PLANNING REPORT
PROPOSED LOT ADDITION
DOUG WOODS
PART LOT 8, CONCESSION 5
GEOGRAPHIC TOWNSHIP OF EGREMONT
TOWNSHIP OF SOUTHGATE
COUNTY OF GREY

Prepared by:

Ron Davidson
Land Use Planning Consultant Inc.
265 Beattie Street
Owen Sound, ON. N4K 6X2
NOVEMBER 13, 2017

LOT ADDITION: DOUG WOODS

TABLE OF CONTENTS
1.

BACKGROUND ................................................................................................... 1
1.1 The Proposal ................................................................................................ 1
1.2 Approvals Required ...................................................................................... 1
1.3 Purpose of this Report .................................................................................. 2

2.

SUBJECT LANDS AND SURROUNDING LAND USES ..................................... 3
2.1 Property Location and Description................................................................ 3
2.2 Surrounding Land Uses ................................................................................ 3

3.

OFFICIAL PLANS ................................................................................................ 4
3.1 County of Grey Official Plan ......................................................................... 4
3.1.1 Land Use Designation ........................................................................ 4
3.1.2 Consent Policies................................................................................. 4
3.1.3 Natural Heritage ................................................................................. 6
3.1.4 Official Plan Amendments .................................................................. 7
3.1.5 Grey County Official Plan Review Summary ...................................... 8
3.2 Township of Southgate Official Plan ............................................................. 8
3.2.1 Land Use Designation ........................................................................ 8
3.2.2 Consent Policies................................................................................. 8
3.2.3 Official Plan Amendments .................................................................. 9
3.2.4 Township of Southgate Official Plan Summary ................................ 10

4.

THE PROVINCIAL POLICY STATEMENT ........................................................ 11
4.1 Agriculture.................................................................................................... 11
4.2 Natural Heritage .......................................................................................... 11
4.3 Aggregate Resources ................................................................................ 12
4.4 PPS Review Summary ............................................................................... 12

5.

ZONING BY-LAW ............................................................................................... 13

6.

PLANNING DISCUSSION ................................................................................. 14

7.

RECOMMENDATION ......................................................................................... 15

(continued…)

ii | P a g e

RON DAVIDSON, LAND USE PLANNING CONSULTANT INC.

(…continued)

TABLE OF CONTENTS
APPENDIX A: FIGURES ............................................................................................. A
Figure 1: Proposed Lot Line Adjustment
Figure 2: Aerial Photo (2015)
Figure 3: County of Grey Official Plan Schedule A
Figure 4: County of Grey Official Plan Schedule B
Figure 5: Livestock Barns in the Area
Figure 6: County of Grey Official Plan Appendix B
Figure 7: Township of Southgate Official Plan Schedule A
Figure 8: Township of Southgate Zoning By-law Schedule 42
APPENDIX B: MDS REPORTS ................................................................................... B
APPENDIX C: SVCA LETTER (NOVEMBER 4, 2016) ............................................... C

iii | P a g e

RON DAVIDSON, LAND USE PLANNING CONSULTANT INC.

LOT ADDITION: DOUG WOODS

1.

BACKGROUND

1.1

The Proposal

Doug Woods owns a 10.9 hectare parcel of land in the Township of Southgate.
The property contains a detached dwelling. The owner’s son is currently erecting a
second house on the site in anticipation of purchasing the property, and prior to the new
residence being occupied the original house will be demolished.
Two fields exist on the site, comprising 4.6 hectares and 1.4 hectares respectively.
Both are actively cash-cropped. The balance of the property is forested.
Due to a large forested, natural hazard area on the site, farm machinery can only
access the 1.4 hectare field by traversing the 13 hectare farm property to the west,
which is owned by Joan Woods, the wife of Doug.
Before selling the property to his son in the near future, Mr. Woods would like to adjust
the lot line between the two properties such that the 1.4 hectare field forms part of the
adjacent 13 hectare farm. An application in this regard has been filed. No new lot
would result from this lot addition. Figure 1 in Appendix A of this Planning Report
illustrates the proposed land conveyance.

1.2

Approvals Required

In order to sever the subject property as proposed, approval of the following is required:
•

an amendment to the County of Grey Official Plan;

•

an amendment to the Township of Southgate Official Plan;

•

an amendment to the Township of Southgate Zoning By-law; and,

•

Consent to Sever.

