
 

A G E N D A  
WEST NIPISSING PLANNING ADVISORY COMMITTEE 

VIRTUAL MEETING 
 

Topic: Planning Advisory Committee & Committee of Adjustment 
Time: Mar 8, 2021 06:00 PM Eastern Time (US and Canada) 

 
Join Zoom Meeting 

https://us02web.zoom.us/j/82127469261?pwd=cXNjUiticExCeGlqZ1pJbUgvZ2J1dz09 
 

Dial by your location 
1 647 558 0588 Canada 

Meeting ID: 821 2746 9261 
Particpant # 

Passcode: 715773 
 

YouTube Link:  https://www.youtube.com/channel/UCG6HWMXnA-RBiH-UdZVClHg  
 

 
1. Meeting called to Order 
 
2. Declarations of Pecuniary Interest; 
 
3. Approval of Agenda for March 8, 2021, 2021 
 
4. Adoption of Minutes of January 18, 2021, 2020 meeting 
 
5.  SUBD2021/01 & ZBLA2021/03 
  Applicant:  2682213 Ontario Limited 
  Principale Street, Verner, ON  
 
6.   ZBLA2021/04 
  Applicant:  ED SEGUIN & SONS TRUCKING AND PAVING LIMITED 
  Villeneuve Court,  Sturgeon Falls  
 
7.  Adjournment. 
 

https://us02web.zoom.us/j/82127469261?pwd=cXNjUiticExCeGlqZ1pJbUgvZ2J1dz09
https://www.youtube.com/channel/UCG6HWMXnA-RBiH-UdZVClHg


 
 
 
 
 
 
 
SUBD2021/01 & ZBLA2021/03 



 

 

 

 

 

PLANNING REPORT 

Zoning Amendment File No. ZBLA2021/03 

Subdivision File No. SUBD2021/01 

Applicant:  2682213 ONTARIO LIMITED 

Property: RUE PRINCIPALE STREET, ON 
 

Date:  MARCH 8, 2021 

 

  

 

 

 

 

 

 

 

 

 

 

 

  



1 

Table of Contents 
 
1. INTRODUCTION ..................................................................................................................................... 2 

2. SITE AND BACKGROUND INFORMATION .............................................................................................. 2 

3. DEVELOPMENT PROPOSAL .................................................................................................................... 2 

4. POLICY CONTEXT ................................................................................................................................... 2 

4.1 Provincial Policy Statement ........................................................................................................... 2 

1.1.1 ....................................................................................................................................................... 3 

1.1.2 ....................................................................................................................................................... 3 

1.1.3 ....................................................................................................................................................... 3 

5. LOCAL POLICY DOCUMENTS .................................................................................................................. 4 

5.1 Official Plan ................................................................................................................................... 4 

1.09 INTERPRETATION....................................................................................................................... 4 

Section 3.06.1.1 ..................................................................................................................................... 4 

Section 3.06.1.4 ..................................................................................................................................... 4 

Table 3.1 ................................................................................................................................................ 5 

5.2 Zoning By-Law ............................................................................................................................... 5 

5.3 Site Plan Control By-Law ............................................................................................................... 5 

6. CORRESPONDENCE/INFORMATION ATTACHED ................................................................................... 5 

7. SUMMARY AND RECOMMENDATIONS ................................................................................................. 6 

Figure 1 – Aerial Imagery ...................................................................................................................... 7 

Figure 2 – Draft Plan of Subdivision ...................................................................................................... 8 

Figure 3 – Sketch for Proposed Zoning Amendment ............................................................................ 9 

Figure 4 – West Nipissing Official Plan – Land Use Schedule .............................................................. 10 

Figure 5 – West Nipissing Zoning By-law No. 2014-45 ........................................................................ 11 

Appendix 1 –Correspondence/Comments .......................................................................................... 12 

Appendix 2 – Agency Comments ........................................................................................................ 13 

Appendix 2-Conditions of Approval .................................................................................................... 19 

 
 
  



2 

1. INTRODUCTION 
 
The purpose of this Planning Report is to address all provincial and municipal land use policies governing the 
proposed re-zoning and subdivision of the property located at the west end of Principal Street (rue Principale), 
Verner Ontario The application is being put forward by the owner, 2682213 Ontario Limited (Yves Brouillette), 
and its Agent, Miller & Urso Surveying Inc. 
  

