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1 INTRODUCTION

On behalf of Peter and Marilyne Vande Borne (*Owners”), Baker Planning Group is submitting a
Municipality of Middlesex Centre Official Plan Amendment Application and a Zoning By-law
Amendment Application (the “Applications”) for the lands known municipally as 16033 Medway
Road, Arva, Ontario ("Site”). The Site is legally known as Part of Lot 3, Concession 6, London,
and Part North Half of Lot 2, Concession 6, London, as in 455620; save and except Parts1 and 2,
Plan 33R-18980, Municipality of Middlesex Centre.

The Site is approximately 41.3 hectares in size, with 667 metres of frontage on Medway Road.
Medway Road is a two-lane county road.

The Site is characterized as an agricultural property with cultivated fields and accessory
buildings and structures. These buildings and structures include an on-farm residence and a
drive shed for storing farm vehicles. The Owner also operates a commercial landscaping
business on a portion of the Site, located at the northeast corner of the property.

The area surrounding the Site is predominantly agricultural. In addition to agricultural
properties, there are agriculture-related commercial and industrial uses on Medway Road, as
well as resource extraction and recreation uses to the south.

The Site is designated as “Agricultural Area” in the County of Middlesex Official Plan, and
“Agriculture” in the Middlesex Centre Official Plan. In keeping with the Official Plan, the Site is
zoned “Agricultural (A1)” in the Middlesex Centre Zoning By-law.

The Owner is requesting both the Official Plan Amendment and Zoning By-law Amendment to
recognize an existing on-farm diversified use on a portion of the Site. The Owner operates a
commercial landscaping business on a small area of the Site, including the vehicular entrance to
Medway Road, open storage areas for landscape materials (soils, mulch, etc.), and an area for
parking machinery associated with the business. The existing drive shed is not utilized for the
landscape, nor the driveway area to the west of the drive shed. The attached conceptual division
of the existing driveways, buildings and storage areas demonstrates the delineation between
the agricultural use and the on-farm diversified use. The landscape business operates 7am to
5pm and has a total of three employees.

The purpose of the Official Plan Amendment is to provide a site-specific policy area (Section 11)
to the Site, within the “Agriculture” designation, to permit as follows:

A landscape contractor's yard, which includes the use of land, or a portion thereof, for the
purpose of storing equipment, vehicles, or landscape materials, provided the land area
associated with said use is limited in area to 1 hectare of land. No buildings and/or structures
shall be permitted associated with the landscape contractor’s yard.

The purpose of the Zoning By-law Amendment is to provide for a site-specific provision within
the A-1 Zone that applies to a portion of the Site (Figure 1), permitting the following:
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A landscape contractor's yard, which includes the use of land, or a portion thereof, for the
purpose of storing equipment, vehicles, or landscape materials, provided the land area
associated with said use is limited in area to 1 hectare of land. No buildings and/or structures
shall be permitted associated with the landscape contractor’s yard.

The Planning Justification Reportis being prepared to fulfill the submission requirements set out
by Middlesex County and the Municipality of Middlesex Centre. The Report provides a summary
of the applicable land use policies and will address the appropriateness of the application and
whether it constitutes good land use planning.
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2 PLANNING POLICY FRAMEWORK

This section of the Planning Justification Report provides an overview of the relevant planning
policies for the Proposed Development and Applications. An analysis of the policies and
regulations is provided within each section below.

2-1 PLANNING ACT

The Planning Act, R.S.0. 1990, CHAPTER P.13, provides provincial legislation that “sets out the

ground rules for land use planning in Ontario. It describes how land uses may be controlled, and
who may control them.”

Section 2 of the Planning Act (“the Act”) outlines the matters of provincial interest that the
council of a municipality, a planning board and the Local Planning Appeal Tribunal shall have
regard to in carrying out their responsibilities under the Act. The following table provides a
summary of the provincial interests, along with an analysis related to the Proposed
Development and the subject Applications.

