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Mills Planning Consultants

August 13, 2025

Subject: Consent Application to Effect a Lot Addition: Part Lot 1,
Concession 2, Northwest of West Lake, Geographic Township
of Hallowell, County of Prince Edward: Gilead Road: Fairacres
Farms Limited

| am representing property-owner Fairacres Farms Limited and agent P.E.C. Farms, to bring
forward a consent application for a lot addition on their agricultural property described above
(prime agricultural land). The following is a justification report from a land use planning
perspective including a review of planning legislation and attachments that, | trust, provide for
a favourable consideration of the application.

The subject land is located at the southeast corner of the Gilead Road and County Road #2
intersection and is accessed from Gilead Road. It abuts the north boundary of the Urban Centre
of Wellington as designated in the County Official Plan. The subject land is shown highlighted
on Figure 1 below.
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Figure 1

The property is in the ‘Agricultural Area’ designation as shown on Schedule ‘A-3’, Land Use
Designations, of the County of Prince Edward Official Plan which applies to prime agricultural
land. This designation is indicated on Figure 2 below:
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Figure 2




LOT SETTING AND APPLICATON DETAILS

The subject land is approximately 6.38 hectares in size with access directly from Gilead Road. It
has 377.5 metres of frontage on Gilead Road on its north side and has 155.5 metres of frontage
on County Road No. 2 on its west side. The property is basically rectangular shape with
approximately 377.5 metres of width and 162.9 metres of depth. It is bounded by properties
containing single detached dwellings on small rural residential lots and large tilled fields —
north, east and west. Abutting land to the south contains a large agricultural operation.

The subject land is developed with a single detached dwelling and a separate garage structure.
The dwelling is serviced by a private well and septic system and the rest of the property is tilled
acreage - generally flat. A small section of a lagoon extends into the subject land at its
southwest corner associated with the farmland to the south. It is also noted that the south

boundary is defined by an unopened municipal road allowance.

The goal of the property-owner is to sever off a large portion of the subject land and add it to
the abutting property to the east ie., a lot addition. The smaller retained portion of the land will
contain the dwelling and garage. Specifically, 5.58 hectares is to be added to the 7.30 hectare
property on the east making the enlarged lot to be 12.88 hectares in size. The retained portion
containing the dwelling and garage would be 0.80 hectares in size. The lot addition scenario is
shown on a survey sketch on Figure 3 below.
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Figure 4a is an aerial photo illustrating the lot addition scenario. Figure 4b shows the scenario
graphically.

Figure 4a

Figure 4b



The surveyor’s sketch indicates that road widenings will be required as a condition of consent.
It should also be noted that the right-of-way indicated on Figure 4a above, is for the purpose of
providing access to abutting properties to the south. The lot addition application will not affect
this access lane.

The following discussion reviews the applicable planning legislation and documents related to
the proposed severance. The planning analysis is in bold type.

Planning Act & Provincial Planning Statement

Municipalities are delegated authority from the province to plan their communities under the
authority of the Planning Act of Ontario. The province gives further planning policy direction on
certain key planning matters that affect communities, through the Provincial Planning
Statement (PPS) — as amended from time to time. The latest version of the PPS came into effect
on October 20, 2024. It applies to all decisions in respect of the exercise of any authority that
affects a planning matter made on or after October 20, 2024. It intends that efficient land use
and development patterns should support sustainability by promoting strong, livable, healthy
and resilient communities. To support this, its policies focus growth and development within
urban and rural settlement areas while also supporting the viability of rural areas.

The policies of the Provincial Planning Statement explain that ‘Rural Areas’ generally are
important to the economic success of the province. These areas can be described as a system of
lands that may include rural settlement areas, rural lands, prime agricultural areas, natural
resource areas and other classes of land. Section 4.3 relates to ‘Agriculture’ and intends that an
agricultural approach to land management should be used to maintain and enhance a
geographically continuous agricultural land base and support the long term productive capacity
of the agri-food network.

