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RECOMMENDATIONS
It is recommended that:
1. Planning and Building Services Report No. 45/14 and the document attached thereto
entitled “Tecumseh New Official Plan Process, Agricultural and Rural Issues Discussion
Paper, September 2014”, as prepared by the Planning and Building Services
Department, be received; and
2. The document entitled “Tecumseh New Official Plan Process, Agricultural and Rural
Issues Discussion Paper, September 2014”, be made available for agency and public
consultation review.

BACKGROUND
As part of the development of the Town’s new Official Plan, Council received and endorsed a
report entitled “Tecumseh 2030, New Official Plan Process: Planning Context and Issues
Report”. This report was the first in a series of 11 discussion papers that will form the basis for
and guide policy development in the new Official Plan. It provided background and contextual
information and identified relevant issues and emerging trends that would need to be
addressed.
The attached report, “Tecumseh New Official Plan Process, Agricultural and Rural Issues
Discussion Paper, September 2014”, was one of the discussion papers identified in the
Planning Context and Issues Report. It is the fourth in the series of discussion papers and
follows the Growth Management / Urban Structure Discussion Paper, July 2014 that was
received by Council in August of 2014.
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COMMENTS
Background
Agriculture includes the production of crops and raising of livestock and a range of associated
activities. It is the predominate land use in the Town and is important to the local and regional
economy and to the Town’s identity and character. The rural area includes a system of land
uses and communities that comprise the countryside and generally encompasses those lands
and livelihoods that depend upon agriculture, natural resources, tourism and recreation. In
Tecumseh, the rural area is predominantly composed of agricultural lands along with some
limited natural heritage features which will be discussed more specifically in the Natural
Heritage Features Discussion Paper.
The Provincial Policy Statement (PPS) views agricultural land as a valuable and finite resource
that should be protected for its long-term use. Accordingly, development outside of settlement
areas is limited by the PPS. This direction is reiterated in the County Official Plan and the
current Sandwich South Official Plan to various degrees (the Sandwich South Official Plan is
the only one of the three former Plans that contains Agricultural policies).
At the same time there has been increased recognition for allowing some diversification of the
agricultural economy through value-added, small-scale agricultural industries and commercial
uses. The Town will need to consider promoting further diversification in agriculture while
ensuring the resource – farm land - is not undermined.
The Official Plan policies need to recognize the need for the agricultural community to continue
to operate in an efficient and flexible manner. It requires policies to protect existing operations
and the resource as a whole from urbanization and inappropriate rural activities, while
sustainably managing this resource for the needs of the current and future generations.
The Agricultural and Rural Issues Discussion Paper:


Provides a summary of the current state of agriculture in Tecumseh and the region;



Describes the existing policy context at the various levels of government;



Identifies policy gaps; and



Identifies emerging issues and possible policy approaches to these issues.

Some of the key trends that were identified through the preparation of the discussion paper
include the following:


From 2001 to 2006, the number of farms in Tecumseh decreased from 85 to 75 before
increasing again to 82 in 2011. This downward trend over the 10-year period was
consistent with findings across Canada, Ontario and the County of Essex as larger
farming operations are expanding their holdings pushing smaller operators out. It is also
important to note that the reduction from 2001 to 2006 would have also been a function
of the 2003 transfer of approximately 6,500 acres from the Town to the City of Windsor,
roughly half of which was farmland;
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In 2011, a total of 8917 hectares (22,034 acres) of land were used for farming purposes
in the Town of Tecumseh. This compares to a total of 9411 hectares (23,255 acres) in
2001 and 8898 hectares (21,987 acres) in 2006;



There is a much higher proportion of smaller farm operations in Tecumseh and the
Essex Region than the rest of the Province;



In 2011, approximately 43% of the farm operations in Tecumseh and 46% in the County
were less than 28 hectares (70 acres). In Ontario, only 38% of the farms fell into this
category. Part of the reason for this difference is that the farmland in Tecumseh and
Essex County is of higher quality thereby allowing for smaller, more productive farms;



A majority of the 8917 hectares of farmland in 2011 was utilized for crops. Soybeans
were the predominant crop, occupying 4872 hectares of land followed by corn for grain
and alfalfa. Of the 82 farms in Tecumseh in 2011, 61 were oilseed and grain
(predominately soybeans) representing 74 percent of the total number of farms. Animal
production accounted for 9.8% or 12 farms;



The average age of the Tecumseh farmer has increased from 57.5 in 2006 to 58.4 in
2011. This upward trend is consistent with the trends across Ontario and raises
concerns about the future of farming in terms of succession planning;

The preservation and protection of agricultural land for long term productivity is one of the core
principles of land use planning and therefore requires careful consideration at the municipal
level. The Town has been vigilant against the creation of non-farm related residential lots in the
rural area. Over the period of 1983 to 2012, a total of 131 residential lots were created in the
rural area which amounts to an average of 4.4 residential lots per year.
A review of the existing policy context at the Provincial, County and local level identified policy
gaps that need to be addressed through the development of the Town’s new Official Plan.
Issues to be addressed in the preparation of the new Official Plan include:


the establishment of a minimum farm lot size;



the existing severance policies need to be revised to be consistent with recent PPS
changes and the County of Essex recently approved new Official Plan;



an appropriate policy approach is needed to identify those Secondary Uses (On-Farm
Diversified Uses) and Value-Added Business uses that should be permitted and
promoted; and



a clear policy environment is necessary to clearly establish the types of uses that are
appropriate for the agricultural area as well as those that should be prohibited from the
agricultural area.
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Public Consultation
As an integral component of the Tecumseh New Official Plan process, the aforementioned
discussion paper will be posted on the Town’s website and be made available to the public and
local stakeholders. Once the remaining discussion papers are received by Council, an open
house will be held to receive stakeholder input into the formulation of the new Official Plan and a
formal public meeting will be held in accordance with the Planning Act. The public
process/visioning sessions will help confirm the relevancy of the issues identified in the
discussion papers and will provide an opportunity to consider any other issues that are
important to the community.
Summary
The attached Discussion Paper presents information on the background of agricultural and rural
issues in the Town of Tecumseh and the broader region. It reviews the major issues/challenges
confronting the agricultural industry in the Town. The Town, and region in general, is not faced
with the challenges experienced by other fast-growing regions where the progressive loss of
prime agricultural lands due to suburban development pressure exists. As reviewed in the
Growth Management/Structure Plan Discussion Paper, July 2014, the Town has an adequate
supply of land for future growth. It is more critical, however, for the Town and County to protect
its remaining farmland for agricultural purposes given its value and significance.
The challenges for the Town are more focused on establishing a policy environment that
addresses the strategic directions of the PPS and County OP while establishing an appropriate
balance between encouraging diversification of the agricultural sector through the promotion of
secondary and value-added businesses and protecting the valuable agricultural resource.
Comments from stakeholders will help to better identify the challenges facing the agricultural
and rural area and assist in developing effective policies in the new Official Plan to address
these challenges.

CONSULTATIONS
County of Essex
Ministry of Municipal Affairs and Housing
Ministry of Agriculture, Food and Rural Affairs
Essex County Federation of Agriculture

FINANCIAL IMPLICATIONS
None

LINK TO STRATEGIC PRIORITIES
Identifying and facilitating development of appropriate public and private lands to support
growth, assessment and changing needs has been identified as a strategic priority.

Prepared By:
Planning and Building Services Department
Town of Tecumseh
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1.0 INTRODUCTION
1.1

Background

Land use planning within the Town is currently governed by three separate Official Plans pertaining to the three
former municipalities (the Town of Tecumseh, the Village of St. Clair Beach and the Township of Sandwich South)
that amalgamated in 1999 to form the new Town of Tecumseh. These Official Plans reflect the land use
objectives of their respective former municipalities. Many of the policies are dated and, in some cases, are no
longer relevant. A new, town-wide Official Plan is needed to articulate a clear, cohesive vision for the
amalgamated Town.
The following series of discussion papers will form the
background and basis for the new Official Plan:












Growth Management/Structure Plan
Agricultural and Rural Issues
Community Improvement Planning
Urban Design
Natural Heritage Features
Commercial Development
Housing and Residential Intensification
Employment Lands
Parks and Recreation
Transportation
Sustainability

These discussion papers will be presented to the public for
consultation, deliberation, sharing of ideas and articulation
of a desired policy direction for the future. The discussion
papers and the related public consultation process will
provide the basis for and guide the development of the
new Official Plan. The resulting Official Plan will be a
combination of policy direction from the top-down
(Province/County) and local input from the ground-up,
identifying the challenges, opportunities and goals for the
Town over the 20-year planning horizon.
This discussion paper deals with Agricultural and Rural
Issues. Agriculture includes the production of crops and
raising of livestock and a range of associated activities. It
is the predominate land use in the Town and is important
to the local and regional economy and to the Town’s
identity and character. The rural area includes a system
of land uses and communities that comprise the
countryside and generally encompasses those lands and livelihoods that depend upon agriculture, natural
resources, tourism and recreation. In Tecumseh, the rural area is predominantly composed of agricultural lands
along with some limited natural heritage features which will be discussed more specifically in the Natural Heritage
Features Discussion Paper.
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The Provincial Policy Statement (PPS) views agricultural land as a valuable and finite resource that should be
protected for its long-term use. Accordingly, development outside of settlement areas is limited by the PPS. This
direction is reiterated in the County Official Plan and the current Sandwich South Official Plan to various degrees
(The Sandwich South Official Plan is the only one of the three former Plans that contains Agricultural policies).
At the same time there has been increased recognition for allowing some diversification of the agricultural
economy through value-added, small-scale agricultural industries and commercial uses. The Town will need to
consider promoting further diversification in agriculture while ensuring the resource – farm land - is not
undermined.
The Official Plan policies need to recognize the need for the agricultural community to continue to operate in an
efficient and flexible manner. It requires policies to protect existing operations and the resource as a whole from
urbanization and inappropriate rural activities, while sustainably managing this resource for the needs of the
current and future generations.

