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1.0 INTRODUCTION  

1.1 Site Location and Purpose 

Stovel and Associates Inc. (“SAI”) was retained by Timberworx Custom Homes Inc. (Timberworx), Sloot 
Construction Ltd. (Sloot), and John Sloot Investments Ltd. to complete an Agricultural Impact Assessment 
(“AIA”) of a proposed residential subdivision in the Township of Puslinch (Arkell). Additional lands have 
been conditionally purchased by the ownership group to provide for an entrance onto Arkell Road. These 
additional lands are approximately 1.6 ha in size and are owned by Victor Satzewich and Linda Mahood 
(605 Arkell Road). The project is referred to as Arkell Subdivision. The lands proposed for residential 
development (including a portion of the Satzewich/Mahood parcel) are approximately 18.8 ha in size and 
are located on Part of Lots 7, 8 and 9, Concession 10.  

Watson Road abuts the property on the southwestern limits of the site and Wellington County Road 37 
(also known as Arkell Road) is located on the west/northwestern limits of the site (see Figure 1).  

In the context of this report, the lands in question are referred to as the site, subject lands or subject 
property.  

The purpose of this AIA is to evaluate potential impacts on agriculture from the proposed residential 
subdivision and identify mitigation measures to abate these impacts to the extent feasible. 

This report generally follows the direction provided with the Province’s Draft Agricultural Impact Assessment 
Guidance Document, released in March 2018 by the Ministry of Agriculture, Food, and Rural Affairs 
(“OMAFRA”), Agricultural Impact Assessment (AIA) Guidance Document (Publication 861) by the Ontario 
Ministry of Agriculture, Food and Agribusiness and the AIA direction set out in the County of Wellington 
Official Plan (“County OP”). The report also addresses the planning policies related to the consideration 
and protection of agricultural resources, as set out in the Provincial Planning Statement, 2024, and the 
County of Wellington Official Plan. 

1.2 History 

In 2006, Mr. Tom Kukovica (the owner of the subject property at the time) applied for Draft Plan of 
Subdivision, Official Plan Amendment and Zoning Bylaw Amendment. The applications were deemed 
complete in September 2006. The proposal included 35 residential lots (minimum 1 acre in size) serviced 
by private individual wells and septic systems. The application was circulated to public agencies for 
comment and to landowners within 120m of the site. Following the receipt of the comments, replies were 
prepared by the Kukovica consulting team.  

Astrid J. Clos Planning Consultants (“AJC Planning”) conducted a review of the Municipal Comprehensive 
Review from The County of Wellington – Progress Report #3. The letter prepared by Astrid Clos. requests 
that the Proposed Kukovica Subdivision be considered as a Hamlet Expansion (March 19, 2021). The 
following excerpt from AJC Planning summarizes the proposal: 

“JOHN SLOOT INVESTMENTS LIMITED and SLOOT CONSTRUCTION LTD. is the owner of the 
property abutting the Arkell Hamlet and is legally described as Part of Lots 7, 8 and 9, Concession 
10, Township of Puslinch. County Official Plan Amendment, Zone Change and Draft Plan of 
Subdivision applications were deemed to be complete in September 2006 for this property. 

Please find this documentation attached for your reference. 
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These applications propose to expand the Arkell Hamlet to the east by approximately 18.2 hectares and 
change the zoning to implement a proposed residential Draft Plan of Subdivision to permit 35 residential 
lots. The area breakdown is provided below: 

1.65 hectares (area of 3 severed lots) 

1.83 hectares (area within the Hamlet) 

18.2 hectares (area of Hamlet expansion) 

21.68 hectares (Total Draft Plan Area)” 

 

In 2021, the current ownership group engaged with the Township of Puslinch and County of Wellington to 
resolve technical issues associated with the proposed development. Updated technical analysis was 
submitted to the municipality for technical peer review. The findings of these updated reports are 
summarized in this document. The updated reports include the following: 

• Planning Justification Report (SAI, 2026). 

• Nitrate Impact Assessment (Crozier, 2024). 

• Functional Servicing and Stormwater Management Report (Crozier, 2025). 

• Groundwater Supply Assessment (ARL Groundwater Resources Ltd, 2023). 

• Water Balance Assessment (Crozier, 2025). 

• Traffic Impact Study (Crozier, 2025). 

This AIA incorporates relevant information from these aforementioned reports.  

 

1.3  Data Collection and Review 

In addition to the plans and reports that were specifically prepared for the submission of the planning 
applications, the following background materials were also reviewed: 

• Soil data resource information which includes Ontario Soil Survey reports and mapping, the 
provincial digital soil resource database, Canada Land Inventory Agricultural Capability mapping, 
and information from on-site investigations; 

• Aerial photography (historic and recent drone survey) with scale of 1:10,000 or smaller; 

• OMAFRA's Agricultural System Portal for information on specialty crops, drainage, surrounding 
crops and livestock, etc.; 

• OMAFRA's constructed and agricultural Artificial Drainage Mapping; and 

• Parcel mapping/fabric of the area. 

An agricultural land use survey was also conducted (2023 and 2024), with additional information gathered 
from Google Satellite Imagery. Aerial photographic mapping and roadside images have been utilized to 
gain a better understanding of the agricultural operations and activities in both the primary and secondary 
study areas (see Section 2.0). Farm Data Sheets were also delivered to all potential livestock operations in 
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the Secondary Study area (Appendix A). A summary of the results of the agricultural land use survey is 
provided in Section 2.0 of this report.  

 

1.4 Overview of Subdivision Proposal 

The subject land is designated Hamlet, Prime Agricultural and Secondary Agricultural (Figure 2). The 
subject land is zoned Agriculture (Figure 3).  

The proposed development is comprised of 44 lots suitable for the construction of single detached dwellings 
(See Figure 4 below). The lots are proposed to be created through a Plan of Subdivision. The residential 
lots will be serviced utilizing advanced tertiary septic systems and private, drilled individual wells. Proposed 
lot sizes range from approximately 0.2 to 0.4 ha in size (with one Block +/- 4.5 ha). Lot frontages range 
from 30-43 m, not including the lots on curves or cul de sacs. Each home is expected to have a double-car 
garage with additional parking for a minimum of two cars within each driveway. 

The proposed development will have two entrances; one access onto Watson Road and one access onto 
Arkell Road. The road cross-section utilizes a urban section with pavement, curb, and gutter. The road 
section has been designed using a standard 20m right of way.  

The internal road network sets out the following: 

• There is approximately 1200m of road in the proposed subdivision; 

• The roads are mainly double-loaded. 

• Three cul de sacs are proposed.  

The engineering proposal includes design elements to capture additional runoff water and to promote 
infiltration. A stormwater management pond is proposed at the northeast portion of the site.  