The purpose of the Amendment to the County of Grey Official Plan is to reduce the
minimum lot area for a parcel of land designated partly ‘Agricultural’. The subject
property currently comprises 10.9 hectares of land and will be reduced to 6.1 hectares
following the lot addition.
The Amendment to the Township of Southgate Official Plan serves the same purpose
as the County Official Plan Amendment, as the consent policies in both Official Plan are
essentially the same.
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The proposed Zoning By-law Amendment will reduce the ‘minimum lot area’
requirement of the ‘A1’ zone to 6.1 hectares and also lower the ‘minimum lot frontage’
requirement to 176.9 metres.

1.3

Purpose of this Report

Ron Davidson, Land Use Planning Consultant Inc. has been retained by Doug Woods
to submit the above-noted Planning Act applications to the County of Grey and the
Township of Southgate, and to prepare 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 10.9 hectare subject property is located along the south side of Southgate Road 04,
approximately 3.3 kilometres east of Mount Forest.
A detached dwelling exists on the site. A new house is currently being erected on the
property, and following its completion the existing structure will be demolished.
Two fields are actively cash-cropped and the balance of the property is forested.
The rear property boundary follows the edge of the Saugeen River.
An aerial photograph showing the subject property and the adjacent parcel benefiting
from the lot addition is provided in Figure 2 of this Planning Report.
Of the 4.8 hectares to be conveyed to the adjacent property, 1.4 hectares are actively
farmed and the remaining lands are forested. A tributary of the Saugeen River exists
within the forested lands located in the northwest corner of the site.
It should be noted that the lands on the south side of the river are also owned by Mr.
Woods but constitute a separate parcel. Recently, a reference plan was prepared
identifying the Saugeen River as Crown Land and, by default, recognizing the lands on
both sides of this navigable watercourse as separate parcels of lands. Deeds to this
effect have been recently prepared for both parcels and have been registered on title.
MPAC will certainly provide updated information in this regard to the Township and
County in the near future.

2.2

Surrounding Land Uses

The surrounding land uses are described as follows:
As noted above, the Saugeen River serves as the southerly limit of Mr. Woods’
property.
Agriculture appears to be predominant land use in this general area; however, there are
also a relatively large number of non-farm residential lots and a few small-scale
industrial /commercial operations within the immediate vicinity.
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3.

OFFICIAL PLANS

The subject lands fall within the Planning jurisdiction of the County of Grey Official Plan
and the Township of Southgate Official Plan.
3.1

County of Grey Official Plan

3.1.1 Land Use Designation
The 10.9 hectare subject property is designated ‘Agricultural’, ‘Rural’ and ‘Hazard
Lands’ on Schedule A to the County of Grey Official Plan, as shown on Figure 3 to this
Planning Report. The amount of land within each land use designation is explained in
the table below:
Table 1: Land Use Designations for Doug Woods Property

Designation
‘Hazard Land’
‘Agricultural’
‘Rural’
Total

No. of Hectares
5.67 ha
4.30 ha
0.93 ha
10.90 ha

Percentage of Property
52.0%
39.5%
8.5%
100.0%

It is important to note that the lands to be severed are designated ‘Rural’ and ‘Hazard
Land’. No lands designated ‘Agricultural’ are being conveyed to the adjacent property
owner.
3.1.2 Consent Policies
The policies of both the ‘Rural’ and ‘Agricultural’ land use designations should be taken
into consideration; however, the proposed severance must be evaluated against the
most restrictive consent policies, which are those found in the ‘Agricultural’ section of
the Official Plan.
In this regard, the ‘Agricultural’ consent policies generally prohibit new lot creation
except where the severed and retained parcels maintain an area of at least 40 hectares
in size or where the severance involves a surplus farmhouse. Lot creation of this
nature is subject to the policies of Section 2.4.1 of the Official Plan which include the
following:
(1)

A consent for one lot may be permitted provided the original farm parcel is a
minimum of 40 hectares and no lot creation has been provided for in the past.

Section 2.4.1 also generally discourages lot additions involving ‘Agricultural’ land unless
the retained parcel also maintains a lot area of 40 hectares or more. It states:
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(2)

Consents may be considered where the land being conveyed is to be added to an
existing use or to provide for minor lot line adjustments or correct lot boundaries.
The granting of such a consent shall not be permitted if it results in the creation of
an undersized remnant lot except in the case of a lot created for conservation
purposes by an approved conservation organization. Justification shall be provided
to demonstrate the appropriateness of the land area to be severed (i.e. land need,
servicing, parking, etc.).