2. SITE AND BACKGROUND INFORMATION 
 
The property is located at the west limit of the Town of Verner. The property was previously subdivided into 46 
lots by Subdivision Plan No. 36M496.  The subdivision was never developed and the property was purchased by 
the current owner on July 31, 2015 from the Municipality of West Nipissing who vested the property in 2013 
following a failed tax sale.  As a condition precedent to purchase, the Owner requested that the Municipality 
register a Deeming By-Law pursuant to S.50(4) of the Planning Act in order to deem the lots on the Plan of 
Subdivision no longer within a plan of subdivision in order that he may amalgamate the lots into one parcel.  In 
addition, the Municipality passed a by-law to close all of the streets shown on the plan of subdivision and the 
undeveloped streets were included as part of the sale transaction. 
 
There also exists on the property a water line which extends from Cartier Street, under a portion of the RL 
Equipment building and across the vacant property leading to a house and a motel, both located on Highway 17.  
This infrastructure was installed without the benefit of an easement and the current owner was unaware of its 
existence which is why the addition to the building is constructed on top.  The proposed subdivision, by 
extending the water main down rue Principale, will enable the municipality to abandon the existing waterline 
and to service the house and motel from the new extension of Principale street.  An easement will be granted 
to the Municipality over a portion of the Block 10, as may be agreed upon between the owner and the 
municipality, for the waterline. 
 

3. DEVELOPMENT PROPOSAL 
 
The owner is proposing to subdivide the property into seven (7) lots, three (3) blocks and one new street.  The 
intention is to construct fully municipally serviced multi-unit dwellings on each of the new lots.  Three of the lots 
will front on and be accessed by the new proposed street and three will front on and be accessed from Old 
Highway 17.  Concurrent with the Application for Subdivision, the owner is proposing to re-zone the property 
from R-2 (Residential, two) to R2-3 (Residential, three) to allow the construction of the multi-unit dwellings.  In 
addition, one of the blocks is proposed to be added to the existing RL Equipment commercial property and is 
required to be re-zoned to C1 (Highway Commercial). The remaining Block 10 will be placed in a Holding Zone, 
and no development shall take place thereon until a further application by the Owner to remove the “H” zone 
designation. 
 
See Figure 2 and Figure 3 attached. 
 

4. POLICY CONTEXT 
 
Land use policies and regulations affecting the subject lands include the Planning Act, R.S.O., 1990 and the 
associated 2020 Provincial Policy Statement at the Provincial Level.  At the municipal level, the West Nipissing 
Official Plan, the Municipality of West Nipissing Zoning By-law 2014-45 and Site Plan Control By-Law No. 2015-
63 affect the subject lands. 
 

4.1 Provincial Policy Statement 
 
The Provincial Policy Statement 2020 (PPS) provides a policy framework for land use within the Province of 
Ontario. It is the responsibility of the local planning authority(s), in this case the Municipality of West Nipissing, 

https://www.ontario.ca/page/provincial-policy-statement-2020
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to uphold the policies of the PPS, pertaining to land use planning and development. In particular, the planning 
authorities must ensure that their decisions are consistent with key provincial interests. 
 
The within proposal is consistent with of the PPS 2020 which provides: 
 

1.1.1 Healthy, liveable and safe communities are sustained by: 
a. promoting efficient development and land use patterns which sustain the financial well­ being 

of the Province and municipalities over the long term; 
b. accommodating an appropriate range and mix of residential, employment (including industrial, 

commercial and institutional uses), recreational and open space uses to meet long-term needs; 
c. avoiding development and land use patterns which may cause environmental or public health 

and safety concerns; 
d. avoiding development and land use patterns that would prevent the efficient expansion of 

settlement areas in those areas which are adjacent or close to settlement areas; 
e. promoting cost-effective development standards to minimize land consumption and servicing 

costs; 
f. improving accessibility for persons with disabilities and the elderly by removing and/or 

preventing land use barriers which restrict their full participation in society; and 
g.  ensuring that necessary infrastructure and public service facilities are or will be available to 

meet current and projected needs. 
 