The current conceptual layout for the proposed development includes a Park in the southwestern portion 
of the site. Discussions with the municipality will be required to determine if a Park is required or if the 
municipality will require cash in lieu for parkland dedication. 

 

 



Additional Lands

Hamlet of Arkell Limits
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2.0 DESCRIPTION OF AGRICULTURAL RESOURCE BASE 

The following paragraphs describe the agricultural resource base on the site and surrounding area. The 
description is divided into the following categories: 

• Agricultural land uses and agricultural operations. 
• Parcel size. 
• Soils and soil capability for agriculture. 
• Microclimate; and  
• Agricultural drainage. 

The examination is based on a study area comprised of a 'Primary Study Area' and a 'Secondary Study 
Area'. The Primary Study Area (“PSA”) is the area for consideration for redesignation to a settlement area, 
or in this case, the PSA is the subject lands. 

The Secondary Study Area (“SSA”) includes a larger area surrounding the Primary Study Area. For this 
assessment, a SSA of approximately 1.5 km from the subject lands was established. 

Figure 5 provides the Agricultural Land Use Map. Figure 5 identifies the adjacent properties, existing crops, 
barns, other forms of agricultural infrastructure, non-farm land uses, and residential structures within the 
SSA. The inventory of existing agricultural land uses, cropping patterns, and structures is based on 
observations made during reconnaissance surveys in 2023 and 2024. A review of historic aerial 
photography was also undertaken to confirm that the agricultural production patterns and livestock types in 
the Primary and Secondary Study Areas remain relatively consistent over the last two decades.  

It is noted that a significant portion of the SSA is included in the settlement boundaries of Arkell. 
Approximately 30 Hectares of the SSA is included in the settlement boundary. Residential land uses 
predominate in this area. Over the past two decades, several residential units have been added to Arkell, 
including a subdivision in the northwestern portion of Arkell. 

Accompanying the Agricultural Land Use Map is an Agricultural Operations Summary. Each agricultural 
operation that was observed in the field was summarized. The description of these operations includes the 
following: type of operation, associated crop type, a brief description of onsite infrastructure, and other 
related notes about the agricultural operation. Appendix B provides a photograph of the agricultural 
operation noted on the Agricultural Land Use Map. 
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2.1.1 Primary Study Area – Agricultural Land Use 

The Primary Study Area (PSA) includes the subject lands. No active agricultural buildings or other forms of 
capital investment related to agriculture are located onsite.  

There are no agricultural operations in the PSA.  

Agricultural land uses comprise approximately7.1 ha or 41 % of the PSA. The agricultural uses within the 
PSA are primarily cash crop land. Additional land uses on the PSA include old fields, hedgerows, and a 
plantation. 

The land uses immediately adjacent to the PSA include:  

• Residential lots in Arkell, 
• Non-farm residential units, 
• Guelph-Junction Railway corridor, 
• Old fields, 
• Plantation/Woodlands/Scrublands, and 
• Common Field Croplands. 

2.1.2 Secondary Study Area – Agricultural Land Use 

The Secondary Study Area (SSA) includes a portion of the Hamlet of Arkell and several non-agricultural 
land uses (i.e. rural residential lands, recreational lands associated with the GRCA-operated Starkey’s Hill 
(37 ha), a gravel pit and old field/reforestation area managed by the City of Guelph).  Several active 
agricultural or agricultural-related operations, including agricultural research station associated with the 
University of Guelph. This operation is described as follows:  

• 700 Acres 
• Horses: 

o 60 Medium-framed  
 Manure Type: V1 (Very Low Storage Odour Potential, Solid, inside, bedded pack) 

+ V2 (Very Low Storage Odour Potential, Solid, outside, covered). 
• Swine:  

o 350 Sows with litter 
o 120 Breeder gilts 
o 1000 Weaners 
o 500 Feeders 

 Manure Type: V5 (Very Low Storage Odour Potential, Liquid, inside, underneath 
slatted floor) + M1 (Medium Storage Odour Potential, Liquid, outside, no cover, 
straight walled storage) 

• Chickens: 
o 6000 Layer Hens 
o 3000 Layer Pullets 
o 1000 Broiler breeder growers 
o 1000 Broiler breeder layers 
o 3000 Broilers on any length of cycle 

 Manure Type: V2 
• Turkeys 

o 500 Broilers 
o 500 Hens 
o 500 Toms 
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 Manure Type: V2 
• Unoccupied Livestock Barn: 

o 1000 Housing Capacity 
 Manure Type: V1 + V2 

The residential and commercial/institutional uses associated with the settlement of Arkell exist west and 
north of the site. 

Table 1 provides a summary of agricultural cropping systems in the Secondary Study Area. There are no 
speciality crop lands on the subject property or in the Secondary Study Area. The area estimates associated 
with this Table are derived from field investigations conducted by SAI and supplemented by background 
mapping and aerial photography. 

 

The Agricultural Land Use mapping and aerial breakdown in Table 1 illustrates that this portion of the 
Township of Puslinch is representative of a non-prime agricultural area. The extent of non-agricultural land 
uses is significant. Overall, both the Primary and Secondary Study Areas are not representative of normal 
agricultural production land uses in the Township of Puslinch and County of Wellington.  

The University of Guelph research facility (which is approximately 800 m south west of the subject property) 
represents the most significant agricultural use and agricultural-related use in the Secondary Study Area. 

Background information (OMAFA. Ontario Agricultural Systems – Dairy Cattle and Milk Production Heat 
Map) indicates a dairy farm at 86 Farnham Road. However, a recently obtained Farm Data Sheet (October 
17, 2022 – Appendix A) for this property indicates that there is no livestock at the property and all structures 
are used for hay and equipment storage purposes. 

A review of environmental approvals for agricultural purposes indicates that there are no Permits to Take 
Water for agricultural use in the SSA and there is a Pesticides Operator at 142 Hume Road. 

2.2 Parcel Size 

Parcel size mapping was reviewed for the PSA and SSA. The PSA and SSA are highly fragmented due to 
historic severance activity in the area. In addition, both the PSA and SSA are included in the Hamlet of 
Arkell. In addition, the GJR has also resulted in a severed (and oddly shaped) parcel fabric for a portion of 
the PSA and SSA. 

The two largest parcels in the SSA are owned by government institutions, not farmers. The largest parcel 
in the SSA is owned by the City of Guelph and is not used for agricultural production (310.4 ha).  The 
University of Guelph Research facility is set on a land base of 245.83 ha.  

The minimum farm parcel size in the Prime Agricultural Area (as set out in the County of Wellington Official 
Plan) is 35 ha (10.3.2). The average parcel size in the SSA is 6.1 ha and the average size of agricultural 
parcels in the SSA is 28.1 ha. 

