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1.0 Introduction 
MHBC Planning has been retained by MBB Fab Inc, to provide planning advice for the property 
located at 075527 Sideroad 24/25, Grand Valley (the subject property). The Planning advice is related 
to a Zoning By-law Amendment that would permit an on-farm diversified use (or home industry) on 
the subject property. The purpose of this report is to provide a planning analysis and summary of 
the relevant policy framework and planning considerations associated with the requested on-farm 
diversified use.   

The subject property located at 075527 Sideroad 24/25 is legally described as Part Lot 25, 
Concession 13 E Luther/Grand Valley. The subject property is outside of the Grand Valley Settlement 
Area, situated on the north-east corner of Sideroad 24/25 and Highway 89. The subject property is 
located north of Concession Road 12, west of Sideroad 27/28, south of Highway 89, and on the east 
side of Sideroad 24/25.  

The subject property is approximately 21.5 hectares (53 acres) in area with approximately 652 metres 
of frontage on Sideroad 24/25 and 300 metres of frontage on Highway 89. The property is currently 
vacant and consists of woodlands and uncultivated agricultural lands. The owner intends to 
construct a single detached dwelling, livestock barn, and accessory structure on the property. The 
accessory structure will be for a home industry use, specifically as a steel fabrication shop. The Grand 
Valley Zoning By-law permits home industry use with a maximum area of 140m². The purpose of 
the Zoning By-law amendment is to increase the maximum area for the home industry use from 
140m² to 712.5m².  

The subject property is designated as ‘Countryside Area’ and ‘Agricultural Area’ in the Dufferin 
County Official Plan, ‘Agriculture’ and ‘Environmental Conservation Overlay’ in the Grand Valley 
Official Plan, and zoned ‘Agriculture’ and ‘Environmental Protection’ in the Grand Valley Zoning By-
law.  
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2.0 Property Overview & 
Proposed Use 

The subject property is considered to be in the Town of Grand Valley, however, is outside of the 
settlement area boundary, approximately 20 km northwest from the Town centre. The property is 
located on the north-east corner of Highway 89 and Sideroad 24/25. The subject property is vacant 
of any structures. The surrounding area is comprised of rural, agricultural, and environmental 
features. Refer to Figure 1. 

The Surrounding area is described in detail below.  

WEST: The west frontage of Sideroad 24/25 consists of environmental features, as well as 
agricultural lands with residential and accessory structures.  

 
NORTH:  North of Highway 89 is Grey County. Existing land uses include Maple Grove Village 

Park, consisting of seasonal camping, as well as several agricultural uses and home 
industry uses. Further north along Highway 8 is Saugeen Conservation Lands. The 
area generally contains a range of agricultural and environmental lands (woodlands 
and wetlands). 

 
EAST: Abutting the subject property is the Grand River, which is surrounded by 

environmental features. Past the Grand River are predominantly agricultural parcels, 
with various residential and accessory structures.  

 
SOUTH: A mix of agricultural and rural residential lands are located south of the property. 

Further south along Sideroad 24/25 is Luther Marsh Wildlife Management Area, as 
well as the Grand River. The settlement area of Grand Valley is located 
approximately 20 km southeast of the subject property.  

The surrounding area is generally comprised of agricultural, environmental, and rural residential land 
uses. There are existing businesses, recreational and small-scale industrial operations located within 
the vicinity of the property, which suggest that home industry or on-farm diversified uses are 
common throughout the area.  
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3.0 Proposed Development 
The subject property is currently vacant. The owners are proposing to construct a single detached 
dwelling, livestock barn, shed, and accessory structure with a power room and office that will be for 
a home industry use. The owners will be residing in the residential dwelling and operating a home 
industry use from the property, consisting of a steel fabrication workshop.  

The subject property does not currently have driveway access. As part of the proposed 
development, one driveway access will be constructed from Sideroad 24/25, which will provide 
access to the single detached dwelling and home industry. The proposed development includes 
the following components: 

- single detached dwelling that will be two storeys in height with an area of 225.8 m² (2,430 
ft²) 

- accessory structure that will be two storeys in height. The area of the home industry use will 
include the accessory structure (welding shop), power room and office. The accessory 
structure will have an area of 511 m² (5,500 ft²), however the total area for the home industry 
will be 712.5m² (7669.2ft²) 

- livestock barn with manure storage that will be one storey and 285.4m² (3,072ft²). The barn 
will have capacity for up to five horses and manure storage will be covered and located to 
the rear of the barn 

- Shed and Storage Room. The Shed will be for storing buggies. The total area for both will 
be 312.5m² (3,363.7ft²) 

The Concept Plan is included as Appendix A.  

The total area of the property to be occupied is 1,401 m², representing approximately 0.7 percent of 
the property area. The proposed home industry will accommodate up to three employees, one 
residing on the property and two commuting off-site.  

The regulations of the Zoning By-law provide that an accessory structure for home industry use can 
be a maximum of 140 m² in area. The proposed accessory structure and power room will have an 
area of 712.5 m², which exceeds the maximum area requirement. In order to facilitate the home 
industry use, an amendment to the Zoning By-law is required to permit the increased area of the 
accessory structure.  
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4.0 Assessment of Agricultural 
Impacts 

The subject property is located outside the settlement boundary of Grand Valley and is surrounded 
predominantly by agricultural land uses and environmental features. The property and surrounding 
lands are considered to be a prime agricultural land and prime agricultural area. An assessment of 
agricultural impacts has been included as part of this Report to demonstrate that the proposed 
amendment will not result in adverse impacts to the agricultural uses of the property or surrounding 
area.  

