Adequate separation distances and buffering shall be required where such uses are
proposed adjacent to existing residential or other sensitive uses. Adequate visual
buffering or landscaping will be required where such uses may generally impact the
agricultural or rural character of the Municipality.

25 ON-FARM DIVERSIFIED USES

Non-agricultural uses may be permitted in the form of On-Farm Diversified Uses within the
Agricultural Area, subject to the policies below and provided they satisfy the PPS definition of On-
Farm Diversified Uses and the OMAFRA quidelines on permitted uses in Ontario’s Prime
Agricultural Areas. The intent is to allow farm operators to supplement their income through a
secondary use or activity provided it does not become the primary use of the property.

a) On-Farm Diversified Uses may include the following, provided the criteria set out below
are met::

e Home occupations;
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a)b)

e Home industries (e.g. sawmill, welding or  woodworking shop,
manufacturing/fabrication, equipment repair, seasonal storage of boats or trailers);

e Small-scale retail, café, or bakery;

e Agri-tourism uses such as bed and breakfast establishments, seasonal attractions
(e.q. corn _maze, pick-your-own, hay rides), but not including permanent event
facilities;=

e Value-added agricultural uses;

Farm market; and,
e Farm wWinery, cidery, brewery or distillery.:

Any other non-agricultural use located on a farm that meets the criteria set out belowin

bjc)

Section 2.5.1 may be permitted.

All On-Farm Diversified Uses shall be subject to applicable policies related to that use

d)

elsewhere in this Plan.

Certain On-Farm Diversified Uses (such as Home Occupations) may be permitted as-of-

e)e)

right by the Zoning By-law, however a Zoning By-law Amendment may be required to
permit uses that are not generally permitted within, or accessory to, a residential dwelling.

All On-Farm Diversified Uses shall be subject to site plan control.

f)

Proponents may be required to enter into an agreement with the Municipality to ensure

Q)

the use adheres to the requirements of this plan.

Examples of uses that would not be considered On-Farm Diversified Uses include:

equipment or vehicle dealerships, hotels, landscape businesses, manufacturing plants,
trucking vards, full-scale restaurants, banquet halls and permanent wedding venues,
recurring _events with permanent structures, large scale active-recreational uses or
spectator sports facilities, among others.

2.5.1 CRITERIA FOR ASSESSING ON-FARM DIVERSIFIED USES

A proposed On-Farm Diversified Use must demonstrate that it will:

a) Be secondary to the principal agricultural use of the property;

b) Be limited in area to a maximum of 2% of the property on which the uses are located, to
a maximum of 1 ha;

c) Not prevent or preclude the on-going agricultural use of the property.

Agriculture related tourism or recreational uses may also be permitted, subject to the policies of

Section 2.0 of this Plan, and further subject to consideration of issues including the proposed

scale of the use; a determination that no negative impacts on nearby agricultural operations will

result; and a determination that the use is well removed from potential land use conflicts.

Site specific zoning and Site Plan Control may be required to establish limits to the proposed use,

location and time periods of operation, or other elements to ensure the proposed use meets the

policies of this plan.
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2.6 NON-AGRICULTURAL RELATED USES

Non-agricultural related uses, save and except for those specifically permitted in this Plan, are
prohibited within agricultural areas. Limited non-residential uses specifically permitted in this Plan
may be permitted provided that the following are demonstrated:
a) The land does not comprise a specialty crop area;
b) The proposed use complies with the minimum distance separation formulae;
c) There is an identified need within the planning horizon for additional land to
accommondate the proposed use; and
d) Alternative locations have been evaluated, and
1 There are no reasonable alternative locations which avoid prime agricultural areas;
and
412 There are no reasonable alternative locations in prime agricultural areas with lower
priority agricultural lands.

Non-agricultural residential development will be limited to those consent-for-severance
opportunities identified in Section 10.3 of this Plan. All other proposals for non-agricultural
residential development within agricultural areas, including estate residential proposals, will be
prohibited.

Impacts from any new or expanding non-agricultural uses on surrounding agricultural operations
and lands are to be mitigated to the extent feasible.

2.7 RURAL COMMERCIAL AND INDUSTRIAL USES

Certain Rural Commercial and Rural Industrial uses outside of Municipal settlement boundaries
are permitted due to previous designations in former Official Plans. Existing Commercial and
Industrial Uses are permitted to continue. It is not intended that new commercial uses or industrial
uses will be permitted outside of settlement areas except in_accordance with the policies for
Agriculture-related uses. Applications to expand or change the use of existing rural commercial
or rural industrial uses shall be reviewed in the context of policies for legal nhon-conforming uses
and the following:
a) Uses that would meet the definition of Agriculture-Related will be preferred.
b) Site plan considerations must also be addressed.
c) _Such applications will be considered based on justification, as well as issues relating to
adjacent land uses.
d) Proposals of this type that result in intermittent locations of industrial and commercial lands
along rural corridors, will be discouraged.

2.7.1 General Rural Commercial and Industrial Uses Goals

The following goals relate to Rural Commercial and Industrial Uses:

a) To permit existing commercial-related uses and existing industrial uses to _continue in
areas outside of designated settlement areas;

b) To achieve a high standard of site development and design in keeping with the design
policies included in Section 6.0 of this Plan, having regard for the Municipality’s Urban
Design Guidelines, and to consider environmental and agricultural heritage issues;

c) To ensure that such development is adequately serviced;
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d)

To limit or mitigate any adverse impacts to surrounding agricultural operations or

opportunities and to ensure that adjacent lands or uses are adequately buffered to
minimize conflict with incompatible Rural Commercial and Industrial Uses.

2.7.2 General Rural Commercial and Industrial Uses Policies

When considering expansions to existing Rural Commercial and Industrial Uses, the following

policies shall apply:

a)

Proposed uses shall meet requirements, and obtain necessary approvals, with respect to

b)

water supply, waste water disposal and solid waste disposal. Certain uses or expansions
to existing uses may be restricted as a result of their servicing requirements.
Such applications will require site plan approval under Section 41 of the Planning Act, in

C)

accordance with Section 10.5 of this Plan, shall have regard for the Municipality’s Site
Plan Manual, and will require execution of a corresponding site plan agreement.
a drainage plan and /or additional servicing reports may be required by Council or staff.

d)

Consideration of the site plan application will relate to design policies included in Section
6.0 of this Plan and having regard for the Municipality’s Urban Design Guidelines
Access shall be available from a public road of reasonable construction and year round

e)

maintenance. Access to provincial highways will be subject to the review and approval of
the Ministry of Transportation (MTO). At staff’'s, Council’s or the MTO’s discretion, such
applications may require submission of transportation or traffic analysis establishing that
the proposal will not generate conditions that are considered to be hazardous to traffic
movement on the surrounding network.

Adequate off-street parking, loading and unloading facilities shall be provided.

f)

Adequate buffering shall be provided where such proposals are adjacent to residential or

a)

other sensitive land uses.
The design policies in Section 6.0 of this Plan and regard for the Municipality’s Urban

h)

Design Guidelines shall apply.
Industrial applications must make efficient use of land resources. Proposals that are

inefficient or wasteful of such land uses will be discouraged.
Any lands to be developed for rural industrial purposes south of the llderton Urban

Settlement Area, will ultimately be serviced by municipal water and sanitary sewage,
where economically and physically feasible. As an interim _measure and where
environmental conditions permit, rural industrial uses which are “dry” in nature may be
considered where municipal services are not provided, or where municipal water services
only are provided. Such “dry” rural industrial uses shall not require large volumes of water
or generate large volumes of effluent. Effluent generated shall be from domestic sources
only and not as a result of any industrial processes. If full municipal services are ultimately
provided, industrial uses which are not “dry” in nature may be considered without
amendments to this Plan.

Industrial uses shall be limited to dry industrial uses (as defined in Section 11), including

K)

manufacturing, processing, assembling, wholesaling, warehousing, distributing, repair,
servicing and storage of goods and materials. Uses accessory to industrial operations
such as offices and factory retail outlets accessory and subordinate to an industrial use
are also permitted. Research facilities, public facilities and recycling operations are also

permitted.
Commercial uses shall be limited to those uses which exhibit a strong orientation to

vehicular traffic and single purpose shopping trips, or commercial uses which by nature of
the size of product sold, require large selling areas. Without limiting the generality of the
foregoing, such uses shall include commercial establishments which are oriented to
vehicular traffic such as automobile sales establishments, automobile service stations and
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gas bars, public garages, building supply outlets or lumber yards, motels and accessory
restaurants, farm machinery and equipment sales and service, farm supplies, and drive in
restaurants.

2.678 SEVERANCE POLICIES IN AGRICULTURAL AREAS

Severances within agricultural areas of the Municipality are prohibited, except in those instances
identified in the severance policies contained in Section 10.3 of this Plan.