Table 1 - Summary of Agricultural Cropping Systems 

Crop Type Subject 
Lands (ha) % 

Subject Lands 
Within Hamlet 

(ha) 
%  

Secondary 
Study Area 

(ha) 
%   Totals 

(ha) %      

ROW CROP 7.1 41.0% 1.1 73.0% 281.2 20.6% 289.4 21.0% 
PASTURE/FORAGE 0.0 0.0% 0.0 0.0% 56.4 4.2% 56.4 4.1% 

SMALL GRAINS 0.0 0.0% 0.0 0.0% 0.0 0.0% 0.0 0.0% 
SPECIALTY CROP 0.0 0.0% 0.0 0.0% 0.0 0.0% 0.0 0.0% 
REMAINING AREA 10.2 59.0% 0.4 27.0% 1023.0 75.2% 1034 75.0% 

TOTAL 17.3 100.0% 1.5 100.0% 1361.0 100.0% 1379.8 100.0% 
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Based on an analysis of the property fabric data, it is concluded that the PSA and SSA is fragmented with 
a significant proportion of non-local ownership. The parcel size and land ownership characteristics of the 
PSA and SSA are not consistent with a prime agricultural area. 

2.3 Soil and CLI – Soil Capability for Agriculture 

Soils in the Secondary Study Area consist of three soil series: Dumfries sandy loam, Burford loam, and 
Guelph loam. The following description of these soils has been taken from the Soil Survey of Wellington 
County. Report No. 35. of the Ontario Soil Survey (1963). Figure 6 illustrates the soils mapped in the 
Secondary Study Area, and the associated Canada Land Inventory – Soil Capability for Agriculture 
classification for these soil series. Based on this background mapping, approximately 53.6% of the 
Secondary Study Area is mapped as prime agricultural lands. The PPS defines prime agricultural land as 
specialty crop areas and/or Canada Land Inventory (CLI) Class 1, 2, and 3 lands, as amended from time 
to time, in this order of priority for protection. This estimate does not exclude lands that have been removed 
from agricultural production, such as residential lots associated with the Hamlet of Arkell or rural residential 
lots. 

Dumfries loam 

“The Dumfries soils have developed from stony soil material derived mainly from limestone. The 
material is therefore calcareous and free carbonates can be found at depths of 18 to 24 inches 
except in places of severe erosion where they occur at the soil surface. 

 
The topography is hilly; slopes are steep, irregular and short; depressions or "potholes" are 
common. Since water runs rapidly off the steep slopes or readily percolates through the stony 
materials the Dumfries soils are well drained. However, within the areas shown on the soil map 
there are often areas of poorly drained soils too small to be delineated. These potholes contain 
water during a large part of the year, cannot be easily drained and therefore are not arable. 

 
Surface erosion has occurred on most of the cultivated slopes. Indeed, the soil loss has been so 
great on many of the knolls that the whole profile has been removed and only the light grey parent 
materials remain. Erosion is slight where the land has been kept under grass or tree cover. Stones 
and boulders are numerous both on the surface and throughout the soil mass. As a result, stone 
removal becomes an annual chore and the presence of frequent stone piles interferes with 
cultivation.” (Pages 23-24). 

 
Within the Secondary Study Area, background mapping illustrates the location of the Dumfries loam in the 
southern and eastern portion. Mapping of Canada Land Inventory (“CLI”) – Soil Capability for Agriculture 
illustrates these soils as Class 6T and Class 3FM (50%)/Class 5PT (50%) (AgMaps, 2024). The southern 
portion of the subject lands is mapped as Dumfries sandy loam with a complex polygon unit of Class 
3FM/Class 5PT.  
 
The Burford loam soils occur over much of the Secondary Study Area, including the subject lands.  
 
“Burford loam soils are well-drained, consisting of loam surface horizons on gravel deposits. The gravel 
was deposited by glacial meltwaters in the form of spillways that are most common in the southern part of 
the County the largest of which occurs on the terraces that border the Speed River. The deposits are 
stratified with a considerable range in the size of the material from one stratum to another. The materials 
vary in size from fine sand to cobbles and where these deposits occur adjacent to the stony till of the 
Dumfries soils, strata consisting of large stones are found.  
 
The topography is gently undulating except along the edge of the terraces where slopes are often steep. 
Gravel, stones, and cobbles are usually present on the soil surface and throughout the soil profile but they  
usually do not interfere with cultivation. Where the loam surface is thin stones are more numerous and may 
interfere with cultivation, especially in those areas associated with the Dumfries soils. 
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The Burford soils are classified as Grey-Brown Podzolic and have a very dark greyish-brown 
surface soil about four inches thick. Immediately below the surface is a yellowish-brown Ae horizon 
which is thin and slightly acidic. As in many Grey-Brown Podzolic soils, this horizon is browner in 
the upper portion than in the lower. However, in cultivated fields the brown layer is often absent 
and the horizon is a uniform colour. The B horizon is always located immediately above the 
calcareous gravel. It is dark brown and contains a considerable concentration of translocated clay. 
The depth of the profile to the underlying gravel varies from 12 to 30 inches within very short 
distances. 

 
The Burford soils are producing crops such as spring grains, winter wheat, hay, pasture, and silage 
corn. They are suitable for orchards and certain canning crops but are not being used for these 
crops to any great extent. For the most part, the agriculture on these soils is of the generalized 
type. Dairying is not developed intensively except in the vicinity of Guelph where there is a 
continuous demand for dairy products. The underlying gravel is in demand for the construction of 
highways and county roads and the manufacture of certain building materials. Most of the deposits 
are deep and well-sorted. Large gravel pits are located on the outskirts of Guelph. 

 
Because of the open nature of the Burford soils, moisture deficiencies exist during every growing 
season. The Burford soils also have a low to medium content of essential plant nutrients.” (Pages 
34-35). 

 

 

 

Within the Secondary Study Area, background mapping illustrates the location of the Burford loam in the 
western and northern portions. On the subject lands, the Burford loam is mapped in the north-central portion 
of the site. Background mapping of CLI-Soil Capability for Agriculture illustrates these soils as Class 2FM.  

Guelph loam 

The Guelph loam soils occur around the City of Guelph. Within the Secondary Study Area, Guelph loam 
soils are mapped in proximity to the settlement of Arkell (north and northwest of the settlement). Guelph 
loam soils are amongst some of best agricultural soils in Ontario. 
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“The Guelph loam soil parent material consists of glacial till derived from the grey and brown 
limestones of the underlying rock strata. The soils are predominantly loams although some small 
areas of sandy loam occur east of Oustic. The higher sand content in these soils may be due to 
the influence of the outwash sands that completely surround them.  

 
 In general, there are very few field stones or boulders; the only handicap to cultivation is the 
frequency and steepness of slopes. The soils are well drained both internally and externally but 
retain adequate amounts of moisture for the needs of crops. Erosion hazard is great on the steep 
slopes. 