Although the proposed lot addition has merit as explained later in this Planning Report,
it does not conform to Section 2.4.1 of the Official Plan because: (1) neither the retained
parcel nor the expanding adjacent property will comprise 40 hectares; and (2) a
severance (non-farm residential lot) from the original Crown parcel has already been
provided for in the past. For these reasons, an application to amend the County Official
Plan has been filed.
The Development Criteria Policies listed in Section 2.1.3 of the Official Pan also provide
the following applicable policies:
(4)

On areas identified as an Aggregate Resource Area on Schedule B to this Plan, as
well as within 300 metres of areas identified as Mineral Resource Extraction on
Schedule B, non-farm development (other than passive open space uses) shall
only be permitted where it has been demonstrated that the proposed land use or
development would not significantly preclude or hinder future aggregate extraction,
or represent an incompatible land use. It must be demonstrated to the appropriate
approval authority that:
(i)

the extraction of the aggregate resource is not feasible due to the quality or
quantity of material or the existence of incompatible development patterns.
The quality and quantity of the material will be determined by having a
qualified individual dig test pits within the area proposed for the non-farm
development as well as the adjacent lands within 300 metres of the proposed
non-farm development; or that

(ii)

the proposed land use or development serves a greater long term interest of
the general public than does aggregate extraction; and

(iii)

issues of public health, public safety and environmental impact are
addressed

According to Schedule ‘B’ of the Official Plan, approximately 75% of the subject
property and about 50% of the proposed severed parcel is identified as an ‘Aggregate
Extraction Area’, as shown on Figure 4. The subject property currently comprises 10.9
hectares of land and therefore it is already considered to be a non-farm parcel, since it
is less than 20 hectares in size. The lot addition would not have the effect of creating a
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new non-farm parcel, as the non-farm parcel already exists, and therefore it would not
conflict with the above policy.
(5)

New land uses, including the creation of lots, and new or expanding livestock
facilities shall comply with the Minimum Distance Separation (MDS) formulae.
MDS will not be applied to new non-farm development on existing lots of record.
The County considers the continuation of the rural way-of-life to be of primary
importance to protect existing livestock farmers who may wish to expand. The
municipal comprehensive zoning by-law shall incorporate the Minimum Distance
Separation formulae.

The wording of this policy would suggest that the MDS formulae do not apply to lot
additions; however, the MDS formulae has, in fact, been applied by the County to
similar proposals in the past and therefore MDS compliance will be addressed. In this
regard, there are three livestock barns within 500 metres of the detached dwelling being
constructed on the retained parcel, as shown on Figure 5. MDS Reports have been
prepared for each. (Please see Appendix B to this Planning Report.) In each instance,
the actual separation distance is significantly larger than required by the MDS formulae.
3.1.3 Natural Heritage
A portion of the property located to the north of the subject lands, along the north side of
Southgate Road 04, is shown as ‘Significant Woodlands’ on Appendix B to the County
Official Plan. The same constraint has been applied to the forested area on the
property located on the south side of the Saugeen River. (Please see Figure 6.) The
policies of the Official Plan state that development and site alteration are not permitted
within 50 metres of a ‘Significant Woodland’ unless it has been demonstrated that the
proposed development or site alteration would not negatively impact this natural feature
or its function.
The Saugeen Valley Conservation Authority (SVCA), in their pre-consultation letter
dated November 4, 2016 (see Appendix C to this Planning Report), states that the
forested area on the subject property could also possibly be considered ‘Significant
Woodlands’ despite not being shown as such on the County Plan’s Appendix B. The
SVCA also states that the Saugeen River tributary that traverses a portion of this
wooded area could also a fish habitat. Notwithstanding these natural heritage features,
the SVCA recognized that these sensitive areas on the property and adjacent lands will
not be impacted by the proposed lot addition because no physical changes will occur on
any of the lands involved, and therefore SVCA did not require an Environmental Impact
Study.
Please be advised that the SVCA letter addresses not only the proposed lot line
adjustment but also the proposal to erect a new dwelling on the retained parcel.
the writing of that letter, construction of the dwelling has since begun.
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Appendix B to the County Official Plan also identifies an ‘Other Identified Wetland’ on
the lands to the northeast; however, the subject property is situated well beyond the
required 30 metre setback.
3.1.4 Official Plan Amendments
Section 6.3 Official Plan Review and Amendment states:
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; however this criterion does not apply to
applications for the creation or expansion of a mineral aggregate operation;