2.798 MINIMUM DISTANCE SEPARATION

In order to avoid land use conflicts within the Agricultural Areas designation, it is the policy of this
Plan that the Minimum Distance Separation Formulae (referred to as MDS | and MDS 1) are used
to establish appropriate standards for separating new development from existing, new or
expanding livestock facilities. These standards also apply to the review of the location or
expansion of livestock facilities in proximity to existing or approved development. The Municipality
may impose more restrictive setbacks than those established through MDS separation by other
means such as the implementing zoning by-law.

The Municipality may also impose appropriate separation distances in its implementing zoning
by-law between various settlement area boundaries identified in this Plan or boundaries with
abutting urban municipalities.

The following policies shall apply in respect of MDS | and MDS II:

a) MDS I shall apply to all existing lots of record.

b) MDS I shall not apply if a catastrophe destroys part or all of a non-agricultural building or
dwelling provided the resulting new non-agricultural building or dwelling is built no closer
to a livestock facility than prior to the catastrophe.

c) MDS I shall apply where a livestock facility is located within a designated settlement area.

d) MDS Il shall not apply if a catastrophe destroys part or all of a livestock facility provided
the resulting livestock facility is constructed no closer to surrounding development than
prior to the catastrophe. If however the reconstruction results in higher values in respect
of nutrient units, odour potential, and/or manure form than before the catastrophe, then
MDS Il shall apply.

e) A cemetery shall only be recognized as a Type A land use when there is no place of
worship located on the same lot as the cemetery.
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SECTION 3.0
POLICIES FOR NATURAL AREAS AND NATURAL HAZARD AREAS

Preamble: The Municipality’s natural environment will be protected through innovative planning
and close partnerships between the Municipality, County of Middlesex, Provincial Ministries and
Conservation Authorities. It is a priority of this Plan to protect, and wherever possible enhance,
significant natural features and functions for the long term from unacceptable impacts. It is further
a priority to prevent or reduce the risk to public safety and property from natural hazard processes
including flooding and unstable slopes.

3.1 NATURAL AREA AND NATURAL HAZARD GOALS
The following goals relate to the Municipality's natural system, including lands designated “Natural
Environment Area” or “Floodplain” on Schedule A, Greenland Features on Schedule B, and

Natural Hazard Areas on Schedule C.

a) To identify, protect, sustain and enhance where possible and appropriate, the natural and
environmental features and functions within the Municipality’s Greenland system.

b) To consider natural heritage and watershed areas (i.e. the Thames River watershed) in a
holistic manner, and plan for them as a Greenland system of natural features and
functions.

c) To protect wetlands and significant habitats of threatened or endangered species through

the prohibition of development within such areas.

d) To prevent incompatible development within all environmental features of the Municipality,
and to limit and control the impact of permitted compatible development on features and
functions.

e) To promote and encourage the retention of existing woodlots, corridors and linkages within

the Municipality.

f) To retain and enhance significant valleylands in their natural state in terms of ecological
function, and natural and scenic quality.

Q) To consider the Municipality’s natural system as part of a larger system that crosses
municipal boundaries, and to integrate the Municipality’s natural system with similarly
identified systems and features in adjoining municipalities.

h) To encourage partnerships with private and public landowners, public groups, the
Conservation Authorities and the governments of Ontario and Canada for the continued
stewardship and enhancement of the Municipality’s Greenland system.

i) To encourage improvements to water quality, base flow and peak flow conditions and
general agquatic habitat conditions in all watercourses located within the Municipality. This
involves consideration of natural heritage values, the agricultural needs for agricultural
lands drainage, the protection of groundwater resources and the avoidance of potential
natural hazards associated with watercourses.
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)] To be consistent with the Provincial Policy Statement and the County of Middlesex Official
Plan, and the requirements and policies of Conservation Authorities.

k) To encourage continued stewardship and conservation of natural heritage areas and
water resources.

)] To reduce the risk to life and the risk of property damage and social disruption from
flooding and unstable slopes.

m) To identify natural hazard areas and regulate development within these areas.

3.2 MUNICIPAL NATURAL AREAHERITAGE SYSTEMS AND  NATURAL
HAZARBHAZARDOUS LANDS POLICIES

The natural area policies of this Plan relate to an overall Municipality natural system, including
Natural Areas-Heritage Systems and Natural-Hazard-AreasHazardous Lands. It is the policy of
this Plan to conserve natural features and functions throughout the Municipality wherever
possible, given -their contributions to general Municipal quality of life issues, landscape-aesthetic
concerns, ecological processes and interactions, water quality and ground water conservation,
soil conservation, and similar matters. This Plan considers natural functions to be as important
as the features themselves, given that it is often the natural function that makes the natural feature
significant, and further that the health of natural features is often connected to the continuance of
natural functions.

This Plan separates natural features into those where development is prohibited within their
boundaries (areas designated Natural Environment Areas); those where development and site
alteration may be permitted within their boundaries subject to the findings of a development
assessment report (DAR) (areas with a Greenland overlay on Schedule B); and those where
preservation is generally encouraged. This last category includes woodlots within the Municipality
that are not considered significant; and road side and fence-line tree plantings.

This Plan also separates NaturalHazard-areasHazardous Lands into floodplain areas (as shown
as a land use designation on Schedule A and addressed in Section 3.6 of this Plan), and additional
Natural-Hazard-areasHazard Lands including steep slopes or fill line conditions (as shown as a
policy overlay on Schedule C and addressed in Section 3.7 of this Plan).

Additional Natural Area-Heritage Systems and Natural-HazardHazardous Lands policies are as
follows:

a) Subject to Provincial and Federal statutes, regulations and the County Woodlands
Conservation By-law, the policies of the Municipality’s Green system does not limit the
continuation of existing agricultural uses within or adjacent to such areas.

b) This Plan encourages the retention of woodlots or portions of woodlots that are not
considered significant, in the context of development provided that site triangle regulations
pursuant to the Municipality’s comprehensive zoning by-law are not being compromised.
It is further encouraged that wherever possible and appropriate, trees be replanted to
replace trees removed if a development proceeds. This Plan encourages the preservation
or replanting of road side and fence-line shrubs and tree plantings wherever possible and
appropriate in the context of new development.
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c)

d)

f)

9)

h)

The Municipality encourages consultation with the Ministry of Natural Resources for the
evaluation (through DAR'’s) of development proposals consistent with the Natural Area
policies. Council encourages opportunities that may arise with development proposals for
creating new habitats, natural vegetation regeneration, conserving natural landforms and
functions, for preserving and enhancing groundwater and surface water resources, and
for promoting environmental education and interpretation.

Where components of the Municipality’s natural system are held in private ownership,
nothing in this Plan requires that these lands be free and available for public use, and the
identification of lands as part of the Green system will not oblige the Municipality, or other
public agencies to purchase these lands.

Council will, to the extent feasible, ensure that required maintenance of existing drains is
carried out in a manner that mitigates impacts upon components of the Municipality’s
natural system.

Applications for proposals requiring access to significant amounts of groundwater or
surface water from streams or ponds will only be considered by the Municipality where the
applicant has illustrated that the Ministry of Environment has been consulted, and that the
Ministry has not ruled out possible consideration of an application for a water taking permit.
For the purposes of this policy, significant means water requirements that exceed what
would be usually expected to sustain normal farming practices such as those found within
the Municipality. Examples of such significant water users may include (but are not limited
to) the following: golf course uses, and intensive agricultural uses. Approvals may also
be required from relevant agencies.

When considering applications or initiating projects in rural areas under the Drainage Act
or Ontario Water Resources Act for drainage works, Council must be satisfied that the
works will be engineered and constructed to ensure no negative impact on components
or related ecological functions of the Municipality’s natural system. Such consideration
may include completion of a development assessment report (DAR) or an environmental
appraisal carried out under the Drainage Act.

For lands generally referred to as the Komoka Feedmill Prairie north of the Komoka-
Kilworth Settlement Area on Schedule A-2 (as identified on Schedule B), it is recognized
that this type of prairie is very rare in the Province, with only three percent of the original
prairie remaining. In particular, an area of virgin prairie along the CN railway right-of-way
is particularly significant. These circumstances should be considered in the context of any
DAR should development be proposed for this site.

) The Municipality contains two provincially significant earth science ANSI’'s, Elginfield

Moraine (lots 13-24, concessions 14-16, former London Township) and Komoka Lake
Maumee Il (lots 1 and 2, concession 4, former Lobo Township). Earth science ANSI's
consist of some of the most significant representative examples of the bedrock, fossil and
landforms in Ontario, and include examples of ongoing geological processes.

The Municipality will ensure the protection of Natural Heritage Systems from public

infrastructure project impacts wherever possible. Infrastructure projects within Natural
Heritage Systems will be primarily limited to crossings (i.e. gas line, electricity lines, etc.)
provided impacts are minimized and sensitive features are avoided to the extent possible.
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k) The ecological health of the Natural Heritage System will be monitored whenever possible
and feasible.
1) The Municipality will ensure that the planning of the Natural Heritage Systems are

consistent at multiple levels including at the regional, watershed, sub-watershed and/or
secondary plan levels, as appropriate.

