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Staff Report PL2021-042  

 

Title of Report: PL2021-042-ZBA C1-21 Manassa Martin 

Department: Clerks 
Branch:  Planning Services   
Council Date: May 19, 2021 

 
Recommendation:  

Be it resolved that Council receive Staff Report PL2021-042 for information; and  

That Council consider approval of By-law 2021-074. 

 

Property Location: 180032 Grey Road 9 

  
 
 

Subject Lands:  

The subject lands are described as Con 4 SWTSR, Lots 231 to 233 Geographic 

Township of Proton and are approximately 61ha (151 acres). The lands have 

frontage on Grey Road 9 and Southgate Sideroad 71. 
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The Proposal  
 

The proposal is to rezone a portion of the subject lands to allow for an Agricultural 
related use being a small scale Industrial Use shop. The owners wish to add the shop 

to the list of permitted uses for the Agricultural A1 zone. The shop including office 
and power room is proposed to be 649m2 with outside storage of approximately 
599m2.  

 
The Effect of the proposed zoning by-law amendment would be to change the zone 

symbol on a portion of the subject lands to permit the Industrial Use shop within a 
new agricultural exception zone (A1-480). Any Environmental Protection Zone 
Boundary may be adjusted based on Conservation Authority comments. 

 
Background 

 
A Public meeting was held virtually on April 28, 2021. Supporting documents and 
comments posted on the website are available at: 

 
https://www.southgate.ca/en/municipal-services/planning-applications-public-

notices.aspx#C1-21-Manassa-Martin   
 

The comments received include:  
 
The Building department have no concerns or objections. 

 
The Public Works Department indicate that they have no concerns and that the road 

is county jurisdiction. 
 
The County of Grey staff recommend reviewing the Provincial D-6 guidelines to 

ensure that the proposed use will not have a negative impact to the surrounding 
areas. Provided an entrance permit is obtained from the County of Grey, County 

planning staff have no further concerns with the subject application. 
 
The SVCA indicate the proposal is acceptable to SVCA staff. 

 
The Historic Saugeen Metis indicate that they have no concerns or objection. 

 
No comments were received from members of the public. 
 

Staff Comments: 
 

With respect to the County comments concerning D6 guidelines, the closest residence 
135m away from the proposed shop across County road 9. The Site Plan will require 
all windows and doors to be closed in the event of a complaint regarding noise during 

operating hours. The Shop will also be oriented with the doors facing away from the 
road and residence. The Township staff consider this issue addressed. 

 
 

https://www.southgate.ca/en/municipal-services/planning-applications-public-notices.aspx#C1-21-Manassa-Martin
https://www.southgate.ca/en/municipal-services/planning-applications-public-notices.aspx#C1-21-Manassa-Martin
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Financial Implications: 
 

The following is an example of the increased tax revenue associated with the 

addition of a 600m2 industrial shop on a residential farm property:  

2018 
 

Assessment  Tax Rate Taxation 

RT (Residential)  $     250,000  1.236937%  $    3,092.34  

FT (Farm)  $     300,000  0.309235%  $       927.71  

  $     550,000    $    4,020.05  

    

2019 
 

Assessment  Tax Rate Taxation 

RT (Residential)  $     255,900  1.253103%  $    3,206.69  

FT (Farm)  $     365,468  0.304605%  $    1,113.23  

  $     621,368    $    4,319.92  

JT (Industrial)  $     150,000  3.059331%  $    4,589.00  

  $     771,368    $    8,908.92  

 
   

Of the total taxes of $8,908.92 above, the Township receives $4,569.04 ($2,046.34 

pertaining the shop), The County receives $2,227.56 and the local Board of 

Educations’ receive $2,112.32. 

This is increased revenue every year and therefore after a period of 10 years one 

shop without including the residence or its portion of Education and County taxes, 

would generate $20,463.40 in additional tax revenue for the Township.  The entire 

tax revenue generated could be directed by the Township to the Road budget if 

necessary, however it should be pointed out, that roads often have a lifespan greater 

than 10 years.  Building the industrial shop would also generate $17,456.92 in 

Development Charge revenue. 