4.1 Description of Soils 
The County Official Plan identifies the property as Agriculture and the Town Official Plan designates 
the subject property as Agriculture and Environmental Conservation Overlay. The surrounding lands 
are similarly designated. The Canada Land Inventory identifies the soil capability of the property as 
containing predominantly Class 0 (Organic), Class 2W, and a portion of Class 1 soils (Figure 2). The 
surrounding and adjacent lands are variable in terms of their soil class, and include Class 1, Class 2, 
and Class 6 soils. The adjacent lands are predominantly identified as ‘Class 2W’, meaning that this 
soil contains excess water, most likely a result of the proximity of the Grand River which is located 
adjacent to the subject property.  Excess water is recognized by Agriculture and Agri-Food Canada 
as a cropping limitation.  

The PPS provides two categories of agricultural lands: prime agricultural areas and prime agricultural 
lands. Prime agricultural lands are defined as specialty crop areas and areas where Canada Land 
Inventory (CLI) Class 1, 2 and 3 soils are found. Prime agricultural areas can contain prime agricultural 
lands, as well as CLI Class 4 through 7 soils, and additional areas where there is a concentration of 
farms which reflect ongoing agriculture.  

The subject property is considered to be prime agricultural land and is designated and zoned by 
the County and Town for agricultural use. 

4.2 Fragmentation of Agricultural Lands 
The subject property is currently not in agricultural production and is an existing lot of record. The 
proposed development will not further fragment or otherwise alter the parcel size, nor will it remove 
active agricultural lands. Accordingly, it will not further fragment the agricultural landscape.  

The land uses within the surrounding area are interspersed with existing rural residential lots, 
agricultural operations and natural heritage features.  As a result, the proposed use of the property 
will have a negligible impact on agricultural land fragmentation in the area.   

4.3 Agricultural Investment 
Agricultural investment is directly associated with increased investment in agricultural lands and 
facilities. This refers to the money and resources being invested in agricultural operations for 
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improvements in such things as drainage, irrigation, and improvements to facilities (barns, silos, 
sheds, and storage).  

Typically, lands and facilities that experience increased investments are often considered as having 
a greater tendency of preservation of agricultural operations in comparison to lands and facilities 
that appear to be left in decline and in a state of deterioration. The investment in agriculture is often 
identifiable through observations of the condition and type of facilities, field observations and a 
review of other background material. 

Agricultural investment can be identified through a combination of aerial photography, on-site 
analysis, and a review of Ontario Base Mapping and Ag Portal through OMAFRA. The subject 
property does not contain any existing buildings or structures used for agricultural purposes and 
does not contain any form of irrigation equipment or other specialized structures or equipment 
required to grow crops. There was also no visual evidence of extensive fencing or structures to 
support livestock. There is however, a constructed drain (No. 10 Drainage Works 1992) which was 
likely constructed to improve drainage from the Grand River wetland. This drain is visible through 
aerial imagery and runs diagonally north to south-east across a northern portion of the property. No 
development is proposed on or adjacent to the drain. 

Included in the proposed development is a barn for housing livestock for hobby purposes. The barn 
will be located between the accessory structure and the single detached dwelling.  The Official Plan 
recognizes that hobby farms are an agricultural use. The proposal will therefore contribute to the 
agricultural investment and production of the land and area.  

4.4 Minimum Distance Separation 
As it relates to compliance with OMAFRA’s MDS formulae, an analysis of surrounding livestock 
operations has been completed.  Within Rural and Prime Agricultural Areas, new farm and non-farm 
land uses are required to meet the MDS I and MDS II formula as provided in “The Minimum Distance 
Separation Implementation Document Formulae and Guidelines for Livestock Facility and 
Anaerobic Digester Odour Setbacks (Publication 853), 2016”. The proposed development is to 
comply with both MDS I and MDS II. 

The MDS II formulae applies to new and expanding livestock facilities. The owner is proposing to 
construct a new barn with covered manure storage located to the rear, with a total area of 285.4m². 
The barn will have capacity for up to five horses. A MDS II calculation sheet has been prepared 
(Appendix B) and is based on the proposed development. The MDS II calculation for the proposal 
requires type A land uses to be a minimum of 88m from the livestock barn, and type B land uses to 
be 176m from the barn. The nearest type A land use is more than 500m away, and the nearest type 
B land use is more than 600m away. The proposed development complies with the MDS II setback 
requirements. 

The owner is proposing to construct a single detached dwelling and therefore the dwelling is 
required to meet the MDS I setback for surrounding livestock facilities. There is an equestrian farm 
located north of the subject property. The MDS I calculation for the existing equestrian farm requires 
the proposed dwelling to be a minimum of 284m from the livestock barn. The dwelling is proposed 
to be located more than 600m from the existing barn. The proposed development complies with 
the MDS I setback requirement. 
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4.5 Impacts on Agricultural Traffic 
The subject property is located approximately 20 km from the settlement area of Grand Valley.  
Access to the subject property will be provided via a driveway connection to Sideroad 24/25. The 
surrounding road network is designated by the Grand Valley Official Plan as follows: 
 

- Highway 89 is designated as Provincial Highway 
- Sideroad 24/25 is designated as Primary 
- Concession Road 12/13 is designated as Primary 
- Concession Road 11 is designated as County 
- Highway 25 is designated as County 

 
Sideroad 24/25 is a narrow gravel road with limited shoulders. It is designated as a Primary Road in 
the Grand Valley Official Plan, which is considered a Town Road and is meant to provide local, 
intermediate carrying function and discourage non-local traffic (Figure 3). The Dufferin County 
Official Plan designates Sideroad 24/25 as Other Road, which is consistent with the local Official Plan 
designation. Generally, Sideroad 24/25 is not intended to have a large carrying capacity, which is 
directed to Provincial Highways and County Roads. 
 
