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1.   BACKGROUND 
____________________________________________________ 
 
 
1.1 The Proposal  
 
Lucille Van Dolder owns a vacant, 0.41 hectare parcel of land in the settlement area of 
Annan, in the Municipality of Meaford.  This parcel possesses no frontage along a public 
road, and therefore the Zoning By-law does not allow for a detached dwelling – or any 
other building – to be erected on this landlocked property.   
 
Robert and Kelly Van Dolder own the adjacent 31.96 hectare property, upon which their 
family home and accessory buildings exist.   
 
The two Van Dolder parties are proposing to conduct a land exchange whereby the 
existing landlocked parcel would be merged on title with the larger 31.96 hectare 
holding, and in exchange, a new lot of approximately the same size and having frontage 
along a public road would be severed.  
 
The proposed land exchange will be treated as a lot addition, with the new residential lot 
being the severed parcel and the larger, retained parcel merging on title with the 
landlocked property. 
 
The location of the two subject properties is shown on Figure 1 to this Planning Report.  
The proposed lot addition is illustrated on Figure 2. 
 
 
1.2 Approvals Required  
 
Because the new residential lot proposed to be severed is not located within the 
designated settlement of Annan, the process associated with the lot addition is 
complicated and requires approval of the following applications:   
 
• County of Grey Official Plan Amendment; 

 
• Municipality of Meaford Official Plan Amendment;  
 
• Municipality of Meaford Zoning By-law; and, 

 
• Consent to Sever. 

 
The details are explained later in this Planning Report. 
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1.3 Purpose of this Report 
 
Ron Davidson Land Use Planning Consultant Inc. has been retained by Robert, Kelly 
and Lucille Van Dolder to submit the above-noted Planning Act applications to the 
approval authorities along with a Planning Report that evaluates the proposed lot 
addition within the context of sound land use planning principles.    
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2.   SUBJECT LANDS AND SURROUNDING LAND USES 
____________________________________________________ 
 
 
2.1 Property Location and Description  
 
The subject lands are located partially within the established boundaries of the Annan 
settlement area.   
 
Located on the 31.96 hectare property is a detached dwelling, swimming pool and three 
accessory buildings.  Approximately ten hectares of this site are in cash crop 
production.  The balance of the site is a mixture of forest and scrub lands.  The area to 
be severed is mostly scrub land, with a wooded area existing along the northerly limit, 
adjacent to the County Road. 
 
Most of the 0.41 hectare, landlocked parcel is also actively farmed.  A small area along 
its westerly boundary is forested. 
 
 
2.2 Surrounding Land Uses 
 
The lands to the north, east and northwest of the site are used for residential purposes.   
 
A contractor’s yard (roofing business) operates on the property located to the immediate 
north of Robert and Kelly Van Dolder’s residence. 
 
A municipal ball diamond is located approximately 325 metres northeast of the subject 
lands. 
 
Most of the other lands in the area appear to be either forested or cash-cropped. 
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3. LAND USE POLICY ANALYSIS OF THE APPLICATION 
____________________________________________________________ 
 
The subject lands fall within the Planning jurisdiction of the County of Grey Official Plan 
and the Municipality of Meaford Official Plan. 
 
This Report will evaluate the proposed lot creation within the context of both Official 
Plans as well as the Provincial Policy Statement. 
 
 
3.1  County of Grey Official Plan 

 
3.1.1  Land Use Designations:  Existing and Proposed 
      
A small area in the northeast corner of the 31.96 hectare property - comprising 
approximately 0.44 hectares of land – is designated ‘Tertiary Settlement Area’ on 
Schedule A (Land Use) to the County of Grey Official Plan, as illustrated on Figure 3 to 
this Planning Report.  The balance of this holding is designated ‘Rural’. 
 
The 0.41 hectare, landlocked parcel is designated ‘Tertiary Settlement Area’. 
 
The site of the proposed new residential lot, which comprises 0.45 hectares of land, is 
designated ‘Rural’.  As such, the ‘Rural’ consent policies apply to the proposed 
severance.  In this regard, the ‘Rural’ policies do give consideration to lot creation, but 
only to a maximum of three lots (including the retained parcel) per original 40 hectare 
Crown lot.  On this note, it is important to note that a large number of lots have already 
been severed from the original Lot 34, Concession B, with some of those being located 
within the urban boundaries of Annan and other lots being located in the ‘Rural’ 
designation, west of Annan.  Therefore, the maximum lot density permitted in the ‘Rural’ 
designated portion of Lot 34, Concession B has already been reached. 
 