With the above information we can compare projected revenues from pre and post 

development.  Over a 10 year period, without the development, the Township would 

collect $40,200.50 in property taxes.  This number would further be divided by the 

County and Education portions of the taxes collected.  Over a ten year period, with 

the development, the Township would collect $106,546.12 in property taxes and 

development charge revenue, which is 2.65 times that if nothing had developed. 

Staff Review  

Staff reviewed this application based on the Planning Act, the Provincial Policy 
Statement (PPS), Southgate Official Plan and the Zoning By-law.  
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The Provincial Policy Statement 2020 (PPS) 
 

The PPS has been reviewed in its entirety, however, only the most relevant policies 
have been identified below. The subject land would constitute “Rural Area” under the 

definition of the PPS. The PPS allows for a variety of uses in the rural areas:  
 
1.1.4.1 In rural areas located in municipalities:  

f) 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;  
 
The PPS supports the diversification of the rural economy. The proposed Industrial 

use to be added will support farming and grow the rural economic base. The lands 
are further categorized into Rural and Agricultural lands by the PPS. The subject lands 

are considered as Rural; below is a review of those policies.  
 
Section 1.1.5.2 On rural lands located in Municipalities, permitted uses are:  

a) the management or use of resources;  
b) resource based recreational uses (including recreational dwellings);  

c) limited residential development;  
d home occupations and home industries;  

e) cemeteries; and  
f) other rural land uses.  
 

The proposed additional use is considered a permitted use in the rural area and 
considered as “other rural land uses”.  

 
Section 1.1.5.3 Recreational, Tourism and other economic opportunities should be 
promoted. 

 
1.1.5.4 Development that is compatible with the rural landscape and can be sustained 

by rural service levels should be promoted. 
 
The volume of traffic associated with this proposal can be sustained by rural service 

levels. The Site Plan Control process will also provide for screening and limitations on 
the operation to ensure that it remains small scale and blends in with the Rural area.  

 
1.1.5.5 Development shall be appropriate to the infrastructure which is planned or 
available, and avoid the need for the unjustified and or uneconomical expansion of 

this infrastructure. 
 

The additional use is appropriate for the area and the Rural infrastructure currently 
in place and will not necessitate an expansion of infrastructure. 
 

1.1.5.7 Opportunities to support a diversified rural economy should be promoted by 
protecting agricultural and other resource-related uses and directing non-related 

development to areas where it will minimize constraints on these uses. 
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This policy is directly supportive of Industrial shops and provides advice to the 
Township to promote them and direct non-agriculturally related uses to other areas 

of the Township. 
 

1.1.5.8 Agricultural uses, Agricultural –related uses, on-farm diversified uses and 
normal farm practises should be promoted and protected in accordance with 
provincial standards. 

 
Again, this policy advises the Township to promote and protect agricultural, 

agricultural related uses and on farm diversified uses. The proposed Industrial use 
will broaden the tax base and provide additional employment in the Township. 
 

The definitions of Agricultural use, Agricultural related use and on farm 
diversified use are provided below from the PPS.  

 
All of the shops being proposed within the Township at the present time fall within 
one of the three definitions below and are therefore consistent with the definitions 

within the Provincial Policy. The proposed use will be within an existing shop. 
 

Agricultural use ”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; 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.” 

 
Agricultural related uses: means those farm uses related commercial and farm 
related industrial uses that are directly related to farm operations in the area, support 

agriculture, benefit from being in close proximity to farm operations, and provide 
direct products and or services to farm operations as a primary activity. 

 
On farm diversified uses: “means 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.” 

 
This proposed dry industrial use would be considered an on farm diversified use which 
is permitted in the rural area.  

 
Minimum Distance Separation (MDS) 

 
Regarding MDS, it has been reviewed and there are no barns that will be negatively 
impacted by the proposed metal and fabricating shop. Staff have reviewed the MDS 

Guidelines and there are no concerns regarding MDS. 
 