Table 2-1: Summary of Provincial Interest

Section | Provincial Interest Analysis
a) the protection of ecological | All land involved with the Proposed Development is
systems, including natural | located outside any natural feature and function and the
areas, features and functions | required buffers.
b) the  protection of the | The Site is used for agricultural purposes, however, on-
agricultural resources of the | farm diversified uses are permitted in the PPS. The
Province Proposed Development occupies a small portion of the
Site and does not negatively impact the use of the Site for
agricultural purposes or the surrounding agricultural uses.
c) the conservation and | The Site is not identified as having mineral or natural
management  of  natural | resources that would be affected by the Proposed
resources and the mineral | Development.
resource base
d) the conservation of features of | The Site is not identified as having significant
significant architectural, | architectural, cultural, historical, archaeological or
cultural, historical, | scientific interest.
archaeological or scientific
interest
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Section | Provincial Interest Analysis

e) the supply, efficient use and | Services are not required to support the Proposed
conservation of energy and | Development.
water

f) the adequate provision and | The Site has frontage on a county road, with existing
efficient use of | accesses for the safe and efficient movement of vehicles.
communication,
transportation, sewage and
water services and waste
management systems

qg) the minimization of waste No construction is proposed.

h) the orderly development of | The Proposed Development will have safe vehicle access
safe and healthy communities | to Medway Road and does not present any obstacles to

the safety and health of the community.

h.1) the accessibility for persons | No buildings or structures are proposed and the business
with disabilities to all facilities, | is not open to the general public.
services and matters to which
this Act applies

i) the adequate provision and | The Proposed Development does not necessitate
distribution of educational, | supportive community amenities.
health, social, cultural and
recreational facilities

j) the adequate provision of a full [ N/A
range of housing, including
affordable housing

k) the adequate provision of | The proposed use supports a local business owner to
employment opportunities add value and viability to their farming operation.

) the protection of the financial
and economic well-being of
the  Province  and its
municipalities
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Section | Provincial Interest Analysis
m) the co-ordination of planning | To be addressed through the circulation of the planning
activities of public bodies applications to applicable public bodies.
n) the resolution of planning | Planning conflicts involving public and private interests
conflicts involving public and | have not been identified.
private interests
0) the protection of public health | The Proposed Development will not generate significant
and safety traffic, with no visitors/customers visiting the Site.
p) the appropriate location of | The Site is designated and zoned for agricultural uses. As
growth and development detailed in this report, on-farm diversified uses are
permitted in these areas through the PPS and OPA 5g9.
q) the promotion of Public transit is not available in the surrounding area.
development that is designed
to be sustainable, to support
public transit and to be
oriented to pedestrians
r) the promotion of built form [ In our opinion, the on-farm diversified use does not
that: detract from the agricultural character of the area, as no
buildings and structures are proposed, the driveway can
r.i) is well-designed also be used for agricultural purposes, and the storage of
organic materials is a component of agricultural
r.ii) encourages a sense of place operations.
r.iii) provides for public spaces that | No public spaces are proposed as part of this
are of high quality, safe, | development.
accessible, attractive and
vibrant
s) the mitigation of greenhouse | The location of the proposed use does not impact the
gas emissions and adaptation | mitigation of greenhouse gases.
to a changing climate

In summary, the Proposed Development and implementing Applications have regard for
matters of public interest by supporting the surrounding agricultural uses while effectively
implementing an on-farm diversified use consistent with provincial policy.
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2-2 PROVINCIAL PLANNING STATEMENT, 2024

The Provincial Planning Statement ("PPS"), 2024, is a province-wide policy document that sets
the foundation for regulating development and land use. The PPS is issued under Section 3 of
the Planning Act. The PPS “sets the policy foundation for regulating the development and use
of land province-wide, helping achieve the provincial goal of meeting the needs of a fast-
growing province while enhancing the quality of life for all Ontarians.” The document is to be
read in its entirety, and all relevant policies must be considered. Municipal official plans are the
most important vehicle for implementing the PPS and achieving comprehensive, integrated,
and long-term planning.