1.2

Purpose and Scope

The purpose of this discussion paper is to:





provide a summary of the current state of agriculture in Tecumseh and the region;
describe the existing policy context at the various levels of government;
identify policy gaps; and
identify emerging issues.

2.0 CURRENT STATE OF AGRICULTURE IN TECUMSEH
This section reports on the statistical data related to the state of agriculture in Tecumseh.

2.1

Agricultural Land Capability

According to the Canada Land Inventory (CLI), an
accepted measure for evaluating the long-term capability
of soils for agricultural use, only 0.5% of Canada’s land is
Class 1 agricultural land and more than half of that land is
located in Ontario. Ontario also has 95% of Canada’s
best climatic zones for diverse production.
The PPS defines prime agricultural lands as specialty crop
areas and/or Class 1, 2 and 3 lands using the CLI system.
These lands have the best soils in Ontario for agricultural
production. A majority of the County, including the rural
area of the Town, consists of prime agricultural lands (see
Map 2). As such, they are afforded a high level of
protection through the PPS and the County and local
official plans. It is clear that the preservation and wise use
of this important resource is of paramount importance.
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Map 2
Essex County Soil Classification

These arable soils, combined with mild climatic conditions and a long growing season, provide excellent
conditions for intensive and diversified farming activities in Essex County and the Town of Tecumseh. As such,
agricultural lands in Essex County warrant considerable protection.

2.2

Number of Farms and Area of Farmland

According to Census of Agriculture, the number of farms, the area of farms and the number of farm operators
between 2001 and 2011 decreased in Tecumseh. From 2001 to 2006, the number of farms in Tecumseh
decreased from 85 to 75 before increasing again to 82 in 2011. This downward trend over the 10-year period was
consistent with findings across Canada, Ontario and the County of Essex as larger farming operations are
expanding their holdings pushing smaller operators out.
Figure 1
Number of Farms 2001-2011

Town of Tecumseh
County of Essex
Southern Ontario
Province of Ontario

2001
90
1,789
19,631
59,728

2006
75
1,740
18,665
57,211

2011
82
1,534
17,094
51,950

Source: Census Canada, 2001, 2006, 2011
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It is also important to note that the reduction from 2001 to 2006 would have also been a function of the 2003
transfer of approximately 6,500 acres from the Town to the City of Windsor, roughly half of which was farmland.
This has impacted all of the data over the same time period as will be seen throughout this report.
Map 3 categorizes agriculturally zoned farm parcels in the Town according to their size. It is evident that certain
areas of the municipality have experienced a proliferation of non-farm related residential lots (yellow being less
than 5 acres). Conversely, parcels over 150 acres in area (dark brown) are rare in the Town with only four
remaining. A majority of farm lots (126) are between 25 and 50 acres in size.

Tecumseh New Official Plan Process
Agricultural and Rural Issues Discussion Paper
September 2014

4

In 2011, a total of 8917 hectares (22,034 acres) of
land were used for farming purposes in the Town
of Tecumseh. This compares to a total of 9411
hectares (23,255 acres) in 2001 and 8898
hectares (21,987 acres) in 2006.

Figure 2
Farm Operations by Total Area (ac) 2011
Tecumseh, Essex Region and Ontario
40%
35%

Figure 2 shows the percentage of farms according
to size and compares Tecumseh to the Essex
Region and the Province. It reveals that there is a
much higher proportion of smaller farm operations
in Tecumseh and the Essex Region than the rest
of the Province. For instance, in both Tecumseh
and the Essex Region over 35% of the farm
operations are within the 10 to 69 acre category
compared to 24% throughout the Ontario.

30%
25%
20%
15%

In fact, in 2011 approximately 43% of the farm
operations in Tecumseh and 46% in the County
were less than 28 hectares (70 acres). In Ontario,
only 38% of the farms fell into this category. Part of
the reason for this difference is that the farmland in
Tecumseh and Essex County is of higher quality
thereby allowing for smaller, more productive
farms. Further, many farmers in the Town and
Essex County are farming on a part-time basis
(hobby farming) while working full time at another
job.

10%
5%
0%

Tecumseh

Essex Region

Ontario

Source: Census Canada, 2011

2.3

Types of Farms

A majority of the 8917 hectares (22,034 acres) of farmland in 2011 was utilized for crops. Soybeans were the
predominant crop, occupying 4872 hectares (12,039 acres) of land followed by corn for grain and alfalfa. Of the
82 farms in Tecumseh in 2011, 61 were oilseed and grain (predominately soybeans) representing 74 percent of
the total number of farms (see Figure 3). The number of farms engaged in that activity decreased slightly over
the ten-year period of 2001 to 2011 from 63 to 61. The 2011 figure however was an increase from 2006 when
only 53 farms were involved in oilseed and grain farming.
Although the second most significant segment of farming for the Town in 2011 was animal production, it only
accounted for 9.8% or 12 farms. Although the number of farms involved in animal production marginally
increased from 11 in 2006 to 12 in 2011, this type of farming has decreased over the past decade as 15 farms
were involved in animal production in 2001. In particular, cattle farms decreased from six to one and hog farms
from three to one over the 2001-2011 Census period. This downward trend could be attributed to declining
market prices for livestock coupled with a more stringent regulatory environment and increased costs over this
period combined with the 2003 land transfer to the City.
The balance of the agricultural activity in the Town included six farms engaged in greenhouse, nursery and
floriculture production, one in the vegetable and melon farming category and two in the other crop farming
category.
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Figure 3
Farms by Industry Group 2001 to 2011
Town of Tecumseh

The recent increase in the popularity of organic foods has
not resulted in an increase in local organic farming. In
2001, there were no reported organic farming operations.
In 2006, only two farms reported engaging in any type of
organic farming – one fruit and vegetable operation and
one livestock operation – with neither operation being
certified organic. By 2011, there were once again no
farms reporting to grow organic crops.

2.4

Farmer and Farm Profile

Approximately half of the farmland in Tecumseh is owned
by the operator with the balance either leased or cropshared from others in equal proportions. Of the 110 farm
operators in Tecumseh in 2006, 75 were male and 35
were female. In 2011, there were a total of 120 farm
operators, 90 of whom were male and 30 of whom were
female.
Figure 4
Farms by Gross Farm Receipts
Town of Tecumseh
18
2001

2006

2011

16
14

As with the general population, the farming community is
getting older. The average age of the Tecumseh farmer
has increased from 57.5 in 2006 to 58.4 in 2011. This
upward trend is consistent with the trends across Ontario
and raises concerns about the future of farming in terms of
succession planning.
The proportion of farmers living off the farm compared to
living on the farm has also increased suggesting that more
and more farmers are engaged in other economic
activities to supplement the farming.
Economically, Tecumseh farmers grossed $14.6 million in
2010 compared to $11.8 million in 2005. This amount
represents an increase of 24 percent and can be
attributed to increased productivity, inflation and an
increased value in cash crops due to their use for fuel.
Figure 4 categorizes Tecumseh farming operations
according to total gross farm receipts for the years 2005
and 2010.

No. of Farms

Source: Census Canada, 2001, 2006, 2011

12
10
8
6
4
2
0

2005

2010

Source: Census Canada, 2006, 2011

The 2011 Census also revealed that farm machinery is getting larger owing to increased mechanization,
economies of scale and efficiencies in farming. For instance, smaller tractors (under 100 hp) have decreased
over the five-year period from 2006 to 2011 whereas larger tractors (over 100 hp) have increased.
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2.5

Land Severance Activity

The preservation and protection of agricultural land for long-term productivity is one of the core principles of land
use planning and therefore requires careful consideration at the municipal level. In the face of this principle, there
are a number of factors that contribute to a competing demand for non-farm related rural properties along with
associated non-farm severances. These include: lower land and housing costs and tax assessment; pollution,
congestion or pace of life associated with urban living; the desire for privacy and space; and the allure of a rural
quality of life.
One of the key policy initiatives used to limit the introduction of non-farm uses is the use of land use severance
policies. Historically, land severances in the agricultural area have been allowed under the following scenarios:
i)
ii)
iii)
iv)
v)
vi)

Farm Lot Divisions;
Retirement Lots;
Surplus Dwelling Lots;
Infill Lots;
Separation of Two Existing Dwellings on One Lot; and
Minor Lot Adjustments.