Preconsultation discussions with the County and Municipal Planners, it was suggested 
that although the number of parcels on Lot 34, Concession B is not changing and the 
existing residential lot that is being “surrendered” is located within the ‘Tertiary 
Settlement Area’, the new lot being created is located within the ‘Rural’ area, and there 
an Official Plan Amendment is required since the number of lots permitted within the 
‘Rural’ designation has already been exceeded. 
 
The County has recommended that the Official Plan Amendment be designed not to 
amend the ‘Rural’ policies to allow for the creation of another lot, but rather to 
reconfigure the boundaries of the ‘Tertiary Settlement Area’ designation of Annan.  I this 
regard, it was recommended the ‘Tertiary Settlement Area’ designation be removed 
from the existing, landlocked parcel and from the adjoining 0.45 hectares (approximate) 
of land (which belong to the 31.96 hectare subject property), as shown on Figure 4. In 
exchange, the ‘Tertiary Settlement Area’ would be extended in a linear manner along 
the east-west stretch of County Road 15 (i.e. toward Leith) by approximately 182 
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metres.  This would capture not only the area to be severed but also the lands to the 
immediate east, so as to avoid a “leap-frogging” affect.  This additional land (which also 
forms part of the 31.96 hectare parcel) cannot be developed due to environmental 
constraints, as explained in the Grey Sauble Conservation Authority’s letter dated 
September 5, 2016 (see Appendix A to this Planning Report).   
 
3.1.2  Environmental Constraints 
 
Appendix A (Constraints) to the County of Grey Official Plan recognizes a large portion 
of the subject lands as ‘Special Policy Area (Karst)’, as shown on Figure 5.  Section 
2.8.5 Special Policy Area of the Official Plan states: 
 
The Special Policy Area is a development constraint that is shown on Appendix A attached 
hereto and forming part of the Plan. The Special Policy Area consists of shallow overburden 
with karst topography. The depth of soil is generally less than one metre over fractured 
bedrock (karst).  

 
In areas identified as Special Policy Area on Appendix A it will be necessary for the 
proponent of any planning application to address the need of providing an Environmental 
Impact Study. The objective of the Environmental Impact Study shall be twofold; to 
determine if in fact that the Special Policy Area shallow overburden with karst topography) 
does exist. This may be accomplished simply by on-site test holes.   
 
The proponent shall dig two test holes in the location of a proposed dwelling or business 
(e.g. in the northwest and southeast corners), one test hole in the location of the proposed 
sewage system and one test hole in the proposed location of each accessory structure. The 
test holes shall be inspected by a qualified municipal official or qualified third party 
consultant capable of determining karst topography.   
 
A brief report of the findings shall then be prepared and submitted to the County of Grey 
and the local Municipality. If the Special Policy Area does exist, a study by a qualified 
individual shall be prepared to assess the impacts and mitigation measures on the surface 
and groundwater supply of the planning application. This study will also address the 
potential hazard associated with unstable bedrock conditions as a result of karst features. 
The study shall be to the satisfaction of the County of Grey, the local municipality and the 
appropriate authority designated under the Ontario Building Code for sewage systems. 
 
In accordance with this policy, Robert Van Dolder dug four large test pits using a 
backhoe.   The locations of the pits are shown on Figure 6.  Each hole was dug to a 
depth of at least one metre, and bedrock was never encountered.  On November 3, 
2016, the Senior Planner and Septic Inspector visited the site and verbally confirmed 
the absence of karst bedrock – or any form of bedrock – within the test pits.   
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Appendix B (Constraints) to the Official Plan identifies certain natural heritage features 
that have been mapped and incorporated into the Official Plan.  In this regard, the 
forested areas on the subject lands are identified as ‘Significant Woodlands’, as 
illustrated on Figure 7.  Section 2.8 Natural Environment states: 
 
Significant Woodlands mapping as shown on Appendix B has now been developed by the 
County of Grey in concert with the Ministry of Natural Resources. It is acknowledged that 
there may be inaccuracies in the mapping; however it does show areas of environmental 
constraint.  Further the policies are in place to correct for any inaccuracies in the mapping. 
No development and site alteration is permitted within Significant Woodlands and the 
associated adjacent lands unless it has been demonstrated though an Environmental Impact 
Study that there will be no negative impacts on the natural features or on their ecological 
functions. Fragmentation of the woodlands is generally discouraged. 
 
