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Aerial Context

• Property lies just south of Highway 7

• Approximately 27.8 acres (11.3 hectares) in 
area

• Approximately 100 metres of frontage onto 
Jones Baseline

• Adjacent to Indian Trail

• Existing structures include a single detached 
dwelling

• Currently used for agricultural



Surrounding 
Land Uses

• North: Municipal drain (EP Zone) and lands 

designated Rural Employment Area and 
agricultural fields.

• East: Existing residential homes, an 

environmental feature, and agricultural lands.

• West: Highway 7 Hamlet Area consisting of 
residential and commercial uses and Highway 7

• South: Environmental features and agricultural 

fields.



Minus Forty

• Over 30 years of business

• Manufactures self-contained energy 
efficient glass door freezer and 
refrigerator merchandise

• 20% growth each year

• No water or chemical used in 
manufacturing process (i.e., dry 
industrial use)



Minus Forty
Monday: 7:00pm - 5:30am (No day shift)
Tuesday: 6:00am-4:30pm / 7:00pm-5:30am
Wednesday 6:00am-4:30pm / 7:00pm-5:30am
Thursday: 6:00am-4:30pm / 7:00pm-5:30am
Friday: 6:00am-4:30pm (No afternoon shift)



County Official 
Plan

• Designated “Rural Employment Area” and part of large
employment area to the south and east.

• Partially designated “Core Greenlands”. Municipal drain
located north of the property (Class F Type Drainage).

• Clythe Creek wetland is located approximately 70 to 130
metres away southeast of the Site

• Not designated “Prime Agricultural”

• Designated for employment use in the former Township
Official Plan



Township 
Zoning By-law

• Primarily zoned “Agricultural (A)” with small
portion zoned “Environmental Protection
(EP)”

• Proposing to rezone lands from “Agricultural
(A)” to “Rural Industrial (M1)” to permit an
industrial use. Site specific regulations being
requested to permit:

• 11 loading spaces whereas 17 loading
spaces are required; and

• 21 metre driveway access whereas 12
metres is the maximum

• Phase 1 - 182 parking spaces required (67
spaces for Office; 79 spaces for Industrial; 36
spaces for Warehouse)

• Phase 1 includes 242 spaces

• All other regulations in the M1 zone comply
with the proposed development



Proposed 
Development

• New 15,234 sq. m (163,979 sq. ft) 
industrial facility with future additions 
each 4,180 sq. m (45,000 sq. ft)

• Phase 1 building will include areas for 
office (1,858 sq. m), manufacturing 
(7,092 sq. m)  and warehouse (7,171 sq. 
m) and includes:

• 14 metres in building height

• 242 parking spaces (Phase 1)

• Complies with the minimum side 
yard setbacks

• Overall site plan will accommodate 
parking, loading areas, an advanced 
level wastewater treatment system and 
stormwater management facilities 







Proposed 
Manufacturing 
Use

Dry Industrial Use (does not use significant 
amounts of water or produce significant amounts 
of effluent)

No water or chemicals used during the 
manufacturing process

Water is only required for employee use, i.e., 
washrooms

Advanced level wastewater treatment system

No water taking permit required from the MECP 
(less than 50,000 L/day).

No anticipated groundwater concerns as 
investigated by a licensed Hydrogeologist 



Compatibility

Landscape Buffer
Large row of continuous coniferous and deciduous trees 
along adjacent properties (Norway Spruce, White Spruce, 
Colorado Spruce, White Pine, Red Sunset Maple)

Lighting

No trespass of light levels beyond the property

All lighting designed and specified with no light visible 
above 90 degrees

No up-light and no glare

Noise Mitigation Wall
13.0 metre side yard (south) (min. 7.5 m) to provide 3.0 m 
to 3.5 m high noise wall and landscaping.