In 2005, the Province made a significant change which had the effect of no longer allowing retirement lots for
farmers. It also established that surplus dwelling lots could be considered, however a house cannot be
constructed on the remnant farm lot.
The presence of rural non-farm development in the rural area can be a challenge for the agricultural industry. In
general, the following problems can arise:


fragmentation of the land base and consumption of farmable land;



the introduction of restrictions on farmland (i.e. Minimum Distance Separation - MDS);



environmental and servicing impacts;



an increased demand for urban type services;



conflicts with agriculture;



changes to rural character; and



deterioration
aesthetic.

of

the

rural

This phenomenon is not unique to
Tecumseh but the degree to which the
fragmentation of farmland has occurred
within Essex County is concerning. This
fragmentation can be largely attributed
to permissive severance policies of the
80s and 90s and the relatively low
minimum lot area requirements in the
planning documents of the seven
County municipalities (see Figure 5).

Figure 5
Comparison of Minimum Farm Lot Areas
Essex County Municipalities
Municipality

Zoning

Minimum Lot Size

A
A1 and A2

19 ha
10 ha

A1
A1

20 ha
19 ha

A1.1
A1.2

40 ha
4 ha

Amherstburg

A

40 ha

LaSalle

A

20 ha

Lakeshore

A

19 ha

Tecumseh

former Sandwich South
Leamington
Kingsville
 former Gosfield South
 former Gosfield North
Essex
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A spike of eight residential lots occurred in 2005. This spike
was primarily due to the fact that in 2005, the PPS severance
policies were amended, removing the ability of farmers to
sever a retirement lot. Farmers in Tecumseh, and throughout
Ontario, responded by applying for retirement lot severances
before the PPS changes took effect thereby eliminating that
option. After 2005, the number of non-farm related residential
lots diminished sharply.
In 2012, a smaller spike occurred when five surplus dwelling
lot severances were granted by the Town’s Committee of
Adjustment. One of the five decisions to grant a surplus
dwelling lot was appealed to the Ontario Municipal Board
where the appeal was upheld. This decision conveyed the
message that policies in Official Plans are matters of law as
opposed to fact interpreted by planners and gave more
weight to the grammatical nature of the policies. Accordingly,
it is critically important to carefully word policies to capture the
intent of the PPS and Council.

15
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3
2
1
0

Figure 6
Town of Tecumseh
Residential Lots Created in Rural Area
1983-2012

1983
1985
1987
1989
1991
1993
1995
1997
1999
2001
2003
2005
2007
2009
2011

Compared to some of the other municipalities in Essex
County, the Town of Tecumseh has been more vigilant
against the creation of non-farm related residential lots in the
rural area. Over the period of 1983 to 2012, a total of 131
residential lots were created in the rural area which amounts
to an average of 4.4 residential lots per year. The highest
number of residential lots was created in 1994 and 1996 with
12 (see Figure 6).

Residential…

Figure 7 depicts the number of rural
area severances by type for the
years
2000
to
2012
(since
amalgamation). This figure illustrates
that the current Official Plan
severance policies have been fairly
effective in minimizing lot creation in
the rural area.
The highest severance total for those
years occurred in 2005 when eight
new lots were created including
seven retirement lots. This spike in
retirement lot creation coincides with
the anticipation of the introduction of
the new PPS described above.
Careful consideration will need to be
given
to
refinements
to
the
Agricultural severance policies that
adequately have regard to the goal of
protecting farmland while also being
consistent with the PPS.
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3.0 GOVERNMENT POLICY CONTEXT
Given its considerable importance to society, agriculture is governed by policy at all three government levels in
Ontario: Provincial, County and local. This Section provides a detailed review of the current agricultural land use
policy environment.

3.1

Provincial Policy Statement (PPS)

The PPS establishes the wise use and management of agricultural resources over the long term as a key
provincial interest. It recognizes that taking action to conserve land and resources avoids the need for costly
remedial measures to correct problems and supports economic and environmental principles. To support the
collective well-being, now and in the future, all land use must be well managed.
Following are the relevant excerpts from the PPS pertaining to the preservation and management of the
agricultural resource and the promotion of agriculture for the production of food and as an economic activity.
1.1.4

Rural Areas in Municipalities

Rural areas are important to the economic success of the Province and our quality of life. Rural areas are a
system of lands that may include rural settlement areas, rural lands, prime agricultural areas, natural heritage
features and areas, and other resources areas. Rural areas and urban areas are interdependent in terms of
markets, resources and amenities. It is important to leverage rural assets and amenities and protect the
environment as a foundation for a sustainable economy.
Prime agricultural areas are defined as areas where prime agricultural lands predominate. This includes areas of
prime agricultural lands (specialty crop areas and/or Canada Land Inventory Class 1, 2, and 3 lands, as amended
from time to time, in this order of priority for protection) and associated Canada Land inventory Class 4 through 7,
and additional areas where there is a local concentration of farms which exhibit characteristics of ongoing
agriculture.
1.7

Long-Term Economic Prosperity

1.7.1

Long-term economic prosperity should be supported by:
g)

promoting the sustainability of the agri-food sector by protecting agricultural resources and
minimizing land use conflicts.

The majority of the Town of Tecumseh consists of “prime agricultural lands” as defined in the PPS as Canada
Land Inventory Class 1, 2 and 3 lands.
Policies directly related to agriculture are contained within Section 2.0 Wise Use and Management of Resources.
Section 2.3, Agriculture, seeks to create a stable environment for the operation and growth of the agricultural
industry within “prime agricultural areas” by protecting agricultural resources and reducing the potential for
conflict. Following are the relevant excerpts from this section:
2.0

Wise Use and Management of Resources

2.3

Agriculture

2.3.1

Prime agricultural areas shall be protected for long-term use for agriculture.
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Prime agricultural areas are areas where prime agricultural lands predominate. Specialty crop areas shall
be given the highest priority for protection, followed by Canada Land Inventory Class 1, 2 and 3 lands,
and any associated Class 4 through 7 lands within the prime agricultural area, in this order of priority.
2.3.2

Planning authorities shall designate prime agricultural areas and specialty crop areas in accordance with
evaluation procedures established by the Province, as amended from time to time.

2.3.3

Permitted Uses

2.3.3.1 In prime agricultural areas, permitted uses and activities are: agricultural uses, agriculture-related uses
and on-farm diversified uses.
Proposed new secondary uses and agriculture-related uses shall be compatible with, and shall not
hinder, surrounding agricultural operations. These uses shall be limited in scale, and criteria for these
uses shall be included in municipal planning documents as recommended by the Province, or based on
municipal approaches which achieve the same objective.
Agricultural uses, agricultural-related uses and on-farm diversified uses are defined as follows:
Agricultural uses: 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 no
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.
Agriculture-related uses: means those farm-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.
2.3.3.2 In prime agricultural areas, all types, sizes and intensities of agricultural uses and normal farm practices
shall be promoted and protected in accordance with provincial standards.
2.3.3.3 New land use, including the creation of lots, and new or expanding livestock facilities shall comply with
the minimum distance separation formulae.
2.3.4 Lot Creation and Lot Adjustments
2.3.4.1 Lot creation in prime agricultural areas is discouraged and may only be permitted for:
a)

b)
c)

agricultural uses, provided that the lots are of a size appropriate for the type of agricultural use(s)
common in the area and are sufficiently large to maintain flexibility for future changes in the type
or size of agricultural operations;
agriculture-related uses, provided that any new lot will be limited to a minimum size needed to
accommodate the use and appropriate sewage and water services;
a residence surplus to a farming operation as a result of farm consolidation, provided that:
1.
the new lot will be limited to a minimum size need to accommodate the use and
appropriate sewage and water services:
2.
the planning authority ensures that new residential dwellings are prohibited on any
remnant parcel of farmland created by the severance. The approach used to ensure that
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d)

no new residential dwellings are permitted on the remnant parcel may be recommended
by the Province, or based on municipal approaches which achieve the same objective;
and
infrastructure, where the facility or corridor cannot be accommodated through the use of
easements or rights-of-way.

2.3.4.2 Lot adjustments in prime agricultural areas may be permitted for legal or technical reasons.
2.3.4.3 The creation of new residential lots in prime agricultural areas shall not be permitted, except in
accordance with policy 2.3.4.1(c).
2.3.5

Removal of Land from Prime Agricultural Areas

2.3.5.1 Planning authorities may only exclude land from prime agricultural areas for expansions of or
identification of settlement areas in accordance with policy 1.1.3.8.
2.3.6

Non-Agricultural Uses in Prime Agricultural Areas

2.3.6.1 Planning authorities may only permit non-agricultural uses in prime agricultural areas for:
a)
b)

2.3.6.2

extraction of minerals, petroleum resources and mineral aggregate resources, in accordance with
policies 2.4 and 2.5; or
limited non-residential uses, provide that:
1. the land does not comprise a specialty crop area;
2. there is a demonstrated need within the planning horizon provided for in policy 1.1.2 for
additional land to be designated to accommodate the proposed use;
3. there are no reasonable alternative locations which avoid prime agricultural areas; and
4. there are no reasonable alternative locations in prime agricultural areas with lower priority
agricultural lands.