Pm)  Additional features, functions, and linkages not identified within Natural Heritage Systems
of this Plan may still need to be addressed and protected. Further studies and
assessments may identify these features in greater detail, and when appropriate, these
boundaries may be included as amendments to this Plan.

Earth science ANSI’'s are generally less sensitive to development and site alteration than life
science ANSI’'s. Appropriate land uses are generally those that conserve topography and
geologically defining features for which the area was identified. Consideration of any
development proposals in this area will involve consultation with MNR relative to potential impacts
on earth science ANSI’s as part of the decision making process.

3.3 NATURAL ENVIRONMENT AREAS DESIGNATION

It is the policy of this Plan that all development or site alteration shall be prohibited, save and
except for those permitted in Section 3.5 within the following types of natural areas:

. Wetlands
. Significant habitat of endangered or threatened species
. Floodplains and flood prone areas mapped and/or regulated by a Conservation Authority

Significant portions of Endangered Species Habitat are not shown on Schedule A of this Official
Plan, however the Province should be consulted regarding these habitats, as required.

Such features are shown within the Natural Environment Areas designation on Schedule A of this
Official Plan. The boundaries of such features may be more precisely defined through
environmental evaluations such as a development assessment report to the satisfaction of the
Municipality in consultation with appropriate agencies.

Development may be permitted in adjacent lands subject to the completion and findings of a
development assessment report acceptable to the Municipality. Such developments must not
result in a negative impact on the natural areas and functions or ecological processes of the
feature in question. The extent of adjacent lands are identified on Figure 1 of this Plan.

3.4 GREENLAND FEATURES OVERLAY

Greenland Features as shown on Schedule B of this Official Plan constitute, for the most part,
significant woodlands. These woodlands are of County significance and are identified through the
Middlesex Natural Heritage Study (MNHS), a Natural Heritage Study to identify significant
woodland patches in the Municipality as well as other parts of Middlesex County.

Schedule B is not a land use designation schedule and is included as part of this Official Plan as
a means of raising public awareness of the importance of our natural environment. These lands



Official Plan of the Municipality of Middlesex Centre
23

will be subject to the policies associated with the applicable land use designation on Schedule A,
as well as the natural area policies of this section.

It is the policy of this Plan that development or site alterations within or on lands adjacent to the
environmental features, save and except for those uses included in Section 3.5, shall be subject
to completion of a Development Assessment Report acceptable to the Municipality. The distances
associated with adjacent lands are identified in Figure 1 of this Plan. Development or site
alteration within or adjacent to such features will be prohibited unless it can be shown that there
will be minimal or no impacts on the form or function of such features.
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FIGURE 1: AREAS SUBJECT TO DEVELOPMENT ASSESSMENT REPORT (DAR)

Natural Feature Type

Development
adjacent to
Natural Feature

Type

Development
within

Natural Feature
Type

wetlands and adjacent lands. Adjacent lands are | DAR  required | Not Permitted
those within 120 metres of an individual wetland area | within 120 m
or land connecting individual wetlands within a
wetland complex

DAR  required | Net-Permitted_only
significant habitat of endangered or threatened | within 260-120 m | in accordance with
species Provincial and

Federal

requirements.

floodplains and flood prone areas mapped and/or | DAR  required | Not Permitted

regulated by a Conservation Authority within 50 m

significant woodlands and ANSI’'s as identified on | DAR  required | DAR Required

Schedule ‘B’ within 50 m

significant wildlife Habitat DAR ~_ required | DAR Required
within 50 m

N DAR  required | DAR Required

significant valley lands within 50 m

fish Habitat DAR required | Not Permitted
within 30 m

35 PERMITTED USES WITHIN MUNICIPAL NATURAL ENVIRONMENT AREAS AND

GREENLAND FEATURES

Within or adjacent to lands designated as Natural Environment Areas on Schedule A, or within
Greenland features identified on Schedule B of this Plan, the following uses are permitted without

the preparation of a development assessment report.

a) Silvicultural, forest, woodlot or wildlife management (exclusive of aggregate extraction), or
harvesting activities consistent with the County of Middlesex Woodlands Conservation by-
law or supported by a woodlands management plan, a farm management plan or other

appropriate resource management plan.

b) Natural heritage appreciation supported by small scale interpretative facilities such as

nature trails and outdoor displays.

c) Maple syrup production.
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d) Recreational trails existing as of the date of approval of this Plan or identified through an
appropriate master plan.

e) Existing agricultural uses may continue, although expansions of farming operations or
practices would be subject to the various policies of this Plan.

f) In the case of watercourses, crossings or farm culverts approved under the Conservation
Authorities Act; flood and erosion control works; fisheries habitat improvement projects;
and other projects undertaken by Conservation Authorities.

3.6 FLOODPLAIN AREAS

The Municipality is located within the jurisdiction of five conservation authorities. Each
conservation authority, in co-operation with the watershed municipalities, has designated a
regulatory floodplain standard that is appropriate for the physical condition of their respective
watershed. -The various flood standards are identified in the glossary of terms in this Plan.

The Municipality generally utilizes a “one zone” floodplain system. In certain circumstances the
Municipality may establish a “two zone” distinction as outlined in Sections 3.6.1 and 3.6.2 of this
Plan. Schedule ‘A’ includes a land use designation relating to floodplain areas.

New buildings and structures are prohibited within areas identified as floodplain. Expansions and
alterations to existing buildings within floodplain areas may be permitted subject to the
Conservation Authorities’ Fill, Construction and Alteration to Waterways Requlation.

The distances associated with adjacent lands for Natural Hazard Areas are identified in Figure 3
2 of this Plan.

FIGURE 2: NATURAL HAZARD AREAS

Natural Hazard Feature Boundary defined by: Development and site
alterations may be permitted
where:

Flood plains and flood prone | regulations administered by, | DAR demonstrates no
areas mapped and/or | or mapping provided by, the | increased risk to life and
regulated by a Conservation | Conservation Authorities. property and no impact on
Authority flood conveyance, upstream
or downstream flood levels or
aggrevation of existing natural
hazard processes such as
slope stability. DAR'’s should
also demonstrate no negative
impacts on natural features /
functions.
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Natural Hazard Feature

Boundary defined by:

Development and site
alterations may be permitted
where:

Slope hazards

mapping provided by
Conservation Authorities

the

DAR demonstrates no
increased risk to life and
property and no impact on:
slope  stability; flooding;
upstream or downstream
properties; aggravation of
existing natural hazard
processes; or negative
impacts on natural features /
functions.
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3.6.1 Floodplain Areas Outside of Identified Settlement Areas

Within-Development within Floodplain Areas on lands outside of identified settlement areas-of-the

Municipality-development is prohibited, save and except for the following uses:

a) Existing and established agriculture and related uses, excluding buildings and structures;

b) Outdoor passive recreation uses such as public or private open space, where such uses
will have no impact on flood plain functions;

c) Forestry;

d) Uses related to conservation or management of water supplies, wildlife or other natural
features or functions;

e) Resource extraction, excluding buildings and structures, subject to conformity with other
policies of this Plan;

f) Public utilities with adequate flood proofing measures; and
Q) Flood and erosion control structures.

The above uses will only be permitted where it can be demonstrated that the natural hazard will
not be aggravated, and the requirements of the applicable Conservation Authority(ies) or other
agencies can and will be met, including the requirement for a development permit from the
conservation authority. -A Development Assessment Report (DAR) may be submitted to establish
a “two-zone” distinction identifying the floodway and flood fringe. Such studies shall be prepared
to the satisfaction of the Municipality and the applicable Conservation Authority(ies), and where
such a report has been accepted, the development of amenity uses (in separate designations,
but on the same land parcel) may be permitted within the flood fringe if considered appropriate.
Such amenity uses might include accessory structures or similar and acceptable uses. -A key
component of this Development Assessment Report will be an evaluation of appropriate risk
management to potential flood hazard. The DAR must also establish that there are no alternatives
available involving the location of such accessory uses on portions of land outside of the flood
fringe.

3.6.2 Floodplain Areas Within Identified Settlement Areas

The uses permitted in Section 3.6.1 are also permitted within Floodplain Areas on landsWithin
identified_within settlement areas-the-usesisted-ir-Section-3-6-1-are-also-permitied. Additionally,
alternative -Within-settlements—alternative-developments may also be permitted, subject to the
completion of a Development Assessment Report (DAR). This report will specifically evaluate the
floodplain area, and establish a "two-zone" distinction that identifies the floodway and the flood
fringe. -Where such a study has been prepared to the satisfaction of the Municipality and the
applicable Conservation Authority-(ies), the development of amenity uses relating to development
or land uses (in separate designations, but on the same land parcel) may be permitted within the
flood fringe if considered appropriate. Such amenity uses might include accessory structures,
rear yards of residential lots, parking areas, or other similar and acceptable uses. —-A key
component of this Bevelopment-Assessment-ReportDAR will be an evaluation of appropriate risk
management to potential flood hazard. The DAR must also establish that there are no alternatives
available to locate amenity uses on portions of land outside of the flood fringe.
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3.6.3 EXxisting Development

Where there is an existing lawfully established development within lands designated Floodplain
on Schedule A, this development is permitted to continue.— Where it is proposed that such
development be expanded or altered in a manner that may represent a risk of potential flood
hazard, a Development Assessment Report (DAR) may be required for review by appropriate
agencies including Conservation Authorities, and such proposals may be subject to approval
requirements in legislation such as the Conservation Authorities Act and the Fisheries Act.- An
expansion or alteration may require approval by the Municipality’s Committee of Adjustment. Such
expansions to existing uses may be permitted in either the floodway or the flood fringe, where
deemed appropriate and acceptable by the Municipality and appropriate agencies.- Floodplain
location may be more accurately defined in the Municipality’s new comprehensive zoning by-law.