1.1.2 Sufficient land shall be made available through intensification and redevelopment and, if 
necessary, designated growth areas, to accommodate an appropriate range and mix of employment 
opportunities, housing and other land uses to meet projected needs for a time horizon of up to 20 years. 
However, where an alternate time period has been established for specific areas of the Province as a 
result of a provincial planning exercise or a provincial plan, that timeframe may be used for 
municipalities within the area. 

 
1.1.3 Settlement Areas 

  1.1.3.1 Settlement areas shall be the focus of growth and their vitality and regeneration shall 
be promoted. 
1.1.3.2 Land use patterns within settlement areas shall be based on: 

  a. densities and a mix of land uses which: 
  1. efficiently use land and resources; 
 2. are appropriate for, and efficiently use, the infrastructure and public service 

 facilities which are planned or available, and avoid the need for their unjustified 
 and/or uneconomical expansion; and 

 3. minimize negative impacts to air quality and climate change, and promote energy 
efficiency in accordance with policy 1.8; and 

  b. a range of uses and opportunities for intensification and redevelopment in accordance 
with the criteria in policy 1.1.3.3. 

 
1.1.3.3 Planning authorities shall identify and promote opportunities for intensification and 
redevelopment where this can be accommodated taking into account existing building stock or 
areas,  including  brownfield  sites,  and  the  availability  of  suitable  existing   or  planned 
infrastructure and public service facilities required to accommodate projected needs. 
Intensification and redevelopment shall be directed in accordance with the policies of Section 
2: Wise Use and Management of Resources and Section 3: Protecting Public Health and Safety. 
1.1.3.4 Appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while maintaining appropriate levels of 
public health and safety. 
1.1.3.5 Planning authorities shall establish and implement minimum targets for intensification 
and redevelopment within built-up areas. However, where provincial targets are established 
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through provincial plans, the provincial target shall represent the minimum target for affected 
areas. 
1.1.3.6 Planning authorities shall establish and implement phasing policies to ensure that 
specified targets for intensification and redevelopment are achieved prior to, or concurrent 
with, new development within designated growth areas. 
1.1.3.7 New development taking place in designated growth areas should occur adjacent to the 
existing built-up area and shall have a compact form, mix of uses and densities that allow for the 
efficient use of land, infrastructure and public service facilities. 

 

5. LOCAL POLICY DOCUMENTS 
 
Local policy documents include the West Nipissing Official Plan, Zoning By-law and Site Plan Control By-Law. 
 

5.1 Official Plan  
The Municipality of West Nipissing is guided by the West Nipissing Official Plan which was adopted by Council 
on April 15, 2008 and approved by the Ministry of Municipal Affairs and Housing on December 7, 2011. The 
policies of the Reside District are included for the Committee’s consideration.  The following provides a summary 
of the existing Official Plan policies and relevant considerations for the site: 

The subject property is located within the Urban Settlement Area of the Town of Verner (See Figure 4) and is a 
designated Employment District in the West Nipissing Official Plan, which was adopted by Council on April 15, 
2008 and approved by the Ministry of Municipal Affairs and Housing on December 7, 2011. Employment Lands 
are primarily intended for industrial development and expansion of commercial uses.  Notwithstanding the 
foregoing, the West Nipissing Official Plan contains the following provision: 

 1.09 INTERPRETATION 

1. Boundaries 

 It is intended that the boundaries of the land use designations shown on the Land Use Plan Schedules 
are to be considered as approximate. Boundaries are to be considered absolute only where clearly 
bounded by roads, railways, rivers or streams or other distinctive geographical barriers. Amendments 
to the Official Plan will not be required in order to make minor adjustments to the boundaries of land 
use designations or features or other symbols nor to the location of roads, provided that in all cases, the 
general intent of the Plan is preserved. Such minor deviations may not be reflected on the Land Use Plan 
Schedules. 