Impacts from any new or expanding non-agricultural uses on surrounding agricultural operations and
lands should be mitigated to the extent feasible.
.

3.1.1

Policy Gaps

Many of these policies are reflected in the current Sandwich South Official Plan – the only Official Plan of the
three pertaining to the Town that contains agricultural policies. Some of the policy direction contained in the PPS,
however, is not addressed in the current Sandwich South Official Plan. In general, to meet the intent of the PPS, a
more restrictive agricultural policy environment will be required with respect to severances and a somewhat more
flexible policy environment can be considered with respect to the range and type of permitted agricultural uses.
Some of the potential policy gaps in the Town’s Official Plan in terms of meeting the intent of the PPS include:


Identification of specialty crop lands and issue of minimum lot size
The PPS places a new emphasis on the importance of specialty crop areas and prohibits their
designation for urban expansion or even certain uses permitted in other portions of the “prime agricultural
areas”. Specialty crop area: means areas designated using evaluation procedures established by the
province, as amended from time to time, where specialty crops such as tender fruits (peaches, cherries,
plums), grapes, other fruity crops, vegetable crops, greenhouse crops, and crops from agriculturally
developed organic soil lands are predominantly grown, usually resulting from:
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a.

soils that have suitability to produce specialty crops, or lands that are subject to special
climatic conditions, or a combination of both; and/or

b.

a combination of farmers skilled in the production of specialty crops, and of capital
investment in related facilities and services to produce, store, or process specialty crops.

The County of Essex will be undertaking a region-wide Agricultural Lot Size Study in 2014. It is
anticipated that this study will identify any specialty crop lands throughout the County and establish an
over-arching policy environment for such lands. Based on the soil conditions and range of crops within
the Town of Tecumseh, however, it is likely that there are no areas that would be considered specialty
crop lands in the context of the PPS.
In addition, the study will consider an appropriate minimum farm lot size. Through the recent County
Official Plan review process, the Province was encouraging a minimum farm lot size of 40 hectares (98.8
acres). This issue will be further considered in the County’s forthcoming study and could have
implications for the Town’s policies.


Defining “Agriculture-related” and “On-farm Diversified” uses
As noted above, the PPS establishes that agriculture-related and on-farm diversified uses are permitted
but shall be limited in scale, and criteria for these uses shall be included in the municipal Official Plan.
The current Sandwich South Official Plan permits these types of uses but the criteria and guidelines for
the precise types of uses permitted are not as comprehensive as the PPS encourages. Accordingly,
clear definitions and guidelines for these uses will need to be incorporated into the new Official Plan. It
can be difficult to distinguish between businesses that serve the farm community primarily (e.g. a tractor
dealership) and those that serve the farm community as well as the broader community. It is also difficult
to argue that certain uses that primarily serve the farm community are required to locate in the rural area
as opposed to a fully-serviced urban area that is central to the rural area. The range and scale of
agriculture-related and secondary uses needs to be carefully considered and clearly articulated in the
new Official Plan.



Overhauling the severance policies
The new PPS contains policy intended to strengthen the protection of the rural area for agricultural use.
One way it has achieved this enhanced protection is by discouraging further fragmentation of the
resource by strictly limiting opportunities for land severances in the rural area. The Town’s current Official
Plan contains a number of severance policies that are dated and inconsistent with the current PPS (i.e.
Infilling Lots, Retirement Lots, Surplus Lots). These polices will have to be either eliminated (i.e.
retirement lots) in the new Official Plan or, as with the Surplus Dwelling Lots policy, revised to meet the
intent of the PPS.
To date, the Town’s Committee of Adjustment has been applying the new PPS policies as all decisions of
the Committee (and Council) must be consistent with the PPS. Revisions to the local policies will only
provide further clarity and consistency.

3.2

County Official Plan

The County Official Plan provides the following profile for Agriculture within the County:
Agriculture is one of the predominant features distinguishing the landscape and economy of Essex County from
other areas in Ontario. Over 80 percent of the land area in the County is farm land. Flat terrain, a mild climate,
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good quality soils and a long growing season all combine to provide a good opportunity for successful and
diversified farming activities. The volume of production and diversity of product from the farming community
makes Essex County an important “food land” area whose economy is directly related to agriculture. The long
term success of Essex County will be directly related to its ability to properly manage, protect and enhance its
important agricultural resource.
The following observations are important when considering how to best manage, protect and enhance the
agricultural resource:
a)

Approximately 90 percent of the land within Essex County is considered, by Provincial definition, as prime
agricultural land (Specialty Crop Areas and/or Class 1, 2 and 3 soils in the Canada Land Inventory
system).

b)

The trend towards fewer farmers owning larger and greater number of farms is expected to continue as
farming technology and less labour intensive methods continue to evolve affording farmers a greater
opportunity to manage larger holdings.

c)

Average farm sizes in Essex County are characteristically smaller than in other areas of the Province.
Possible explanations contributing to this fact include the original lands survey system, historically
permissive severance policies, relatively high productivity levels, advanced technology and accordingly
higher required capital investment and higher land prices.

d)

The type of farming in Essex County is quite varied. It includes filed crop farming, fruit crops, vineyards
and greenhouse farming including the growing of flowers, tomatoes, cucumbers, peppers and bedding
plants. Essex County has considerably less livestock farming that other parts of the Province.

e)

Off-farm employment (a second job off the farm) is higher in Essex County than in other parts of the
Province. This trend is expected to continue.

3.3

AGRICULTURAL
This section contains the general directive, goals and policies for lands designated “Agricultural” on
Schedule “A1” of this Plan. The “Agricultural” designation pertains to all of the lands that are not
otherwise designated as “Settlement Areas” or “Natural Environment”. In addition, the policies in section
3.4 of this Plan may also pertain to some of the lands designated “Agricultural”.

3.3.1

General Directive
The vision for lands designated “Agricultural” is one which includes a viable agricultural community
comprised of many types of agriculture such as cash crop farming, greenhouse farming, orchard farming,
vineyard farming, mushroom farming and livestock farming. Essex County offers one of the most
complex and technologically advanced agricultural areas in Ontario, and it is the intent of this Plan to
protect this important resource for the long-term.
All lands outside of those designated as “Settlement Areas” and the “Natural Environment” are considered
the County’s Prime Agricultural Area in accordance with Provincial Policy. The County promotes a
diverse, innovative and economically strong agricultural industry and settlement area expansions, lot
creation and the establishment of new uses will be carefully managed, and where necessary, restricted.
Because this County is rich in natural resources, it is also acknowledged that there is a need to permit
other types of land use in the Agricultural designation such as the extraction of gas and oil and the
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extraction of mineral aggregate. These extractive uses are also permitted in accordance with Provincial
Policy as interim uses and agricultural rehabilitation is required, in accordance with section 3.3.3.6 of this
Plan.
The County’s southern location provides the longest growing season for the entire province. In addition to
this, the mitigating effect of the Lake Erie and Lake St. Clair shorelines provide an overall climatic
advantage for the growing of specialty crops. These climatic conditions, coupled with the high quality soils
found here, means that the County has a high potential for a diverse variety of specialty crops to be
grown equally in both greenhouses as well as in the field. Evidence of specialty crop production in the
County is obvious, and necessary supporting infrastructure such as natural gas, hydro, irrigation and
processors are constantly improving. Consequently, the County may identify specialty crop areas in
consultation with the Province. If specialty crop areas are identified, this Plan will be amended to
incorporate appropriate mapping and policies.
3.3.2

Goals
The following goals are established for those land designated as Agricultural Areas on Schedule “A1”:

3.3.3

a)

To protect Prime Agricultural Areas for agricultural purposes to ensure the continued long term
availability of this resource.

b)

To promote and protect agricultural uses and normal farm practices on lands within the
“Agricultural” designation.

c)

To allow and encourage farm operators to engage in a wide range of agricultural activities.

d)

To restrict the type and amount of non-farm development in the “Agricultural” designation by
encouraging non-farm uses to locate in the existing “Settlement Areas” identified on Schedule
“A1”;

e)

To only permit the expansions of existing “Primary Settlement Areas” onto lands designated
“Agricultural” where demonstrated need for such an expansion has been justified either through a
Local Comprehensive Review or a comprehensive review.

f)

To discourage lot creation in the “Agricultural” designation and establish a County-wide minimum
farm parcel size that protects the agricultural land base from fragmentation. The minimum farm
parcel size shall ensure that the size of new agricultural lots are appropriate 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 and size of agricultural operation.

g)

To ensure new farm and non-farm uses comply with the Minimum Distance Separation Formulae,
as amended by the Province from time to time.

h)

To encourage the retention of woodlots as integral components of the farm operation for
agroforestry and the other benefits woodlands provide.