The following section provides a summary of the policy directives that are relevant to the
Proposed Development and associated Applications.

Rural Areas

Section 2.5 of the PPS sets out policies related to rural areas in the Province, and acknowledges
that healthy, integrated and viable rural areas should be supported by:

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

b) promoting regeneration, including the redevelopment of brownfield sites;

¢) accommodating an appropriate range and mix of housing in rural settlement areas;

d) using rural infrastructure and public service facilities efficiently;

e) promoting diversification of the economic base and employment opportunities through
goods and services, including value-added products and the sustainable management or use
of resources;

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

g) conserving biodiversity and considering the ecological benefits provided by nature; and

h) providing opportunities for economic activities in prime agricultural areas, in accordance
with policy 4.3.

Agriculture

Specific policies for agricultural areas are provided in Section 4.3.1 of the PPS. Permitted uses
are generally limited to (Section 4.3.2) agricultural uses, agriculture-related uses and on-farm
diversified uses based on provincial guidance.

The PPS defines “agricultural uses” as:

means the growing of crops, including nursery, biomass, and horticultural crops; raising of
livestock; raising of other animals for food, fur or fibre, including poultry and fish; aquaculture;
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apiaries; agro-forestry; maple syrup production; and associated on-farm buildings and
structures, including, but not limited to livestock facilities, manure storages, value-retaining
facilities, and housing for farm workers, when the size and nature of the operation requires
additional employment.

Section 4.3.2.1 states that on-farm diversified uses shall be permitted, based on provincial
guidance.

Proposed on-farm diversified uses shall be compatible with, and shall not hinder, surrounding
agricultural operations. Criteria for these uses may be based on provincial guidance or municipal

approaches, as set out in municipal planning documents, which achieve the same objectives.

Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas, 2016

The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) document Guidelines on
Permitted Uses in Ontario’s Prime Agricultural Areas (“Guidelines”) was written to provide
additional guidance for “municipalities, decision-makers, farmers and others (to) interpret the
policies in the Provincial Policy Statement, 2020 (PPS) on the uses that are permitted in prime
agricultural areas.” It specifically addresses the permission in the PPS for agriculture-related
uses within prime agricultural areas.

Section 1.3 outlines that the criteria for the uses permitted in prime agricultural areas revolve
around two key objectives:

1. maintaining the land base for agriculture (PPS Policy 2.3.1)
2. supporting a thriving agricultural industry and rural economy (PPS Vision and PPS
Policy 1.1.4).

Section 2.3 of the Guidelines provides criteria for the location of on-farm diversified uses within
the agricultural area. The Guidelines state that a wide variety of uses may qualify as on-farm
diversified uses, provided they address the criteria outlined in Table 2-2 below. The intent of on-
farm diversified uses is to enable farm operators to diversify and supplement their farm income.

The following table provides a summary of the Guidelines’ criteria in relation to the proposed
ambulatory mobile veterinarian clinic:

Table 2-2: PPS Criteria for On-Farm Diversified Uses

S.2.3.1. | Criteria Analysis
1 Located on a farm. The proposed landscape business is located on an
(from the label “on- active farm and its overall size is subordinate to the
farm” diversified uses farming operation.
and from the definition’s
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S.2.3.1. | Criteria Analysis
requirement that the use
be secondary to the
principal “agricultural
use” of the property)

2 Secondary to the The limited land area of the proposed on-farm
principal agricultural use | diversified use, is such that is it limited to 2.4% of the
of the property. overall farm area, and within that percentage,

provides a farm vehicle access to improve overall site
circulation for the farm.

The land utilized for the on-farm diversified use can
also be returned back to farmland will minimal
alterations to the Site as there are no buildings or
structures and the landscape materials are stored
outside.

There are no servicing needs to the use.

3 Limited in Area The proposed area for the on-farm diversified use is
limited to 2.4% of the Site; however, the Guidelines
provide that any driveway also utilized for the farm,
shall be discounted from percentage calculation.
The area does not exceed 1 hectare in size.