The proposed development is not anticipated to generate significant traffic. At most, two 
employees of the home industry are anticipated to commute, with the third residing on the 
property. Any other traffic will be related to customers/clients of the home industry. Traffic 
generated by the proposed home industry is forecasted to occur between typical business hours 
(typical business hours are between 8am and 5pm).  
 
Agricultural related traffic is generally limited to the spring and fall seasons. Given that Sideroad 
24/25 is not conducive for large hauling, the proposed development will not preclude agricultural 
related traffic. As a result, traffic generated from the home industry is not anticipated to have a 
negative impact on agricultural traffic. Overall, traffic associated with the property will be minimal 
and can be accommodated by the existing road network. 
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5.0 Planning Analysis 
The following is a review of the land use policy framework related to the subject property, and how 
the proposal has met the relevant land use policy considerations. 

5.1 Provincial Policy Statement 
The Provincial Policy Statement, 2020 (PPS) was issued by the Province of Ontario in accordance 
with Section 3 of the Planning Act and came into effect on May 1st, 2020. The PPS establishes the 
policy foundation for regulating the development and use of land, as well as provides direction on 
matters of provincial interest related to land use planning and development. It delineates a vision 
for land use planning in Ontario that encourages both an efficient use of land, resources, and public 
investment in infrastructure and a diverse mix of land uses in order to provide choice and diversity 
to create complete communities. The PPS strongly supports development that will provide long 
term prosperity, environmental health and social wellbeing. All planning decisions made on or after 
the effective date must be consistent with the PPS.  

The subject property is identified by the County and Town as ‘Agricultural’ and ‘Environmental 
Conservation’. The PPS categorizes lands within Ontario into two broad categories: 

Settlement Areas: urban areas and rural settlement areas including cities, towns, villages and 
hamlets. 

Rural Areas in Municipalities: a system of lands including rural settlement areas, rural lands, prime 
agricultural areas, natural heritage and resource areas. 

The subject property is located in a Rural Area and consists of prime agricultural area and natural 
heritage. Section 1.1.4 of the PPS provides policy direction on Rural Areas in Municipalities. Healthy 
integrated rural areas should be supported by: 

a) building upon rural character, and leveraging rural amenities and assets;  

f)  promoting diversification of the economic base and employment opportunities;  

g) providing opportunities for sustainable and diversified tourism, including leveraging 
historical, cultural, and natural assets; 

h) conserving biodiversity and considering the ecological benefits provided by natures; and  

i) providing opportunities for economic activities in prime agricultural areas, in accordance 
with policy 2.3.  

The subject property is located in a rural part of the County and is surrounded by natural heritage 
and agricultural uses. The property is bordered by existing agricultural uses and natural heritage 
features. The proposed home industry use will utilize a small property area (approximately 0.3%) 
that currently is not in agriculture use. The proposal is also consistent with Section 1.1.4.1 of the PPS, 
as the proposed workshop provides an opportunity to diversify the primarily agricultural economic 
base of the Town and County, will protect the rural character, will conserve and protect the 
surrounding and adjacent natural heritage, and will not adversely impact existing agricultural 
operations.  
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Policies on Agriculture are provided in Section 2.3. Agricultural lands are comprised of prime 
agricultural areas, which are areas where prime agricultural lands predominate, including Canada 
Land Inventory Class 1, 2, 3 lands as well as Class 4 through 7 lands. Prime agricultural lands are 
specialty crop areas or CLI Class 1 through 3 lands. 

Section 2.3.3 of the PPS outlines the permitted uses in prime agricultural areas, which includes 
agricultural uses, agricultural related uses, and on-farm diversified uses.  

The PPS defines on-farm diversified uses as:  

“uses that are secondary to the principal agricultural use of the property, and are limited in 
area. On-farm diversified uses include, but are not limited to, home occupations, home 
industries, agri-tourism uses, and uses that produce value-added agricultural products. 
Ground-mounted solar facilities are permitted in prime agricultural areas, including 
specialty crop areas, only as on-farm diversified uses.” 

The Grand Valley Official Plan (2017) does not include the use of ‘on-farm diversified uses’, however 
does include home industries as a land use. The PPS definition of on-farm diversified uses includes 
home industries. The proposed development is considered an on-farm diversified use by the 
Province, and is a permitted use on the subject property. The proposed on-farm diversified use will 
be compatible with the surrounding landscape and will be supported by existing on-site 
infrastructure. It will provide employment opportunities which will support economic diversification 
and the proposed use will be compliant with the required MDS formula (refer to Appendix B for 
calculation sheets). 

The proposed on-farm diversified use of the property is spatially limited and will not result in the 
conversion or loss of any active agricultural use of the property and no impacts are anticipated to 
adjacent or surrounding uses, as demonstrated in section 4.0 of this Report. The provincial 
document, “Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas” provides further 
policy direction for on-farm diversified uses, which is reviewed in section 5.3 of this report.  

In summary, the proposed use of a portion of the property for fabrication workshop is consistent 
with the 2020 Provincial Policy Statement.  

5.2 Growth Plan for the Greater Golden Horseshoe 
The Growth Plan for the Greater Golden Horseshoe is the Government of Ontario’s initiative to plan 
for growth and development in a way that supports economic prosperity, protects the environment, 
and helps communities achieve a high quality of life. Any planning decisions made for lands in the 
Greater Golden Horseshoe area must conform to the policies of the Growth Plan. It is intended to 
provide a framework for implementing Ontario's vision for building stronger, prosperous 
communities by better managing growth. It establishes the long-term framework for where and 
how regions will grow, while recognizing the realities facing communities and acknowledging what 
governments can and cannot influence. 