As noted, the subject land is designated ‘Agricultural Area’ on Schedule ‘A-3’ of the Prince
Edward County Official Plan (this is prime agricultural land as reviewed further below). In the
agricultural area, the PPS outlines certain parameters for appropriate development. In the case
of the subject land, it is noted that it lies within the rural lands of the County. Here,




development should be compatible with the rural landscape. It should be sustained by rural
service levels and should be promoted.

Section 4.3.3 of the planning statement relates specifically to development in such prime
agricultural areas as proposed. It states generally that lots should be of an appropriate size for
the type of agricultural use(s) common in the area and are sufficiently large enough to maintain
flexibility for future changes in the type or size of agricultural operations. The PPS generally
prohibits creation of new lots in such prime agricultural lands.

Analysis

The lot addition, as proposed, appears to be consistent with the direction and intent of the
Provincial Planning Statement. In general terms, the following assessment confirms

compiiance to the PPS:

e The lot would be locally appropriate and compatible with the rural landscape as the
PPS envisions;

e The existing lot at 6.38 hectares and the abutting lot to be added at 7.3 hectares, are
small in size relative the surrounding agricultural parcel fabric. The lot addition
proposed would create a larger, more viable agricultural parcel as the PPS intends.

it should also be emphasized that no additional lot is being created by the lot addition.
Whereas two lots exist now, two lots will also exist afterwards.

Prince Edward County Official Plan

As noted, the subject property is designate ‘Agricultural Area’ on the schedules of the County
Official Plan. The Plan recognizes that agricultural operations are an essential part of the County
economy and that Agricultural areas constitute a strong, prosperous and established
component of that economy.

in Agricultural areas, the majority of the soil types are classified in the Canada Land Inventory as
Class 1, 2 and/or 3, which have a greater capability for common crop production than other
soils. Consequently, subsection 4.2.1 of the Plan describes the intent for development on these
designated lands and explains that the policies for managing it are designed to protect and
enhance the value of this resource. Thus, it is intended that all primary agricultural uses and
normal farm practices shall be protected in these Prime Agricultural Areas.



Section 4.2.2 states the objectives in the agricultural area which include:

- Sustaining the County’s agricultural lands and maintaining a secure, permanently
unfragmented economically viable agricultural industry;

- Creating the circumstances where agriculture can thrive;

- Recognizing the need for flexibility in responding to the ongoing diversification of
agricultural operations.......

- Minimizing potential conflicts with non-farm uses.

The policies listed in section 4.2.3 (2) include policies to support uses which are:

- compatible with surrounding agriculture;

- support agriculture;

- are at a scale and intensity of operation that are appropriate for the site and the
surroundings.

The policies of section 4.2.3 (9) are as follows:

“Lot adjustments may be permitted for technical or legal reasons such as minor
boundary adjustments, easements, rights-of-way, or other purposes that do not create a

new building lot.”

Analysis

The policies of the County Official Plan follow from the directions of the Provincial Planning
Statement. As such, the intention in the two documents as it relates to development within
prime agricultural areas are in accord. From this, it can be seen that the subject lot addition
proposal is consistent with the intent of the County Plan. This is explained as follows:

- In terms of the general policies for the rural area, the enlarged agricultural lot, as
proposed, conforms with the direction described in the County Plan by helping to
sustain the County’s agricultural lands and maintaining a secure, un-fragmented
economically viable agricultural industry ie., the lot addition would join two
fragmented lots into a larger, more economically viable agricultural lot;

- It helps create the circumstances where agriculture can thrive on a larger agricultural
lot;

- It creates a larger farm lot that can provide more flexibility in responding to the
ongoing diversification of agricultural operations as the Plan envisions.



With respect to the policies in section 4.2.3 (2) relating to uses, the lot addition would expand
the agricultural lot to:

- be more compatible with the larger surrounding agriculture lot fabric;

- support agriculture on a larger, more viable parcel;

- support agriculture at a greater scale and intensity of operation - appropriate for the
site and the surroundings.