Certain lands on Schedule A designated for Residential, Hamlet or other purposes, are shown
within a floodline.- Although these lands are not designated for floodplain purposes, and are not
subject to the policies in Section 3.6, they are located within the identified floodline.- Existing
permitted uses shall continue to be permitted; however, new uses or expansions or alterations to
existing uses in a manner that may represent a risk of potential flood hazard, may require the
completion of a Development Assessment Report (DAR) at the discretion of the Municipality and
the appropriate Conservation Authorities.— Such an expansion or alteration may also require
approval by the Municipality’s Committee of Adjustment at the Municipality’s discretion.— The
Municipality’s new Comprehensive Zoning By-law shall continue to zone these properties in
keeping with the designation of this Official Plan; however, the by-law shall delineate areas within
the floodline in a manner consistent with this policy and contain appropriate regulations relative
to the floodplain constraint.

Notwithstanding the above or Section 3.6.1, an expansion of the Sunningdale Golf Course located
at Part Lots 17 and 18, Concession 6 (Geographic Township of London), shall be permitted.

The preparation and review of DAR'’s relating to this section shall be guided by the policies of the
respective Conservation Authority or Authorities, and the Ministry of Natural Resources.

3.7 ADDITIONAL NATURAL HAZARD AREAS

Lands associated with additional natural hazards have been identified on Schedule C.- These
natural hazard lands relate to either slope hazard or fill line conditions. Uses specifically permitted
in Floodplain areas listed in Section 3.6, are also permitted within areas defined as Natural Hazard
Lands on Schedule C.- Alternative developments or site alterations proposed within such lands
will be subject to the completion of a Development Assessment Report (DAR) acceptable to the
Municipality and the applicable Conservation Authority (ies).- This DAR will evaluate the lands in
guestion and the proposed development on the basis of appropriate risk assessment and
management relative to the natural hazard feature. Development may be permitted if the DAR
establishes to the satisfaction of the Municipality and appropriate agencies, that risk issues can
and will be adequately addressed. -Such developments may also require additional approvals
from various agencies.

Where such natural hazard features overlap with Greenland features identified on Schedule B of
this Plan, the DAR report will also consider issues relative to natural form and functions as outlined
in other sections of this Official Plan.
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The preparation and review of DAR'’s relating to this section shall be guided by the policies of the
respective Conservation Authority or Authorities, and the Ministry of Natural Resources.

3.8 DEVELOPMENT ASSESSMENT REPORTS (DAR)

Development Assessment Reports required by this Plan are to be submitted to the Municipality
for review (in co-ordination with other appropriate agencies). The Municipality may develop more
specific guidelines for the preparation of DAR’s (in co-operation with appropriate agencies),
however DAR’s will address the following issues as a minimum:

a) An identification and description of the purpose of the proposed development; the natural
heritage features and functions and/or hazard features present; the existing
interconnections or corridors with adjacent natural features; the nature and duration of
potential impacts to the site, adjacent lands and ecological processes/functions; and the
potential cumulative effects of the proposed development. In the case of Natural Hazards,
information relative to slope stability, flooding potential, existing natural hazard processes
and so on will be provided.

b) The specific location of boundaries or edges of such features and functions present,
and the location of proposed development or site alterations with respect to these
delineated boundaries.

c) A description of the environment, including ecological processes/functions, that will be
affected or might reasonably be affected by the development, as well as a description of
the effects that will be caused or might reasonably be expected to be caused to the
environment.

d) A description of the actions which are necessary or may reasonably be expected to be
necessary to prevent, change or mitigate the effect(s) that might reasonably be expected
upon the environment, including ecological processes/functions._These actions may be
required / implemented through Zoning By-law Amendment and/or Site Plan Control.

e) An assessment of the proposal given particular attention to the following:

o Potential or expected impacts on the features or functions or natural hazard
conditions in -question.

e Opportunities for enhancing the conservation and management of the feature or
functions.

e Expected or proposed mitigation measures. These may include setbacks, buffers,
landscaping, special measures to be taken during construction or other measures
to reduce or eliminate negative impacts on the identified features.

These policies replace the Development Assessment Report requirements of the County of
Middlesex Official Plan, as outlined in Section 2.2.1.2 of the County Plan. The County Plan states
that where local municipalities require a Development Assessment Report, the County will waive
its requirement provided the Impact Assessment submitted to the local municipality meets the
County’s requirements. For the purposes of this section, the Municipality is considered the
approval authority. The Municipality shall consult with the County, the Conservation Authority or
Authorities having jurisdiction, and the Province.
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A DAR shall be prepared and completed to accepted professional standards by an appropriate
professional (i.e. a qualified environmental scientist or similar environmental professional) to the
satisfaction of the Municipality in consultation with the Ministry of Natural Resources, applicable
Conservation Authorities, and other agencies.

At the Municipality’s discretion in consultation with appropriate agencies, where it is felt that the
potential environmental implications of a proposed development or site alteration are minimal, a
scoped DAR may be deemed adequate to satisfy the policies of this Plan. A scoped DAR may
include such information deemed appropriate by the Municipality to adequately consider relevant
environmental issues. If a scoped DAR identifies issues requiring further study, a full DAR may
subsequently be required.

3.9 COMPETING PROVINCIAL INTERESTS

Where a proposal related to other Provincial Interests could compete with any of the Natural Area
policies of this Plan, Council may request both a DAR, which defines the feature and likely
impacts, and a justification study that evaluates the proposal in terms of:

. the long term environmental, social and economic public benefits of the proposal in
comparison with the environmental and ecological cost of the impact to the Green System
feature or value that could be affected;

. alternative means and methods for designing and implementing the proposal which could
mitigate, lessen, or compensate for impacts on Green System values; and,

. justifying the environmental, social and economic costs and benefits of the proposal to the
Municipality and the Province.

As an example, a property may exist where Provincial interests relating to natural areas,
aggregate resources, agricultural issues, and/or housing issues apply. For example, a significant
woodlot may be located within a prime agricultural area, on lands identified as having significant
aggregate resource deposits. Each of these are identified as a Provincial interest in the various
sections of the Provincial Policy Statement.

Where a DAR and a justification study recommend consideration be given to a competing
Provincial Interest, Council may consider a site-specific application for an amendment to the
natural area policies of this plan. Other approvals under other legislation or from the Municipality
or agencies may be required.

3.10 NATURAL AREAS STEWARDSHIP

The Municipality supports a wide variety of stewardship options to assist and encourage
landowners to manage their natural resources. These programs should be established in
partnership with land owners, to meet their needs. These programs may include land owner
contacts, conservation easements, land trusts, tax incentives and rights of way to preserve,
enhance and access natural areas, and to preserve and enhance the interconnecting natural
linkages and corridors among and between natural areas.

The Municipality encourages stewardship and farm management initiatives that strive to protect
and enhance natural features, improve water quality, mitigate climate change, reduce soil erosion
and increase the amount and variety of natural vegetation species.
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SECTION 4.0
POLICIES FOR AGGREGATE AND PETROLEUM RESOURCE AREAS

Preamble: The Municipality recognizes the importance of aggregate resource deposits within its
boundaries, and in partnership with the Ministry of Natural Resources, will ensure the appropriate
protection for long term extraction of mineral aggregate and petroleum resources. The
Municipality will also strive to mitigate or prevent unreasonable land use conflicts, and ensure the
progressive and appropriate rehabilitation of associated resource sites.

4.1 AGGREGATE AND PETROLEUM RESOURCE GOALS

The following goals relate to extractive resource areas within the Municipality. These goals, and
the policy that follow, relate to areas identified as areas of aggregate resource within the
Municipality (as identified as an overlay on Schedule A of this Plan), or areas of oil, gas and salt
solution resources.

a) To identify and protect existing pits, quarries and resource deposits in co-ordination
with the achievement of other planning policies and objectives of this Plan.

b) To ensure that as much of the mineral aggregate resource as is realistically possible is
made available to supply the need for aggregate, as close to market as possible.

c) To balance competing priorities for the protection of aggregate resources for future
extraction, with the need to protect agricultural land, natural heritage areas and water
resources identified in this Plan.

d) To require that extraction be undertaken and completed in an orderly fashion and to
ensure that extraction does not have a permanent adverse impact on the agricultural land
base or on the components of the natural system identified on Schedules A and B of this
Plan. The effects of operational activities on existing residential areas and other existing
sensitive land uses shall be controlled to ensure unacceptable impacts do not occur.

e) To identify existing aggregate operations licensed under the Aggregate Resources Act
and to identify known deposits of quality mineral aggregates that have sufficient quantity
and quality to warrant possible present or future extraction.

f) To ensure that aggregate resources are available for use.