The Growth Plan provides mapping of the agricultural system for the Greater Golden Horseshoe 
(GHH) (Figure 4). The subject property is identified on the Growth Plan mapping as prime 
agricultural land. The mapping is supplementary to the policies for the Agricultural System which 
are set out in section 4.2.6. Relevant policies include: 
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• Prime agricultural areas, including specialty crop areas, will be designated in accordance 
with mapping identified by the Province and these areas will be protected for long-term 
use for agriculture. 

• Where agricultural uses and non-agricultural uses interface outside of settlement areas, land 
use compatibility will be achieved by avoiding or where avoidance is not possible, 
minimizing and mitigating adverse impacts on the Agricultural System. Where mitigation is 
required, measures should be incorporated as part of the non-agricultural uses, as 
appropriate, within the area being developed. Where appropriate, this should be based on 
an agricultural impact assessment. 

• The geographic continuity of the agricultural land base and the functional and economic 
connections to the agri-food network will be maintained and enhanced. 

• The retention of existing lots of record for agricultural uses is encouraged, and the use of 
these lots for non-agricultural uses is discouraged. 

Similar to the PPS, Sections 4.2.6.6 and 4.2.6.7 of the Growth Plan encourage municipalities to 
implement approaches to sustain and enhance the agricultural system and the long-term economic 
prosperity and viability of the agri-food network.  

The subject property has been designated by the County and Town Official Plans as Agriculture and 
zoned Agriculture by the zoning by-law. The subject property forms part of the broader agricultural 
system of the province, with permitted land uses being agriculture, agriculture-related uses, and on-
farm diversified uses. The proposed use of the lands will include agriculture by introducing livestock 
use to the property, as well as on-farm diversified uses via the fabrication workshop. The proposed 
development will be compatible with surrounding land uses, and will comply with the provincial 
policies relating to land uses for agricultural lands. Further, the proposal will comply with the MDS I 
and II formulae, will not remove active agricultural land uses, will introduce agricultural (livestock) 
use to the property, and provide employment opportunities that support objectives of the Growth 
Plan through the on-farm diversified use. The proposal therefore conforms to the agricultural system 
policies of the Growth Plan.   

5.3 Guidelines on Permitted Uses in Ontario’s Prime 
Agricultural Areas 

The Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas (Publication 851) were 
released in 2016 to assist municipalities, decision-makers, farmers and others interpret the policies 
in the PPS on the uses that are permitted in prime agricultural areas. The document provides 
guidance on agricultural, agricultural-related, and on-farm diversified uses.  

In order for an on-farm diversified use to be permitted in prime agricultural areas, the following 
criteria must be met: 

1. On-farm diversified uses must be located on a farm property that is actively in agricultural 
use. 

2. On-farm diversified uses must be secondary to the principal agricultural use of the property. 
The agricultural uses must remain the dominant use of the property.  
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3. The on-farm diversified use should be limited in area. The Guidelines recommend that 
‘limited in area’ is relative to the size of the farm property. The Guidelines recommend the 
standard acceptable area occupied by an on-farm diversified use is up to 2% of a farm parcel 
and up to a maximum of 1 hectare. 

4. Includes, but is not limited to home occupations, home industries, agri-tourism uses and 
uses that produce value-added agricultural products. 

5. Shall be compatible with, and shall not hinder, surrounding agricultural operations.  

The subject property is identified in the County and Town Official Plans as Agricultural with an 
Environmental overlay.  The proposed dwelling and livestock barn are considered an agricultural 
use, which is permitted in the Agricultural designation.  It is anticipated that the proposed house 
and livestock barn will be constructed first before the workshop is constructed in order for the 
workshop to be considered an on farm diversified use.  The intent of the proposed ancillary 
workshop is to provide supplementary income to the farm operation and remain secondary to the 
agricultural uses of the property.    

The workshop is proposed to have an area of approximately 712.5m². The total area of the use 
represents approximately 0.3 percent of the total property area. No conversion of current 
agricultural use on the property is proposed.  The location of the workshop is planned within the 
proposed farm cluster of the house and barn and no additional accesses are required for the use.  
The use of 0.3 percent of the property for the workshop meets the provincial guidelines for on-farm 
diversified uses in terms of spatial scale of the use. 

Publication 851 also provides examples of permitted on-farm diversified uses, which include home 
industries such as welding, woodworking, and fabrication. The proposed on-farm diversified use is 
a fabrication workshop, which is contemplated in the Guidelines as a permitted on farm diversified 
use.  The proposed use will be compatible and well separated from surrounding agricultural and 
livestock uses.  All fabrication and storage of materials will be remain indoors and traffic to/from the 
workshop will be limited to deliveries of raw materials and finished products. As a result, it is not 
anticipated that the proposed workshop will adversely impact surrounding agricultural uses or 
operations. 

In conclusion, the proposed use of a portion of the property for a fabrication workshop with an area 
of 712.5m² meets the above criteria for an on-farm diversified use as outlined in the Provincial 
Guidelines.  

5.4 Dufferin County Official Plan, 2017 
The Dufferin County Official Plan was approved by the Ministry of Municipal Affairs and Housing 
(MMAH) on March 27th, 2016. The County Official Plan provides over-arching policy direction on 
matters of County significance, and provides upper-tier land use planning guidance for the County’s 
local municipalities.  