4 Includes, but is not N/A

limited to, home
occupations, home
industries, agri-tourism
uses and uses that
produce value-added
agricultural products.
5 Shall be compatible The use does not require minimum distance

with, and shall not
hinder, surrounding
agricultural operations.

separation calculations, as it is not a Type A or Type B
land use, thus not impacting the Site or any
surrounding farm from adding new livestock facilities
The use includes the movement of organic product,
which is in keeping with the movement of crops on
agricultural properties, resulting in minimal
distinguishing land use characteristics.

Medway Road is a county road, designed to transport
larger volumes of traffic, including truck traffic.
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Section 2.3.3 of the Guidelines states that large-scale landscape businesses would not be
considered on-farm diversified uses. In our opinion, the business on the Site is not large-scale,
as it has no buildings or structures, requires no servicing, and is limited to the land area.

Planning Analysis

The Proposed Development and implementing Applications are consistent with the PPS and
have regard for the applicable policies and guidelines as outlined above.

The Proposed Development provides additional income support to the existing farming
operation while minimizing the amount of land removed from agricultural production. The use
does not hinder surrounding agricultural operations and can be reverted to farmland with
minimal site alterations.

2-3 COUNTY OF MIDDLESEX OFFICIAL PLAN, 2023

The County of Middlesex Official Plan ("County OP”), as stated in Section 1.3, is a tool to be used
in working towards a long-term vision for the County. The County OP establishes an upper-tier
policy framework, providing guidance to local municipalities in preparation of Official Plans and
Zoning By-laws.

The Site is designated as “Agricultural Area” on Schedule A of the County OP. Policies for
Agricultural Areas are provided in Section 3.3 of the County OP, including permitted uses which
include agricultural and related uses (Section 3.3.3). The County OP defines “agricultural use” as
the:

Growing of crops, including nursery, biomass and horticultural crops, raising of livestock and
other animals for food, fur, or fibre, including poultry and fish, aquaculture, apiaries, agro-
forestry, maple syrup production, and associated on-farm buildings and structures, including,
but not limited to livestock facilities, manure storages, value-retaining facilities, and
accommodation for full-time farm labour when the size and nature of the operation requires
additional employment.

On-farm diversified uses are a permitted use in the Agricultural Area (Section 3.3.31), subject to
the policies of Section 3.3.5.

Table 2-3: On-Farm Diversified Uses (Section 3.3.5)

Section | Criteria Evaluation

a The agriculture-related and on-farm | The landscape business on the Site is
diversified uses cannot reasonably be | smallin nature in terms of the percentage
located in a Settlement Area and must be | of land area on the Site; however, the use,
located in proximity to farming activities. | does require the open storage of organic
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Section | Criteria Evaluation

materials, in which areas are limited in
nearby settlement areas.

The operator of the Site resides on the
property and therefore is well suited to an
on-farm diversified use, whereby they
can farm the land and operate the
business to provide overall viability to
their farm operation.

B Such use shall be located to conform with | There are no impacts related to Minimum
the Minimum Distance Separation | Distance Separation.

Formula.

C Where local zoning by-laws do not | Aconcurrent Zoning By-law Amendment
provide as of right zoning for agriculture | to the Middlesex Centre Zoning By-law is
related and on-farm diversified uses, a | being filed to satisfy this condition.
site-specific amendment to the Zoning
By-law is approved.

D The agriculture-related and on-farm | No services are required to support the
diversified uses shall not require large | on-farm diversified uses.
volumes of water nor generate larger
volumes of effluent and shall be serviced
with appropriate water supply and
sewage treatment facilities.

E Agriculture-related and on-farm | There are no adjacent residential
diversified uses shall be located and | properties that could potentially be
designed to minimize potential adverse | impacted by the on-farm diversified uses.
impacts upon adjacent residential or | The closest on-farm dwelling s
other sensitive wuses by buffering | approximately 350 metres of the area
measures such as landscaping, berming, | proposed for the on-farm diversified use.
and building setback and layout.