The proposal will not hinder surrounding agricultural operations and will not require 
infrastructure development. The proposal is consistent with the definitions and 



Page 6 of 7 

 

policies of the PPS including promoting diversification of the economic base and 
employment opportunities. Based on the foregoing, the proposal appears to be 

consistent with the PPS. 
 

Township Official Plan  
The Township of Southgate Official Plan (OP) designates the subject lands “Rural” 
and “Hazard lands”. The OP provides for small scale commercial and industrial uses 

on properties greater than 20ha to a maximum of 750m² in size. The maximum 
outside storage is 500m2 in addition to the 750m2 building size. The proposal is to 

add a dry industrial use to the list of permitted uses within a shop that is 649m2.The 
storage area will be 599m2. The proposal complies with the above policy when we 
look at the definition of small scale below.  

 
The Official Plan defines Small Scale on parcels larger than 20 hectares as: a 

maximum structure size of 750m2 and a maximum outdoor storage display area of 
500m2 will be permitted. If the structure is less than 750m2, the outside display area 
may be increased, so that the combined outside display area and structure does not 

exceed 1250 square meters.  
 

The proposal meets this definition and is therefore considered small scale under the 
policies of the Township Official Plan.  

 
The Township Official Plan section 5.2.1 Rural designation permitted uses include the 
following:  

“iv. small scale commercial and industrial uses;”  
 

As noted above, the proposal meets the Official Plan Definition of Small Scale and is 
therefore considered a permitted use in the Rural Designation.  
 

Section 5.2.3 Development Policies 
 

“5. For new or expanding small scale commercial and industrial uses, where the arm 
parcels are greater than 20 hectares, a maximum structure size of 750 square metres 
and a maximum outdoor storage size of 500 square meters will be permitted. Where 

the maximum structure size is less than 750 square metres, more outdoor storage 
space will be permitted up to a combined maximum of 1250 square metres. For those 

parcels less than 20 hectares, a maximum structure size of 250m2 and a maximum 
outdoor storage area of 750m2 will be permitted. The applicant must demonstrate 
that the proposed use is not better suited in a designated settlement area. These 

uses will only be permitted, subject to satisfying the Development Policies as outlined 
in this Section. Council may, in future limit the commercial or industrial use through 

the implementing zoning By-law Amendment. 
 
6. That the location of the non-farm use imposes no operating constraints to an 

existing farm operation. Any non-farm land use must comply with the Minimum 
Distance Separation Formulae.”  
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Original Signed By 

Original Signed By 

The proposal is consistent with the Development policies of the Official Plan and will 
blend in with the Rural landscape. The proposal will assist the farming operation by 

providing support in the form of income and proximity to the farming operation to 
allow the farming operation to continue to be located in this area. While a use like 

this could potentially be situated in an industrial park, it is in my opinion, better suited 
to the rural area because it allows farming to continue on the property and supports 
the agricultural community. The success of the shop helps to broaden the tax base 

and support the rural economy while operating using minimal infrastructure and 
servicing. Furthermore, it allows those citizens who rely on animals for transportation 

to live and work in the same area. 
 
Zoning By-law  

 
The proposed zoning by-law amendment would rezone a portion of the subject 

property to an A1-480 exception zone and add the Dry industrial use to the list of 
permitted uses for that zoning exception. All other provisions of the by-law shall 
continue to apply. 

 
Conclusions  

 
Based on the above policy review and the information provided and comments 

received, the proposal is consistent with the Policies of the Provincial Policy 
Statement, The County of Grey Official Plan, The Township of Southgate Official Plan. 
The proposed zoning by-law amendment should therefore be approved and is 

considered appropriate for the area and good land use planning. 
 

Respectfully Submitted, 
 
 

 
Municipal Planner: ____________________________  

       Clinton Stredwick, BES, MCIP, RPP 
 
 

CAO Approval: _____________________ 
   Dave Milliner, CAO                    

 
Attachments: None. 