On Schedule B – Community Structure and Land Use, the subject property is designated as 
Countryside Area’ (Figure 5). The Countryside designation includes two land use types: Agricultural 
Areas and Rural Lands. On Schedule C – Agricultural Area and Rural Lands, the subject property is 
designated as Agricultural Area (Figure 6).  
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Countryside Area policies are set out in Section 4.0 of the County Official Plan. The Countryside Area 
is comprised of lands that are outside of the settlement areas and consist of the rural landscape and 
character of the County, including prime agricultural area, rural lands, recreational and rural 
residential uses, natural heritage features and natural resources.  

Objectives for Countryside Areas are provided in section 4.1 and include: 

- protecting agricultural areas and recognizing the importance of agriculture in the county 
and ensuring continued viability by promoting a range of agricultural uses and 
complimentary uses 

- promote diversification of the economic base and employment opportunities through 
goods and services 

- conserve the biodiversity of the natural heritage feature’s and ecological benefits provided 
by the natural environment 

- Provide opportunities for a diversified range of economic activities in the Countryside Area 

Section 4.2 of the County Official Plan outlines policies for Agricultural Areas, which are primarily 
prime agricultural lands. Lands designated as Agricultural Areas are to preserve and strengthen the 
viability of the agricultural communities and will accommodate a range of agricultural uses, 
agriculture-related uses, and on-farm diversified uses. 

Permitted uses for the Agricultural Area include: 

- growing of crops, 

- raising livestock and other animals 

- aquaculture 

- apiaries 

- agroforestry 

- maple syrup 

- associated on-farm buildings and structures including livestock, manure storage, value 
retaining facilities 

- single detached dwelling 

- agriculture related uses including farm-related commercial and industrial uses  

- On-farm diversified uses 

- home occupations 

- home industries 

The Official Plan provides that on-farm diversified uses include home occupations, home industries 
and uses which add value to farm produce such as processing, preserving, storing and packaging 
of farm products. On-farm uses are to be secondary to the principal agricultural use of the property 
and are to be limited in area. Proposed on-farm uses will be compatible with and will not hinder 
surrounding agricultural operations. 

The proposed development of the property is consistent with the County land use designation of 
the subject property. The proposal includes the construction of a single detached dwelling, livestock 
facility, and accessory structure to accommodate the home industry use. The Official Plan and PPS 
definition of on-farm diversified use include a home industry use. The proposed fabrication 
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workshop will be secondary to the primary agricultural use of the property (livestock) and will be 
small in area, representing approximately 0.3% of the total property area. 

Land use policies for Agricultural Lands are provided in section 4.2.3 of the Official Plan. Relevant 
policies include: 

b) In order to avoid land use conflicts within the Agricultural Area designation, new land 
uses, including lot creation, and new or expanding livestock facilities will comply with 
the Minimum Distance Separation Formulae, to ensure appropriate standards for 
separating incompatible uses from existing, new or expanding livestock facilities.  The 
Minimum Distance Separation Formulae will be implemented through the applicable 
local municipal planning documents. 

d) Proposed development in Agricultural Areas will be serviced with adequate sewage 
and water services. Development proposals for non-agricultural uses will demonstrate 
the suitability of the site for the proposed method of sewage and water services and 
stormwater management to the satisfaction of the local municipality, and any other 
required approval agencies. 

The proposed development complies with the MDS requirements. The proposed barn will have 
capacity for up to five horses, and will require a MDS II setback distance of 88m to type A land uses 
and 176m to type B land uses. The closest type A land use is over 500m away, and the closest type 
B land use is over 600m away. The proposed development of the subject property also includes a 
single detached dwelling, which will require compliance with MDS I for existing livestock facilities. 
There is an equestrian farm north of the subject property. Based on a preliminary evaluation of the 
existing livestock operation, the MDS I setback for the new dwelling is 284m. The existing equestrian 
farm is over 600m away. The proposal complies with both MDS I and MDS II setbacks (refer to Figure 
7). As it relates to servicing, the proposed development will be serviced by new private services. 

In summary, the proposed on-farm diversified use for the subject property meets the policy 
requirements of the County Official Plan. The proposed workshop is permitted on the subject 
property, it complies with the MDS setback requirements, will be adequately serviced through 
private infrastructure, and will be minimal in area.  

5.5 Town of Grand Valley Official Plan, 2017 
The Town of Grand Valley Official Plan was adopted in 2006, approved by the Minister of Municipal 
Affairs and Housing in 2009 and was most recently consolidated in 2017. The Official Plan is deemed 
to conform to the County Official Plan, and is a tool to manage growth, promote economic 
development and protect the environment. Section 3.0 of the Official Plan outlines the mission, 
principles and objectives for the Town. The planning principles are to protect the agricultural 
community and resources, focus development primarily within the settlement area, and to maintain 
the natural state of environmental features.  

In preparing the Official Plan, primary factors were considered. These considerations include 
anticipated population and employment growth, protecting the environmental features and their 
ecological functions for long-term value, protecting agriculture and allowing agricultural operations 
to adapt, and encouraging employment opportunities including opportunities for home 
occupations and home industries. 
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The subject property is designated Agriculture with an Environmental Conservation Overlay on 
Schedule A-1 Land Use (Figure 8), and Wooded Areas on Schedule B1 – Natural Heritage (Figure 
9).  