Specific Agricultural Policies
The following specific policies are established for those lands shown as “Agricultural” on Schedule “A1”:
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3.3.3.1 Permitted Uses
The following uses are permitted within the “Agricultural” designation subject to the policies of this
Section:
a)

Agricultural Uses, Secondary Uses and Agriculture-Related Uses.

b)

Forestry, conservation uses, wildlife and fisheries management.

c)

Watershed management and flood and erosion control projects carried out or supervised by a
public agency.

d)

A single detached dwelling in conjunction with an agricultural use, on an existing lot of record, and
on a newly created lot approved as a surplus farm dwelling.

e)

Accessory farm accommodation, in accordance with Section 3.3.3.5 of this Plan.

f)

Passive recreational uses such as pedestrian trails,

3.3.3.2 Secondary Uses
Secondary uses are secondary to the principal use of a property and may include, but are not limited to,
home occupations, home industries, and uses that produce value-added agricultural products from the
farm operation on the property. The following policies apply to secondary uses:
a)

Local municipal Official Plans shall contain criteria for the establishment of secondary uses that
ensure the following:
i)

The use shall not hinder surrounding agricultural uses.

ii)
The amount of land and size of the building devoted to the use is limited in proportion to
the principal use and buildings on the property such that the use is clearly secondary to the
principal use on the lot.
iii)
Limits are established on the total number of employees, as well as the number of
outside employees that do not reside on the property.
iv)

That the zoning or sign by-law regulate signage.

v)

That the use does not change the agricultural character of the area.

vii)
That the use does not create a safety hazard or become a public nuisance, particularly in
regard to traffic, parking, noise, noxious odours or other emissions.
viii)
b)

Limits on outdoor storage.

Home industry uses are occupations, trades, businesses, professions, or crafts that are
secondary to the agricultural use or agriculture-related use or residential use on the property.
Home industry uses shall generally be confined to an outbuilding within the existing farm-building
cluster and included but are not limited to small engine repair, woodworking and metal working.
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Home industry uses shall generally not exceed 90 square metres, however, local Official Plans
may provide for larger home industry uses subject to the establishment of policies that:
i)

Demonstrate that the increased size of the use is not more appropriately located within a
settlement area.

ii)

Balance the needs of the home industry with the needs of other businesses in the
community that contribute to the vitality and mixture of uses within settlement areas and
bear the financial risks of site specific operations that are not shared by the relatively
insulated home industry.

iii)

Ensure compatibility with adjacent or nearby uses by preventing adverse effects.

3.3.3.3 Agriculture-Related Uses
Agriculture-related uses are farm-related commercial and farm-related industrial uses that are small-scale
and directly related to the farm operation and are required in close proximity to the farm operation.
Examples include but are not limited to the following:
a)

Seed, pesticide, fertilizer storage (including distribution).

b)

Agricultural storage and processing facilities involving the storage and processing of crops and/or
livestock from a local farm operation in the area.

c)

Fruit/vegetable/flower stands and farm markets that retail produce derived from the principal
agricultural use on the property.

d)

Wineries, breweries and associated uses, which are secondary and directly related to the
principal agricultural use on the property.

Local municipal Official Plans shall contain policies for agriculture-related uses.
3.3.3.4 Lot Creation
The County shall undertake an Agricultural Lot Size Study to determine the minimum parcel size for all
types of agricultural lots, including, but not limited to, new lots for agricultural, specialty crop, and
agriculture-related uses. Until such time as this Study is approved by County Council and implemented
by amendment to this Plan, existing agricultural lot creation policies at the local level shall remain in
effect.
However, lot creation in the “Agricultural” designation
Agriculture-related uses are farm-related
commercial and farm-related industrial uses that are small-scale and directly related to the farm operation
and are required in close proximity to the farm operation. Examples include but are not limited to the
following:
a)

Lot creation to accommodate an agricultural use shall only be considered where the lots proposed
area of a size appropriate for the type of agricultural uses common in the area and are sufficiently
large to maintain flexibility for future changes in the type or size of agricultural operations. These
Agricultural lots shall also comply with the Minimum Distance Separation Formulae.

b)

Lot creation to accommodate an agriculture-related use shall only be considered where the use is
compatible with surrounding agricultural operations and the new lot is limited to a minimum size
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needed to accommodate the use and appropriate sewage and water services. These agriculturerelated lots shall also comply with the Minimum Distance Separation Formulae.
c)

Lot creation to accommodate a habitable residence surplus to a farming operation as a result of
farm consolidation is permitted subject to the local Zoning By-law being amended, to prohibit new
residential dwellings on the vacant remnant parcel of farmland created by the severance.
In order to maintain County-wide consistency in the implementation of this policy, farm
consolidation will be interpreted to permit both contiguous and non-contiguous farm parcel
consolidations.
Local municipalities may establish a minimum lot size for the remnant farm parcel in accordance
with this Policy.

d)

Lot creation to permit new infrastructure uses is permitted where the facility or corridor cannot be
accommodated through the use of easements or rights-of-way.

e)

Lot adjustments for legal or technical reasons, such as for easements, corrections of deeds, quit
claims, and minor boundary adjustments, which do not result in the creation of a new lot are also
permitted.
In order to maintain County-wide consistency in the implementation of this policy, lot line
adjustments will be interpreted to prohibit the creation of new residential or non-farm parcels.

3.3.3.5 Accessory Farm Accommodation
Accessory farm accommodation is permitted for full time or seasonal farm help where:
a)
The size and or nature of the farm operations makes the employment of such help necessary.
b)

Such additional dwellings do not have a significant effect on the tillable area of the farm or its
viability.

c)

Permitted in the local Official Plan.

d)

The lands are appropriately zoned.

The preferred method for accommodating accessory farm accommodation is within temporary structures
such as garden suites. In addition, future severances of the lands that are the site of accessory farm
accommodation shall not be permitted.
3.3.3.6 Mineral Resources
The extraction of mineral resources (including non-metallic mineral resources, petroleum resources and
mineral aggregate resources) is also permitted on lands within the Agricultural designation, in the general
locations shown on Schedule “E1”, as an interim land use provided rehabilitation of the site will be carried
out whereby substantially the same area and the same average soil quality for agriculture are restored.
Complete agricultural rehabilitation is not required if:
a)

There is a substantial quantity of mineral aggregate resources below the water table warranting
extraction or the depth of planned extraction in a quarry makes restoration of pre-extraction
agricultural capability unfeasible.
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3.3.4

b)

Other alternative locations have been considered and found unsuitable. The consideration of
other alternative locations shall include mineral resources on land with Canada Land Inventory
Class 4 to 7 soils, mineral resources on lands identified as designated growth areas, and mineral
resources on Class 1 to 3 lands where rehabilitation is feasible. Where no other alternatives are
found, prime agricultural lands shall be protected in this order of priority: specialty crop areas,
Canada Land Inventory Classes 1, 2 and 3.

c)

Agricultural rehabilitation in remaining areas will be maximized.

General Agricultural Policies
The following general policies are established for those lands shown as “Agricultural” on Schedule “A1”:
a)

All development within the “Agricultural” designation shall be in accordance with the Minimum
Distance Separation Formulae as established in Provincial Policy. However, in accordance with
the Formulae, it is the policy of this Plan that local municipal Official Plans will establish local
approaches to handling the options available under the Formulae for the following:
i)

The application of MDS l to development on existing lots of record.

ii)

Application of MDS l to surplus farm dwelling severances.

iii)

Application of MDS l after a catastrophe.

iv)

Application of MDS l within settlement areas.

v)

Application of MDS ll within settlement areas.

vi)

Application of MDS ll after a catastrophe.

vii)

Application of MDS ll to closed cemeteries or cemeteries which receive a low level of
visitation.

b)

In Prime Agricultural Areas, agricultural uses and normal farm practices will be promoted and
protected.

c)

The removal of land from the “Agricultural” designation shall only be considered for expansions,
or identification of settlement areas and limited non-residential uses, provided that the following
conditions are met:
i)

the land does not comprise a specialty crop area;

ii)

there is a demonstrated need within the planning horizon for additional agriculture land to
be designated to accommodate the proposed use;

iii)

there are no reasonable alternative locations which avoid the “Agricultural” designation;

iv)

there are not reasonable alternative locations in the “Agricultural” designation with a lower
priority Canada Land Inventory soils classification; and

v)

impacts from any new or expanding non-agricultural use on surrounding agricultural
operations and lands should be mitigated to the extent feasible.
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d)

Some of the policies contained within Section 3.4, Natural Environment, of this Plan may also
pertain to lands designated Agricultural.

e)

Normal farm practices, including but not limited to, agroforestry and spraying, are permitted on all
lands designated “Agricultural”. If tree harvesting is to occur it should be based on acceptable
forest management practices. Advice from a qualified specialist and the use of woodlot
management plans by landowners are recommended.

As with the PPS, many of the County policies are currently reflected in the Sandwich South Official Plan. Some of
the policy direction contained in the County OP however, is not addressed in the current Sandwich South Official
Plan. A more robust agricultural policy environment will be required to meet the intent of the County OP.

3.3

Sandwich South Official Plan

The agricultural and rural lands within the Town of Tecumseh are all located within the boundaries of the former
Township of Sandwich South. Accordingly, of the three current Official Plans that govern land use in the Town,
only the Sandwich South Official Plan contains Agricultural policies. The following are excerpts are those from
that Plan that pertain to agricultural land use.