F The location of agriculture-related and | To be reviewed as part of the application;
on-farm uses must provide for a | however, Medway Road is generally flat
minimum sight distances from the access | and straight along the Site frontage.
points in either direction along a County
of local road.

g The site plan policies of local official plan. | Noted that Site Plan Approval may be

required.

H The agricultural-related or on-farm | See Section 2.2 of this Report for an
diversified uses shall be in accordance | evaluation of the Guidelines.
with the Provincial Guidelines on
Permitted Uses in Prime Agricultural
Areas.
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Section | Criteria Evaluation

I For on-farm diversified uses, the | The on-farm diversified use is operated
relationship of the proposed use to the | by the owners who farm the land.
underlying farm operation
J Agricultural  related and on-farm | No response required.
diversified uses are to remain with in the
Agricultural Areas land use designation
and are permitted without the need to
amend this Plan

K Proposed access to highways under the | The Site is not located within the MTO
jurisdiction of the Province of Ontario, or | Regulated Area.

proposed access in proximity of such
highways or interchange ramp terminals,
shall be subject to the regulations and
policies of the MTO and design and
construction of these proposed accesses
will be subject to the approval of the
Ministry.

Planning Analysis

It is our professional opinion that the Applications conform with the County OP, as on-farm
diversified use is permitted within the Agricultural Area, subject to specific criteria. In our
professional opinion, the requirements of Section 3.3.5 have been appropriately considered and
addressed, and the use represents a small portion of the Site and provides a value-added
revenue source for the owners, while not negatively impacting surrounding agricultural
operations. The use does not require the construction of buildings and/or structures, nor does it
require servicing, minimizing long-term alteration and disturbance to farmland.

2-4 OFFICIAL PLAN OF THE MUNICIPALITY OF MIDDLESEX CENTRE, 2018

The Official Plan of the Municipality of Middlesex Centre, 2018 ("OP”) is intended “to provide for
the orderly growth and development of the Municipality and provide guidance in the
management of change” and provides goals and policies to do so (Section 1.2).

The Site is designated “Agriculture” in the Middlesex Centre Official Plan. Section 2.0 of the OP
addresses goals and policies for lands in the Agriculture designation. The goals for the
designation include protecting these areas from interference or encroachment from conflicting
land uses and enhancing the economic viability of farm operations wherever possible.

Section 2.3 specifically identifies the permitted uses, identifying that agriculture and agriculture-
related uses are the predominant uses. The OP does not currently permit on-farm diversified
uses and is therefore not consistent with the PPS. The Municipality adopted Official Plan
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Amendment 59 (OPA 5g), which included additional policies to permit on-farm diversified uses,
however, thisamendment is currently under appeal at the Ontario Land Tribunal.

An Official Plan Amendment is required to permit the on-farm diversified uses, as OPA 5gin not
in full force and effect.

In our professional opinion, the proposed on-farm diversified use conforms with the policies in
OPA 59. Goals for the agricultural area within OPA 5g include (Section 2.1):

d) To enhance the viability of farm operations wherever possible to ensure their continued
economic strength.

g) to promote and encourage a wide range and scale of on-farm diversified uses and
agriculture-related businesses, in accordance with provincial guidelines, which provide the
opportunity for farm operators to earn a supplementary income in a manner that
minimizes the use of prime agricultural lands.

On-Farm Diversified uses are subject to the policies of Section 2.5, and are defined as:

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.

Section 2.5 states that on-farm diversified uses may be permitted, subject to the PPS and
Guidelines, with the intent to allow farm operators to supplement their income through a
secondary use or activity. Section 2.5.1 g) states that landscape businesses may not be examples
of an on-farm diversified use; however, in our professional opinion, this use is limited in the
Guidelines based on the proposed scale of the use, not the nature of the use itself. The proposed
on-farm diversified use on the Site is small in scale, with no buildings and or structures, and no
servicing requirements. The use meets all criteria for on-farm diversified uses in the Guidelines
and is compatible with, and does not hinder, the surrounding agricultural operation.

