
PLANNING JUSTIFICATION REPORT 

Proposed Waste Transfer and Processing Station 
For Windsor Disposal Services (Vince Moceri Holdings) 
Part of Lot 13, Concession 2, Eastern Division Gosfield 

Part 2, Plan 12R-12742 
2071 Road 3 East, Town of Kingsville 

October 6, 2017 

1.0 PURPOSE 

The purpose of this report is to support a zoning by-law amendment application for the property known 
as Part 2, Plan 12R-12742, 2071 Road 3 East, in the Town of Kingsville to permit the erection of a waste 
transfer and processing station for Windsor Disposal Services (WDS). 

2.0 SITE DESCRIPTION 

The subject site is a 4.12 hectare (10.2 ac.) parcel, with approximately 200 metres (656 ft.) of frontage, 
located in Part of Lot 13, Concession 2, Eastern Division Gosfield, on the south side of Road 3 East, about 
160 m (525 ft.) west of County Road (CR) 31. The parcel is presently vacant but at one time it was used 
as a quarry, which has since been filled. 

The site is designated Industrial in the Official Plan, which permits the proposed use, and is zoned Heavy 
Industrial – Exception Zone 1 (M3-1) on the west side, and Heavy Industrial (M3) on the east side, 
neither of which zone permits the proposed use, hence the need for a zoning amendment. 

As the proposed use, if approved, will result in a waste disposal site, as defined under the Environmental 
Protection Act (EPA), an application for an Environmental Compliance Approval (ECA) is being made by 
the applicant simultaneous to the zoning amendment application. 

Finally, a site plan approval application will also ultimately be required, but will be applied for separately 
at a later date. 

Neighbouring Land Uses 

Immediately adjacent to the west and south is a closed landfill. To the east is a small 4.5 ha (11.1 ac.) 
farm parcel with a single detached dwelling. Across Road 3 East to the north are two more dwellings and 
additional farmland. Further to the west, on both sides of Road 3 East, are a variety of industrial uses. 

Please refer to the following Appendices: 
• A-1 Key Map 
• A-2 Site Aerial Photo 
• A-3 Proposed Site Plan 
• A-4 Zoning Map 54 
• A-5 Excerpt from Design and Operations Report 
• A-6 June 8, 2017 ERCA meeting summary 

APPENDIX "C"
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• A-7 MNRF correspondence re Endangered Species Act 2007 
 
3.0 BACKGROUND 
 
WDS currently operates a waste processing and transfer facility in the City of Windsor. The facility is 
licensed to process up to 999 tonnes per day of solid non-hazardous waste generated by industrial, 
commercial and institutional clients throughout the County of Essex. Materials brought into the facility 
are processed into two streams: recyclables such as cardboard, paper and ferrous which are shipped to 
markets; and, Residual Waste is sent to licensed waste disposal facilities. 

A similar facility is proposed for the Kingsville property on Road #3. Attached as Appendix 5 is an excerpt 
from the Design and Operations Report prepared by WDS to support the Environmental Compliance 
Approval (ECA) application, which describes the operation in more detail. Refer also to Appendix 3, 
Conceptual Site Plan. 

The overall approach desired by WDS is to construct the building once a site plan is approved and begin 
the recycling function, a use permitted in the existing zoning by-law, but hold off on the waste transfer 
use until the ECA has been procured. This is discussed further in the Analysis below. 
 
4.0  ANALYSIS 
 
Provincial Policy Statement (PPS) 
 
There are no issues with the PPS arising from this application. 
 
Essex County Official Plan (COP) 
 
There are no issues with the COP arising from this application. 
 
Kingsville Official Plan (KOP) 
 
As noted above the subject lands are designated Industrial in the KOP. Policy 3.3(d) states: 
 

(d) the Zoning By-law implementing this Plan may divide the industrial areas into "heavy" or "light" or 
"restricted" zones so that industrial activities likely to give rise to noise and other nuisances are located 
where they will not cause an adverse effect to existing uses and other permitted uses; 

 
Comment: the existing zoning has classified the subject area as “heavy”, which would cover the 
proposed waste transfer use. 
 