1.4

PURPOSE OF THE PLAN

d)

ensure that good agricultural land is preserved and enhanced for agricultural use;

3.1.1 Goals
The following goals are established for the Agricultural area:
i)

to preserve good agriculture land for agricultural purposes, and to encourage and support farm
practices and agricultural land uses which are sustainable over the long-term;

ii)

to allow farm operators to engage in a wide range of agricultural activities;

iii)

to not allow new intrusions of non-farm development into the agricultural area.

3.1.2 Policies
The following policies shall apply to those lands designated "Agricultural" on the Land Use Schedules of this
Plan:
i)

the predominant use of land shall be agricultural and agriculturally related uses, including the
growing of crops and the raising of livestock, forestry and conservation uses;

ii)

mushroom operations including the growing, harvesting, cleaning, packaging, and shipping of
mushrooms and any other uses related to mushroom production are also permitted in the
Agricultural designation but require an amendment to the zoning by-law and are subject to site plan
control. When an application for a by-law amendment to allow a mushroom operation is made,
Council shall have due regard to the following:
a)

the proximity of the proposed operation to existing residential uses and zones;
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b)

the location of the proposed operation and other existing uses with respect to the prevailing
winds;

c)

comments
and recommendations of the Ministry of Agriculture and Food and the
Ministry of Environment and Energy;

d)

the criteria listed in subsection 6.17 of this Plan;

iii)

livestock intensive agricultural uses, as defined in the zoning by-law, are permitted in the Agricultural
designation without an amendment to the zoning by-law provided the proposed location is in
compliance with the Minimum Distance Separation (MDS) II;

iv)

tree farms and retail nursery outlets are permitted in the agricultural designation without an
amendment to the zoning by-law provided that all goods and materials for sale are grown or
produced on site. Those establishments that have goods produced off site will require an
amendment to the township's zoning by-law to place the subject property in an agricultural defined
area that specifically outlines the type of facility that can be established;

v)

existing residential uses and new agriculturally related residential uses shall also be permitted. The
zoning by-law shall only permit one residence per lot (lot as defined in the zoning by-law). However,
more than one residence on a lot for the purposes of housing farm help may be allowed once the
need for such housing has been adequately demonstrated in terms of the following: the farm helps'
working activity is primarily, but not necessarily exclusively, devoted to the farm operation; and the
farm operation requires the help to be accommodated close to the farm. This additional residence
should use the same access as the principal residence, be located within the cluster of farm buildings
and will not be eligible for severance in the future;

vi)

farm occupations and home occupations which are ancillary to the principal use of the property and
which are carried out for remuneration and as defined in the zoning by-law are permitted in the
Agricultural designation. However, the implementing zoning by-law shall establish those farm and
home occupations that will be permitted without an amendment to the by-law and those that will
require a site specific amendment to the by-law to be permitted in a defined area.
In general, farm occupations that are clearly required to be located in the Agricultural area and
provide a service to the agricultural community primarily, such as a tile drainage contractor or a seed
corn dealership, will be permitted without a by-law amendment. All other types of farm occupations
that are carried out for remuneration such as welding shops, repair shops, etc. will require a site
specific by-law amendment.
Home occupations that are totally contained within the dwelling unit, including attached garages, will
be permitted without an amendment to the by-law. However, any home occupation that requires the
use of anything other than the dwelling, except for parking, will require a by-law amendment.
The municipality may decide to require a business licence for all farm and home occupations. If such
a by-law is passed in accordance with the Municipal Act, the provisions of the business licence must
be adhered to. Applications to sever farm or home occupations from the balance of the subject
property shall not be allowed;

vii)

the exploration, drilling for and production of petroleum, natural gas or other similar materials shall be
permitted in the Agricultural designation and shall be a permitted use in the Agricultural zones of the
zoning by-law provided the exploration, drilling and production is in accordance with the Petroleum
Resources Act. In addition, plugging of abandoned oil and natural gas wells and the storage of oil
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and natural gas will be done in accordance with the Petroleum Resources Act. At the same time,
well operators shall ensure that:
a) salt water, drilling fluid, oil refuse and any flammable products from a well are not handled or
disposed of so as to create a hazard to public health or contaminate any fresh water horizons;
b) waste of oil field brine must not be disposed of underground without the approval of the Ministry
of Natural Resources;
c) collection, storage and surface disposal of oil field brine shall be in accordance with the water
quality standards of the Ministry of Environment and Energy regarding water quality, where
applicable;
d) the operation of wells shall not exceed the noise and vibration pollution standards of the Ministry
of Environment and Energy;
viii)

all development in the Agricultural designation shall be in accordance with the land division policies
contained in Section 4 of this Plan.

ix)

existing outdoor recreational uses such as golf courses and campgrounds shall be permitted in the
Agricultural designation. Expansions to existing outdoor recreational uses and new uses will require
an amendment to this Plan to the Recreational designation, an amendment to the zoning by-law and
may be subject to site plan control. When considering a new outdoor recreational use and/or the
expansion of an existing recreational use, Council shall have regard to the following:
i)

the need for the proposed use;

ii)

the choice of location for the proposed use;

iii) that alternative locations either in designated settlement areas or on poor capability soils are not
available;
iv) that the proposed site meets the MDS requirements; and

4.2

v)

the impact on adjacent agricultural operations.

x)

recreational and commercial uses not directly related and accessory to a permitted agricultural
use shall not be allowed within the Agricultural designation.

AGRICULTURAL

On those lands designated "Agricultural", consents may only be permitted if they are in accordance with the
following additional land division policies:
(a)

Individual lot severances for Agricultural purposes which could result in, or lead to, the creation of less
viable or non-viable farm units should be discouraged. No more than one consent shall be allowed on any
farm lot as it existed on May 29, 1997 (the date of adoption of this Plan), regardless of changes in property
ownership, and shall only be permitted for one of the following reasons:
1.

Division of Farm Lots

A consent may be granted to permit a farm lot to be divided into two farm lots provided:
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2.

i)

each lot (both the severed and retained parcel) has a minimum lot area of 19 hectares except in
the case of a greenhouse operation where a minimum of 4000 square metres of greenhouses
exist on the lot, the minimum lot area shall be 2 hectares. When a consent is submitted to sever
a 2 hectare parcel for greenhouse purposes and no greenhouses exist on the site at the time of
the application, such an application may be granted however a building permit for a residential
building will not be issued until such time as at least 4000 square metres of greenhouses are
constructed on the lot;

ii)

the land to be conveyed is transferred to someone other than the applicant, the applicant's
spouse or a corporation or a partnership of which the applicant is a principle owner.

Surplus Dwelling
A consent may be granted to sever a dwelling unit that is considered surplus to the needs of the
farming operation as a result of the acquisition of additional farm property provided:
i)

each farm property has been owned and actively farmed by the applicant for a minimum period of
5 years prior to the date of the application (the other farm does not need to be located in the
Township of Sandwich South, but the onus is on the applicant to provide confirmation of
ownership status);

ii)

each farm property must have a minimum lot area of 19 hectares, or 2 hectares if it contains a
greenhouse operation with a minimum of 4000 square metres of greenhouses existing on the
lot;

iii) notwithstanding paragraphs (i) and (ii) above, a consent for a surplus dwelling may be granted if
each or either farm property has a lot area of less than 19 hectares or 2 hectares, as required
above, or if the applicant has owned each or either parcel for less than 5 years, if the subject
property abuts land owned by the applicant and the two farm parcels will be joined to form one
consolidated farm parcel;
iv) the size of the surplus dwelling lot is in compliance with the township's zoning by-law and is not
greater than 0.5 hectares in area, except where natural or man-made features or servicing
requirements dictate otherwise;
v)

the land to be conveyed is transferred to someone other than the applicant, the applicant's
spouse, a partnership, or a corporation of which the applicant is a principle owner;

vi) the requirements of the Minimum Distance Separation (MDS) I shall be applied to the severing of
a surplus house.
3.

Retirement Dwelling
A consent may be granted to permit an owner of a farm lot, who has owned the farm lot for a
minimum period of 10 years, to convey the farmland portion and retain for his personal use an
existing dwelling or lot provided:
i)

the applicant is at least 55 years in age and is retiring from farming;

ii)

the applicant has not already received a retirement lot within the Township of Sandwich South or
any other municipality;
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iii) the lot area of the farmland to be severed is a minimum of 19 hectares, or 2 hectares if it contains
a greenhouse operation with a minimum of 4000 square metres of greenhouses existing on the
lot;
iv) notwithstanding (ii) above, a consent may also be permitted if the farmland to be severed is less
than 19 hectares or 2 hectares in area, as required above, if the farmland is being conveyed to
the owner of abutting lands and the two parcels would be joined to form one consolidated parcel;
v)

the residential lot to be retained is in compliance with the township's zoning by-law and is not
greater than 0.5 hectare in area, except where natural or man-made features dictate otherwise;

vi) the land to be conveyed is transferred to someone other than the applicant, the applicant's
spouse, a partnership, or a corporation of which the applicant is a principal owner;
vii) the requirements of the Minimum Distance Separation (MDS) I shall be applied to the severing of
a retirement dwelling. However, if the existing barns that are in proximity to the retirement
dwelling cannot meet the requirements of the Minimum Distance Separation (MDS) I, it may be
warranted in terms of future farm operations and options to demolish or remove the barns;
viii) notwithstanding any other policies of this Plan to the contrary, where a retirement dwelling
consent is granted in accordance with the above policies, a condition of the decision may be that
the applicant may provide a reference plan for the lands to be retained (the retirement lot) to the
Secretary-Treasurer of the Committee of Adjustment instead of providing a reference plan for the
lands to be conveyed (the larger farm parcel). This exception to the normal operating procedure
is being allowed to save the applicant the expense of having the larger parcel surveyed. The
deed, however, will have to be worded accordingly;
ix) notwithstanding the minimum 10 year ownership requirement above, a retirement dwelling may
also be granted to an applicant who has not had actual ownership of the subject property for the
required 10 years provided:
i)

the applicant has been actively engaged in farming the subject property as his principal
occupation for a minimum period of 10 years;

ii)

the land has been farmed or owned by the applicant's parents or spouse, or a corporation of
which the applicant's parents or spouse are principal shareholders for a minimum period of
10 years;

iii)

all of the other requirements of this subsection entitled Retirement Dwelling are complied
with.