 
The surface soil is dark greyish brown and moderately high in organic matter content. Below the 
surface layer is à brown layer which becomes lighter in colour with depth and rests on a dark brown 
to dark yellowish brown layer containing more clay than the layers above or below it. The depth of 
soil to the unaltered parent material is approximately twenty-four inches except where water erosion 
has removed the upper portion of the soil. The Guelph soils are classified as Grey-Brown Podzolic.” 
(Page 25). 

 
 

Table 2: Canada Land Inventory – Soil Capability for Agriculture 

 
*The southern portion of the subject land is mapped as complex polygon unit of Dumfries sandy loam with a Class 3FM(50%)/Class 
5PT(50%). The size of this polygon is estimated to be 8.4 ha, therefore 4.2 ha were attributed to Class 3 & Class 5 in Table 2.  

2.4 Microclimate for Speciality Crop Production 

Climate data from the OMAFA document titled “Agronomy Guide for Field Crops - publication 811 (June 
2009)” was reviewed. The subject lands are located within 2700-2900 average accumulated crop heat units 
(CH-MI) available for corn production in Ontario. The crop heat units (CHU) index was originally developed 
for field corn and has been in use in Ontario for 30 years. The CHU ratings are based on the total 
accumulated crop heat units for the frost-free growing season in each area of the province. CHU averages 
range between 2500 near North Bay to over 3500 near Windsor. The higher the CHU value, the longer the 
growing season and the greater the opportunities for growing high-value crops. The subject property is 
located within the 2700-2900 average accumulated crop heat units (CH-MI) and as such, the agricultural 
lands are not subject to special climate conditions. Given the typical climatic conditions, there are limited 
opportunities for growing specialty crops on a large commercial basis in the Secondary Study Area and 
therefore there are no properties that have been identified as a specialty crop area in the County of 
Wellington Official Plan (as they do not meet the criteria as identified by the Province).  

 

 

CLI CLASS SSA (ha) % PSA (ha) % 

Class 1 72.7 5.3% 0.0 0.0% 
Class 2 548.3 40.3% 8.9 47.3% 
Class 3* 101.4 7.5% 4.2 22.3% 
Class 4 0.0 0.0% 0.0 0.0% 
Class 5* 90.6 6.7% 4.2 22.3% 
Class 6 459.4 33.8% 0.0 0.0% 
Class 7 0.0 0.0% 0.0 0.0% 
Class O 58.6 4.3% 0.0 0.0% 
Hamlet 30.0 2.2% 1.5 8.1% 
Total 1361 100.0% 18.8 100% 
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2.5 Agricultural Tile Drainage 

Figure 7 illustrates the distribution of tile drainage (random tile drainage) in the study area. There are no 
systematic tile drainage or constructed drains in the Secondary Study Area. Approximately 4.25 ha of 
random tile drainage are reported in the Secondary Study Area. The subject lands are not tile drained 
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3.0 IMPACT ASSESSMENT AND MITIGATION MEASURES 

The following section discusses the potential for agricultural impacts resulting from the proposed residential 
development operation. The impact assessment has been subdivided into two sections: direct impacts and 
indirect impacts. Mitigation measures are described, where relevant, to ensure that the impact on 
agriculture is minimized. 

3.1 Direct Impacts 

Direct impacts relate to considerations such as the removal of agricultural structures and infrastructure 
related to agriculture and the consumption of agricultural lands. 

Agricultural Structures 

The proposed residential subdivision will not result in the removal of any agricultural structures or 
infrastructure related to agriculture. 

No mitigation measures are required. 

Consumption of Prime Agricultural Lands in a Prime Agricultural Area 

The proposed develop would result in the consumption of approximately 13 ha of Class 2-3 soils. A portion 
of these lands are already located within the Hamlet of Arkell settlement area. 

The agricultural capability of soils on the site is comparatively low due to inherent low fertility and moisture 
holding deficiencies. The lands associated with the Paris Galt Moraine (south and east of the site) are 
constrained by steep, undulating topography and are not considered to be prime agricultural lands. The 
orientation and size of the remaining agricultural fields is relatively small, and the lands are not considered 
to be large enough to be a viable farm parcel. 

As previously stated, the subject lands and the SSA are highly fragmented and not reflective of a prime 
agricultural area when compared with prime agricultural areas in the County of Wellington and Township 
of Puslinch. 

Consideration of Alternative Locations 

Alternative locations were assessed by SAI for a Proposed Expansion of the Hamlet of Arkell. (SAI. Jan 06, 
2023 – Letter Report submitted to Meagan Ferris, Manager of Planning and Environment). A copy of this 
report is included in Appendix C.  

Six properties were selected for comparison purposes. Each parcel immediately abuts the existing Hamlet 
boundary. All six parcels are comprised of higher-capability agricultural lands than the subject property. 
From an agricultural perspective, the subject property represents the lowest priority option for protection. 

It is important to recognize that existing, active livestock operations are located on lands north and west of 
the Hamlet of Arkell. There is an existing horse farm to the north of Arkell. The MDS I setback from this 
facility would impact potential settlement expansions in this general area. The University of Guelph 
agricultural research farm is located west of Arkell. The MDS I setback for westerly expansion of Arkell 
would not be feasible given the size of this livestock operation. The completed MDS I analysis demonstrates 
that the proposed development can comply with the applicable MDS I setbacks. 

3.2 Indirect Impacts 

Indirect impacts relate to the potential for creating land use conflicts with adjacent agricultural operations 
and the potential for influencing water levels/wells, traffic, noise. These are addressed in the following 
paragraphs. 
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Land Use Conflicts 

Land use conflicts can occur when non-agricultural land uses are established in agricultural areas. The 
main type of concern relates to odour, and in Ontario, OMAFA has developed the Minimum Distance 
Separation (MDS) formulae to identify potential land use conflicts. MDS I setbacks are calculated based on 
several factors such as the size of livestock operation (i.e. livestock numbers and/or size of land base of 
the farm), type of livestock operation, method of storing manure, and the type of non-agricultural land use 
being proposed. 

As previously noted, agricultural operations in proximity to the subject property were inventoried. Farm Data 
Sheets were delivered to all agricultural operations. Livestock operations were identified on the Agricultural 
Land Use Map (Figure 5). There are no livestock operations mapped in proximity to the subject property. 

Several small livestock operations were recorded in the Secondary Study Area, including: 

• #5 – small hobby farm (horse), 
• #12 – large equestrian facility, 
• #13 – small hobby farm (horse),  
• #14 – barn has been removed, 
• #22 – structure has been removed. 

To further assess potential land use conflicts associated with livestock operations, Minimum Distance 
Separation (MDS I) calculations were completed utilizing the OMAFA AgriSuite MDS Formulae 
Implementation Guidelines. 