The proposed use is clearly incidental and secondary to the farming operation and is limited to
1 hectare in size. As noted in this report, the land area for the on-farm diversified use can be
reverted to farmland with minimal on-site works and construction.

Planning Analysis

It is our professional opinion that the Applications meet the policy direction and intent for on-
farm diversified uses in Middlesex Centre. The use does not hinder or impact the surrounding
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agricultural area, is limited in size and does not permanently remove land from agricultural

production.

2-5  MUNICIPALITY OF MIDDLESEX CENTRE COMPREHENSIVE ZONING BY -

LAW NO. 2005-005

The Middlesex Centre Zoning By-law zones the Site as “Agricultural (A1)". The A1 zone permits
uses including, but not limited to, agriculture, accessory uses, dog kennels, riding schools, and
single detached dwellings. For a complete list, see Section 5.1 of the Zoning By-law. Agriculture-
related uses are permitted, as identified in the OP.

The A1 zone establishes zoning regulations for the Site. The Proposed Development's
compliance with these regulations is outlined in the following table.

Table 2-4: A1 Zone Regulations

Regulation (Minimum A Proposed Development Complies?
unless otherwise stated)

Lot Area 40.0 ha 41.3 ha Yes
Lot Frontage 300.0m 667 m Yes
Front Yard 6m Approx.10m Yes
Side Yard (Dwellings) 3.0m Approx. 84 m Yes
Side Yard (Other Use) 4.5mM Approx. 150 m Yes
Rearyard 8.om Approx. soom Yes
Maximum Height 12.0m <12.0m Yes
Maximum Lot Coverage 20% <20% Yes
Maximum Number of 1 1 Yes
Dwelling per Lot

To permit the Proposed Development, a Zoning By-law Amendment is required to add a site-
specific provision to a portion of the Site (Figure 1), as follows:

1. A-1

A landscape contractor's yard, which includes the use of land, or a portion thereof, for
the purpose of storing equipment, vehicles, or landscape materials, provided the land
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area associated with said use is limited in area to 1 hectare of land. No buildings and/or
structures shall be permitted associated with the landscape contractor’s yard.

The intent of the specific use permission is to specifically scope the on-farm diversified business
to ensure it is clearly secondary to the farming operation and that the land can be reverted back
to farmland.
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SUMMARY

The Owners of the land municipally known as 16003 Medway Road, Middlesex Centre, are
requesting the approval of the Applications to permit the existing on-farm diversified use.

It is our professional opinion that the proposed Applications provide for the efficient and
appropriate use of land as an on-farm diversified use. In evaluating the interrelationship
between provincial, county, and local planning policies, it is our professional opinion that the
Applications represent good land use planning, are appropriate and are in the public interest.
This opinion is supported by the following:

The on-farm diversified use occupies a minimum area of the agricultural property for a
non-farm use that does not detract from or negatively impact the ongoing viability of the
existing farming operation.

The on-farm diversified use does not negatively impact the surrounding agricultural area,
including no impact on the minimum separation distance requirements.

The use is consistent with the PPS, which permits on-farm diversified uses within the
Agricultural Area.

The Proposed Development conforms to the general intent of the County OP and
Middlesex Centre OP to ensure the long-term protection of the agricultural area; and it
is noted that the adopted (under appeal) Middlesex Centre Official Plan (OPA 59),
specifically permits on-farm diversified uses on the Site. Should OPA 59 come into force
and effect, an Official Plan Amendment would not be required for the Site.

The proposed on-farm diversified use is in keeping with the Guidelines on Permitted Uses
in Ontario’s Prime Agricultural Areas (Publication 851).

The specific wording of the special policy area and site-specific provision limits the scope
of the proposed on-farm diversified use to ensure it aligns with the policies in the PPS,
County OP, OP, and OPA 59, and to provide for the ability to revert to farmland.
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