Severing the land-locked agricultural field from the subject property and merging it on
title with the adjacent farm has considerable merit. It would finally resolve an
undesirable situation that has existed for decades. Despite the logic behind the
proposal, the lot addition does not conform entirely to the County Official Plan consent
policies and therefore there is a need to amend the Plan.
b)

The effect of the proposed change on the demand for services and facilities;

The Official Plan Amendment will facilitate a lot line adjustment and result in no new
development, and therefore the Amendment would not place any greater demand for
services and/or facilities.
c)

The implications the amendment may have on other policies of the Plan;

Facilitating the proposed lot line adjustment will have no negative implication on other
policies of the County Official 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;

The requested Amendment will have no negative impact on the County’s ability to
achieve any County policies.
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

The Amendment will have no negative impact on Southgate’s ability to achieve any
policies of the Township.
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f)

The information and conclusions provided by the monitoring studies
completed under Section 6.4.

It is my understanding that the County has not conducted the monitoring studies
identified in Section 6.4 of the Official Plan.
g)

The information requirements listed under Section 6.18

This Planning Report has been prepared to justify the Official Plan Amendment, as
requested by the County of Grey Planning and Development Department during the presubmission discussions.
3.1.5 Grey County Official Plan Review Summary
Despite the need to amend the County’s Official Plan, the proposed lot addition is
generally consistent with the intent and purpose of the Official Plan.
3.2

Township of Southgate Official Plan

3.2.1 Land Use Designation
The 10.9 hectare subject property is designated ‘Agriculture’, ‘Rural’ and ‘Hazard Lands’
on Schedule A (Land Use) to the County of Grey Official Plan, as shown on Figure 7 to
this Planning Report.
The breakdown of the amount of land within each land use designation is identical to
the County Official Plan, which has been illustrated in Table 1 contained in Section 3.1.1
of this Planning Report.
3.2.2 Consent Policies
In situations where there exists an ‘Agriculture’ / ‘Rural’ split designation on a property,
the more restrictive ‘Agriculture’ policies are generally applied. In this regard, Section
5.1.2 states:
1.

Consent for lots may be permitted to create new farm parcels, provided both
severed and retained parcels are generally a minimum of 40 hectares.

2.

Consents may be considered where the land being conveyed is to be added to an
existing farm or non-farm use or to provide for minor lot line adjustments or correct
lot boundaries. The granting of such a consent shall not be permitted if it results in
the creation of an undersized remnant lot.
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The subject property comprises only 10.9 hectares at this time, and this will be further
reduced to 6.1 hectares following the lot addition. As such, the proposal would not
comply with either of two policies stated above, and therefore an amendment to the
Official Plan is required.
The Development Policies provided in Section 5.1.3 do not generally permit non-farm
development in areas identified as ‘Primary Aggregate Resource Area’ on Schedule C
to the local Official Plan or on lands within 300 metres of this aggregate constraint.
However, unlike the County Official Plan, the Township’s Official Plan does not place
the ‘Primary Aggregate Resource Area’ constraint on the subject lands or within 300
metres of the property.
The General Lot Creation Policies listed in Section 7.4 state:
k)

The creation of new lots must comply with Minimum Distance Separation
Formulae, where appropriate.

The proposal does not involve the creation of a new lot.
3.2.3 Official Plan Amendments
Section 3.2.3 Official Plan Amendments states:
In considering an amendment to this Plan, Council shall be guided by the following, in
addition to the requirements of the County of Grey Official Plan:
(a)

The need for the proposed change save and except those amendments to permit
mineral aggregate resource operations.

In order to resolve an undesirable situation that has existed for decades, an amendment
to the Township’s Official Plan is needed.
(b)

The effect of the proposed change on the demand for services and facilities.

The Official Plan Amendment will facilitate a lot line adjustment and result in no new
development, and therefore the Amendment would not place any greater demand for
services and/or facilities.
(c)

The physical suitability of the land for such proposed use as it relates to the
following:
i.

environmental and/or physical hazards;

ii.

natural heritage features;
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iii.

traffic impacts and safety, accessibility and convenience;

iv.

adequacy of the potable water supply and suitability of the site for sewage
disposal facilities;

v.

the compatibility and potential affects of the proposed use on the surrounding
area; and

vi.

environmental, engineering, hydrogeological or other studies that may be
required to determine the suitability of the site.

The lands subject to the proposed lot line adjustment are currently used partly for
agricultural purposes, while the balance of the severed parcel is forested. The
proposed Official Plan Amendment would not result in any change whatsoever to the
use of these lands.
(d)

The potential effects of the proposed use on the financial position of the
municipality, particularly the demand for services and facilities.