MDS I calculations were completed for the livestock facilities located at 756 Watson Road South and 930 
Watson Road. The calculations identified MDS I setbacks of approximately 322 m and 177 m, respectively. 
Mapping illustrating the MDS I arcs in relation to the subject lands and existing Hamlet of Arkell boundary 
is included on Figure 8 below and the calculations can be found in Appendix D.  

The MDS I analysis demonstrates that the proposed subdivision is not constrained by applicable MDS I 
setbacks associated with existing livestock operations. Existing non-agricultural land uses and existing 
settlement development within Arkell are located closer to the identified livestock facilities than portions of 
the proposed development. 

The MDS I analysis was completed in accordance with the OMAFA Minimum Distance Separation 
Formulae Implementation Guidelines, including Guideline #12 and Guideline #36 related to expanding 
settlement area boundaries and existing non-agricultural uses. 

#12. Existing Uses that Do Not Conform to MDS 

An MDS I setback is required for proposed development or dwellings, even though there may be 
existing or approved development or dwellings nearby that do not conform to MDS I requirements. 

However, a reduced MDS I setback may be permitted provided there are four, or more, non-
agricultural uses, residential uses and/or dwellings closer to the subject livestock facility than the 
proposed development or dwellings and those four or more non-agricultural uses, residential uses 
and/or dwellings are: 

• located within the intervening area (120° field of view shown in Figure 4 in Section 7 of this 
MDS Document) between the closest part of the proposed development or dwelling and the 
nearest livestock facility or anaerobic digester; 

• located on separate lots; and 
• of the same or greater sensitivity (i.e., Type A or Type B in accordance with Implementation 

Guidelines #33 and #34) as the proposed development or dwelling. 

 



322 m

177 m

647 m
 

(As per MDS I Guideline #12 & #36)

Figure 8: MDS
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If ALL of the above conditions are met, the MDS I setback for the proposed development or dwelling 
may be reduced such that it is located no closer to the livestock facility or anaerobic digester than 
the furthest of the four non-agricultural uses, residential uses and/or dwellings as shown in Figure 
4. 

#36. Non-Application of MDS Within Settlement Areas 

MDS I setbacks are NOT required for proposed land use changes (e.g., consents, rezonings, 
redesignations, etc.) within approved settlement areas, as it is generally understood that the long-
term use of the land is intended to be for non-agricultural purposes. 

The proposed development will not result in an MDS I impact on the local agricultural community. A 
Minimum Distance Separation (MDS) Analysis can be found in Appendix D.  

Water 

ARL Groundwater Resources Ltd. (“ARL”) completed a Groundwater Supply Assessment to address 
impacts related to servicing the proposed development. ARL concluded that: 

Construction of new supply wells associated with a multi-lot residential development on the property 
has the potential for interference to occur among individual wells as the development is built out. 
This interference could come in the form of (a) turbidity interference resulting from the process of 
well drilling and development and (b) water level interference when the wells are operating. The 
turbidity interference is a temporary problem that should dissipate after the well drilling and 
development operations are complete. Notification of adjacent well owners and monitoring when 
each new well is constructed will help to mitigate potential turbidity interference. Measures to 
minimize the effects of water level interference include optimizing the pump settings to maximize 
drawdown in each of the individual wells. Consideration could also be given to implementing an 
outdoor water use bylaw or similar instrument to manage water use during the warm weather 
months of the year when water demand is higher. 

Given that there are no active livestock operations in proximity to the subject property, potential impacts 
related to water levels/water quality in private wells on agricultural properties is not anticipated to be a 
concern. The proposed monitoring plan set out by ARL will be satisfactory to ensure no negative impacts. 

Traffic 

Traffic from the proposed residential development was assessed by Crozier’s in a Traffic Impact Study 
(“TIS”). The proposed entrances for the residential subdivision (primary entrance on Watson Road and 
secondary entrance on Arkell Road) were assessed and determined to meet the minimum sight line 
distance requirements. No additional road improvements were recommended in the TIS. 

Given the low number of agricultural operations in proximity to the subject lands, there are no significant 
impacts anticipated from traffic from the proposed residential subdivision on the agricultural operations in 
the Secondary Study Area. 

Noise 

A Noise and Vibration Feasibility Study was completed by HGC Noise Vibration Acoustics (April 7, 2026) 
to assess potential impacts associated with rail traffic from the Guelph Junction Railway (GJR), as well as 
traffic noise from Arkell Road and Watson Road South. The study concluded that rail traffic represents the 
primary source of transportation noise affecting the proposed development, while roadway traffic is 
considered a secondary source.  
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The study determined that the proposed residential subdivision is feasible from a noise perspective, subject 
to the implementation of recommended mitigation measures. Recommended measures include upgraded 
window glazing for select dwellings, central air conditioning or provision for future air conditioning, acoustic 
warning clauses, masonry/brick veneer construction for dwellings adjacent to the railway corridor, and a 
localized acoustic barrier for the southernmost dwelling closest to the rail line. 

The study also included a vibration assessment associated with rail operations. The findings concluded that 
a minimum setback of 45 m from the railway right-of-way for the closest dwelling façades is appropriate to 
address vibration impacts. Subject to the implementation of the recommended mitigation measures and 
warning clauses, the proposed development is considered compatible with the surrounding transportation 
infrastructure. 

3.3 Mitigation 

The potential for impacts on the agricultural community is relatively low, given that there are no livestock 
operations near the site. Lower impact mitigation measures that should be considered as part of conditions 
of draft plan approval and site design include the following:  

• Disclosure statements to notify potential purchasers of property that the land is in a prime 
agricultural area where periods of dust, noise, odour, and other impacts associated with nearby 
farms are common. 

Edge planning measures are not deemed necessary given the fact that there are no livestock operations 
of adjacent lands and the site is well buffered by existing vegetation (i.e. plantation to the south, and 
hedgerow to the east). If the easterly hedgerow is removed (due to completion of a by-pass swale), edge 
planning measures will be required including the consideration of rear lot fencing and planting of native 
trees and shrubs (i.e., Lots 6-21).  

4.0 PLANNING POLICY FRAMEWORK 

The following documents were reviewed as part of this AIA:  

• Provincial Planning Statement, 2024,  
• County of Wellington Official Plan. 

The following summarizes the main agricultural policies that were considered in this AIA.  

4.1 Provincial Planning Statement 2024 

The 2024 Provincial Planning Statement (PPS) was issued under Section 3 of the Planning Act and came 
into effect on October 20, 2024. The PPS establishes the policy foundation for regulating the development 
and use of land in the province and provides policy directions on matters of provincial interest related to 
land use planning and development. It provides a vision for land use planning in Ontario that encourages 
efficient use of land, resources and public investment in infrastructure. The PPS strongly encourages 
development that would provide long-term prosperity, environmental health, and social well-being. The 
2024 PPS applies to planning decisions made on or after the effective date and applies to the consideration 
of the proposed official plan and zoning bylaw amendment applications. The following is a summary of the 
PPS policies that are relevant to the proposed development application.  