(b)

With the exception of the residential lots that could result from subsection 4.2 (a) no consent shall be
granted that has the effect of creating any additional residential building lot in the Agriculturally
designated areas of the township.

(c)

Consents may also be granted to allow the establishment of other permitted uses as set out in subsection
3.1 of this Plan.

(d)

Notwithstanding any other policies of this Plan to the contrary, the consent granting authority may consider
the granting of a consent to separate existing residential buildings located on a lot in the Agricultural area
of the township provided:
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i)

the consent will not result in the creation of a new building lot. For the purpose of this paragraph a
new building lot is defined as a legally conveyable lot without an existing residence;

ii)

the lot that is the subject of the consent application must have two or more residences situated
thereon, both of which existed prior to November 7, 1988;

iii)

the lot to be severed and the lot to be retained shall both:


have frontage on a publicly-owned and maintained road;



have a separate on-site sewage disposal system that meets the Ministry of Environment and/or
its designated agent’s standards;



have an adequate water supply to the satisfaction of the municipality;



comply with the requirements of the Minimum Distance Separation (MDS) I; and



comply with the applicable requirements contained in the implementing zoning by-law.

As previously noted, several refinements are required to the current policies in order for the new Town Official
Plan to be in alignment with the current PPS and recently adopted new County Official Plan.
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4.0 POLICY ISSUES
The following section provides an overview of agricultural policy issues that need to be addressed in the new
Official Plan for the Town of Tecumseh.

4.1

Minimum Lot Size

It is important to establish an appropriate minimum lot size for agricultural lots. Farm parcels should be large
enough to provide for viable and efficient farm operations. The Ontario Ministry of Agriculture, Food and Rural
Affairs (OMAFRA) is promoting 40 hectares (100 acres) as the minimum lot size to support a viable farm
operation in most of southwestern Ontario. Through the County of Essex Official Plan process it was noted that
farm parcels larger than 40 hectares make up only 7.5 percent of the agricultural lot inventory. For this reason, it
is the Ministry’s position that these lots need to be protected to ensure a diverse agricultural industry across the
County and maintain flexibility for future agricultural operations.
The current standard for minimum farm lot area throughout the lower-tier municipalities in the County is
predominately 20 hectares (50 acres). The range of minimum lot size, however, is from 10 hectares (Leamington)
to 40 hectares (Essex). The Town’s current minimum farm lot area is 19 hectares (47.4 acres), as established in
the Sandwich South Official Plan.
During the preparation of the new County Official Plan, there was considerable discussion regarding, firstly the
potential establishment of a County-wide consistent minimum farm lot size, and secondly, consideration of what
that size should be. It was resolved by all those involved, including the Ministry of Municipal Affairs and Housing
and the Ministry of Agriculture, Food and Rural Affairs that further study be undertaken on this regard.
Accordingly, the County of Essex, with involvement from the Province and all lower-tier municipalities, has agreed
to commence an Agricultural Lot Size Study in 2014. The results of this study should be incorporated into the
Agricultural policies of the Town’s new Official Plan.

4.2

Severance Policies

A recent study conducted by the University of Guelph determined that, between 1990 and 2009, about 6.78
residential lots had been created in a typical 1,000 acre concession block in Essex County. This number ranked
the second highest out of the 35 counties and regions surveyed. Between 1990-1996, an average of 117
residential lots/year were created in the rural area of Essex County. This figure increased to 124 lots/year
between 1997 and 2005. It dropped dramatically, however, to 33 lots/year after the introduction of the new PPS
in 2005 and its more restrictive severance policies.
As noted earlier in this paper, the introduction of non-farm related residential lots into the rural area can create a
number of problems:








fragments the land base and consumes farmland
introduces restrictions on farmland (i.e. MDS)
creates environmental and servicing impacts
increases the demand for costly urban type services
creates potential conflict with agricultural uses
changes the rural character of the area
detracts from the rural aesthetic
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Establishing strong severance policies is critical to avoiding the unnecessary fragmentation of farmland. The
current severance policies within the Sandwich South Official Plan state that the following types of rural area
severances may be considered:






farm lot divisions
surplus dwelling lots
retirement lots
minor lot adjustments (lot additions)
separation of two existing dwellings on one lot

With the exception of retirement lots, which are no longer permitted due to PPS changes since the adoption of the
Sandwich South Official Plan, the foregoing types of severances can still be considered in the new Official Plan.
Following is a summary of matters for consideration:

4.2.1

Farm Lot Divisions

The policies pertaining to farm lot divisions will have to reflect the new minimum lot area established in the
recently adopted County Official Plan and the results of the aforementioned Agricultural Lot Size Study to be
completed by the County.

4.2.2

Surplus Dwelling Lots

The surplus dwelling lot policies will need to address the PPS requirement to prohibit the construction of a new
dwelling on the retained lot. Since its inception in the PPS, this condition has been achieved by the Town through
the requirement for a rezoning of the retained farm parcel to prohibit a dwelling. In addition, the current surplus
dwelling lot policies establish that both the farm parcel containing the surplus dwelling and the home farm
property must have been owned by the farm for a minimum time frame of five years prior to the application being
made. This policy was initially developed to avoid surplus lots being created for speculative reasons. With the
condition of the retained lands being rezoned to prohibit a dwelling, this time of ownership requirement has
become less necessary in terms of avoiding speculative purchases of farmland.

4.2.3

Severance of Existing Home Where Two or More Homes Exist

The separation of two existing dwellings is not clearly permitted by the PPS. This policy was intended to offer
some flexibility in those cases where more than one home was legally placed on a farm lot prior to the adoption of
the Sandwich South Official Plan. It granted an opportunity for the farmer to remove housing stock from the farm
that was surplus to the needs of the farm (provided at least one house remained on the farm after the severance).
There are very few circumstances where this situation continues. In addition, this policy has been used very
infrequently. Given the low number of qualifying lots and the limited up-take it has garnered to date, it seems that
it would have little opportunity or likelihood for abuse and is somewhat similar to granting the ideology of surplus
dwelling severances in a very unique situation. Due to the low number of qualifying situations, the potential for
significant conflicts with farming practices and fragmentation are limited.

4.2.4

Lot Additions

Consents for lot adjustments or minor boundary changes are permitted by most Official Plans throughout a
municipality. This policy is useful when minor lot additions are necessary under certain scenarios. For instance,
a farmer might need to expand the size of a farm parcel to expand an operation. Another example is when it is
necessary to add a small amount of land to a non-farm related residential lot to accommodate the replacement of
a deficient septic field. In the past, however, land owners have attempted to use this policy to convert two farm
parcels into one larger farm parcel and one smaller, non-farm related residential lot. Although Town Staff and the
Committee of Adjustment have been consistent in their position on this policy, it should be made clear in the new
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Official Plan that this scenario is not permitted as it does not meet the intent of the PPS or the “minor” boundary
adjustment policy.

4.3

Secondary Uses (On-Farm Diversified Uses) and Value-Added Businesses

As noted earlier in this paper, the Town and surrounding region has some of the best farmland in Ontario. There
is a need to recognize, however, that simply protecting farmland will not guarantee that it will be viably farmed.
Farm businesses today face many economic challenges in a globally competitive environment. Accordingly, onfarm diversification strategies will play a role in ensuring a healthy and viable agricultural sector.
Secondary uses and value-added businesses could be categorized under two groups: i) small-scale, on-farm
enterprises ranging from agri-tourism or agri-entertainment, eco-tourism, horse and pony rides to smoking, drying,
freezing, extracting or preserving farm produce; and ii) large-scale agri-food industries which would best be
located in industrial areas but support the farms.
Such businesses play an important role in fostering local entrepreneurship and business incubation. Permitting
such businesses in the Official Plan should be encouraged but a balance needs to be struck between diversifying
rural employment opportunities and protecting rural character and the long-term viability of the site for farm use.
It is important to distinguish the appropriate from the inappropriate uses and give consideration to when these
types of uses have exceed the threshold of a secondary or value-added business and need to transition into an
urban area.
Some options for on-farm uses include:











On-farm bakeries, wineries, restaurants;
Artisan factories for cheese/yogurt;
Resort ranches, heritage tours, on-farm festivals, mazes and farm vacations or bed and breakfast
establishments;
Community Supported Agriculture, delivery services, meals-on-the-go or frozen foods;
Cooperative and specialty products such as wool, feeds, hay, pellets, wood products;
Biomass facilities;
Small abattoirs and exotic meats;
Recreational use of private lands (i.e. hiking, horseback riding, cross country skiing);
Aquaculture;
Corporate and wedding occasions.