The proposed lot line adjustment would not affect the financial position of the Township
in any way.
3.2.4 Township of Southgate Official Plan Summary
An amendment to the local Official Plan is necessary in order for the lot addition to
proceed; however, the proposal is generally consistent with the intent and purpose of
the Township’s Official Plan.
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4.

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:
4.1

Agriculture

According to the ‘Agriculture’ policies of the PPS, prime agricultural areas shall be
protected for long-term use for agriculture. Lot creation is generally discouraged and
only permitted in a few selected circumstances including surplus farmhouse severances
or lot creation where both the severed and retained lots are of a size appropriate for the
type of agricultural uses common in the area and are sufficiently large to maintain
flexibility for future changes in the type or size of agricultural operations.
Lot line adjustments in prime agricultural areas may be permitted for legal or technical
reasons, including minor boundary adjustments. The term “minor boundary
adjustments”, however, is not defined. As stated earlier, the proposed boundary
adjustment corrects an undesirable situation that has existed for years, likely decades.
The agricultural field subject to this severance cannot be accessed by farm machinery
without traversing – or trespassing – onto the adjacent property, due to a forested,
hazard area that separates this field from the balance of the subject property. Because
of the landscape, this field has historically been cropped in conjunction with the adjacent
property. Before the owner sells the subject property to his son, he’s hoping to fix this
problem by conveying the field in question to the adjacent property owner. This
severance does not impact the farming viability of the retained parcel because the lands
being severed have never been farmed in conjunction with the retained lot. Given the
circumstances, the proposed boundary adjustment would appear to be in keeping with
the intent of this PPS policy.
4.2

Natural Heritage

As noted earlier, the forested lands to the north of the subject property and to the south
are considered ‘Significant Woodlands’. Given that the proposed lot line adjustment will
not result in any development or site alteration on the subject lands, the proposal will
not undermine the policies aimed at protecting this natural heritage feature.
The Saugeen River is considered to be a Fish Habitat, and in this regard the PPS also
contains policies designed to protect this natural heritage feature. No development,
however, will result from this lot line adjustment and therefore there will be no impact on
the Saugeen River.
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As noted earlier in this Planning Report, the Saugeen Valley Conservation Authority
advised in a recent letter (see Appendix C) that the proposed lot addition does not
warrant an Environmental Impact Study.

4.3

Aggregate Resources

The PPS contains policies aimed at protection aggregate extraction operations or areas
of potential future aggregate extraction. As noted earlier, the County Official Plan
identifies an ‘Aggregate Extraction Area’ on the subject property, although the local
Official Plan does not. In any event, the lot addition should not have any bearing on any
possible future plans for a licensed pit on the subject lands or adjacent properties.
4.4

PPS Review Summary

Based on the foregoing, the proposal should be deemed consistent with the PPS.
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5.

ZONING BY-LAW

The subject property is zoned ‘A1’ (Agricultural) and ‘EP’ (Environmental Protection), as
shown on Figure 8.
The ‘minimum lot area’ and ‘minimum lot frontage’ requirements of the ‘A1’ zone are 40
hectares and 200 metres respectively. The subject lands currently comprise 10.9
hectares of land and offer 345.4 metres of frontage. As a result of the lot addition, the
subject property will be reduced in size to 6.1 hectares of lot area and 176.9 metres of
frontage. A Zoning By-law Amendment is required to acknowledge these reductions.
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6.

PLANNING DISCUSSION

The proposed lot addition should be viewed as an improvement to an existing situation.
The cash-cropped field that is subject to the proposed lot addition has been historically
worked in conjunction with the adjacent property because the field cannot otherwise be
accessed by farm machinery due to a forested, natural hazard area that separates this
field from the balance of the subject property. The owner of the subject property is
hoping to correct this problem before he sells the balance of his property to his son.
The lot addition should have no impact on the current agricultural viability of the subject
property, since the severed parcel has never been cropped in conjunction with the
retained lands.
It is important to note that the parcel being severed is designated ‘Rural’ and ‘Hazard
Lands’ yet the lot addition is being evaluated within the context of the more restrictive
‘Agricultural’ policies of the County Official Plan and ‘Agriculture’ policies of the local
Official Plan because the latter designation applies to the retained parcel.
The proposed lot addition does not undermine the intent of either Official Plan, despite
requiring amendments to both documents, and is consistent with the Provincial Policy
Statement.
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7.

