Staff Report

To: Antigonish County Planning Advisory Committee
Antigonish County Council

From: Planning Staff (EDPC)
Date: January 21, 2019

Reference:  Application by Brendan Maclnnis to amend the Antigonish Fringe Municipal Planning
Strategy and Land Use By-law by re-designating and rezoning the property located at
PID# 01299726 from Residential (R-1) to General Commercial (C-2).

Information:

Staff received a request to rezone the property
located at PID# 01299726 from Residential (R-1)
zone to General Commercial (C-2) zone however = Designation: Residential

Description

the Municipal Planning Strategy does not have any  zgne: Residential (R-1)
policy which would allow consideration of this )
. - . Site: Somers Road, Post Road, PID#
type of rezoning. There are provisions in the
01299726.

Strategy to rezone to the Local Commercial (C-1)
zone however that zone would not permit = Site Visit: August 8, 2018
Commercial storage units and therefore was not
of interest to the property owner. Given that the
Strategy does not permit a rezoning which would
allow the applicant’s intended use application was
made to amend the policy of Council to allow for
consideration of the use. Staff completed a
preliminary staff report which was presented to
Planning Advisory Committee recommending
Council not amend the Municipal Planning
strategy but the Committee directed staff to come
back with a report which would allow for
consideration of the applicants request.

Analysis:

Notwithstanding the original recommendation of staff if the proposed operation is to occur on the
property on Somers Road, Council should take into consideration the impacts on other properties which
would be eligible for a similar application for development. The property is presently designated and
zoned Residential. The lot is capable of being serviced with water but not with sewer services. There
used to be an old house on the property, but that has since been removed and the land has been
cleared of vegetation (see Photo A). Staff are of the opinion that commercial storage facilities are not
appropriate for the Residential Designation. This is primarily because the Residential Designation
includes a number of residential subdivisions which are more typical of suburban communities. Given
however that this property is at the edge of the Residential Designation in a more rural setting as a first
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step staff recommend the property be re-designated Rural Development and rezoned the corresponding
base zone: Rural General (RG-1) Zone.

The adjacent property to the west is —— /r
designated Residential as well but zoned /

Local Commercial (C-1) and has two \ [
storage buildings for MacDonald Chrysler " |
Limited. The commercial use predates the
Antigonish  Fringe plan. The Chrysler
storage buildings are actually a legal non-
conforming use as the use predates the
existing Land Use By-law, the buildings are

in other words ‘grandfathered’, (See Photo
B). After a conversation with a member of
the management team at MacDonald Chrysler staff have decided not to change the current zoning on
their property at PID 10113082. They do not have any plans to expand the existing use. Staff are
recommending that this property also be re-designated Rural Development but that the zoning not
change.

The re-designation of the area means that any future amendment would apply to all of the rural areas of
the plan area and not the residential areas. Therefore, Staff have determined that the best way to
accomplish the objective as set out by the Planning Advisory Committee is to re-designate and rezone
the MMI property and to re-designate but not rezone the abutting MacDonald Chrysler property (PID
10113082). Both properties would fall under the Rural Development Designation and the MMI property
would be rezoned to Rural General (RG-1).

In addition to these amendments, “commercial storage facilities” would be added as a permitted use in
the RG-1 zone and would be permitted by development agreement. Staff also suggest adding a more
accurate definition of “commercial storage facility” to the Land Use By-law. All of these amendments
together would allow the property to be developed for commercial storage units.

The proposed amendments involve extending the Rural Development Designation and Rural General
Zone down to cover the MMI Roofing property. The Rural General Zone could be amended to allow
‘commercial storage facilities’ by development agreement. The new policy would indicate that this type
of commercial dry storage building is permitted in the Rural areas through the development agreement
process. This ensures that the development meets certain standards, and may mitigate certain aspects
of the development.
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A development agreement can mitigate the
potential impact on adjacent properties through
means such as landscaped vegetative buffers,
control of lighting and hours of operation. This is an
important aspect of a development agreement
because if certain abutting properties do not want
this type of development in close proximity to their
home, then Council can point to these types of
mitigation measures. Another reason for allowing
this land use by development agreement only is
that it ensures that Council can evaluate the
development proposals on a case by case basis and
determine important details such as lighting, Photo C:  Residential'property across the road _
landscaping, parking and business hours of s fromsubj'ei:t‘-prdpert‘y."l Wi

operation.