It is the recommended that Council for the West Nipissing municipality consider adjusting the boundary of the 
Employment area such that Block 9 (future development) and Block 10 (the lands to be added to the existing RL 
Equipment) property shall remain Employment, while the balance of the lands be designated Residential without 
the requirement for an Official Plan Amendment.   

 Section 3.06.1.1   Urban Settlement Area 

 Urban Settlement Areas are characterized as urban communities with a well-developed built form, a 
diverse mix of land uses, which have full municipal sewage and water service or partial services. These 
communities are considered to be the primary settlement areas for future development. 

Section 3.06.1.4   Urban Service Limits 

Development shall be directed first and foremost to lands within the designated Urban Service Limits. 

 

 

https://www.westnipissing.ca/wp-content/uploads/2020/11/12-WN-Official-Plan-CONSOLIDATION-_-Oct-24-2016.pdf
https://www.westnipissing.ca/wp-content/uploads/2020/11/Zoning_By-law_Consolidation_01-Jun-2018-1.pdf
https://www.westnipissing.ca/wp-content/uploads/2021/03/2015-63-Site-Plan-Control-Area-_-Aug-11-2015.pdf
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Permitted Residential Uses within the Urban Settlement area are as follows: 

Table 3.1 

 

Table 3.1  - Permitted Land Uses in Designated Urban and Rural Settlement Areas and the Rural Area 

Land Use 

Category1 Urban Settlement Area Rural Settlement Area 
Rural Area 

Waterfront District Rural District 

Scope of Permitted 

Residential Uses in 

District (see also 

Sections 3.06.5.1, 

3.06.2, 3.06.8.2, 

3.06.8.9,  3.06.10) 

Residential District: 

• full range of low, 
medium and high 
density housing types 

• specialized housing 
types: group homes, 
crisis care, social 
assisted 

 

Residential Uses: 

• full range of low and 
medium density 
housing types 

• specialized housing 
types: group homes, 
crisis care, social 
assisted (excluding 
high density) 

 

Residential Uses: 

• seasonal and 
• permanent 

residential uses  
 

Rural District: 

• limited low density 
(single and two unit 
housing) 

• specialized housing 
types: group homes, 
crisis care, social 
assisted (excluding 
high density) 

 

 5.2 Zoning By-Law 

The proposal is to re-zone Lots 1 – 6 from R2 (Residential, two) to R3 (Residential, three) in order to construct 
multiple dwellings (up to 8 units per building) on each lot of the proposed subdivision.  The current zoning (R2) 
permits up to two family dwellings per lot (See Figure 5).  Each of the proposed new lots will consist of sufficient 
area to meet the requirements of By-Law No. 2014-45 for the R3 zone. 
 
Block 9 is proposed to be re-zoned from R2 (Residential Two) to C2 (Highway Commercial) in order to add the 
lands to the existing property known as RL Equipment Ltd. Located at the corner of Highway 17 and Cartier 
Street.   
 
Block 10 shall be designated R2-H (Residential two – Holding) zone such that no development shall take place 
on the said Block 10 until such time as the Holding designation is removed in accordance with the provisions of 
the Zoning By-Law, Official Plan and Planning Act, as amended. 
 

5.3 Site Plan Control By-Law 
The West Nipissing Site Plan Control By-Law No. 2015-63 was enacted as a tool to establish areas of Site Plan 
Control in order for the municipality to ensure that development in specifically designated zones will proceed in 
accordance with certain standards.   
 
Notwithstanding that the property is subject to site plan control, being the subject of an application under the 
Planning Act, it is not anticipated that a Site Plan Control Agreement will be required, given the location, nature 
and scope of the proposed development. 
 

6. CORRESPONDENCE/INFORMATION ATTACHED 
 
Notice was circulated to property owners within 120 meters (400 feet) of the subject lands and public bodies 
and utilities as required by Regulation.  Copies of those comments are attached as Appendix 1 and Appendix 2. 
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7. SUMMARY AND RECOMMENDATIONS  
 
In accordance with the provisions of the Planning Act, the undersigned has reviewed the proposal having regard 
to matters of provincial interest and for consistency with the Provincial Policy Statement 2020.  
 