RECOMMENDATION

Given the merit of this proposed development and the rationale for approving the
submitted Planning Act applications, the requested lot line adjustment should be given
favourable consideration.
Respectfully submitted,

Ron Davidson, BES, MCIP, RPP
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r')h:

Minimum Distance Separation I

t?Ontario
Description:

Worksheet 1
Prepared By: Ron Davidson, Planner
Part Lot 9, Cocnession

Application

6

Monday, November 6,2017

Date:

Municipal File Number:
Proposed Application:

Other Type A land use
Type A Land Use

Applicant Contact Information
Not Specified

Location of Subject Lands
County of Grey
Concession: , Lot:

A

Roll Number:

Calculation

Farm 1

Name:

Description:
Location of existing livestock facility or anaerobic digester
County of Grey
Concession: , Lot:

Farm Contact Information
Not Specified

Roll Number:

A

Total Lot Size: 36.3 ha
The barn area is an estimate only and is intended to provide users with an indication of whether the number of livestock entered is
reasonable.

r-;'

1 T:;~re

Existing
Maximum
Number

Ii

Type of Livestock/Manure

I
L.~~~r

Beef, Cows, including calves to weaning (all breeds ),

h The livestock/rnanure
Existing Manure Storage:

information

I

--II

--+I--8-6-.0---"""'tl--_

-3-9-9-m-2

V3. Solid, outside, no cover, >= 30% DM
86.0

Potential Design Capacity (NU):

258.0

Factor A

Factor B

Factor D

Factor E

(Odour Potential)

(Size)

(Manure Type)

(Encroaching Land Use)

X 439.95

86

has not been confirmed with the property owner and/or farm operator.

Design Capacity (NU):