Prior to filing the application packages with the County and Municipality respectively, 
Robert Van Dolder met on site with the Grey Sauble Conservation Authority (GSCA) to 
determine the exact location of the proposed residential lot, as deemed appropriate by 
the GSCA. The GSCA subsequently issued a letter dated September 5, 2016 (see 
Appendix A to this Planning Report) identifying the preferred location of the new lot and 
advising that an Environmental Impact Study would not be required provided the 
development occurs in accordance with the recommendations contained within the 
letter. Those recommendations are explained later in this Planning Report. 
 
3.1.3  County Roads 
 
The proposed residential lot will front onto County Road 15.  At the present time, 
however, there exists a 20 metre deep, linear strip of land that separates this portion of 
the subject property from the County Road, as shown on Figures 1 to 12 to this 
Planning Report.  The reason this parcel exists is unknown to current County staff.  The 
County’s Transportation Department has advised, however, that this parcel will be 
merged on title with the County Road allowance in the very near future, at which point 
the proposed severed lot would have access along the County Road.  Without that 
merging occurring, the new lot would be landlocked. 
 
Section 5.2 County Road and Provincial Highways of the Official Plan contains policies 
pertaining to new development along roads maintained by Grey County and the Ministry 
of Transportation.  Section 5.5.2, subjection 7 states: 
 
 (b)  The location of access driveways should not create a traffic hazard because of their 

concealment by a curve, grade, or other visual obstruction. Access driveways shall be 
limited in number and designed so as to minimize the dangers to vehicular and pedestrian 
traffic. Appropriate access policies will be adopted for County Roads by the County 
Highways Department. 
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In this regard, Mr. Van Dolder also met onsite with a representative from Transportation 
Services to discuss this access issue, and was advised that an Entrance Permit would 
be available for a driveway on the new residential lot. 
 
3.1.4  Lot Creation 
 
Section 6.12 provides policies for lot creation.  It states: 

 
1.    Where division of land is considered, the approval authority shall have regard to the 

policies of this Plan, the matters set out in the Planning Act, R.S.O. 1990, as amended 
and the following circumstances: 

 
a)    The land division is permitted by the appropriate land use policies of Section 2; 

 
b)    The land division shall promote development in an orderly and contiguous 

manner, and shall not conflict with the established development pattern of the 
area; 

 
c)     The proposed use is compatible with existing and permitted future land 

uses on adjacent lands; 
 
d)    The servicing requirements of Section 5.3 shall be met; 
 
e)    Direct access from a Provincial Highway or a County Road shall be restricted as 

outlined in Section 5.2.  Where possible, residential lots shall not be approved 
where access from a road would create a traffic hazard because of limited sight 
lines, curves or grades; 

 
f) Evidence that soil and drainage conditions are suitable to permit the proper 

siting of buildings, that a sufficient and potable water supply exists, and that 
conditions are suitable for sewage system construction; 

 
g)    The size of any parcel of land created shall be appropriate for the proposed use, 

and in no case, shall any parcel be created which does not conform to the 
minimum provisions of the Zoning By-law. 

 
h)   That Minimum Distance Separation Formulae is applied to proposed lots. 
 

2.    Any conditions, including zoning if required, shall be fulfilled, prior to final approval 
of the lot creation. 

 
With regard to these consent policies, please consider the following: 
 

• The proposed severance will conform with the policies of the proposed ‘Tertiary 
Settlement Area’ land use designation; 
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• The creation of a residential lot will be consistent with the existing building form 
to the east and west of the site; 
 

• A residential lot in this location will be consistent with the land uses of the 
adjacent lots.  No land use conflict will arise; 
 

• The servicing policies contained in Section 5.3 of the Official Plan allow for 
development serviced with a private septic system and well only where the lands 
are suitable for such servicing methods.  In this regard, the subject lands are 
suitable for a private septic system.  The Septic Inspector has advised that a 
raised tile field will be required due to the clay nature of the soils.  With regard to 
a potable water supply, there is no known water problems in the Annan, and 
therefore no water problems, in terms of quality or quantity, are anticipated on 
this site; 
 

• Access from County Road 15 will be permitted, as noted above; 
 

• The lot is of an appropriate size to accommodate a house, accessory buildings 
and private services. 
 