In addition, the application has been reviewed within the context of the West Nipissing Official Plan and Zoning 
by-law No. 2014-45. The proposed application to subdivide the property into six (6) lots and three (3) blocks and 
to re-zone a portion of the property from R2 (Residential Two) to R3 (Residential 3) in order to permit the 
construction of multi-family dwellings and to re-zone a portion of the property to C2 (Highway Commercial) for 
the purpose of adding those lands to the existing commercial uses at 10402 Highway 17, Verner is recommended 
subject to the conditions attached hereto as Appendix 3. 
 
 
Respectfully Submitted, 

 
_______________________________________ 
Melanie Ducharme, Planner 
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Figure 1 – Aerial Imagery 
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Figure 2 – Draft Plan of Subdivision 
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Figure 3 – Sketch for Proposed Zoning Amendment 
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Figure 4 – West Nipissing Official Plan – Land Use Schedule 
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Figure 5 – West Nipissing Zoning By-law No. 2014-45 
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Appendix 2 – Agency Comments 
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Appendix 2-Conditions of Approval 
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1. INTRODUCTION 

 
The purpose of this Planning Report is to address all provincial and municipal land use policies governing 
the proposed re-zoning of the vacant property located at on Villeneuve Court, Sturgeon Falls, Ontario.  
The property is owned by the Municipality of West Nipissing.  The Municipality of West Nipissing has 
entered into an Agreement of Purchase and Sale with Ed Seguin & Sons Trucking and Paving Ltd. for the 
sale of a portion of the property and, as a condition of an Agreement of Purchase and Sale, the 
Applicant/Purchaser is requesting to change the zoning of the application to re-zone the property from 
R1 (Residential One) to M1 (Light Industrial) through its agent, Goodridge Goulet Planning & Surveying.  

2. SITE AND BACKGROUND INFORMATION 

 
2.1 Site Location    The subject property is vacant land located on the east side of Villeneuve Court 

in the Town of Sturgeon Falls.  The property is bounded on the north by a warehouse and 
residential uses to the south.  The property, though zoned for residential use, is located within 
the Employment District set out in the West Nipissing Official Plan. 

 
2.2 Physiography   The property is largely wooded with mixed bush and contains a natural 

watercourse which has historically drained a watershed area to the west and north which 
empties into a large ditch on the east side of Villeneuve Court on property also owned by the 
Municipality of West Nipissing.  This report will make recommendation that the historic 
drainage patterns be addressed through the implementation provisions of the West Nipissing 
Official Plan. 

 
2.3 Services:    Municipally supplied water and sanitary services are available as well as electricity and 

natural services (through local providers) are available to the subject property. 
 
3. DEVELOPMENT PROPOSAL 

 
The Applicant is proposing to re-zone the property from R1 (Residential One Zone) to M1 (Light Industrial 
Zone). The property is intended to be used for industrial warehousing/cold storage.  If re-zoned, the 
property may be used for any use set out in Table 8.1 and 2.2 of Zoning By-law 2014-45, subject to the Lot 
standards, parking and general provisions of the Zoning By-Law. 
 
The Municipality will retain a buffer of 15m along the north side of the residential properties along 
Villeneuve Court to ensure visual and sound attenuation from the proposed Industrial Uses.  The Applicant 
shall also be required to provide for buffering on the subject property along the south and west 
boundaries of the property as provided for in the Zoning By-Law. 
 
4. POLICY CONTEXT 

 
Land use policies and regulations affecting the subject lands include the Planning Act, R.S.O., 1990 and 
the associated 2020 Provincial Policy Statement at the Provincial Level.  At the municipal level, the West 
Nipissing Official Plan, the Municipality of West Nipissing Zoning By-law 2014-45 and Site Plan Control By-
Law No. 2015-63 affect the subject lands. 
 