Landscape 

Concept



Technical Studies

• Hydrogeological Investigation prepared by Chung & Vander Doelen

• Functional Servicing and Stormwater Management prepared by GM BluePlan

• Geotechnical Investigation prepared by Chung & Vander Doelen

• Environmental Noise Assessment prepared by SLR Consulting

• Traffic Impact Study prepared by Salvini Consulting 

• Environmental Impact Study prepared by Natural Resource Solutions Inc.

• Preliminary Wastewater Treatment System Design Brief prepared by Flowspec
Engineering

• Final Wastewater Treatment System Design for Environmental Compliance 
Approval prepared by Flowspec Engineering (in progress)



Traffic 
Impact Study

• A Transportation Impact Study was prepared 

• MTO in agreement  with the conclusions

• The proposal is expected to generate 39 and 204 vehicle trips in 

the weekday morning and afternoon peak hours, respectively, 

when the full potential development of the site, including 

expansions, is considered

• Turn lanes on Jones Baseline to the site are not anticipated.

• The site driveway is expected to operate at acceptable levels

• The Highway 7/Jones Baseline roundabout is also expected to 

continue to operate at acceptable levels

• Currently under review by the Township’s Consulting Engineer



Functional 
Servicing 

Report

• Stormwater has been designed to accommodate two existing 

outlets (roadside ditch to west and municipal drain to east). 

• Infiltration of “clean” roof water.

• Site will be graded to match existing grades along property 

boundaries i.e., site grades are not being raised significantly.

• Site grading has been designed to limit the volume of imported fill 

material to be brought to the site.

• Advanced level wastewater treatment system to protect all 

groundwater uses and natural environment (endorsed by Ministry 

of Environment Conservation and Parks).

• Existing well to be decommissioned and a new private supply well 

to be provided.

• To be reviewed by Township’s Consulting Engineer.



Environmental 
Impact Study 

• Environmental Impact Study completed, under review by the Grand 
River Conservation Authority 

• No native vegetation communities will be impacted
• Highway No. 7 Drainage Works does not provide fish habitat

• Re-grading of the drain will have no negative impact, provided 
the work is completed in dry, no flow, or frozen conditions

• The Highway No. 7 Drainage Works is not connected to Clythe
Creek, therefore stormwater out-letting to the drain will not 

impact the creek or the Clythe Creek Provincially Significant 
Wetland

• Candidate and confirmed Species at Risk bat habitat was identified
• MECP authorizations have been acquired

• Several confirmed and candidate Significant Wildlife Habitat (SWH) 
types were identified

• Negative impacts to SWH have been avoided through 
development design and floodplain and drain buffers

• A detailed Tree Preservation Plan report for the entire Subject 
Property should be provided at the Site Plan Application stage



Environmental 
Noise 

Assessment

• Noise mitigation measures required from the receiving and 
shipping activities expected on the Site.

• 83 metres long, 3.0 to 3.5 metres high noise wall running 

eastward from the receiving docks required for Phase 1

• Requirements of the MECP guidelines can bet met

• Currently being reviewed by Township Consulting Engineer



Geotechnical 
Investigation

• Surface soil consists of sand and silt with varying 
percentages of clay and gravel

• Subsurface soils are underlain by coarse granular 
deposits of sand and gravel to sandy gravel with 
occasional to numerous cobbles, boulders, and a 
trace of silt



Hydrogeological  
Investigation

• Municipal drain is not hydraulically connected to the 

groundwater system and has been re-classified as a 

Class F water course.

• High level wastewater treatment system is recommended 

to meet all MECP requirements (endorsed by Ministry of 

Environment Conservation and Parks).

• Deep aquifer water supply well is recommended

• No impacts are anticipated to the existing groundwater 

uses or surface water receptors

• Existing well is recommended to be decommissioned

• Currently under review by Township consulting 

Hydrogeologist 



Conclusion

• Long recognized Employment Area

• Zone change is keeping with the Official 
Plan

• No negative impacts anticipated

• Land use compatibility measures proposed

• Contribution towards economic prosperity



Questions?