Policy 3.3(b) states: 
 

(b) it is a basic policy of this Plan that the amenities of adjacent non-industrial areas shall be safeguarded and 
industrial development shall not be allowed to adversely affect the surrounding areas from, but not 
necessarily limited to, noise, odour, dust, vibration and lighting. All industries shall meet the requirements 
of, and where necessary, obtain the statutory approval(s) of the Ministry of the Environment with respect 
to: water taking, provision of potable water, waste water/sanitary sewage disposal, storm drainage, solid 
waste disposal and all emissions to the natural environment, including air, noise, and vibration; 
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Comment: the proposed waste transfer use, which will be added to the list of heavy industrial uses 
already permitted, will be subject to the regulations of the Environmental Protection Act and must 
obtain an Environment Compliance Approval before being allowed to proceed. 
 
Therefore, once the proposed use receives the ECA, it will conform to the Kingsville Official Plan. 
 
Zoning By-law 
 
The site is presently divided into two zones, Heavy Industrial (M3), and Heavy Industrial Exception Zone 
1 (M3-1), as can be seen on the zoning map schedule attached as Appendix 4, with the M3-1 zone on 
the west side. Also, as is evident from the conceptual site plan, Appendix 3, the proposed building will lie 
in the Heavy Industrial (M3) Zone, which permits the following uses: 
 

Main use  
• All the uses identified in the (M1) and (M2) zone 
• Building and construction material recycling facility 
• Asphalt and Concrete batching plant 
• Fertilizer dealerships, warehousing and processing facility 
• Grain warehousing and processing facility 
• General Salvage Operation 
• Heavy Industrial uses 
• Materials transfer facility 
• Motor Vehicle Salvage Operation Petroleum resource operations 

 
Accessory use 

• Outside storage  
• Enclosed storage  

 
Secondary Uses  

• offices 
• retail component  
• showrooms, merchandizing centres and retail or wholesale outlets; 
• cafeterias 

 
The M3-1 zone permits a “transfer station for the storage, crushing and recycling of asphalt, concrete, 
brick and tile, and asphalt plant and accessory uses.” 
 
Clearly the waste transfer station will have similar or far less impact than that of the other uses 
permitted on the site, an impact which can be further mitigated through site plan control and the 
operational requirements arising from the Environmental Compliance Approval under the 
Environmental Protection Act. 
 
In considering the ECA application, the Ministry of the Environment will take into consideration the 
position of the Town with regard to the proposed, therefore it is of importance to the applicant to gain 
the support of the Town, best achieved through the zoning by-law. Thus it is proposed as follows: 
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• the zoning by-law be amended to permit a “waste transfer station” on the subject lands 
• the amending by-law be subject to the “h” – holding symbol which will permit those uses 

presently permitted, with the “h” to be removed once an ECA has been granted for the facility. 
 
Site Plan 
 
The site plan provided is conceptual. A separate formal site plan application will be submitted once the 
stormwater management plan has been completed. 
 
5.0 OTHERS CONSULTED 
 
WDS representatives and the writer met with ERCA representatives on June 8, 2017. The conclusion of 
that meeting was that there was no requirement for an Environmental Impact Assessment, but WDS 
was urged to prepare and submit to the Ministry of Natural Resources and Forestry a Stage 1: 
Information Request as required under the Endangered Species Act. The meeting summary is attached 
as Appendix 6. 
 
The Information Request was completed and the MNRF response, attached as Appendix 7, was that no 
further submissions were required. 
 
6.0 CONCLUSION 
 
In my opinion the application for the establishment of a combined Waste Transfer and Material Transfer 
Station can be supported for the following reasons: 
 

a) It satisfies the intent of the Official Plan policies with regard to Industrial Uses; 
b) It will provide for a use more benign than most uses presently permitted on the site; 
c) Performance standards which will reduce, mitigate or eliminate any negative impacts can be 

provided through the zoning by-law, site plan control and the Environmental Compliance 
Approval required by the Environmental Protection Act. 

  
Prepared by: 
 
 
     
Tom Storey, M.Sc., RPP, MCIP 
Storey Samways Planning Ltd. 
 
Attachments: 
 

A-1  Key Map 
A-2  Site Aerial Photo 
A-3  Proposed Site Plan 
A-4  Zoning Map 54 
A-5  Excerpt from Design and Operations Report 
A-6  June 8, 2017 ERCA meeting summary 
A-7  MNRF correspondence re Endangered Species Act 2007 
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APPENDIX A-1: Key Map 
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APPENDIX A-2: Site Aerial Photo 
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APPENDIX A-3: Site Plan 
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APPENDIX A-4: Zone Map 54 
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APPENDIX A-5: Excerpt from Design and Operations Report 
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APPENDIX A-6: June 8, 2017 ERCA Meeting Summary 
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APPENDIX A-7: MNRF Correspondence re Endangered Species Act 2007 
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