The PPS is to be read in its entirety and applicable policies are to be applied to specific 
situations/applications. The following table provides a summary of relevant policies of the PPS and 
describes how the proposed development is consistent with this policy direction.  

PPS (2024) policy 2.3.2 provides the following direction regarding settlement boundary expansions: 

2.3.2 New Settlement Areas and Settlement Area Boundary Expansions 
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1. In identifying a new settlement area or allowing a settlement area boundary expansion, planning 
authorities shall consider the following: 

a. the need to designate and plan for additional land to accommodate an appropriate range 
and mix of land uses; 

b. if there is sufficient capacity in existing or planned infrastructure and public service facilities; 

c. whether the applicable lands comprise specialty crop areas; 

d. the evaluation of alternative locations which avoid prime agricultural areas and, where 
avoidance is not possible, consider reasonable alternatives on lower priority agricultural 
lands in prime agricultural areas; 

e. whether the new or expanded settlement area complies with the minimum distance 
separation formulae; 

f.    whether impacts on the agricultural system are avoided, or where avoidance is not 
possible, minimized and mitigated to the extent feasible as determined through an 
agricultural impact assessment or equivalent analysis, based on provincial guidance; and 

g. the new or expanded settlement area provides for the phased progression of urban 
development. 

2. Notwithstanding policy 2.3.2.1.b), planning authorities may identify a new settlement area only 
where it has been demonstrated that the infrastructure and public service facilities to support 
development are planned or available. 

The following table documents conformity of the proposed development with policy 2.3.2.1 of the PPS, 
2024. 

Table 3: Assessment of Settlement Area Boundary Expansions (Policy 2.3.2.1) 

Policy 2.3.2.1 Conformity Analysis 

a) the need to designate and plan for additional 
land to accommodate an appropriate range and 
mix of land uses 

Yes The County of Wellington has examined 
rural residential growth as part of the Official 
Plan Review (Committee Report prepared 
by Jameson Pickard, September 12, 2024). 

Land Need Analysis conducted by the 
County of Wellington sets out the need for 
250 units in the Township of Puslinch. The 
proposed development (44 units) provides 
approximately 17% of the needed growth. 

b) if there is sufficient capacity in existing or 
planned infrastructure and public service facilities 

Yes There is not existing or planned 
infrastructure and public services facilities 
in the municipality. Capacity for private 
servicing was assessed by a Qualified 
Professional. 

c) whether the applicable lands 
comprise specialty crop areas 

Yes Development is not comprised of Specialty 
Crop Areas. 

d) the evaluation of alternative locations which 
avoid prime agricultural areas and, where 

Yes An alternate site location analysis was 
completed. The settlement of Arkell is 
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avoidance is not possible, consider reasonable 
alternatives on lower priority agricultural lands 
in prime agricultural areas 

surrounded by good agricultural land so 
avoidance is not possible. The subject 
lands are deemed to be a reasonable 
alternative for expansion of the settlement 
boundary as the lands represent the lowest 
priority agricultural lands in the local area 
immediately adjacent to the settlement. 

e) whether the new or expanded settlement 
area complies with the minimum distance 
separation formulae 

Yes The proposed Development complies with 
the MDS formulae.  

f) whether impacts on the agricultural system are 
avoided, or where avoidance is not possible, 
minimized and mitigated to the extent feasible as 
determined through an agricultural impact 
assessment or equivalent analysis, based on 
provincial guidance 

Yes AIA documents that impacts on the 
agricultural system are minimal. 

g) the new or expanded settlement area provides 
for the phased progression of urban development 

Yes Proposed expansion of settlement 
represents a logical progression of 
development.  

 

The proposed development is consistent with the agricultural provisions of the PPS, 2024. 

 

4.2 County of Wellington Official Plan 

The County of Wellington Official Plan was adopted by Wellington County Council on September 24, 1998, 
approved by the Ministry of Municipal Affairs on April 13, 1998, and came into effect on May 6, 1999. The 
County Official Plan, as amended, was last revised December 2025. The proposed development was 
declared complete in 2006. 
 
Prime Agricultural Areas in the OP are defined as: “Class 1, 2 and 3 agricultural soils, associated Class 4 
to 7 soils and additional areas where there is a local concentration of farms which exhibit the characteristics 
of ongoing agriculture, and specialty crop land will be designated as prime agricultural areas. These areas 
will be protected for agriculture.” 
 
While a portion of the site is designated Secondary Agriculture and Hamlet, the majority of the site is 
designated Prime Agriculture. 

Section 4.6.5 of the OP sets out the matters that must be documented in an AIA. Table 4 provides a 
conformity analysis of these provisions. 

Table 4: Official Plan Requirements of an AIA – Arkell Subdivision Proposal 

AIA Documentation Requirements SAI Findings Conformity 
a) the opportunity to use lands of lower 
agricultural potential;  
 

• Site represents the lowest 
agricultural potential of all lands in 
proximity to Arkel 

Yes 

b) compliance with the minimum 
distance separation formulae for 
livestock operations;  

• No livestock operations in proximity 
to the site. 

• No MDS impacts 

Yes 
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c) the degree to which agricultural 
expansion may be constrained;  
 

• No livestock operations in proximity 
to the site. Expansion of agricultural 
facilities will not be impacted. 

Yes 

d) potential interference with normal 
agricultural activities and practices;  
 

• Site is well separated from adjacent 
livestock operations. 

• No potential interference 
anticipated. 

• As part of development, warning 
clause will be prepared for each new 
landowner indicating that normal 
agricultural activities and practices 
are to be anticipated. 

Yes 

e) potential interference with the 
movement of agricultural machinery on 
roads;  
 

• Traffic Impact Study completed. 
Entrances will have satisfactory 
sight lines. 

• No livestock operations in proximity 
to the site. 

• No impacts related to potential 
interference with movement of 
agricultural machinery on roads 
anticipated. 

Yes 

f) such other concerns as a Council 
may consider relevant. 
 