0.7

·-~·~t-

~~~jB";;;;~-·

-II

Existing
Estimated
Maximum
. Livestock Barn
. Number (NU) Area

X

0.7

X

1.1

Building Base Distance

=

F'

(minimum distance from livestock bam)

(actual distance from livestock barn)

237 m (778 ft)

450 m (1476 ft)

Storage Base Distance'S'
(minimum distance from manure storage) (actual distance from manure storage)

237

m (778 ft)

444 m (1457 ft)

Pre parer Information
Ron Davidson
Planner
Date:

Signature of Preparer:
Ron D

•

I

NOTE TO THE USER:
The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) has developed this software program for distribution and use with the Minimum Distance
Separation (MDS) Formulae as a public service to assist farmers, consultants, and the general public. This version of the software distributed by OMAFRA will be
considered to be the official version for purposes of calculating MOS. OMAFRA is not responsible for errors due to inaccurate or incorrect data or information; mistakes
in calculation; errors arising out of modification of the software, or errors arising out of incorrect inputting of data. All data and calculations should be verified before
acting on them.
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Minimum Distance Separation I

t?Ontario
Description:
Application

Worksheet 2
Prepared By: Ron Davidson, Planner
Part Lot 8, Concession

6

Monday, November 6,2017

Date:

Municipal File Number:
Proposed Application:

Other Type A land use
Type A Land Use

Applicant Contact Information
Not Specified

Location of Subject Lands
County of Grey
Concession: , Lot:

A

Roll Number:

Calculation

Farm 2

Name:

Description:
Farm Contact Information
Not Specified

Location of existing livestock facility or anaerobic digester
County of Grey
Concession: , Lot:
Roll Number:
Total Lot Size: 38.6 ha

The barn area is an estimate only and is intended to provide users with an indication of whether the number of livestock entered is
reasonable.
i

! Manure

I Type
L...

I

Solid

J.

I

1--IGoats,

.----

Does & bucks (for dairy; includes unweaned offspring)

The livestock/manure

Existing Manure Storage:

25.0
50.0

Factor A

Factor B

Factor D

Factor E

(Odour Potential)

(Size)

(Manure Type)

(Encroaching Land Use)

260

I

I

I

Esti';;~t;d:-J

Maximum
Livestock Barn
Number (NU) I Area
25.0

I

372 m2

I

I

V3. Solid, outside, no cover, >= 30% DM

Potential Design Capacity (NU):

x

200

I Existing-

information has not been confirmed with the property owner and/or farm operator.

Design Capacity (NU):

0.7

Existing
Maximum
Number

Type of Livestock/Manure

x

0.7

X

1.1

Building Base Distance

=

F'

(minimum distance from livestock barn)

(actual distance from livestock barn)

140 m (460 ft)

233 m (764 ft)

Storage Base Distance'S'
(minimum distance from manure storage) (actual distance from manure storage)

140 m (460 ft)

226 m (741 ft)

Preparer Information
Ron Davidson
Planner
Signature of Preparer:

Date:

;

{

NOTE TO THE USER:
The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAF
Y has developed this software program for distribution and use with the Minimum Distance
Separation (MDS) Formulae as a public service to assist farmers, consultants, and the general public. This version of the software distributed by OMAFRA will be
considered to be the official version for purposes of calculating MOS. OMAFRA is not responsible for errors due to inaccurate or incorrect data or information; mistakes
in calculation; errors arising out of modification of the software, or errors arising out of incorrect inputting of data. All data and calculations should be verified before
acting on them.
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t >Ontario
t»:
Description:

Minimum Distance Separation I
Worksheet 3
Prepared By: Ron Davidson, Planner

Part Lot 7, Concession

Application

6

Monday, November 6,2017

Date:

Municipal File Number:
Proposed Application:

Other Type A land use
Type A Land Use

Applicant Contact Information
Not Specified

Location of Subject Lands
County of Grey
Concession: , Lot:

A

Roll Number:

Calculation

Farm 3

Name:

Description:
Location of existing livestock facility or anaerobic digester
County of Grey
Concession: , Lot:

Farm Contact Information
Not Specified

Roll Number:

A

Total Lot Size: 41 ha
The barn area is an estimate only and is intended to provide users with an indication of whether the number of livestock entered is
reasonable.

'I

I

------------------·------~ting

Existin~-Esti~~J

I Maximum I Maximum
I Number
Number (NU)
!------f---------------------------------·-t------··----·t-Manure
Type

L.

Solid _

!

Type of Livestock/Manure

IBeef,

(12.5 -17.5 months)

Shortkeepers

The livestock/manure

information

__

25.0

Potential Design Capacity (NU):

50.0

Factor A

Factor B

Factor D

Factor E

(Odour Potential)

(Size)

(Manure Type)

(Encroaching Land Use)

260

I

25.0

302 rn2

V3. Solid, outside, no cover, >= 30% DM

Existing Manure Storage:

X

50

has not been confirmed with the property owner and/or farm operator.

Design Capacity (NU):

0.8

-->....,

Livestock Barn
Area

X

0.7

X

1.1

Building Base Distance

=

F'

(minimum distance from livestock barn)

(actual distance from livestock barn)

160 m (525 ft)

415 m (1362 ft)

Storage Base Distance'S'
(minimum distance from manure storage) (actual distance from manure storage)

403 m (1322 ft)

160 m (525 ft)
Preparer Information
Ron Davidson
Planner
Date:

Signature of Pre parer:
Ro

NOTE TO THE USER:
The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) has developed this software program for distribution and use with the Minimum Distance
Separation (MDS) Formulae as a public service to assist farmers, consultants, and the general public. This version of the software distributed by OMAFRA will be
considered to be the official version for purposes of calculating MDS. OMAFRA is not responsible for errors due to inaccurate or incorrect data or information; mistakes
in calculation; errors arising out of modification of the software, or errors arising out of incorrect inputting of data. All data and calculations should be verified before
acting on them.