5.5.1 General Development Criteria 

Section 4.0 of the Official Plan provides General Development Criteria. All planning applications are 
subject to the General Development Criteria that have been established. Development Criteria for 
the Wise Use and Management of Resources is set out in section 4.2 and contains Section 4.2.1 
Natural Heritage Features, providing that natural features are to be protected for the long term. The 
long-term ecological function of natural heritage should be maintained, restored or improved. 
Unless it has been demonstrated that no negative impacts will occur on natural heritage, no 
development or site alteration is permitted in: 

- Significant woodlands; 
- Valley lands; 
- Significant wildlife habitat; 
- Areas of natural or scientific interest; 
- Fish habitat; 
- Adjacent lands to the natural heritage features and areas. Adjacent areas are defined as 

120m from all natural heritage features. 

No development is permitted in areas where endangered species are located or where there are 
locally significant and unevaluated wetlands. 

The subject property is identified as Wooded Areas on Schedule B1 – Natural Heritage. Development 
Criteria for Wooded Areas is set out in section 4.2.1.5 of the Official Plan. Development or site 
alteration is not permitted within 120m of significant woodlands unless demonstrated that there 
will be no impacts. 

The proposed development is located outside of the designated Wooded Area and is proposed on 
agricultural lands. The location of the home industry, livestock barn, and shed will be located more 
than 123m away from the wooded area identified on the Schedule B-1, however, the location of the 
dwelling will be located within the 120m setback and adjacent to the Wooded Area. The proposed 
residential use will be small in area and will remain outside of the wooded area lands. No adverse 
impacts from the proposed residential use are anticipated to impact the wooded area. All other 
proposed structures and uses are well beyond the 120m requirement. Additionally, the applicant 
has obtained permit approval from the GRCA to construct within the 120m setback. The proposal 
will maintain the intent of the Official Plan policies for Wooded Areas by protecting environmental 
features.  

Development Criteria for Agriculture is provided in section 2.3 and pertain to MDS formulae.  All 
development is to comply with MDS I or II. MDS I is used to calculate the minimum distance 
separation for new development and existing facilities, whereas MDS II is used to calculate the 
minimum distance separation for new or expanding livestock facilities. 

The MDS formulae has been calculated for the proposed livestock facility and dwelling and the 
development compiles with the MDS I and II requirements. The location of the proposed 
development is will beyond the minimum setback requirements. The proposed barn will require a 
MDS II setback distance of 88m to type A land uses and 176m to type B land uses. The closest type 
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A land use is over 500m away, and the closest type B land use is over 600m away. The MDS I setback 
for the new dwelling is 284m. The nearest livestock farm is over 600m away.  

In summary, the proposed on-farm diversified use for the subject property meets the policy 
requirements of the County Official Plan. The proposed workshop is permitted on the subject 
property, it complies with the MDS setback requirements, will be adequately serviced through 
private infrastructure, and will be minimal in area.  

The proposed development will meet the development criteria established by the Official Plan for 
Natural Heritage and Agricultural lands. 

5.5.2 Land Use Policy 
Section 5.1 of the Official Plan outlines the policies for the Agricultural Designation, which are prime 
agricultural lands, containing CLI 1 through 7 soils. Objectives for the agricultural designation are: 

- To encourage a diversity of agricultural activities and protect the long-term ability of 
farming operations  

- Maintain the open rural landscape and agricultural heritage of lands and buildings 

- Preserve the agricultural land base as a contiguous track of land with limited fragmentation 

- Discourage the development on non-agricultural land uses and minimize land use conflict 
in the agricultural area 

- Encourage a best management approach to farming and farm planning to avoid farming 
practices that may be harmful to the environment or health of residents. 

Permitted uses in the Agricultural designation include agricultural uses (which includes livestock), 
single detached dwelling, home occupations and small scale home industries accessory to 
agriculture.  

The owners are proposing to construct a livestock facility that will have capacity for up to five horses. 
The proposed livestock facility will utilize the property for agricultural use. The proposal will not 
fragment the rural landscape and will not result in land use conflicts. The proposed use of the 
property as agricultural with a single detached dwelling, as well as home industry secondary to the 
primarily agricultural use of the property is permitted by the Official Plan. 

Section 5.12 of the Official Plan provides policies on the Environmental Conservation Overlay 
designation, which pertains to natural features and areas to be protected. The Environmental 
Conservation Overlay includes: 

- Locally significant wetlands and unevaluated wetlands 

- Significant woodlands 

- Significant valley lands 

- Significant wildlife habitat 

- Significant areas of natural and scientific interest 

- Fish habitat 

The subject property is identified as Woodlands as delineated on Schedule B-1. 
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The objectives for Environmental Conservation is to prohibit development on lands which are 
hazardous and where it would result in negative impacts to the functions, to maintain water quality 
ad quantity, to protect and enhance the environmental features, provide for a sustainable 
ecosystem, and to protect the habitat of endangered species. Permitted Uses include: 

- Legally existing uses 

- Single detached dwellings 

- Passive recreation and eco-tourism 

- Forest, wildlife and fisheries management and archaeological activities 

- Essential transportation and utility facilities 

- Existing public and private parks 

- Existing agricultural uses 

- Uses permitted in the underlying designation 

In addition to the Development Criteria established in Section 4.0, the following relevant policies 
apply: 

- The Town will seek technical advice of the appropriate review agencies, including the 
appropriate Conservation Authorities when dealing with development proposals in or 
adjacent to this designation, and such review shall be at the cost of the applicant;  

- All development adjacent to the Environmental Conservation Overlay areas shall be subject 
to Site Plan Control.  Site Plan Control may not be required for a single detached dwelling 
on an existing lot of record. 

The proposed use of the property is in accordance with the underlying Agricultural Areas policies, 
and the development is permitted. The proposed development will occur within lands identified in 
the Environmental Overlay, however, will not occur within the Woodlands Area. Further, the owner 
of the property has been in contact with the Grand River Conservation Authority, and has obtained 
a permit to construct within the regulated area.  

