Planning Act Public Meeting Report

To: Development Services Committee

From: Paul D. Ralph, BES, MCIP, RPP, City Manager,
Office of the City Manager

Report Number: DS-19-73

Date of Report: May 1, 2019

Date of Meeting: May 6, 2019

Subject: Application to Amend Zoning By-law 60-94, 430 Howden Road
West, Thornlea Farms Ltd.

File: Z-2019-05

1.0 Purpose

The purpose of this report is to provide background information for the Planning Act public
meeting on the application submitted by Thornlea Farms Ltd. to amend Zoning By-law 60-
94 to permit a second farm dwelling as an additional permitted use at 430 Howden Road
West.

Attachment 1 is a map showing the location of the subject site and the existing zoning in
the area.

Attachment 2 is an air photo showing the subject site.

Attachment 3 is a copy of the site plan submitted by the applicant for that part of the site
showing the locations of the existing farm dwelling with associated farm buildings and
accessory buildings and the proposed location of the second farm dwelling.

Attachment 4 is a copy of a plan submitted by the applicant showing the area of land
proposed to be removed from agricultural production.

A notice advertising the public meeting was mailed to all assessed property owners within
120 metres (400 ft.) of the subject site and to all required public bodies. In addition, a
notice was published in the Oshawa This Week and Oshawa Express newspapers and a
sign giving notice of the application has been posted on the site. The notice was also
posted on the City’s website and communicated through its Corporate Twitter and
Facebook social media accounts.

2.0 Recommendation

That, pursuant to Report DS-19-73 dated May 1, 2019, the application submitted by
Thornlea Farms Ltd. to amend Zoning By-law 60-94 (File Z-2019-05) to permit a second
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farm dwelling as an additional permitted use at 430 Howden Road West be referred back
to the Development Services Department for further review and the preparation of a
subsequent report and recommendation. This referral does not constitute or imply any
form or degree of approval.

3.0 Executive Summary
Not applicable.
4.0 Input from Other Sources

4.1  Other Departments and Agencies

The subject application has been circulated for comment and the identification of issues to
a number of departments and agencies. These comments and issues will be considered
and reported on, as appropriate, in a subsequent staff report which will provide a
recommendation on the application.

5.0 Analysis
5.1 Background

The subject site is generally located on the north side of Howden Road West east of
Thornton Road North and is municipally known as 430 Howden Road West (see
Attachment 1).

The following is background information concerning the subject application:

Item Existing Requested/Proposed
Oshawa Prime Agricultural within the Greenbelt | No change
Official Plan Protected Countryside Area
Designation Open Space and Recreation within the

Greenbelt Natural Heritage System
Zoning By-law | AG-A (Agricultural) AG-A (Agricultural) with a
60-94 special condition to permit a

second farm dwelling as an
additional permitted use

Use Farm dwelling with agricultural uses Two farm dwellings with
including horse stables and field crops | agricultural uses including
and associated farm buildings and horse stables and field
accessory buildings crops and associated farm

buildings and accessory
buildings

The following are adjacent land uses to the subject site:

= North Single detached dwelling and a farm dwelling with agricultural uses and
associated farm buildings and accessory buildings
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=  South Single detached dwelling at 460 Howden Road West and a single detached
dwelling and a farm dwelling with agricultural uses and associated farm
buildings and accessory buildings across Howden Road West

= East Single detached dwelling and agricultural uses

= West Single detached dwellings and a farm dwelling with agricultural uses and
associated farm buildings and accessory buildings across Thornton Road
North

The following are the proposed development details for the subject site:

Site Statistics Item Measurement
Lot Frontage 800 m (2,625 ft.)
Lot Area 63.1 ha (156 ac.)

Area to be used by second farm dwelling and taken out of farm | 0.4 ha (0.98 ac.)
production

5.2 Oshawa Official Plan

The subject site is designated as Prime Agricultural (in part) and Open Space and
Recreation (in part) in the Oshawa Official Plan and located within the limits of the
Greenbelt Protected Countryside Area and Natural Heritage System. The second farm
dwelling is proposed to be located in the Prime Agricultural designated area.

Tributaries of the Oshawa Creek are shown as Natural Heritage System, Hazard Lands
and Natural Heritage or Hydrologic Features outside of the Natural Heritage System within
the Greenbelt boundary.

The Official Plan specifies, in part, that areas designated as Prime Agricultural shall be
used predominantly for agricultural, agricultural-related and secondary agricultural uses.
Agricultural uses are defined as the growing of crops, including nursery and horticultural
crops; raising of livestock; raising of other animals for food, fur or fibre, including poultry
and fish; aquaculture; apiaries; agro-forestry; horse riding and boarding stables, sod farms,
maple syrup production; and associated on-farm buildings and structures.

Policy 2.8.2.1 specifies that in areas designated as Prime Agricultural a second farm-
related dwelling on the existing farm parcel for persons employed on the farm may be
permitted where the size and nature of the operation warrants additional employment,
provided that a severance to create a separate parcel is not required.