• No livestock facilities exist in the nearby area, and therefore the lot creation will 
comply with the Minimum Distance Separation Guidelines. 
 

• All conditions of Consent imposed by the Land Division Committee of the 
Municipality of Meaford will be fulfilled prior to the deed being stamped. 

 
3.1.5  Amendments to the County of Grey Official Plan 

 
Section 6.3 Official Plan Review and Amendment provides the following policies for 
evaluating amendments to this land use policy document: 
 
(1) In considering an amendment to this Plan the County will be guided by the basic intent 

of this Plan and by provincial policies along with:  
 

(a)  The need for the proposed change;  
 
(b)  The effect of the proposed change on the demand for services and facilities;  
 
(c)  The implications the amendment may have on other policies of the Plan;  
 
(d)  The impact of the proposed change on the County's ability to achieve the principles 

and policies expressed in this Plan, or on other County policies, programs and 
interests; 
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(e)  The impact of the proposed change on the local Municipalities' ability to achieve 
the principles and policies expressed in their Official Plans, or on other local 
Municipal policies, programs or interests; and  

 
(f)  The information and conclusions provided by the monitoring studies completed 

under Section 6.4. 
 

With regard to these policies, it is important to understand that the nature of the 
requested amendment is very minor, despite the effort required to amend the County 
Official Plan as well as the local Official Plan and the Comprehensive Zoning By-law.  
Stated in the simplest terms, the end result of this Planning approvals process will be 
the relocation of an existing residential lot approximately 135 metres to the west of its 
current location.  It replaces an undevelopable lot with a developable lot.   
 
The changes to the County Official Plan will not result in an increase in the demand for 
municipal services in the areas, since this area of the Township is already serviced with 
school buses, recycling and garbage pickup, emergency services, etc., nor will the 
amendment impact the County or the Municipality in their abilities to achieve any of their 
stated principles or policies.  
 
3.1.6  Grey County Official Plan Review Summary 
 
Based on the foregoing review of the relevant policies of the Official Plan, it is apparent 
that the proposed development is consistent with the intent and purpose of the County 
of Grey Official Plan. 
 
 
3.2  Municipality of Meaford Official Plan 

 
3.2.1  Land Use Designations:  Existing and Proposed 
      
Schedule A (Land Use) to the Municipality of Meaford Official Plan, as it pertains to the 
land use designations that have been applied to the subject properties, is very similar to 
Schedule A (Land Use) to the County of Grey Official Plan.  The only difference is the 
names associated with the designation.  Whereas the upper tier Official Plan labels 
Annan as ‘Tertiary Settlement Area’, the Meaford Official Plan uses the term ‘Rural 
Settlement Area’. 
 
In this regard, a small area (0.44 hectares) in the northeast corner of the 31.96 hectare 
property is designated ‘Rural Settlement Area’ in the local Official Plan, as illustrated on 
Figure 8 to this Planning Report.  The balance of this holding is designated 
predominantly ‘Rural’.  Two small pockets of land are designated ‘Environmental  
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Protection’. 
 
The 0.41 hectare, landlocked parcel is designated ‘Rural’ Settlement Area’. 
 
The site of the proposed new residential lot, which comprises 0.45 hectares of land, is 
designated ‘Rural’.  As such, the ‘Rural’ consent policies apply to the proposed 
severance.   
 
In this regard, the ‘Rural’ policies do give consideration to lot creation, but only to a 
maximum of three lots (including the retained parcel) per original 40 hectare Crown lot.  
As noted earlier, a large number of lots have already been severed from the original Lot 
34, Concession B, and therefore the maximum lot density permitted in the ‘Rural’ 
designated portion of Lot 34, Concession B has already been reached and no further lot 
creation would be allowed.  Even though the proposed “lot swapping” will not increase 
the number of existing lots that have been severed from the original Crown lot, an 
amendment to the Official Plan is still required because the new lot being created is 
situated within the ‘Rural’ area, and the number of lots allowed in the ‘Rural’ designated 
portion of the original Crown lot has already been exceeded. 
 
In keeping with the proposed amendment to the County of Grey Official Plan, the 
requested Amendment to the Meaford Official Plan will have the effect of reconfiguring 
the boundaries of the ‘Rural Settlement Area’ designation of Annan.  In this regard, the 
‘Rural Settlement Area’ designation will be removed from the existing, landlocked parcel 
and from the adjoining 0.45 hectares (approximate) of land (which belong to the 31.96 
hectare subject property), as shown on Figure 9. In exchange, the ‘Rural Settlement 
Area’ designation will be extended in a linear manner along the east-west stretch of 
County Road 15 (i.e. toward Leith) by approximately 182 metres.  
 