4.1 Provincial Policy Statement 

 The Provincial Policy Statement 2014 (PPS) provides a policy framework for land use within the 
Province of Ontario. It is the responsibility of the local planning authority(s), in this case the 
Municipality of West Nipissing, to uphold the policies of the PPS, pertaining to land use planning 

https://www.ontario.ca/page/provincial-policy-statement-2020
https://www.westnipissing.ca/wp-content/uploads/2020/11/12-WN-Official-Plan-CONSOLIDATION-_-Oct-24-2016.pdf
https://www.westnipissing.ca/wp-content/uploads/2020/11/12-WN-Official-Plan-CONSOLIDATION-_-Oct-24-2016.pdf
https://www.westnipissing.ca/wp-content/uploads/2020/11/Zoning_By-law_Consolidation_01-Jun-2018-1.pdf
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and development. In particular, the planning authorities must ensure that their decisions are 
consistent with key provincial interests. 

 
 1.3 Employment 
 
 1.3.1 Planning authorities shall promote economic development and competitiveness by: 
  a) providing for an appropriate mix and range of employment, institutional, and broader 

mixed uses to meet long-term needs; 
  b) providing opportunities for a diversified economic base, including maintaining a range 

and choice of suitable sites for employment uses which support a wide range of 
economic activities and ancillary uses, and take into account the needs of existing and 
future businesses; 

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

  d) encouraging compact, mixed-use development that incorporates compatible 
employment uses to support liveable and resilient communities, with consideration of 
housing policy 1.4; and 

  e) ensuring the necessary infrastructure is provided to support current and projected 
needs. 

 
 1.3.2 Employment Areas 
 
 1.3.2.1 Planning authorities shall plan for, protect and preserve employment areas for 

current and future uses and ensure that the necessary infrastructure is provided to 
support current and projected needs 

 1.3.2.2 At the time of the official plan review or update, planning authorities should assess 
employment areas identified in local official plans to ensure that this designation is 
appropriate to the planned function of the employment area. 

  Employment areas planned for industrial and manufacturing uses shall provide for 
separation or mitigation from sensitive land uses to maintain the long-term 
operational and economic viability of the planned uses and function of these areas. 

 1.3.2.3 Within employment areas planned for industrial or manufacturing uses, planning 
authorities shall prohibit residential uses and prohibit or limit other sensitive land 
uses that are not ancillary to the primary employment uses in order to maintain land 
use compatibility. 

  Employment areas planned for industrial or manufacturing uses should include an 
appropriate transition to adjacent non-employment areas. 

 1.3.2.4 Planning authorities may permit conversion of lands within employment areas to 
non-employment uses through a comprehensive review, only where it has been 
demonstrated that the land is not required for employment purposes over the long 
term and that there is a need for the conversion. 

 1.3.2.5 Notwithstanding policy 1.3.2.4, and until the official plan review or update in policy 
1.3.2.4 is undertaken and completed, lands within existing employment areas may 
be converted to a designation that permits non-employment uses provided the area 
has not been identified as provincially significant through a provincial plan exercise 
or as regionally significant by a regional economic development corporation working 
together with affected upper and single-tier municipalities and subject to the 
following: 

 

• there is an identified need for the conversion and the land is not required for 
employment purposes over the long term; 

• the proposed uses would not adversely affect the overall viability of the 
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employment area; and 

• existing or planned infrastructure and public service facilities are available to 
accommodate the proposed uses. 

 1.3.2.6 Planning authorities shall protect employment areas in proximity to major goods 
movement facilities and corridors for employment uses that require those locations. 

 1.3.2.7 Planning authorities may plan beyond 25 years for the long-term protection of 
employment areas provided lands are not designated beyond the planning horizon 
identified in policy 1.1.2. 

 
5. LOCAL POLICY DOCUMENTS 

 
Local policy documents include the, West Nipissing Official Plan , West Nipissing Zoning By-law 2014-45 
and Site Plan Control By-Law. 
 