In summary, the proposed development will: 

- Introduce an agricultural use to the property (livestock); 

- Not remove any lands that are in agricultural use; 

- Be minimal in size, approximately 0.7% of the total land area (0.3% for the home industry 
use); 

- Comply with Minimum Distance Separation requirements 

- Preserve and maintain the natural heritage features of the property; and 

- Support employment opportunities and generally broaden the economic base of the Town 
through the home industry use. 

We are of the opinion that the Zoning By-law Amendment to have an increased area for a home 
industry use generally represents good planning for the property.  
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5.6 Town of Grand Valley Zoning By-law 
The Town of Grand Valley Zoning-By-law BL 09-10 was consolidated in 2018. The purpose of the 
Zoning By-law is to implement the policies of the Official Plan and guide land-use planning that is 
tailored to the needs of Grand Valley. The By-law currently zones the subject property as 
‘Environmental Protection Overlay’ and ‘Agricultural’ (Figure 10).  

The Environmental Protection (EP) Zone regulations are provided in Section 4.15 of the Zoning By-
law. Permitted uses include: 

- Bank stabilization 

- Conservation 

- Flood or erosion control structure 

- Forest management 

- park 

No buildings or structures (including accessory) are permitted, except for structures related to the 
permitted uses.  

There is no proposed development within the EP zone. Development will be limited to the 
Agricultural zoned lands, and will include a single detached dwelling, livestock barn, home industry, 
and storage shed. 

Agricultural zone regulations are provided in Section 4. Permitted uses include a single detached 
dwelling, home industry, and hobby farm (among others).  

The By-law defines home industry as any occupation conducted within a building accessory to a 
single detached dwelling house that may include a trade or industrial activity, such as processing, 
assembly, manufacturing, warehousing or workshop and shall not include outdoor storage. Home 
industry provisions are located in Section 3.6 and provide that: 

- In addition to the persons living on the property, no more than two employees shall be 
engaged in the home industry 

- Home industry may be located in part of a dwelling or in any accessory structure located 
on a lot where a dwelling exists, provided that the total gross floor area utilized by the home 
industry does not exceed more than 140m² 

- There be no display other than a non-illuminated sign 

- There be no outside storage of goods or materials 

- A minimum of two parking spaces be provided and located in the side or rear yard only 

- A minimum lot area of 0.8 ha is required  

The proposed home industry use will be in accordance with the permissions set out in section 3.6 
of the By-law, and will be constructed after the livestock barn and dwelling are built. The proposed 
home industry use will be for trades as a fabrication workshop. A maximum of three employees will 
be employed, including one persons who resides on the property and two who commute. The 
home industry will have a dedicated accessory structure that will be located on the property, and 
will exceed the minimum size requirements. The home industry use will have a GFA of 712.5m² 
which will include the workshop area, power room and office.  
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Also proposed on the property is a livestock barn that will house up to five horses. A hobby farm is 
defined in the By-law as an agricultural livestock operation or crop operation that maintains a 
maximum number of nutrient units less than the lot area of the subject lands. The lot area of the 
property is 39.48 ha and the proposed livestock barn will have a total of 7.1 NU.  

The General Regulations for permitted uses for the Agricultural Zone are provided in table 1.0 below: 

Table 1.0 

Regulation Required Proposed 

Min lot area 16ha 39.48 

Min lot frontage 150m 615m 

Min front yard 30m 25m 

Min interior side yard 30m 110m 

Min exterior side yard 30m 459m 

Min rear yard 30m 240m 

Max lot coverage 10% 0.7% 

Max height 12m 9.7m 

In summary, the proposed development is permitted within the Agricultural Zone. The proposed 
livestock barn will be the main agricultural use of the property, with the workshop as an ancillary 
use. In order to ensure that the home industry use is secondary to the agricultural use of the 
property, the livestock barn and dwelling should be constructed prior to issuance of the building 
permit for the home industry structure. 

In order to facilitate the proposed development, the following regulations are requested: 

- Whereas the Home Industry provisions of the Zoning By-law require not more than 120m² 
be used for the home industry, the proposal requires an area of 712.5m²;  

- Whereas the Agricultural Zone requires a minimum front yard setback of 30m, the proposal 
includes a setback of 25m; and 

- The livestock barn and dwelling be constructed prior to issuance of the building permit for 
the home industry use.  

These permissions are considered to be appropriate for the proposed use of the property and are 
supported by both the policies of the County and Town Official Plans. The proposed increase in 
accessory building size will help to accommodate up to three employees and provide adequate 
space to operate the shop. The accessory building will not remove lands from agricultural use and 
will support economic diversification, as well as provide increased employment opportunities. 
Allowing for up to two off-site employees will enable employment opportunities that would not 
otherwise exist and support economic development. The proposed reduction to the front yard 
setback is a result of the environmental features. In order to avoid development and provide for 
sufficient buffer space to the identified natural heritage features (including the woodlands), the 
proposed dwelling will be located 5m closer to the road. The proposed 25m setback maintains the 
intent of a front yard setback and is considered appropriate for the property and surrounding area. 
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Given the foregoing, we are of the opinion that the proposed Zoning By-law amendment to permit 
an increased GFA for a home industry use represents good planning and the reduced front yard 
setback is appropriate.  
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6.0 Conclusion 
The requested Zoning By-law amendment for the subject property represent good planning for the 
following reasons: 

1. The proposal is consistent with the Provincial Policy Statement and Growth Plan. The 
proposed workshop provides an opportunity to diversify the primarily agricultural 
economic base of the Town it will protect the rural character of the area and will not 
remove agricultural lands from active use; 