Conclusion:

The rezoning application for the property at PID# 01299726 is premature and not presently an option, as
the current Municipal Planning Strategy and Land Use By-law do not allow for a rezoning to the General
Commercial zone in residential area. The property is in both the Residential Designation and the
Residential (R-1) zone. Staff do not believe that Council needs to reassess its Residential policies at this
point, because a substantial amount of work went into the planning strategy and there is no obvious
planning reasons to amend the documents. Therefore, Staff recommended in the September 24, 2018
report not to amend the Antigonish Fringe Plan at this time. However, Planning Advisory Committee
directed staff to propose amendments to the Antigonish Fringe Secondary Planning Strategy to allow
Council to give consideration to this specific request. Given these instructions, Staff believe that a
development agreement is the prudent way to allow this type of development to go forward, while still
ensuring it meets certain criteria that may help to mitigate any potential adverse effects on the adjacent
properties. Therefore, Staff have included amending pages that show how the two documents would be
amended by changing PID# 01299726 to be in the Rural General (RG-1) Zone within the Rural
Development Designation, and that ‘commercial storage facility’ be permitted in the RG-1 zone by
development agreement.
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Amending Pages

A BY-LAW TO AMEND THE ANTIGONISH FRINGE MUNICIPAL PLANNING STRATEGY

FOR THE MUNICIPALITY OF THE COUNTY OF ANTIGONISH

The Municipal Planning Strategy is hereby amended as follows:

1)

2)

3)

Immediately following Policy L-1.4 inserting the following:

Policy L-1.4.1

It shall be the intention of Council to permit commercial storage facilities in the
Rural General (RG-1) zone according to the development agreement provisions
of the Municipal Government Act. In considering such an agreement, Council
shall have regard to the following:

whether the proposed development is compatible with adjacent rural
development uses with respect to scale, mass and use;

whether the lot on which the proposed development is sited is adequately
served by a centralized sewer system and/or central water system or if on-site
services are to be used, there services are adequate for RG-1 zone uses;

the total area used for outdoor storage and adequate provisions of artificial or
natural screening devices;

that adequate buffering, including landscaping, setback distances and berms
where appropriate are maintained to minimize effects on/from adjacent land
uses;

that adequate lighting, parking, outdoor storage and erosion/stormwater
control measures are demonstrated and well designed;

whether the proposed development is not obnoxious by virtue of noise, odour,
dust, vibration, smoke or other emissions;

whether the location of the proposed development creates any major traffic
problems; and,

whether the proposed development is consistent with the criteria for a
development agreement, as found in Policy I-1.12.

Immediately following Policy I-1.11 (g) inserting the following:

Policy I-1.11

(h) commercial storage facilities according to policy L-1.4.1

On the Generalized Future Land Use Map re-designating PID 01299726 and PID 10113082 and
the area around the properties to the Flood Plain Designation from the Residential Designation

to the Rural Development designation as shown on the attached map.
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This is to certify that the By-law, of which this is a
true copy, was passed at a duly called meeting of the
Council for the Municipality of the County of
Antigonish on ,2019.

Given under the hand of the Municipal Clerk
Treasurer and under the corporate seal of the said
Municipality this day of , 2019.

Glenn Horne
Municipal Clerk Treasurer
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Amending Pages
A BY-LAW TO AMEND THE ANTIGONISH FRINGE LAND USE BY-LAW

FOR THE MUNICIPALITY OF THE COUNTY OF ANTIGONISH

The Land Use By-law is hereby amended as follows:

1) Immediately following the end of Section 8.1 (z) inserting the following:
aa. Commercial storage facilities by development agreement

3) In Part 24: Definitions immediately following the definition for “COASTAL FEATURE” adding the
following:

COMMERCIAL STORAGE FACILITY shall refer to a facility providing space for lease by the
general public for the storage of goods within an enclosed building, but shall not include a
facility for the warehousing and distribution of goods for commercial purposes.

3) On the Zoning map in rezoning PID 01299726 from Residential (R-1) to Rural General (RG-1)
zone as shown on the attached map.

This is to certify that the By-law, of which this is a
true copy, was passed at a duly called meeting of the
Council for the Municipality of the County of
Antigonish on , 2019.

Given under the hand of the Municipal Clerk
Treasurer and under the corporate seal of the said
Municipality this day of ,2019.

Glenn Horne
Municipal Clerk Treasurer
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