5.1 Official Plan  

 The Municipality of West Nipissing is guided by the West Nipissing Official Plan which was adopted 
by Council on6 April 15, 2008 and approved by the Ministry of Municipal Affairs and Housing on 
December 7, 2011. The following provides a summary of the existing Official Plan policies and 
relevant considerations for the site: 

 
 3.06(7) Economic Development Policies 
 This Plan recognizes the social and environmental benefits of living and working within the 

same community. However, it is recognized that the majority of the resident labour force of 
West Nipissing works outside of the community. The majority of these “commuters” work in 
nearby Sudbury and North Bay. With the growth in the retail sector in the two larger Cities, 
West Nipissing faces significant challenges in retaining and expanding its retail economic 
base. 

 Promoting the strengths of the local economy and the challenges which exist, this Plan 
establishes a clear policy direction which will provide a positive climate for economic 
investment and job creation. 

 In addition to the following economic development policies, individual land use policies 
relating to commercial and industrial development are intended to provide entrepreneurs 
with a clear set of policies on which to make investment decisions. 

 There are four main themes to West Nipissing’s economic development strategy: 

• Position West Nipissing as a family-oriented wilderness destination; 

• That the retention and expansion of existing businesses and economic sectors within the 
community represent the best way in which to expand the Municipality’s economy; 

• Strengthen and expand the Municipality’s base for health and education; 

• Redevelop and intensify lands which have been abandoned and which offer great 
opportunities for development. 

 
 3.06.8(4) Industrial Areas 

 Industries should be located to take advantage of existing or planned infrastructure or 
transportation services (rail, road); in proximity to natural resources where there is a 
dependency on such materials for processing or manufacturing; or where they can optimize 
the use of the labour market or can take advantage of new technologies. Locations shall be 
avoided which will create land use conflicts or where the type of industry has the potential to 
pollute groundwater or surface water resources (e.g. sensitive aquifers, recharge areas or well 
head protection areas) (see also Section 3.06.6.5 for land use compatibility guidelines and 
requirements). 

https://www.westnipissing.ca/wp-content/uploads/2020/11/12-WN-Official-Plan-CONSOLIDATION-_-Oct-24-2016.pdf
https://www.westnipissing.ca/wp-content/uploads/2020/11/Zoning_By-law_Consolidation_01-Jun-2018-1.pdf
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 Mixed use business parks and employment areas are encouraged and should be designed 
through zoning and site plan control to facilitate the integration of complementary industrial 
and commercial land uses.  

 The Municipality may establish specifically designated areas for industrial uses through zoning. 
Such areas should be designed to cluster industrial uses in one area of the community i.e. 
Employment District. Access should be controlled through such measures as definable and 
curbed access points, shared access or service roads for multiple developments, prescribed 
spacing and number of access points to each other and to intersections. Access to industrial 
areas shall not be permitted through a residential area. 

 Areas for outdoor storage, parking, loading, and waste receptacles should be visually screened 
or appropriately located in such a way as to not detract the traveling public or negatively affect 
other nearby land uses, particularly sensitive land uses.  

 Water supply and sewage disposal systems shall be installed in conformity with Section 4.06.3 
of this Plan. 

 Controls will be exercised to avoid excessive or distractive signage in or adjacent to industrial 
areas. 

 Where the intensification, expansion or conversion of/to an industrial uses(s) occurs, the 
planning review shall ensure that the lot size is adequate for all requirements of the intended 
use including parking, water supply and sewage disposal systems, that access will be safe and 
that the change will be compatible with adjacent uses. 

Table 3.1 – Permitted Land Uses in Designated Urban and Rural Settlement Areas and the Rural Area 
 
 

Land Use Category1 Urban Settlement Area Rural Settlement Area 
RURAL AREA 

Waterfront District Rural District 

Scope of Permitted 

Industrial Uses in 

District (see also 

Sections 3.06.6.5, 

3.06.8.4) 

Employment District:* 

• Class I, II and III industrial 
uses (see reference 
documents i.e. Guideline 
D-6 for description of 
industrial classes) 

• -Commercial uses which 
compliment or are 
compatible with any 
permitted industrial use 
or commercial uses which 
are deemed suitable by a 
the Municipality. *These 
provisions shall apply in 
the vicinity of Sturgeon 
Falls/Cache Bay, Verner 
and Field. 