Q) To protect existing licensed operations from activities or proposed land uses that would
preclude or hinder their operation or possible expansion and to protect known deposits of
mineral aggregate from unnecessary fragmentation of ownership and from land uses and
development proposals that could preclude or hinder future access and extraction of the
deposits.

h) To ensure that aggregate extraction sites are rehabilitated to leave the sites amenable
for uses that are compatible and consistent with surrounding land uses.
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i) To encourage the continuance of compatible land uses (i.e. agricultural land uses) on
lands having deposits of aggregate materials and on licensed areas until such a time as
aggregate extraction occurs.

i) To protect all existing petroleum wells and associated “works” from encroachment by
development. For the purposes of this Plan, works shall be defined as any pipeline or
other structure or equipment that is used in association with a well.

k) To encourage the use of field gathering lines and centralized works where it will reduce
vehicular traffic required to service wells and collect produced oil.

) To prevent development patterns that might preclude future access to known or
discovered petroleum deposits.

m) To encourage the use of depleted natural gas reservoirs for natural gas storage.

n) To require abandonment and plugging of wells in accordance with the standards under
the Oil, Gas and Salt Resources Act when wells cease production.

0) To ensure new development proposals address any historic natural hazards from former
petroleum resources operations prior to the development proceeding.

Any development standards or performance measures to be imposed on new Aggregate and
Petroleum Resource applications should be addressed through the submission of a
studyPlanning Justification Report required as part of a complete application.

4.2 AREAS OF AGGREGATE RESOURCE DEPOSITS

Aggregate resource areas within the Municipality have been shown as a policy overlay on
Schedule A. This overlay affects any underlying land use designation illustrated in the Schedules.

Where a proposed new extraction site is within a delineated Aggregate Resource Area, no
amendment to this Plan will be required as a component of the planning process. Where the
proposed new extractive site is outside of an Aggregate Resource Area delineated by this Plan,
an amendment to this Plan will be required.

Existing licensed aggregate operations will be zoned in the Municipal Comprehensive Zoning By-
law for aggregate extraction and accessory uses. Where new extractive sites or expansions of
existing sites are proposed, applications for rezoning will be required if the lands in question are
not already zoned for aggregate extraction. Rezoning applications for new extractive sites will be
assessed by the Municipality, with consideration of the following criteria as a minimum:

a) The impact on adjacent land uses and residents including visual impacts.

b) The impact on any components of the Municipality’s Natural Areas or Greenlands system.

c) The impact on significant cultural heritage sites or features as designated under the
Heritage Act.

d) The impact on the existing road network.
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2? The impact on existing groundwater resources.

f) The manner in which the operation would be carried out.

Q) The nature of the progressive and final rehabilitation that is proposed.
h) The capabilities of the site for agriculture and other land uses.

This Plan encourages applicants to pre-consult with the Municipality so that other policies, goals
and objectives deemed necessary for consideration can also be taken into account. This Plan
further encourages applicants to undertake public consultation in a manner that co-ordinates
public requirements under the Planning Act and the Aggregate Resources Act. Applicants are
encouraged to ensure reports required in support of an Aggregate Resources Act licence
simultaneously address municipal concerns and are used to support required rezoning
applications and, if required, applications to amend this Plan.

4.3 PERMITTED USES WITHIN EXTRACTIVE RESOURCE AREAS OR LICENCED
OPERATIONS

For lands within or adjacent to Extractive Resource Area delineations or a licensed pit or quarry,
the uses permitted are those of the designations underlying the Extractive Resource Areas
overlay, so long as the use would not preclude or hinder extraction. The uses permitted may
include, but are not limited to, agriculture, forestry, conservation and recreation. The specific uses
permitted will be in the Zoning By-law. Where extraction may be hindered or precluded,
development may occur only if:

a) resource use would not be feasible; or
b) the proposed land uses or development serves a greater long term public interest; and
c) issues of public health, safety and environmental impact are addressed.

Within licensed operations, the permitted uses will be governed by the site plans approved under
the Aggregate Resources Act licence application process.- Council, in reviewing applications for
aggregate extraction operations, shall require that uses permitted prior to licencing are allowed to
continue within the portions of the licenced area not under active extraction and within portions of
the licenced area that have been rehabilitated.

For the purposes of this section, adjacent lands are defined as within 300m of the limit of an
existing licenced pit or delineated resource area.

4.4 WAYSIDE PERMITS

A wayside pit or quarry is a pit or quarry opened and used by or for a public authority solely for
the purpose of a particular project or contract of road construction and not located on the road
right of way.- Aggregate extraction operations under the authority or a wayside permit issued
under the Aggregate Resources Act shall be permitted within lands designated Agriculture on
Schedule A (without amendment to this Plan or the comprehensive zoning by-law), but shall not
be permitted on lands constrained by natural features as identified on Schedules A, B, and C of
this Plan.
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In the review of applications for Wayside Permits, Council will consider the following matters in
commenting to the Ministry of Transportation:

e Impacts on the right of property enjoyment of nearby residences will be avoided or fully
mitigated.

e Impact upon livestock operations will be avoided or fully mitigated.
e Groundwater resources will not be affected.
e Full compliance with the Ministry of Environment requirements is assured.

e That the wayside pit or quarry is capable of being rehabilitated to an agricultural use once
the aggregate material has been removed or the wayside permit expires.

It is the policy of this Plan that such wayside permit extraction areas be rehabilitated to agricultural
use once the aggregate material has been removed or the wayside permit expires. In such cases,
the approximate acreage and average soil capability for agriculture that existed previous to the
extraction, shall be restored where possible.

4.5 PORTABLE ASPHALT PLANTS

Portable asphalt plants means a public or private facility designed to heat and dry aggregate and
to mix aggregate to produce asphalt paving material, and includes stockpiling and storage of bulk
materials used in the process; and means a facility which is not of permanent construction, but
which is dismantled at the completion of the construction project in question. For purposes of the
Official Plan, portable asphalt plants include portable concrete plants.

Portable asphalt plants used on public authority contracts will be permitted without the need for
Official Plan amendment, rezoning or development permits under the Planning Act in all areas
except for those areas of existing development; lands identified as Natural Environment or Flood
Plain on Schedule A; Significant Woodlots identified on Schedule B; and Hazard Lands identified
on Schedule C which have been determined to be incompatible with extraction and associated
activities. Where possible, portable asphalt plants will be located and operated within wayside
pits or quarries, without amendment to this Plan or the comprehensive zoning by-law.

In the review of applications for Portable Asphalt Plants, Council will consider the following
matters in commenting to the Ministry of Transportation:

o Impacts on the right of property enjoyment of nearby residences will be avoided or fully
mitigated.

e Impact upon livestock operations will be avoided or fully mitigated.
e Groundwater resources will not be affected.
e Full compliance with the Ministry of Environment requirements is assured.

¢ The plants are dismantled and the site declared environmentally clean upon completion of
the public road project.
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4.6 REHABILITATION OF AGGREGATE RESOURCE SITES

It is the policy of this Plan that extractive sites be progressively rehabilitated to a land use
corresponding with the land use designation established beneath the Aggregate Resource Area
overlay. For most of the lands outside of settlements therefore, extractive sites will be
rehabilitated for agricultural uses, corresponding with the agricultural designation found beneath
the overlay. Should an applicant propose an afteruse not permitted within the underlying
designation, an Official Plan Amendment to change the underlying designation would be required
prior to establishment of the afteruse. Where an after use plan has been approved by a Provincial
Ministry that suggests a land use not permitted in the underlying designation of this Plan, an
Official Plan Amendment will still be required in order to permit the afteruse. The existence of
such an afteruse plan does not in any way obligate Municipal Council in the consideration of such
an application, and does not pre-suppose the approval of such an application.

In lands designated Agriculture, site rehabilitation will be carried out whereby substantially the
same areas and same average soil quality for agriculture are restored. Such complete agricultural
rehabilitation is not required if:

a) There is a substantial quantity of mineral aggregates below the water table warranting
extraction; or

b) The depth of planned extraction in a quarry makes restoration of pre-extraction agricultural
capability unfeasible; and

c) Other alternatives have been considered by the applicant and found unsuitable; and
d) Agricultural rehabilitation in remaining areas will be maximized.
4.7 USE OF AGGREGATE FROM A FARM PROPERTY

The extraction of aggregate from a farm property for use on the same farm property shall be
permitted subject to the Aggregate Resources Act.

4.8 PROTECTING PETROLEUM RESOURCE OPERATIONS FROM OTHER ACTIVITIES

Petroleum exploration and production, subject to the application of provincial regulations on
locating wells and works, are permitted activities throughout the municipality in all designations.