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SURPLUS FARMHOUSE SEVERANCE: DOUG WOODS

APPENDIX C: SVCA LETTER (NOVEMBER 4, 2016)

C|Page

RON DAVIDSON, LAND USE PLANNING CONSULTANT INC.

./

1078 Bruce Road 12, P.O. Box 150, Formosa ON Canada NOG 1WO
Tel 519-367-3040, Fax 519-367-3041, publicinfo@svca.on.ca, www.svca.on.ca

SENTELECTRONICALLY
ONLY: (woodsdougg@hotmail.com)
November 4, 2016
Doug Woods
471193 Southgate Sideroad 6
Mount Forest, Ontario
NOG 2LO

Dear Mr. Woods,
RE:

Pre-Submission Consultation for Proposed Application for Consent/Lot Line Adjustment and Proposed
Development
471193 Southgate Sideroad 6, and 043836 Southgate Road 04
Roll Nos.: 420706000509600, and 420706000509700
Lot 7, Concession 5, and Part Lot 8, Concession 5
Geographic Township of Egremont
Township of Southgate

As part of the pre-submission consultation process, you have asked Saugeen Valley Conservation Authority
(SVCA) staff to review a plan in anticipation of a proposed application for consent/lot line adjustment and
proposed development for the above noted properties. You forwarded a preliminary lot plan to the SVCAon
September 25, 2016 (with amended date of October 28,2016) and a preliminary site plan to the SVCAon October
28, 2016, showing a proposed lot line adjustment and future development of a proposed new dwelling and
proposed shop/storage building on Part Lot 8, Concession 5. You also propose to demolish the existing dwelling
on Part Lot 8, Concession 5. A copy of the plans referenced above have been included with this correspondence
for ease of reference.
You are proposing to sever the northwest portion of Part Lot 8, Concession 5 (part B on plan, parcel to be
severed) to be merged with Lot 7, Concession 5 (part A on pian). The proposed eastern boundary of part B is
approximately 169 metres east of the existing boundary between Lots 7 and 8, Concession 5. The proposed
southern boundary of part B is the South Saugeen River. Part C on the plan would be the proposed retained
portion of Part Lot 8, Concession 5. You are not proposing any additional parcels to be created. SVCA staff
conducted a site inspection of the properties on October 28, 2016. The proposed lot line adjustment and the
location of proposed development is acceptable to SVCAstaff and the following comments are offered.
Natural Hazards
Portions of both Lot 7, Concession 5, and Part Lot 8, Concession 5 have been designated as Hazard Lands in the
Grey County Official Plan (OP) and the Township of Southgate OP. Portions of both Lot 7, Concession 5, and Part
Lot 8, Concession 5 are also zoned Environmental Protection (EP) in the Township of Southgate Zoning By-law

Watershed Member Municipalities
Municipality

Conservation

ONTARIO

of Arran-Elderslie,

Municipality

of Brockton,

Township

of Chatsworth,

Municipality

of Grey Highlands,

Town of Hanover, Township of Howick, Municipality
of Morris-Turnberry,
Municipality
of South Bruce,
Township of Huron-Klnloss, Municipality
of Kincardine, Town of Minto, Township of Wellington North,
Town of Saugeen Shores, Township

of Southgate,

Municipality

of West Grey

Doug Woods
November 4, 2016
Page 3 of4
Environmental Impact Study (EIS)
While significant natural heritage features exist on the properties, SVCAstaff are ofthe opinion that the location
for a proposed new dwelling and proposed shop/storage building on the parcel proposed to be retained, Part
Lot 8, Concession 5, is of a sufficient distance away from the features and areas mentioned above and their
respective adjacent lands, thereby negating the need for the completion of an Environmental Impact Study.
Significant Habitat of Endangered or Threatened Species
It has come to the attention of SVCAstaff that habitat of endangered or threatened species may be located on,
or within lands adjacent to the properties. Section 2.1.7 of the Provincial Policy Statement (PPS2014) indicates
that development and site alteration shall not be permitted in habitat of endangered species or threatened
species, except in accordance with provincial and federal requirements. It is the responsibility of the
owner/applicant to ensure the endangered and threatened species policy referred to in the PPS has been
appropriately addressed. Please contact the Ministry of Natural Resources and Forestry (MNRF) for information
on how to address this policy.
SVCA Regulation

Please be advised that portions of both Lot 7, Concession 5, and Part Lot 8, Concession 5 are subject to the
SVCA's Development, Interference with Wetlands and Alteration to Shorelines and Watercourses Regulation
(Ontario Regulation 169/06, as amended). This Regulation is in accordance with Section 28 of the Conservation
Authorities Act, R.S.O,Chap. C. 27. This Regulation requires that a person obtain the written permission ofthe
SVCAprior to any "development" in a Regulated Area or alteration to a wetland or watercourse. To determine
where the SVCA'sareas of interest are located associated with our Regulation on the subject properties, please
refer to the SVCA's online mapping program, available via the SVCA's website at http://eprweb.svca.on.ca.
Should you require assistance, please contact our office directly. Additionally, as per your request, please find
enclosed an SVCAmap highlighting the properties in question and the SVCA'sarea of interest for the properties.
"Development" and Alteration
Subsection 28(25) of the Conservation Authorities Act defines "development" as:
a)

b)

c)

d)

the construction reconstruction, erection or placing of a building or structure of any kind,
any change to a building or structure that would have the effect of altering the use or potential use of
the building or structure, increasing the size of the building or structure increasing the number of dwelling
units in the building or structure,
site grading, or
the temporary or permanent placing, dumping or removal of any material, originating on the site or
elsewhere

According to Section 5 of Ontario Regulation 169/06, as amended, alteration generally includes the
straightening, diverting or interfering in any way the existing channel of a river, creek, stream or watercourse,
or the changing or interfering in any way with a wetland.