In terms of compliance with subsection 4.2.3 (9), this policy appears to restrict lot
adjustments to only minor lot line adjustments. However, the policy just as importantly also
recognizes situations where lot adjustments may be considered for other purposes where a
new building lot is not being created. This implies that all proposals should be evaluated on
their own merits and where they can still be considered if the overall intent of the Plan is met
ie., may permit development beyond strict adherence to the term “minor adjustments”.

Thus, the subject lot addition should be considered on its own merits as a positive
development wherein two existing fragmented agricultural lots will be expanded to conform
with the more viable minimum lot size of 10 hectares as specified in the Zoning By-law.

Also, as the Plan intends, no additional building lot is being created in the prime agricultural
area.

As described above, the retained portion of land would be only 0.80 hectares in size with
101.8 metres of road frontage on Gilead Road. It is proposed to be used as a rural residential
lot similar to other adjacent lots and others throughout the municipality. Thus, it is
appropriate to evaluate it in terms of its conformity with the general minimum standards of
section 5.1.3 (20) in the Plan. It is evaluated as follows:

a) It fronts onto Gilead Road, an open improved public road that is maintained on a year-
round basis by the municipality (identified on Schedule ‘E’ as a Local Road);

b) It maintains the intent and purpose of the Plan;

c) At 0.8 hectare in size it satisfies the minimum lot area requirements established for
any land use/land use designation of this Plan, or any secondary plan;

d) Itis to be rectangular in shape thereby achieving an appropriate lot configuration that
is compatible with the surrounding community character and does not restrict the
development of other parcels of land;
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e) It can be serviced by the municipality’s infrastructure without adversely affecting the
municipality’s finances, and is already serviced by a private well and waste water
disposal system; and

f) It is accessed by Gilead Road which affords other municipal services such as fire
protection and road maintenance without adversely affecting the municipality’s

finances.
It is also noted that the retained lot is already appropriately developed for use as a rural

residential lot and is serviced with private septic and water supply and no additional access is
proposed onto any public road.

Prince Edward County Comprehensive Zoning By-law

Under the authority of section 34 of the Planning Act, municipal councils pass zoning by-laws
to, among other things, regulate the use of land and the location of buildings with zones.
Accordingly, the County of Prince Edward passed Zoning By-law No. 1816-2006 which is meant
to implement the policies of the Official Plan.

The subject land is zoned Rural 1 (RU1) Zone on the County’s interactive GIS Viewer. This zone
establishes the permitted uses and minimum lot size and setback standards in this part of the
rural area. The zone permits agricultural uses and a single detached residence as principal uses.

The RU1 zone specifies a minimum lot size of 10 hectares and minimum lot frontage of 60
metres for lots. The existing lot, at 6.38 hectares does not meet the minimum standard for lot

size.

Analysis

The lot addition will enlarge the existing undersized lot to 12.88 hectares, bringing it fully in
compliance with the minimum lot size requirement in the RU1 zone of 10 hectares. The

minimum road frontage will also be in compliance.

However, the smaller retained portion will need to be rezoned to a Rural Residential 2 (RR2)
Zone. The RR2 zone establishes a minimum lot size of 0.80 hectares and a minimum lot
frontage of 60 metres. The retained lot, at 0.80 hectares in size and with a frontage of 101.8
metres, would thus comply with the standards of this zone.
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The survey sketch in Figure 3 above indicates that the minimum front and side yard
requirements of the RR2 zone will also be met.

CONCLUSION

In consideration of the above document review and analysis, it appears that the lot addition
scenario meets the intent and purpose of applicable provincial legislation and the County
Official Plan. This should be considered on its own merits as resulting in an enlarged
agricultural lot that will, thus, be brought into compliance with the minimum lot size specified
in the zone. Furthermore, it will serve as a more economically viable agricultural lot —
compatible with surrounding farmiand.

RECOMMENDATION

it is recommended that the application for a lot addition, in Part of Lot 1, Concession 2,
Northeast of West Lake, Geographic Township of Hallowell, be granted subject to all standard
reviews and conditions including that the retained land be rezoned to RR2 to recognize its
residential use and small size.

Respectfull

Lindsay Mills, MPL, MCIP, RPP

GileadRoadLotAddition
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