The Official Plan specifies, in part, that areas within the limits of the Greenbelt Protected
Countryside Area generally consist of lands designated for Prime Agricultural and Open
Space and Recreation purposes. All proposals for development and/or site alteration
within the Greenbelt Protected Countryside Area and designated Prime Agricultural or
Open Space and Recreation on Schedule “A” shall meet the requirements of this Plan, the
Zoning By-law and the Greenbelt Plan.
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The Official Plan specifies, in part, that areas designated as Open Space and Recreation
include components of the Natural Heritage System, valley lands, conservation areas,
marshes, scenic vistas, the Lake Ontario waterfront, parts of the Oak Ridges Moraine and
other natural environments, and recreational resources including Regional and City level
parks.

Lands designated as Open Space and Recreation which are beyond the Major Urban Area
shall be predominantly used for conservation, reforestation, allotment gardens, community
gardens and nursery gardening as well as agricultural, agricultural-related, and secondary
agricultural uses.

The Official Plan specifies, in part, that areas identified as Hazard Lands shall be used
primarily for the preservation and conservation of land and/or the environment, and shall
be managed in such a manner as to complement adjacent land uses and protect such
uses from any physical hazards or their effects.

The Official Plan specifies, in part, that areas within the limits of the Greenbelt Natural
Heritage System are intended to achieve a healthy, self-sustaining, connected Natural
Heritage System is integral to ensuring a healthy and resilient watershed. Protection of
this system is necessary to support ecological integrity including healthy terrestrial, wildlife,
wetland and aquatic ecosystems.

The Natural Heritage System is an integral part of important Regional, inter-municipal and
local wildlife corridors. The City is committed to supporting the connectivity and continuity
of wildlife corridors and ensuring that the function of these corridors will be preserved,
enhanced and restored

Howden Road West is designated as a Type ‘A’ Arterial Road along the frontage of the
subject site and as a future Type ‘A’ Arterial Road, west of Thornton Road North. Thornton
Road North is designated as a Local Road, north of Howden Road West and a Type ‘B’
Arterial Road south of Howden Road West.

The policies and provisions of the Oshawa Official Plan will be considered during the
further processing of the subject application.

5.3 Zoning By-law 60-94

The subject site is currently zoned AG-A (Agricultural) in Zoning By-law 60-94 (see
Attachment 1).

The AG-A (Agricultural) Zone permits:

(a) Accessory retail stands for the sale of seasonal produce, produced on the farm;
(b) Agricultural uses including a maximum of one farm dwelling;

(c) One single detached dwelling on an existing lot or on a lot created by consent; and
(d) Riding stable.

The definition of “AGRICULTURAL USE” in Zoning By-law 60-94 means an area of land
with or without accessory buildings, structures or outdoor storage which is used primarily
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for: (a) the growing and harvesting of vegetables, fruits, field crops, mushrooms, berries,
trees, flowers, cannabis or landscaping materials, and may include woodlot and forest tree
uses; (b) the breeding, training, raising or boarding of birds, fish or animals of any kind; (c)
the erection and use of greenhouses; (d) the packing, crating, storing, and sale of produce
grown on the premises; or (e) other similar uses customarily carried on in the field of
general agriculture, but does not include a kennel.

The definition of "FARM DWELLING" in Zoning By-law 60-94 means a single detached
dwelling which is located or intended to be located on a lot used for agricultural purposes.

The applicant proposes to amend Zoning By-law 60-94 to permit a second farm dwelling
as an additional permitted use.

The subject application will be reviewed against the provisions of Zoning By-law 60-94
during the further processing of the application.

5.4  Site Design/Land Use Considerations

Clark Consulting Services, working on behalf of the applicant, has prepared an Agricultural
Impact Assessment and a Minimum Distance Separation analysis which outlines the
impacts the proposed second farm dwelling may have on the existing agricultural practices
on the subject site and surrounding agricultural practices within 750m of the subject site.
The consultant's document has been circulated to the Region of Durham including the
Durham Agricultural Advisory Committee for review and comment.

Certain matters that affect the potential second farm dwelling on the subject site will be
reviewed during the further processing of the application to ensure compliance with various
standards and other policies. This Department will conclude its position on the application
once it has received and assessed comments from the circulated departments, agencies
and the public.

Some of the specific matters this Department will be reviewing during the further
processing of the subject application include:

(a) The appropriateness of the requested use;

(b) The appropriateness of the proposed site design;

(c) The demonstrated need for the proposed second farm dwelling given the size and
nature of the farm operation; and

(d) Matters relating to Official Plan policy and Provincial Policy including the Greenbelt
Plan.

6.0 Financial Implications

There are no financial implications associated with the recommendation in this report.

130



Report to Development Services Committee Item: DS-19-73
Meeting Date: May 6, 2019 Page 6

7.0 Relationship to the Oshawa Strategic Plan

Holding a public meeting on development applications advances the Accountable
Leadership Goal of the Oshawa Strategic Plan.

Norwchfuasl

Warren Munro, HBA, RPP, Director,
Planning Services

7 3 . ¥ =

Paul D. Ralph, BES, MCIP, RPP, City Manager,
Office of the City Manager
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Title: Copy of the Site Plan Submitted by the Applicant for that Part of the Site Showing the Locations of the Existing Farm
Dwelling with Associated Farm Buildings and Accessory Buildings and the Proposed Location of the Second Farm Dwelling
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