No other concerns from Council at this point. Yes 

 

Section 4.8.2 sets out policy considerations for the evaluation of urban boundary expansions, including 
Hamlets. 4.8.2 f) and g) are relevant to this AIA. 

f) prime agricultural areas should be avoided where possible. To support the Agricultural System, 
alternative locations across the County will be evaluated, prioritized and determined based on 
avoiding, minimizing and mitigating the impact on the Agricultural System and in accordance with 
the following;  
 i) reasonable alternatives that avoid prime agricultural areas are evaluated; and; 

ii) where prime agricultural areas cannot be avoided, lower priority agricultural lands are 
used; 

 
g) any adverse impacts on the agri-food network, including agricultural operations, from 
expanding settlement areas would be avoided, or if avoidance is not possible, minimized and 
mitigated as determined through an agricultural impact assessment;   

 

As previously documented, the subject lands represent the lowest capability agricultural lands in proximity 
to Arkell. There are no reasonable alternatives of lower priority agricultural land available. From an 
agricultural perspective, the subject property represents the lowest priority option for protection. Impacts on 
agricultural operations will be minimal given that there is no MDS I conflict and there are no agricultural 
operations in proximity to the subject property. The proposed development will not result in any adverse 
impacts on the agri-food network.  
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5.0 CONCLUSIONS 

Stovel and Associates Inc. (“SAI”) was retained by Timberworx Custom Homes Inc. (Timberworx), Sloot 
Construction Ltd. (Sloot) and John Sloot Investments Ltd. to complete an Agricultural Impact Assessment 
(“AIA”) of a proposed residential subdivision in the Township of Puslinch (Arkell). The proposed 
development is an expansion of an existing settlement area and was assessed based on the related policy 
structure. A portion of the subject lands is already included in the Hamlet boundary. 

The project is referred to as Arkell Subdivision. The lands in question are approximately 18.8 ha in size and 
are located on Part of Lots 7, 8 and 9, Concession 10, Township of Puslinch, County of Wellington. 

The subject lands do not include any forms of capital investment related to agriculture and there are no 
livestock barns in immediate proximity to the site. The completed MDS I analysis confirms that the proposed 
development is not constrained by surrounding livestock operations. The lands are fragmented and oddly 
shaped, since a railroad dissects through this portion of the Township of Puslinch. Approximately 40% of 
the site is cultivated for agricultural production and the lands are constrained by a variety of factors including 
excessive stoniness, low moisture holding capacity and low inherent fertility. The lands in question are not 
reflective of a prime agricultural area. 

Relevant guidelines and planning policies were considered in the preparation of this AIA. Background 
documentation, including agricultural mapping and agricultural statistics, was supplemented by data 
collected through reconnaissance investigations of the Secondary Study Area and the examination of Farm 
Data Sheets provided by local farmers. Based on this information, it was concluded that the proposed 
development will not impact adjacent agricultural operations and is a reasonable use of land given the 
surrounding land uses. Based on a review of alternative locations for expansion of the Hamlet boundary, it 
was determined that the subject lands represent the lowest priority agricultural lands for protection. 

The proposed development is consistent with the relevant planning policy framework set out in the PPS, 
2024 and conforms to the County of Wellington Official Plan.  
 

 
 
 
___________________________________________ 
ROBERT P. STOVEL, MCIP, RPP, P.AG. 
 
 
 
 
 
 
 
___________________________________________ 
ROBERT L. STOVEL, B.Sc. 
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Appendix B: Photo of Agricultural Operations and Table of Agricultural Operations 
 

 

 

 

 

 

 

 



Ag Operation 
No.

Address Description

- Subject Lands -

2 1096 Victoria Rd. S.
Two storage buildings, these are used as storage for the golf course. (No farm 
data sheet returned).

3 111 Carter Road One remnant storage barn. (No farm data sheet returned).

4 86 Farnham Road
Two external storage structures, one concrete enclosed silo, room for external 
manure storage, two bank barns, Farm data sheet stated no animals are 
currently occupying any of the facilities (Farm data sheet was returned).

5 83 Carter Road
One bank barn capable of housing horses. Horses were observed during site 
visit. (Farm data sheet was not returned).

6 129 Farnham Road One small wood barn. (Farm data sheet was not returned).

7 498 Arkell Road
One large implement shed, and one quonzet style structure. (Farm data sheet
was not returned).

8 540 Arkell Road One gable barn, two storage barns (Farm data sheet was not returned).

9 508 Arkell Road
One small implement shed visible from aerial photography. One small gable 
styled barn was partially visible from road view. (Farm data sheet was not 
returned).

10 413 Arkell Road
3 large poultry barns, one large wooden bank barn, three implement sheds, 
one quonzet style structure.Poultry Industry Council and UofG properties 
(Farm data sheet was returned).

11 529 Arkell Road
One large barn, one small storage barn, one external silo (Farm data sheet 
was not returned).

12 756-758 Watson Road South
Two large barns used for horses. (The Motts Equestrian Centre). (Farm data 
sheet was not returned).

13 857 Watson Road South
Two structures for livestock. Pasture area visible, horses were observed during
site visits (Farm data sheet not returned) . This parcel is within the Hamlet of
Arkell.

14 935 Watson Road South
Storage barn has been removed. Dallsons Electric Ltd. (Farm data sheet was
returned).

15 930 Watson Road South
One small wood barn, possible used for horses. (Farm data sheet was not
returned).

16 954 Watson Road South One small implement shed. (Farm data sheet was not returned).

17 711 Arkell Road
Two small wooden barns possibly used for storage. No livestock observed at
time of visit. (Farm data sheet was not returned).

18 735 Arkell Road
One large storage building. (Farm data sheet was
not returned).

19 169 Hume Road One small barn possibly used for horses. (Farm data sheet was not returned).

20 258 Hume Road
One medium barn with extension, no livestock observed at time of visit. (Farm
data sheet was not returned).

21 217 Hume Road
One metal structure, and one storage barn. (Farm data sheet
was not returned).

22 900 Watson Road South Storage Barn has been taken down.
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Stovel and Associates Inc. 
Planners, Agrologists and Environmental Consultants

January 06, 2023 

Meagan Ferris, RPP, MCIP, Manager of Planning and Environment 
County of Wellington Planning and Development 
74 Woolwich Street 
Guelph, ON 
N1H 3T9 

RE: Alternate Site Evaluation – Proposed Expansion of the Hamlet of Arkell 
Part of Lots 7, 8 and 9, Concession 10 
Township of Puslinch 
Related Applications: OP-2006-06, ZBA P10/2006, Draft Plan of Subdivision 
Application 23T-06003 

Dear Meagan: 

Stovel and Associates Inc. (“SAI”) is retained by 1000286480 Ontario Inc. and Sloot 
Construction Inc. (“Sloot”) to address the agricultural concerns associated with the above-
mentioned planning applications. Please accept the following with respect to 
consideration of lower priority agricultural lands. 

Background 
An application for a residential subdivision was submitted to the County of Wellington in 
2006 by Mr. Tom Kukovica. As part of this draft plan of subdivision application, an Official 
Plan Amendment (“OPA”) and Zoning By-law Amendment (“ZBA”) application was also 
submitted. Map 1 illustrates the location of the subject property. 

Since that time, Sloot purchased a portion of the lands and in 2022, 1000286480 Ontario 
Inc. acquired an interest in the property. 

The lands in question include a portion of the existing Hamlet of Arkell. For this 
investigation, the lands designated Hamlet will not form part of the agricultural analysis 
as these lands have already been removed from the Agricultural System. The remaining 
portion of the site is designated Prime Agricultural and Secondary Agriculture. These 
lands are approximately 15.2 ha in size and are the focus of this report. 