3.2.2  Environmental Constraints 
 
Schedule B (Constraints) to the Municipality of Meaford Official Plan recognizes a large 
portion of the subject lands as ‘Karst Topography’, as shown on Figure 10.   
 
Section C4 Karst Topography of the Official Plan states: 
 
Areas shown on Schedule ‘B’ as being the site of potential Karst topography are considered to 
be development constraint areas. In cases where a Planning Act approval is required, an 
investigation of the potential impacts of the development on the surface and groundwater 
supply shall be required in accordance with the following provisions:  
 
•  An assessment will be required to determine if in fact that shallow overburden with 

karst topography does exist. This may be accomplished simply by on-site test holes. The 
proponent shall dig two test holes in the location of a proposed dwelling or business (e.g. 
in the northwest and southeast corners), one test hole in the location of the proposed 
septic sewage system and one test hole in the proposed  
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 location of each accessory structure. The test holes shall be inspected by a qualified 
municipal official or third party consultant capable of determining karst topography. A 
brief report of the findings shall then be prepared and submitted to the Municipality and 
County of Grey. If this assessment determines that there is more than 1 metre of 
material between the surface and the karst feature, no further work is required.  

 
•  If karst features are found within 1 metre of the surface, a study by a qualified 

individual shall be prepared to assess the impacts and mitigation measures on the 
surface and groundwater supply of the planning application. This study will also 
address the potential hazard associated with unstable bedrock conditions as a result of 
karst features. The study shall be to the satisfaction of the Municipality of Meaford and 
the County of Grey as well as the appropriate authority designated under the Ontario 
Building Code for sewage systems.  
 

As explained in Section 3.1.2 of this Planning Report, Mr. Van Dolder has carried out 
the required karst topography investigation to the satisfaction of the Municipality of 
Meaford.  The four text pits dugs on the property exhibited no signs of karst features. 

 
Schedule B also identifies the forested areas on the subject lands as ‘Significant 
Woodlands’ (see Figure 10).  Section C8.2 Significant Woodlands states: 
 
Significant Woodlands mapping has been included on Schedule B to this Plan. It is 
acknowledged that there may be inaccuracies in the mapping however the intent is to 
demonstrate areas of constraint. As a result, site visits by qualified individuals may be 
required at the application stage to scope any potential studies.  
 
No development and site alteration is permitted within Significant Woodlands and the 
associated adjacent lands unless it has been demonstrated through an Environmental Impact 
Study that there will be no negative impacts on their ecological functions. Fragmentation of 
the woodlands is generally discouraged.  
 
The adjacent lands are defined in Section B3.1.4.3 of this Plan. 
 
 Notwithstanding the development and site alteration limitations noted above, projects 
undertaken by the Municipality or Conservation Authority may be exempt from the 
Environmental Impact Study requirements, provided said project is a public work or 
conservation project.  
 
Additionally, tree cutting and forestry will be permitted in accordance with the County of Grey 
Forest Management By-law. 
 
As explained in Section 3.1.2 of this Planning Report, the GSCA visited the site as part 
of the preconsultation discussions and determined that an Environmental Impact Study 
would not be required, provided the development occurs in accordance with the 
recommendations contained within the letter.   In this regard, the development on the  
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site will follow the GSCA recommendations.  Most of these recommendations can be 
implemented through the Zoning By-law Amendment exercise, as explained later in this 
Planning Report. 
 
3.2.3  Lot Creation 
 
Section D4.2 New Lots By Consent states: 

 
Prior to considering an application to create a new lot for any purpose, the Committee of 
Adjustment shall be satisfied that the proposed lot:  
 
a)  fronts on and will be directly accessed by a public road that is maintained on a year-

round basis; 
 
b)  will not cause a traffic hazard as a result of its location on a curve or a hill;  
 
c)  can be serviced with an appropriate water supply and means of sewage disposal. Where 

municipal services are not available, evidence shall be provided indicating the site’s 
suitability to provide adequate quality and quantity of water supply and confirming 
that the site can accommodate an approved sanitary sewage disposal system with 
adequate area to accommodate a 100% contingency envelope on the lot ;  

 
d)  will not have a negative impact on the drainage patterns in the area;   
 
e)  will not affect the develop ability of the remainder of the lands, if they are designated for 

development by this Plan; and,  
 
f)  will not have a negative impact on the features and functions of any environmentally 

sensitive feature in the area.  
 