The Municipality supports the subsurface storage of gas or other hydrocarbons, subject to
Provincial regulations, if it can be shown that it will not adversely affect surface development rights
as set out in the Official Plan.

The Municipality supports the proper disposal of oil field brines, in accordance with Provincial
requirements.

4.9 DEVELOPMENT NEAR OR ON DEPOSITS OF PETROLEUM RESOURCES
The Municipality will consult with the Province where new development is proposed adjacent to

or in areas of known oil or gas pools. Development will be setback 75 metres from petroleum
resource operations.
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To reduce incompatible land uses adjacent to oil and gas production and associated works, the
Municipality shall deny development applications and land division within 75 metres of an active
oil or gas well or works.

4.10 PETROLEUM RESOURCE OPERATIONS AND THE NATURAL/CULTURAL
ENVIRONMENT

The Municipality encourages the use of technology, such as directional drilling for the exploration
and production of subsurface resources from a well site that is located on lands adjacent to
components of the natural system on Schedules A and B or cultural heritage features.

New wells and associated works are generally prohibited where they may cause any surface or
ecological disturbance to identified natural or cultural heritage features. If no alternatives to a
location in a significant natural heritage or cultural heritage areas exist, measures may be taken,
as identified in a DAR, to mitigate negative impacts. Where forest cover is removed it will be
replaced at a location specified by the landowner whose forest cover was removed and should
the owner not have a suitable location, then the replacement would occur at a location specified
by the Municipality.

4.11 GATHERING LINES AND WORKS
Council may allow:

a) Consents that convey an interest in land (but do not create a separate parcel) where a
portion of a property is being considered for centralized works that are associated with
production of oil or natural gas or that are associated with underground storage of natural
gas; and,

b) Subject to consultation with the Municipality or the appropriate road authority, the routing
of field or gathering pipelines along road rights-of-ways where it does not impact road
safety and maintenance needs.

412 WELL AND WORKS SITE REHABILITATION

When production ceases, well sites and locations of associated works shall be rehabilitated to
permitted uses set out in the land-use designation where the well sites are located. In Agricultural
areas, rehabilitation shall restore the site so it can be used for agricultural purposes.

413 MITIGATING SUSPECTED HAZARDS

As a condition of approving development, the municipality will require that improperly abandoned
wells that are known or discovered on the lands during development will be properly plugged,
capped or otherwise made safe in accordance with Provincial requirements. Building locations
should be examined for the presence of possible well sites using established standards and
procedures. Areas where wells are located should be avoided when siting buildings, unless it can
be demonstrated that development can safely occur.

4.14 RESTORATION OF CONTAMINATED SITES
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If sites of former works are discovered, these locations shall be rehabilitated prior to development
proceeding.
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SECTION 5.0
SETTLEMENT AREA POLICIES AND LAND USE DESIGNATIONS

Preamble: The Municipality will strive to maintain attractive, functional and liveable settlement
areas that reflect the traditional character of the Municipality. Wherever possible, the distinctive
identity and character of individual settlement areas will be preserved, while accommodating the
expected growth within the Municipality over the planning horizon of this plan through effective
growth management.

The Municipality’s organized structure of settlements areas will accommodate an adequate supply
and diversity of housing types, will maintain healthy and viable village centres as the Municipality’s
primary centres of commercial activity and community gathering, and will accommodate additional
settlement commercial and settlement employment areas that facilitate an appropriate Municipal
employment base.

5.1 SETTLEMENT AREA STRUCTURE

The structure of settlement areas within the Municipality is based on a three--level hierarchy, in
conformity with the Middlesex County Official Plan. The three levels are Urban Settlement Areas,
Community Settlement Areas, and Hamlet Settlement Areas. Policies relating to each of these
three levels are outlined in detail in this section. The Municipality’s 11 settlement areas are

categorized as follows;-with-their 2007-2016-estimated-population:

Urban Settlement Areas

llderton 21758200
Komoka-Kilworth 312515900

Community Settlement Areas

Arva 5501360

Delaware 15902100

Hamlets

Ballymote 100 Lobo 50
Birr 240 Melrose 280
Bryanston 160 Poplar Hill-Coldstream 780
Denfield 240

Presently, only Illderton, Komoka-Kilworth and Arva are serviced with municipal water and

sewage services. FiveSix additional settlement areas are serviceds with municipal water but
have private individual sewage services. These are Ballymote, Birr (partial water), Delaware,
Denfield, and Melrose (partial water). The remaining three settlement areas (Bryanston, Lobo
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and Poplar Hill-Coldstream) are on full private individual services. The Municipality intends to

provide full municipal sewer and water services to Delaware within the next 25 years.

Population, housing and employment projections for the Municipality are as follows:

Population
2016 2046
llderton 3,500 7,100
Komoka-Kilworth 4,600 15,900
Arva 500 1,000
Delaware 1,600 3,600
Hamlets & Remaining 7 600 8.000
Rural Areas — -
Total Population 17,800 35,500
*Note: Numbers may not add-up due to rounding
2016 2021 | 2026 | 2031 | 2036 | 2041 | 2046
Population
Total
— 17,800 20,100 23,400 26,700 29,600 32,900 | 35,500
Population
Residential Units
Total
Residential 5,990 6,760 7,950 9,160 10,380 11,630 | 12,750
Units
Employment
Total
— 5,800 6,600 7,600 8,700 9,900 10,900 | 11,700
Employment
2016 2021 | 2026 | 2031 | | 2046
Population
Fotal
: 35.500
Populatien —
™ ™ ;
Fotal
Residential 12750
Units
Employment
EIEEEEII 5,438

It is expected that for projected housing growth to the vyear 2046, Komoka-Kilworth will
accommodate approximately 63% of the total housing growth, Ilderton will accommodate 20%,
for a total of 84%. Community settlement areas including Arva (35%), Delaware (11%), and
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remaining hamlets and rural areas (26%) account for the remaining 16% of overall housing growth
over the same period.

5.1.1 Urban Settlement Areas

There are two Urban Settlement Areas within the Municipality of Middlesex Centre. These are
llderton, and Komoka - Kilworth. For the purposes of this Plan, Komoka and Kilworth are
considered one settlement area.

These areas either provide or have the potential to provide full municipal services. All new
proposed development shall be fully serviced by municipal water and sewage disposal systems.
Urban Settlement Areas are expected to have the highest concentration and intensity of land
uses, and will be the focus for future growth by accommodating a significant portion of expected
growth over the Official Plan’s planning period.

Lands within Urban Settlement Areas are separated into the following land uses designations:

. Village Centres

. Settlement Commercial Areas
. Residential Areas

. Settlement Employment Areas
. Parks and Recreation Areas

Expansion of the boundaries of an Urban Settlement Area shall not be permitted except through
a comprehensive review and will require an amendment to this Plan, and-will-be-subject to the
various policies, goals and objectives of this Plan, including Section 5.1.4. It is policy of this Plan
that where substantial vacant land exists between the existing built up area of the settlement, and
the settlement’s urban boundary, development will proceed in a sequential, phased manner, with
a settlement pattern in keeping with the design policies outlined in Section 6.0 of this Plan and
having regard for the Municipality’s Site Plan Manual and Urban Design Guidelines. Adjustments
to_a settlement boundary may be permitted outside of a comprehensive review subject to
requirements of Section 5.1.5, and will be subject to the various policies, goals and objectives of
this Plan, including Section 5.1 .4.

5.1.2 Community Settlement Areas

There are two Community Settlement Areas identified in the Municipality of Middlesex Centre.
These are Arva and Delaware.

These areas are intended to serve the surrounding agricultural areas, while also providing an
alternative to city or Urban Settlement Area living. Such areas serve a community function, but
provide a more limited range of land uses and activities than found in Urban Settlement Areas.
The concentration and intensity of development is expected to be lower than in Urban Settlement
Areas. While such areas are expected to accommodate a portion of the Municipality’s growth, this
is expected to be less growth than in Urban Settlement Areas.

Lands within Community Settlement Areas are separated into the following land uses
designations:

. Village Centres
. Settlement Commercial Areas
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. Residential Areas

. Settlement Employment Areas
. Parks and Recreation Areas

New development in Community Settlement Areas is intended to take place on municipal
services. If such services are not available or planned, communal services may be considered i

appropriatejustificationisprevidedsubject to requirements under Section 9.3.3. Further, in areas

where municipal or communal services are not available or will not be available in the immediate
future, Council and staff may consider the approval of irterim—developmentlow intensity
development on existing, vacant lots of record or under-utilized property, where it does not conflict
with any Special Policy Areas, on other than full municipal services, where provided for in a master
servicing strategy component of a Settlement Capability Study or Environmental Assessment
pursuant to the Environmental Assessment Act. Such development should not preclude the
efficient use of land should full services become available in the future and servicing studies shall
consider servicing options.

In considering development applications within Community Settlement Areas of the Municipality,
Council will consider the design policies included within Section 6.0 of this Plan and having regard
for the Municipality’s Site Plan Manual and Urban Design Guidelines, and the cultural heritage
policies included in Section 9.5 of this Plan.