The initial circulation of the application generated a series of comments from agencies. 
Of note are the comments from the County of Wellington (“County”) Planning and 
Development Department (November 11, 2006). The County recommended that the 
applicant consider alternative locations of lower-priority agricultural lands. 

 

Appendix C: Alternate Site Evaluation Letter
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Map 2 illustrates the distribution of agricultural soils and the associated Canada Land 
Inventory (“CLI”) – Soil Capability for Agriculture ratings on the subject property. The 
subject property is mapped as follows: 

• Class 2 soils: 5.9 ha.
• Class 3 (50%) and Class 5 (50%) soils: 9.3 ha.

Map 3 illustrates the Alternate Site Locations for potential hamlet expansion for Arkell. Six 
properties were selected for comparison purposes. Each parcel immediately abuts the 
existing Hamlet boundary. All six parcels are comprised of higher-capability agricultural 
lands than the subject property. 

From an agricultural perspective, the subject property represents the lowest priority option 
for protection. 

We trust that you will find this report to be of sufficient detail. Should you have any 
questions, please do not hesitate to contact the undersigned. 

Yours truly, 

Robert P. Stovel, M.Sc., M.C.I.P., R.P.P., P. Ag. 

cc. 1000286480 Ontario Inc. and Sloot Construction Inc.

Agricultural Analysis 
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Stovel and Associates Inc. 
Planners, Agrologists and Environmental Consultants

August 13, 2025 

Township of Puslinch C/O Lynne Banks and Monika Farncombe 
7404 Wellington Rd 34  
Puslinch ON  
N0B 2J0 

RE: Minimum Distance Separation (MDS) Analysis 
Part of Lots 7, 8, and 9 
Concession 10 
Township of Puslinch 
County of Wellington 

Stovel and Associates Inc. (SAI) was retained by Shawn Marsh of 1000286480 Ontario 
Inc. to conduct an analysis of the Minimum Distance Separation (MDS) requirements 
associated with a proposed settlement boundary expansion in Arkell, Township of 
Puslinch. 

Proposals for new or expanded settlement area must be consistent with the Provincial 
Planning Statement, 2024 (PPS, 2024). Policy 2.3.2.1 e) sets out the requirement to 
comply with minimum distance separation formulae, as noted below: 

2.3.2.1 (New Settlement Areas and Settlement Area Boundary Expansions) 

“In identifying a new settlement area or allowing a settlement area boundary 
expansion, planning authorities shall consider the following:   

a) the need to designate and plan for additional land to accommodate an
appropriate range and mix of land uses;

b) if there is sufficient capacity in existing or planned infrastructure and
public service facilities;

c) whether the applicable lands comprise specialty crop areas;
d) the evaluation of alternative locations which avoid prime agricultural

areas and, where avoidance is not possible, consider reasonable
alternatives on lower priority agricultural lands in prime agricultural
areas;

e) whether the new or expanded settlement area complies with the
minimum distance separation formulae;

f) whether impacts on the agricultural system are avoided, or where
avoidance is not possible, minimized and mitigated to the extent feasible
as determined through an agricultural impact assessment or equivalent

Appendix D: Minimum Distance Separation (MDS I) Analysis 
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g) analysis, based on provincial guidance; and the new or expanded 
settlement area provides for the phased progression of urban 
development.” 

Study Methods 

To evaluate potential Minimum Distance Separation (MDS) implications for the proposed 
development, a reconnaissance-level survey of agricultural operations on lands adjacent 
to the proposed development was completed (Figure 1). Three livestock operations were 
identified in proximity to the site: 

• Farm #1: 857 Watson Road S – existing hobby horse farm in the settlement of 
Arkell. 

• Farm #2: 756 Watson Road S – existing, large horse farm north of Arkell. 
• Farm #3: 930 Watson Road S – existing vacant building potentially capable of 

housing livestock (i.e. horses). 

Farm Data Sheets were circulated to these properties. No replies were received. 

Background data were reviewed. County Planning Report, May 9th, 2023 – D13/TON 
provides information related to Farm #3 for an unrelated, prior consent application (Report 
Attached – Appendix A). 

The Minimum Distance Separation (MDS) Formulae - Publication 853 

An MDS I assessment is required for settlement expansions into agricultural lands to 
ensure appropriate separation from livestock operations, prevent land use conflicts, and 
protect agricultural viability. The following guidelines were determined to be relevant: 

Guideline 12 – Existing Non-Conforming Uses: 

An MDS I setback is required for new development even if there are existing or 
approved developments that do not meet the MDS standard. The setback may be 
reduced if four or more non-agricultural or residential uses, or dwellings, are 
located closer to the livestock facility than the proposed development, provided 
they are: 

- Located within the 120° intervening field of view, 

- On separate lots, and 

- Of equal or greater sensitivity (Type A or B usage).  
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Guideline 36 – Non-Application Within Settlement Areas: 

MDS I setbacks are not required for proposed land use changes, including 
severances, rezonings, or redesignations, when they occur within approved 
settlement areas, as the long-term intent is typically non-agricultural. 

Findings 

There are relatively few active livestock operations in proximity to the subject lands. The 
existing horse farm located at 857 Watson Road S (Operation #1) is within the Hamlet 
boundary for Arkell. As a result, Guideline 36 applies and no MDS I setback is required. 

Operation #2 is an active horse farm north of the site, at 756 Watson Road S. This farm 
is approximately 570 metres from the site. Given the presence of more than four non-
farm residences between this farm and the site, the calculated MDS I setback does not 
encroach into the subject lands as it would only extend to the fourth closest non-farm 
residence. 

Operation #3 is a small, vacant building (potentially capable of housing horses) located 
at 930 Watson Road has a calculated MDS I setback of 176 metres (County Planning 
Report, May 9th, 2023 – D13/TON, see Appendix A). This setback extends 176 metres 
north of the barn and encroaches into the subject property by about 38.8 metres. The 
encroached area is not proposed for development and will not affect the project. Figure 2 
illustrates the extent of the MDSI arc  

No other MDS I setbacks apply to the proposed urban boundary expansion. 

Conclusion 

In accordance with OMAFRA’s Publication 853, the proposed development will not result 
in any MDS I conflicts with agricultural operations. Based on this, the proposed settlement 
boundary expansion is consistent with PPS (2024) Policy 2.3.2.1 e). Should you have any 
concerns or questions, please do not hesitate to contact me. 

 

Yours truly, 

 

Robert P. Stovel, M.Sc., M.C.I.P., R.P.P., P. Ag.  

 

 

Robert L. Stovel, B.Sc. 
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Figure 1 – Agricultural Operations Surrounding Site 
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Figure 2: MDS Map 
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Appendix A: County Planning Report 
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County of Wellington and Township of Puslinch 

Historic Comparison (1956 vs 2021) 
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