2. The proposal meets the policies of the County Official Plan for on-farm diversified uses, 
and will ensure that no agricultural lands will be impacted as a result of the workshop; 

3. The proposal implements the Town Official Plan. The proposal will implement the 
planning theme and objective of preserving agricultural lands and supporting 
economic diversification by providing a home industry use that will support 
employment opportunities while remaining compatible with the agricultural/rural 
community. The proposal also meets the home industry permissions and hobby farm 
definition and will not remove any lands that are in agricultural use; be minimal in size, 
and comply with Minimum Distance Separation requirements; 

4. The proposal is in general conformity with the Zoning By-law. The proposed use is 
permitted on the subject property and will not introduce a land use that does not 
already exist in the Town or County; and 

5. The proposed amendment will ensure that the principal agricultural use of the property 
is maintained for its long-term use and the use is compatible with surrounding land 
uses. 

 
Respectfully submitted, 
MHBC  

 
 
 
 
 

Pierre J. Chauvin, BSc(Agr),MA, MCIP, RPP 
Partner 
 

 
 
 
 
 
Gillian Smith, MSc 
Planner 
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AgriSuite

MDS I

General information

Application date  
Jul 5, 2022

Municipal �le number  Proposed application  
Other Type A land use

Applicant contact information  
Joseph Bowman
075527 Sideroad 24/25
Grand Valley, ON

Location of subject lands  
County of Grey
Township of Southgate
PROTON
Concession 1 , Lot 38
Roll number: 420709000701000

 

Calculations

Existing Farm

Farm contact information   

ON

Location of existing livestock facility or anaerobic
digestor  
County of Grey
Township of Southgate
PROTON
Concession 1 , Lot 38
Roll number: 420709000701000

Total lot size  
90.38 ac

Livestock/manure summary

Solid Horses, Large-framed, mature; > 680 kg (including
unweaned offspring)

100 142.9 NU 32500 ft²

 Con�rm Livestock/Manure Information (Existing Farm)
The livestock/manure information has not been con�rmed with the property owner and/or farm operator.

Setback summary

Existing manure storage V2. Solid, outside, covered

Design capacity 142.9 NU

Potential design capacity 428.6 NU

Factor A (odour potential) 0.7 Factor B (design capacity) 525.47
Factor D (manure type) 0.7 Factor E (encroaching land use) 1.1

Building base distance 'F' (A x B x D x E) 
(minimum distance from livestock barn)

284 m (932 ft)

Actual distance from livestock barn NA

Storage base distance 'S' 
(minimum distance from manure storage)

284 m (932 ft)

Actual distance from manure storage NA

Preparer signoff & disclaimer

Manure
Form Type of livestock/manure Existing maximum

number
Existing maximum
number (NU)

Estimated livestock
barn area



© Queen’s Printer for Ontario, 2012‑22

Preparer contact information 
Gillian Smith
560 BINGEMANS CNTR DR
Kitchener, ON
l6j 1t4
289-259-3787
gsmith@mhbcplan.com

Signature of preparer

Gillian Smith Date (mmm-dd-yyyy)

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 o�cial 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 modi�cation of the software, or errors arising out of incorrect inputting of data. All data
and calculations should be veri�ed before acting on them.



AgriSuite

MDS II

General information

Application date  
Jun 23, 2022

Municipal �le number  

Applicant contact information  
Gillian Smith
560 BINGEMANS CNTR DR
Kitchener, ON
N2B 3X9
289-259-3787

Location of subject livestock facilities  
County of Dufferin
Town of Grand Valley
LUTHER
Concession 14 , Lot 25
Roll number: 2204075527 Sideroad

 

Calculations

MDS II

Livestock/manure summary

Solid Horses, Large-framed, mature; > 680 kg (including unweaned
offspring)

(0 NU) 5 (7.1 NU) 1625 ft²

Setback summary

Existing manure storage V2. Solid, outside, covered

Existing design capacity 0 NU

Design capacity after alteration 7.1 NU

Factor A (odour potential) 0.7 Factor B (design capacity) 157.13
Factor C (orderly expansion) 1.14 Factor D (manure type) 0.7

Building base distance 'F' (A x B x C x D) 
(minimum distance from livestock barn)

88 m (289 ft)

Storage base distance 'S' 
(minimum distance from manure storage)

88 m (289 ft)

Manure
Form Type of livestock/manure Existing

maximum
Total after
alteration

Estimated livestock barn
area
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Setback distance summary

Description Building setbacks Storage setbacks

Type A land uses Minimum 
88 m 
(289 ft)

Actual 
NA (Not available)

Minimum 
88 m 
(289 ft)

Actual 
NA (Not available)

Type B land uses Minimum 
176 m 
(577 ft)

Actual 
NA (Not available)

Minimum 
176 m 
(577 ft)

Actual 
NA (Not available)

Nearest lot line (side or rear) Minimum 
9 m 
(29 ft)

Actual 
NA (Not available)

Minimum 
9 m 
(29 ft)

Actual 
NA (Not available)

Nearest road allowance Minimum 
18 m 
(58 ft)

Actual 
NA (Not available)

Minimum 
18 m 
(58 ft)

Actual 
NA (Not available)

Preparer signoff & disclaimer

Preparer contact information 
Gillian Smith
560 BINGEMANS CNTR DR
Kitchener, ON
l6j 1t4
289-259-3787
gsmith@mhbcplan.com

Signature of preparer

Gillian Smith Date (mmm-dd-yyyy)

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 o�cial 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 modi�cation of the software, or errors arising out of incorrect inputting of data. All data
and calculations should be veri�ed before acting on them.
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