With regard to these policies, please consider the following: 
 
• The new residential lot will font on and have direct access to County Road 15.  

A representative from Transportation Services Department visited the site with 
Mr. Van Dolder and advised that an Entrance Permit would be available for this 
new parcel; 
 

• The site conditions are appropriate for a private well and a septic system.  A 
raised tile file will likely be required due to the presence of clay onsite, 
according to the Municipality’s Septic Inspector. 
 

• Given the size of the lot, the construction of a dwelling on the property should 
not negatively impact the drainage patterns in the area. Nevertheless, the 
GSCA has recommended that a Lot Grading and Drainage Plan be required at 
the Building Permit stage; 
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• At this time, the retained lands don’t actually have any potential to be 
developed, given their ‘Rural’ land use designation.  Should this change in the 
future, however, the lot being severed now should not interfere with the proper 
development of this larger parcel. 
 

• Provided the development follows the recommendations of the GSCA, the 
proposed lot creation should have no impact on the environmentally sensitive 
features (i.e. significant woodland) in the area.  

 
3.2.4  Amendments to the Meaford Official Plan 

 
Section E4 Amendments to the Plan provides the following policies for evaluating 
Official Plan Amendment applications: 
 
c)  In addition to the relevant amendment policies of any land use designations, the 

following shall be considered for any Plan amendment:  
 

i)  the rationale or the basis for the change;  
 
ii)  the direction provided by the Provincial Policy Statement;  
 
iii)  the direction provided by the goals and objectives to this Plan;  
 
iv)  the desirability and appropriateness of changing the plan to accommodate the 

proposed use or action;  
 
v)  the impacts the proposed change will have on the character of the area;  
 
vi)  conformity with the direction provided by the upper tier plan; and,  
 
vii)  that sufficient documentation has been provided to support the proposed 

amendment including information related to the physical growth of the 
Municipality, impacts on the economy, the environment, agriculture and social 
well being of the community. 

 
With regard to these policies, it is important to understand that the proposed 
Amendment would simply result in a land exchange.  A landlocked – and therefore 
undevelopable – lot would be merged on title with a larger holding, and a new 
residential lot would be created in its place approximately 130 metres away.  This 
exchange will have no negative impact on the subject lands or the general area, nor will 
it interfere with any plans of the Municipality or the County.  In the end, an extractive 
building lot for residential use will have been created. 
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3.2.5  Meaford Official Plan Review Summary 
 
In conclusion, the proposed amendment will facilitate a development that is consistent 
with the intent and purpose of the Meaford Official Plan. 
 
 
3.3 The Provincial Policy Statement 
 
Section 3 of the Planning Act (PPS) requires all decisions made under the Act by an 
approval authority to “be consistent with” the Provincial Policy Statement (PPS).  The 
PPS provides a number of policies that are designed to protect planning matters of 
interest to the Ontario Government.   The following is an evaluation of the proposed 
development within the context of the relevant PPS policies: 
 
3.3.1  Rural Lands 
 
The area of the subject property to be severed is not considered prime agricultural 
lands, and therefore this site is categorized as ‘Rural Lands’ in the PPS.  Permitted uses 
on ‘Rural Lands’, according to Section 1.1.5 of the PPS, include limited residential 
development.  No definition of “limited” is provided.  The proposed severance would not 
conflict with these policies. 
 
3.3.2  Settlement Areas 
 
The County has recommended that the boundary between the ‘Tertiary Settlement 
Area’ and ‘Rural’ designations be re-delineated in such a manner that the existing 
landlocked parcel and a small amount of adjacent land fall within the ‘Rural’ designation 
and the lands involving the site of the new residential lot are included in the ‘Tertiary 
Settlement Area’ land base.  The same approach would be taken with the local Official 
Plan. 
 
Section 1.1.3.8 includes policies for proposals involving the expansion of a settlement 
area.  Given that approximately the same amount of land is being added to the 
boundaries of the Annan settlement area as is being removed from the settlement area , 
through amendments to the County and local Official Plan, the proposal clearly does not 
constitute a settlement area expansion.  As such, a detailed study (i.e. “Comprehensive 
Review”) should not be required to support the proposed lot exchange. 
 