• -mineral exploration and 
prospecting except where 
prohibited by provincial 
law 

 

Employment Uses: 

• Class I and II 
industrial uses (see 
reference documents 
i.e. Guideline D-6 for 
description of 
industrial classes) 

• Commercial uses 
which compliment or 
are compatible with 
any permitted 
industrial use 

• Mineral exploration 
and prospecting 
except where 
prohibited by 
provincial law 

• No industrial use is 
permitted within the 
Waterfront Area. 
Any industrial uses 
shall require an 
amendment to this 
Plan. 

Employment District: 

• Class I, II and III 
industrial uses and 
resource related 
industrial uses 

• transportation and 
distribution industries 

 

Salvage Yard District: 

• salvage yards 
• (see reference 

documents i.e. 
Guideline D-6 for 
description of 
industrial classes) 

• mineral exploration 
and prospecting except 
where prohibited by 
provincial law 

 
 



6 
 

5.2 Zoning By-Law 
 
 The proposal is to re-zone the property from R1 (Residential One) to M1 (Light Industrial).  The 

permitted uses for the Industrial Zones are attached as Figure 5. Any new development on the 
lands will be required to be in conformity with Tables 8.1, 8.2 and 8.3 of the West Nipissing zoning 
By-Law 2014-45.   

 
 In addition to the permitted uses, the property will be required to be in conformity with the 

provisions of the by-law relating to buffering, landscaping, parking, outdoor storage, Outdoor 
display. 

 

5.3 Site Plan Control By-Law 

 The West Nipissing Site Plan Control By-Law No. 2015-63 was enacted as a tool to establish areas 
of Site Plan Control in order for the municipality to ensure that development in specifically 
designated zones will proceed in accordance with certain standards.  In the Municipality of West 
Nipissing areas within the Industrial zones as well as properties which are the subject of planning 
approvals are designated within the Site Plan Control Area.   

 
 A Site Plan is required to address, among other things, dimensions of the land, location of 

proposed buildings, the relationship of proposed structures and buildings to adjacent publicly and 
privately owned properties, elevations and cross sections to determine surface drainage patterns 
and the general location of all services to the property; 

 
 Any proposed development on this property will be subject to Site Plan Control and the Applicant 

will be required to enter into a Site Plan Control Agreement with the Municipality, which 
agreement will be registered on title and run with the property. 

 
 
6. CORRESPONDENCE/INFORMATION ATTACHED 

 
Notice was circulated to property owners within 120 meters (400 feet) of the subject lands and public 
bodies and utilities as required by Regulation.  Comments and concerns received are attached Appendix 
1.   
. 
 
7. SUMMARY AND RECOMMENDATIONS  

In accordance with the provisions of the Planning Act, the undersigned has reviewed the proposal having 
regard to matters of provincial interest and for consistency with the Provincial Policy Statement 2014.  
In addition, the application has been reviewed within the context of the West Nipissing Official Plan and 
Zoning by-law No. 2014-45.  
 
The proposed application to re-zone the property from R1 (Residential One) to M1 (Light Industry) is in 
general conformity with the West Nipissing Official Plan.   
 
It is recommended that the property be rezoned from R1 (Residential 1) to M1 (Light Industry) subject to 
the following: 
 
1. The property be placed under Site Plan Control pursuant to S. 4 of By-Law No. 2015-63, which 

Agreement will address the matters contained in S. 3 of the By-law,  
 

https://www.westnipissing.ca/wp-content/uploads/2021/03/2015-63-Site-Plan-Control-Area-_-Aug-11-2015.pdf
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2. The Applicant will provide a drainage plan for the subject property, taking into account adjacent 
lands and historic drainage patterns prior to any development of the property or issuance of a 
building permit. 

 
 
Respectfully Submitted, 

 
_______________________________________ 
Melanie Ducharme, Planner 
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Figure 1 – Sketch 
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Figure 2 – Aerial Imagery 
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Figure 3 – West Nipissing Official Plan – Land Use Schedule 
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Figure 4 – West Nipissing Zoning By-law No. 2014-45 
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