Expansion of the boundaries of a Community Settlement Area shall not be permitted except
through a comprehensive review and subject to full municipal servicing and will require an
amendment to this Plan. Adjustments to a settlement boundary may be permitted outside of a
comprehensive review subject to requirements of Section 5.1.5, and will be subject to its-the
various policies, goals and objectives of this Plan, including Section 5.1.4.

5.1.3 Hamlet Settlement Areas

There are seven Hamlet Areas within the Municipality of Middlesex Centre. These are Ballymote,
Birr, Bryanston, Denfield, Lobo, Melrose and Poplar Hill - Coldstream. For the purposes of this
Plan, Poplar Hill and Coldstream are considered one settlement area.

Lands within Hamlet designations are not separated into specific land use categories on Schedule
A. Permitted uses within Hamlet designations include residential uses (subject to the policies in
section 5.2 of this Plan), commercial or industrial uses of a scale compatible with the character
and size of the Hamlet Areas, institutional uses, and parks and recreation uses. Specific lands
associated with each use shall be established in more detail through the implementing zoning by-
law. On Schedule A, there may be lands designated for Hamlet purposes but shown within a
floodline. Although such lands are not designated Floodplain and are thus not subject to policies
in Section 3.6, new uses or expansions or alterations to existing uses may be subject to the
preparation of a Development Assessment Report (DAR) at the discretion of the Municipality and
the appropriate conservation authority (ies), and may also require approval by the Committee of
Adjustment at the Municipality’s discretion.

Hamlet Areas within the Municipality are expected to accommodate only limited future
development, through infilling within the existing Hamlet settlement boundaries. New lots shall
generally be created through the consent process, however plans of subdivision will be utilized
where vacant lands exist within Hamlets, between the existing built up area and the existing
settlement boundary.
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Hamlet Areas shall not be expanded within the planning period of this Plan except through a
comprehensive review. Hamlet Area boundaries may be adjusted outside a comprehensive
review, provided there is no net increase to the area of the Hamlet and subject to requirements
of Section 5.1.5. Hamlet area designation boundaries are to be interpreted to align with existing
lot lines and physical and natural features.-H-isfurtherhot-expected-that-Hamlet Areas will-are
however not expected to_accommodate a significant portion of expected growth within the
Municipality. Except where infilling developments are involved, new developments may require
the preparation of a Settlement Capability Study, depending on the scale of development
proposed. The requirements of such a study are established in the Middlesex County Official
Plan, and apply where new development is proposed within a settlement area which does not
provide full municipal water and sanitary sewer systems.

New development within Hamlet Areas must be serviced by acceptable servicing standards.
Private Communal Services may be appropriate subject to the requirements of Section 9.3.3.
Where partial municipal services are considered, supporting studies must address all applicable
servicing options and establlsh that the development may proceed approprlately on partlal
municipal services. ke ;

5.1.4 General Settlement Area Policies

The following represent general policy for all settlement areas within the Municipality:

a) Growth shall generally be directed to areas designated as Urban Settlement Areas within
this Plan.
b) Wherever possible, development within settlement areas should proceed on full municipal

services. In general, the amount, location and timing of development shall be dictated by
the nature and availability of services necessary to support proposed development.

C) Settlement area expansions shall not be permitted except through a comprehensive
review.
d) When expansions of settlement areas are considered, to justify such an expansion as

contemplated in paragraph 5.1.4c), it may be appropriate to down-designate undeveloped
lands within the same or in other settlement areas to Agricultural or to another appropriate
non-settlement designation. If contemplating the down-designation of undeveloped lands,
the Municipality shall first notify the owners of such potential change in designation. When
deciding to down-designate undeveloped land in settlement areas the Municipality shall
take into account the current status of any planning application submitted to develop the
lands.

e) Adjustments to settlement area boundaries may be considered outside of a
comprehensive review, provided there is no net increase to the area, subject to the
requirements of Section X%5.1.5




Official Plan of the Municipality of Middlesex Centre
43

f) The settlement areas of the Municipality are intended to develop in a phased, compact
manner_that does not result in strip patterns of development and reflects the design
policies of Section 6.0 of this Plan and having regard for the Municipality’s Site Plan
Manual and Urban Design Guidelines.

) As development proceeds within Municipality-settlement areas, every effort shall be
made to preserve-reflect their traditional or historic character. New development shall
represent efficient use of land, and shall complement the positive elements of the
existing built and urban form, in keeping with the design policies of Section 6.0 of this
Plan.

5.1.5 Adjustments to Settlement Area Boundaries

Adjustments to settlement area boundaries may be proposed outside of a comprehensive review
provided:

a) The adjustment would not result in a net increase of land within the settlement areafs);

i. Areas proposed to be removed from the settlement area may not include parks,
employment lands, or lands with existing development

b) The adjustment would support the Municipality’s ability to meet intensification and
redevelopment targets established in this Plan;

c) Policies in the PPS related to Prime Agricultural Areas are addressed; and,

d) The settlement area to which the lands would be added is appropriately serviced and there
is sufficient reserve infrastructure capacity to service the lands.
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5.2 SETTLEMENT AREA EXPANSION REQUESTS

The Middlesex County Official Plan includes policies that allow municipalities to adjust or expand
settlement areas at the time of a local Official Plan Review. Section 1.1.3.8 of the Provincial Policy
Statement, 2020 requires that settlement area expansions may only occur where it has been
demonstrated that:

a) sufficient opportunities to accommodate growth and to satisfy market demand are
not available through intensification, redevelopment and designated growth areas
to accommodate the projected needs over the identified planning horizon;

b) the infrastructure and public service facilities which are planned or available are
suitable for the development over the long term, are financially viable over their life
cycle, and protect public health and safety and the natural environment;

c) in prime agricultural areas:
1. the lands do not comprise specialty crop areas;
2. alternative locations have been evaluated, and
i. there are no reasonable alternatives which avoid prime agricultural
areas; and
ii. there are no reasonable alternatives on lower priority agricultural
lands in prime agricultural areas;

e)d)  the new or expanding settlement area is in compliance with the minimum distance
separation formulae; and

e) impacts from new or expanding settlement areas on agricultural operations which
are adjacent or close to the settlement area are mitigated to the extent feasible.

Each request for lands to be added to a settlement area must be assessed in accordance
with the criteria set out in the Provincial Policy Statement and considered in the context of
other policies of this Plan that relate to development within settlement areas. This includes
the servicing hierarchy established in Section 1.6.6 as discussed in section 9.3 of this report.

5.32 RESIDENTIAL AREAS
5.32.1 General Residential Policy

The following policy relates to lands designated Residential within Urban and Community
Settlement Areas of the Municipality, as well as to residential development within Hamlets.

a) The Municipality will provide and encourage a wide variety of housing types, sizes and
tenures to meet demographic and market requirements for the Municipality’s current and
future residents.

b) The Municipality encourages the provision of alternative forms of housing for special
needs groups, where possible.
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C)

d)

f)

9)

The Municipality shall ensure at least a three year supply of draft approved and
registered plan of subdivision lots within the Municipality, and will maintain an
appropriate data base of municipal residential consumption rates to ensure that this
supply is provided.

The Municipality shall ensure at least a fifteen (15) ten—year supply of designated
residential land available at all times to meet projected new housing needs of the
Municipality. The Municipality will prepare an inventory of residential lands and unit mix
status at least every five years.

The Municipality shall support opportunities to increase the supply of housing through
intensification, while considering issues of municipal service capacity, transportation
issues, and potential environmental considerations. Specifically, the Municipality shall
require that 105 percent of al-development in Community Settlement Areas occur by way
of intensification, and that 20 percent of development in Urban Settlement Areas occur by
way of intensification. Delaware may not achieve the 10% target until servicing constraints
are resolved.-

Residential development including intensification should reflecta-high-quality-efresidential
and-neighbeurhood-designhallow for a full range and mix of housing options throughout the
Municipality, in keeping with the design policies included in Section 6.0 of this Plan and

having regard for the Municipality’s Site Plan Manual and Urban Design Guidelines. A mix
of housing types and options includes consideration for purpose-built rental units,
secondary suites, supportive housing, rooming houses, and units with more than two
bedrooms.

The Municipality shall encourage that 20 percent of new housing is accessible to lower
and moderate income households in accordance W|th the Countv of Mlddlesex s Official

Plan allkda AA..A 'a o4an H » a¥a a¥lida

eeteente#alt—hee&ng—bea#epdalele In the case of ownershlp housmg the Ieast expenswe

is considered to be housing for which the purchase price is at least 10 percent below the
average purchase price of a comparable resale unit in the regional market area_for the

Qrewous year. Ihls—behehma%k—pu;ehase—pnee—ﬁgere—ﬁel;zegé—ﬁ%%—m—the

The maintenance and improvement of existing housing is encouraged within the
Municipality, in part through local by-laws.

The Municipality will promote development that is designed to be sustainable, to support
public transit and to be oriented to pedestrians.