3.3.3  Natural Heritage 
 
As noted earlier in this Report, the forested areas on the subject properties are 
recognized as ‘Significant Woodlands’ in both Official Plans.  Section 2.1.5 of the PPS 
does not allow development or site alteration within a ‘Significant Woodland’ or on the 
adjacent lands, unless it has been demonstrated that the development or site alteration 
will not negatively impact this feature of its function. 
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The GSCA has stated in a letter dated September 5, 2016 (see Appendix A to this 
Planning Report) that the creation of the proposed lot would not impact on the woodland 
feature if the recommendations contained in the letter are followed.  The letter added 
that an Environmental Impact Study should not be required. 
 
In this regard, it is recommended that the recommendations of the GSCA be 
implemented.  Most of their recommendations can be implemented through the Zoning 
By-law Amendment. 
 
3.3.4  Servicing 
 
Section 1.6.6.4 allows for development to be serviced with a private well and septic 
system where municipal or communal services are not available, provided the site is 
suitable for the long-term provision of such services without any negative impacts.  In 
settlement areas, this form of servicing may only be used for infilling and minor rounding 
out of existing development. 
 
Municipal or communal services are not available in Annan, and therefore a private well 
and septic system are the only means of servicing the site.  The lands appear to be 
suitable for this servicing arrangement.  The septic system will require a raised tile field, 
according to Meaford’s Septic Inspector. 
 
3.3.5  PPS Review Summary 
 
Based on the foregoing, the proposal should be deemed consistent with the PPS. 
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4. ZONING:  EXISTING AND PROPOSED 
____________________________________________________ 
 
The existing landlocked parcel is currently zoned ‘R5’, as shown on Figure 11 to this 
Planning report.  The entire 31.96 hectare holding is zoned ‘RU’, except for a small 
sliver of ‘EP’ zoned zone in the southwest corner. 
 
The proposed Zoning By-law Amendment would place the proposed residential lot in 
the ‘R5’ zone and change the zoning of the existing, landlocked parcel to ‘RU’, as 
shown on Figure 12. 
 
Although it is not shown on the recommended zoning schedule (Figure 12), the Zoning 
By-law Amendment should also include the following in order to comply with the 
recommendations of the GSCA. 
 
• A site-specific provision should be added to the zoning of the severed parcel to 

prohibit development and site alteration on the most northerly 14 metres of the 
new residential lot, in order to protect the ‘Significant Woodland’ along the front lot 
line, with an exception for a driveway.  A driveway width of six metres would seem 
reasonable; 
 

• A small area of land located to the immediate east of the parcel being severed 
should be rezoned to ‘EP’, as shown on drawing attached to the SVCA letter (see 
Appendix A to this Planning Report); and, 
 

• A “no development or site alteration” clause should be added to the zoning on a 
portion of the retained lands in order to protect the Significant Woodland and its 
“adjacent lands”.  This could be achieved by attaching an “h” (holding) suffix to the 
‘RU’ zoned lands within this area. 
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5. CONCLUSIONS AND RECOMMENDATION 
____________________________________________________ 
 
The approvals process for this simple land exchange is complicated, but the proposal is 
simple, i.e. to relocate an existing residential property approximately 130 metres to the 
west such that the new lot has frontage along a public road.   
 
The proposal has considerable merit and generally maintains the intent and purpose of 
the County and local Official Plans.  The development is consistent with the Provincial 
Policy Statement. 
 
The relocation of the residential lot is supported by the GSCA, as explained in the letter 
dated September 5, 2016, subject to certain recommendations (see Appendix A to this 
Planning Report). 
 
Based on the foregoing, the submitted Planning Act applications have considerable 
merit and should be approved.   
 
The text and mapping associated with the draft Zoning By-law Amendment should 
follow the recommendations of the GSCA, as explained in Section 4 of this Report. 
 
Also as recommended by the GSCA, a Lot Grading and Drainage Plan should be 
required at the Building Permit stage.  The Chief Building Official has the authority to 
request this engineered drawing with any development proposal; however, if deemed 
necessary, the requirement for this drawing could be identified in the new site-specific 
zoning of the severed parcel. 
 
Respectfully submitted, 

 
Ron Davidson, BES, MCIP, RPP  
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APPENDIX A:  GSCA Letter (dated September 5, 2016) 