5.32.2 Permitted Uses

The predominant land use within areas designated Residential shall be residential dwellings,
including single detached, semi-detached, townhouses, duplex / triplex / fourplex dwellings, and
low to mid-rise lewAmeditm-rise-apartment_dwellings. Mobile homes or mobile home parks shall

not be permltted W|th|n the reS|dent|aI deS|gnat|on Re&denttal—umts—etheethan—&ngteudetaehed




46 Official Plan of the Municipality of Middlesex Centre

Other permitted uses within the residential designation include the following:

a) Institutional uses such as schools and ehurehesplaces of worship.
b) Municipal uses.

c) Parks or open space.

d) Group homes.

e) Small-scale neighbourhood commercial

On Schedule A, there may be lands designated residential, but shown within a floodline. These
are lands within the floodplain; however, they are not designated for Floodplain purposes, and
the policies of Section 3.6 do not apply. Existing permitted uses in the residential designation will
continue to be permitted; however, new uses or expansions or alterations to existing uses may
require the completion of a Development Assessment Report (DAR) at the discretion of the
Municipality and the appropriate Conservation Authority (ies). Expansions or alterations may also
require approval by the Committee of Adjustment at the Municipality’s discretion. Such lands will
be identified within the Municipality’s new Comprehensive Zoning By-law, with appropriate
regulations consistent with this policy.

5.32.3 Policies For Multiple Dwellings in Residential Areas

Multiple dwellings, including four-plexes, town-houses and lew/medium-rise-apartment_dwellings
over-three-storeys-in-heights-shall be subject to the following policies:

a) Locations should be proximate to adequate open space or park areas, schools, or Village
Centre areas, where possible.

b)

c) For apartment dwellings, locations should be in close proximity to a major roadway, or
roadway suitable for carrying higher than average volumes of traffic.

de)  Netwithstanding-Subsection{d)-aboveTthe siting of multiple dwellings adjacent to or in

close proximity to Village Centres, is encouraged.

ef) Townhouses and apartments shall be subject to the site plan approval requirements of
Section 41 of the Planning Act, and Section 10.5 of this Plan and having regard for the
Municipality’s Site Plan Manual and Urban Design Guidelines.

fg) The Municipality’s zoning by-law shall establish an-appropriate zoning standards such as
setbacks and maximum heights for apartment dwellings and other uses.

5.43 VILLAGE CENTRES

5.43.1 General Village Centre Goals
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The following goals apply to lands designated Village Centre within Urban and Community
Settlement Areas of the Municipality.

a)

b)

d)

e)

f)

To facilitate the continued health, use and awareness of Village Centres by settlement and
surrounding agricultural residents, and to promote their role as a community gathering
place.

To establish or maintain unique identities and characteristics within each Village Centre.

To encourage and facilitate strategic improvements to existing Village Centres in a manner
that enhances their role, is in keeping with their traditional character, and is compatible
with adjacent residential neighbourhoods.

To encourage ease of access to Village Centres through multiple travel options,
including pedestrian and cycling traffic, and to encourage compatible integration of
residential uses, including residences above shops_and medium to high residential
density development.

To establish or strengthen linkages between Village Centres, and the tourism industry
within the Municipality.

To encourage and facilitate the clustering of synergistic industries and land uses, including

5.43.2

b)

knowledge-based sectors.

Village Centre Policies

It is the intent of this Plan to establish and maintain Village Centres in Urban and
Community Settlement Areas as the centres of retail and services, community gathering,
and community identity in the Municipality.

Village Centres are planned to function as traditional village main streets that provide for
daily and weekly convenience and general retail and service needs for the settlement area
and the surrounding agricultural community. Such centres will also represent the
commercial and social focal points for the settlement area and its surrounding farm
communities.

Infilling within Village Centres is encouraged. The physical form of such infilling should be
compatible with existing development and the character of the individual Village Centre.
Wherever possible, infilling should enhance the existing pattern of buildings, sidewalks
and streets.

Mixed use buildings are encouraged within Village Centre areas.
Village Centre areas should remain as compact as possible. Consistency in terms of
building massing, scale and setback are encouraged. Building designs that allow for

separate access to second and third stories along the street are strongly encouraged.

In the context of new development, the preservation and reuse of buildings with
architectural or historical merit is strongly encouraged.
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9)

h)

5.43.3

Parking within Village Centres will be provided in the context of new development. Cash-
in-lieu of parking may be collected by the municipality to facilitate the establishment of
appropriately located municipal parking. All parking will be designed and landscaped to
de-emphasize its effect on the physical appearance of the Village Centre.

Development shall be subject to the policies in Section 6.0 and in Section 10.5 of this Plan,
and shall have regard for the Municipality’s Site Plan Manual and Urban Design
Guidelines.

Permitted Uses

Uses permitted within Village Centres include the following:

a)

b)

d)

5.54

5.54.1

Commercial uses, including general and convenience retail, small-scale department
stores, personal services, and office uses. This does not include major retail, auto-oriented
commercial such as gas stations and drive-throughs and automotive sales and service
establishments.

Restaurants, hotels, compatibly scaled entertainment / recreational
facilities, and open space or park land.

Residential uses, so long as they do not negatively disrupt the compact nature; and
commercial and service use focus; of Village Centres. Residential uses above ground
floor commercial uses are encouraged.

Institutional and civic uses such as municipal offices and functions, post offices, schools
and libraries.

SETTLEMENT COMMERCIAL AREAS

General Settlement Commercial Goals

The following goals apply to lands designated Settlement Commercial within Urban and
Community Settlement Areas of the Municipality.

a)

b)

5.45.2

b)

To provide an additional opportunity for retail, service and office uses within Urban and
Community Settlement Areas, where such uses will not undermine the planned function
of the established Village Centres of the Municipality.

To provide areas where larger commercial uses can locate outside of (or adjacent to)
existing Village Centres.

General Settlement Commercial Policies

Retail uses such as department stores and general merchandise stores will not be
permitted, as these uses have the potential to undermine the planned function of Village
Centres.

The physical design and form of developments within this designation shall be in keeping
with the design policies in Section 6.0 of this Plan having regard for the Municipality’s Site
Plan Manual and Urban Design Guidelines, and shall reflect the traditional character of
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the Municipality’s settlement areas. Building orientation, parking, landscaping, setbacks,
building massing and scale will be encouraged to reflect this policy.

5.45.3 Permitted Uses in Settlement Commercial Areas

Uses permitted within Settlement Commercial areas include general-retail, department stores,
general merchandise stores, personal services, recreational uses, restaurants and office uses.
Examples of other permitted uses may include gas stations, micro breweries, low-impact
employment uses, etc.

5.45.4 Proposals for Additional Lands for Settlement Commercial Purposes

The following policies relate to applications for Official Plan amendment relating to any of the
following:

* Proposals to establish new Settlement Commercial designations.
* Proposals to expand existing Settlement Commercial designations.

» Proposals relating to the ability to establish permitted uses within Settlement Commercial
designations that are not contemplated or permitted in Sections 5.4.2 and 5.4.3 of this
Plan.

Such proposals will be accompanied by the following supporting documentation at a minimum:

a) Sufficient market analysis to determine anticipated impacts on the continued health and
viability, and planned function, of identified Village Centres; existing and proposed
settlement commercial areas; and existing and proposed rural commercial areas within
the Municipality. Such studies should also consider the implications of the application to
the commercial structure, and existing commercial opportunities, within adjacent
municipalities.

b) Transportation studies showing potential transportation and parking implications of the
application.
c) Planning studies detailing implications of the application to land use and public interest

issues including impacts on adjacent properties and uses; impacts on the proposed
structure of land use within the Municipality; issues of physical design; and issues of
general Municipal quality of life and community character.

Applications will be evaluated in the context of the results of such study. In order to evaluate
such applications, the Municipality at its discretion may require applicants to fund appropriate
peer reviews by qualified individuals.

556 SETTLEMENT EMPLOYMENT AREAS

5.56.1 Settlement Employment Area Policies

The following policies relate to lands designated Settlement Employment Area within Urban and
Community Settlement Areas.
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c)

It is the policy of this Plan to encourage the development of industrial and business uses
within settlement areas on full municipal services wherever possible.

Within Urban and Community Settlement Areas industrial land uses shall have access to
public roads of reasonable construction and year round maintenance. Development is
encouraged on a hard-surface, dust-free road. Within Community Settlement Areas (Arva
and Delaware), industrial land uses shall be dry in nature.

Industrial uses shall be adequately buffered where adjacent to residential-uses-or-other
sensitive land uses.

d) New industrial operations that produce significant amounts of noise, dust, odours,

e)

particulate emissions, or heavy truck movements shall not be permitted to locate in
proximity to existing residential areas or in locations within settlement areas that would
negatively affect the quality of life or character of the settlement area. Proposed industrial
uses not meeting this policy are encouraged to locate within existing Rural Industrial
designations outside of settlement areas where they are not located in close proximity to
sensitive agricultural uses.

Cannabis production facilities may only be permitted through a site-specific zoning by-law

fe)

gfF)

amendment and where facilities are entirely 