Greater flexibility could be provided to on-farm and value-added secondary businesses that help diversify a
farmer’s income as opposed to those conducted on a residential lot in the rural area.

4.4

Local Food Movement

When farmers and buyers interact, a bond of trust and dependency develops that promotes an interest in the
welfare of each other. This is the basis of a strong community – one in which various groups provide for each
other.
Local food movement contributes to a more sustainable agricultural sector. A farmer produces food but also
stewards his/her land in such a way that the land can support farming year after year. Farmers may be more
willing to grow vegetables they’ve never heard of if there appears to be a big enough local market, leading to
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increased diversification of crops and animals. On a smaller farm, a grower is more likely to plant a winter cover
crop, intercrop plants to keep away pests, and rotate crops to discourage disease. On smaller holdings, one is
likely to see a mix of animals and plants, which ensures organic fertilizer is available.
All of these practices encourage biodiversity on the farm, which ultimately maintains a healthy ecosystem for all
who live on the land and even for society at large since the preservation of agricultural land around our urban
areas preserves wildlife habitats and keeps our environment healthy. A healthy and sustainable agricultural
system is a pre-condition for food security, and this system is dependent upon regional crop diversity.
On an economic front, buying local food reinvigorates local economies by keeping money re-circulating through
the rural communities, creating new jobs and boosting farmers’ incomes.
The local food movement is also more environmentally friendly. Due to the high costs of indiscriminate fertilizer
application, smaller farms are more likely to only use it on an as-needed basis, which leads to complete nitrogen
absorption in the growing plants and less release into the atmosphere. Agricultural practices that sequester
carbon in the soil have traditionally been used on family farms and are gaining recognition for their environmental
benefits. They include avoiding summer fallow, tilling less intensively, including forage crops in rotations and
planting marginal lands to permanent grass or bush. Such routine management of soils is more difficult on largescale industrial farms that produce monoculture crops year round.
With more locally grown and sold products, the products make a shorter journey to the farmers’ market or retailer
in trucks with more space devoted to food than packaging. This practice demonstrates a smaller carbon footprint
by reducing fuel and packaging requirements, and is therefore a far more environmentally responsible choice.
Without a strong local farming community to supply basic vegetables, meat, and fruit, food must be imported,
ultimately leading to local food scarcity. Consumers become prone to the ebb and flow of international economic
conditions beyond their control and could be put into a difficult position if global food supplies were interrupted.
Similarly, by creating local demand for their products, growers and producers reduce their dependency on the
vagaries of international trade agreements or market demands.
Although there are many benefits to the local food movement, its ultimate success requires societal and economic
shifts in the way food is viewed and valued. Land use planning can contribute to this movement by allowing for a
wide variety of secondary uses and value-added businesses and providing for and promoting retail opportunities
within urban areas for selling locally grown products (i.e. farmers’ markets on main street). The net result is
supportive of a more sustainable community.

4.5

Pressure for Non-Agricultural Uses

Due to its relatively low cost and physical suitability, agricultural land is often in demand for uses that are not tied
to agriculture or the farm on which they are located. These uses include, but are not limited to: dirt bike and go
kart tracks, recreational fields, landscaping businesses, contractors’ yards and junk yards.
The Town must ensure that valuable agricultural land is used, first and foremost, for agricultural activity. Although
some of these uses listed above may not be entirely incompatible with agricultural uses, the land should be
thought of as a limited and valuable resource that should not be used for non-farming activity.
In some special circumstances, there are uses that, due to certain negative externalities that result in
incompatibility problems in urban areas, might be more appropriate for sparsely populated rural areas. These
ideally are best considered on a site-by-site basis so that all of the relevant issues are adequately identified and
addressed.

Tecumseh New Official Plan Process
Agricultural and Rural Issues Discussion Paper
September 2014

28

4.6

Medical Marijuana

In 2013, the Federal Government began the process of creating a new market/industry system for the production
and distribution of medical marihuana. The original system (governed by the Marihuana Medical Access
Regulations (MMAR)) relied on small-scale, home-grown medical marihuana that resulted in varying quality and
that was often diverted illegally to the black markets.
In its place, the Marihuana for Medical Purposes Regulation (MMPR) under the Controlled Drugs and Substances
Act (overseen by Health Canada) will take effect April 1, 2014, and will authorize the following key activities:
1. The possession of dried marihuana by individuals who have the support of an authorized health care
practitioner to use marihuana for medical purposes;
2. The production of dried marihuana by licensed producers only; and
3. The direct sale and distribution of dried marihuana by specific regulated parties to individuals who are
eligible to possess it.
This regulation treats dried marihuana similarly to traditional medications, by creating a licensing scheme for the
commercial production and distribution of dried marihuana for medical purposes.
Production will shift from small-scale production sites to larger indoor marihuana farms certified by the RCMP and
health inspectors. These facilities will produce, package and distribute a range of standardized product to be sold
for whatever price the market will bear.
The new production system will regulate the licensing of producers to grow and dispense the product in a
controlled, regulated, inspected, secure location, with very strict guidelines and security by:
1. Improving and standardizing the quality of the medical product;
2. Providing laboratory testing results of the medical component of the medical marihuana the client is
ingesting;
3. Providing an extremely high level of security and remove the potential for illegal activities; and
4. Reducing illegal distribution of marihuana at the local neighbourhood level by pricing it below street value
and providing a better quality, guaranteed product to the individual licensed to possess it.
It is estimated that by 2024, approximately 450,000 Canadians will be served by this market/industry with
revenues expected to reach $1.3 billion a year by 2024, according to federal projections.
To date, the Town has formally processed three zoning applications to permit this use in industrial areas. Given
the anticipated growth in this market, it is expected that the Town will continue to receive proposals for
establishing medical marihuana production facilities. Although there is a clear agricultural component to these
operations, they are largely industrial in nature. It is further noted that the majority of these facilities use no soil in
the growing process. Accordingly, to date the Town has directed that these uses be located in industrial
locations. Policy needs to be developed to guide their location.
The following policy approaches are available to the Town when considering medical marihuana facilities and
their location:
1.

Consider a MMPP facility as a specific type of manufacturing use to be allowed industrial areas.




use could be is permitted as-of-right (provided it can be determined there is sufficient municipal
water capacity available)
streamlines the approval and licensing process
no review of location for suitability
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2.

Direct to industrial areas, but address the location of MMPP facilities on a site-specific basis as facilities
are proposed.









4.7

provides detailed review of all proposed sites against established location criteria
broadens the potential locations that can be considered
establishes a guide for proponents to follow during site selection
maintains consistency with Health Canada regulations
reduces potential for location near sensitive uses
provides a more comprehensive and equitable approach across the municipality
cost and time of making application
could discourage development of facilities

Urban Farming

Urban Farming or Urban Agriculture is a term for food
production occurring in or around urban areas.
It
encompasses both large and small food production,
including backyard chickens and bee-keeping, community
gardens, public orchards, edible landscaping, garden
sharing, roof gardens and urban farming. This new
direction from gardening as a hobby has developed on the
principles of food security, biodiversity, locavorism, urban
densification and small business development.
Urban agriculture can include agricultural operations located in urban or urban edge areas that most often grow
high-value crops and sell their products to direct markets within the local urban area, such as restaurants,
farmers' markets or through community oriented agricultural initiatives.
Urban agriculture can act as both an economic opportunity and a community development tool by providing
green/open space and a place for community initiatives within an urban area. It also can improve access to food
for many segments of the population where access to fresh local produce is a constraint. Perhaps one of the
more tangible benefits of urban farming in a smaller town context is that it can provide an opportunity to rescue
and re-use derelict, underutilized or vacant urban land and buildings.
Other benefits of urban farming include improved emotional well-being, community social life, physical health, and
nutritional understanding. Food literacy is often a direct result of urban farming. It enhances the awareness of
the local citizenry on issues such as the use of pesticides, fertilizers and genetic engineering in conventional
farming.
Official Plan policies and zoning, however, can be a barrier to urban farming. There are currently no policies in
place to guide these uses and current zoning regulations prohibit or severely restrict urban agricultural uses.
This issue is gaining traction throughout the region as more and more people become more interested in food
security and quality. Over the past decade, the Town, and many other communities throughout Ontario, have
received requests and complaints about raising livestock (particular chickens) in backyard settings.
With all of the associated advantages of urban farming, there are public health and amenity issues that need to be
addressed. The arguments for and against urban farming uses need to be carefully considered and balanced.
Having adequate land to enable sufficient distance from a neighbouring resident and the on-site disposal of
manure are major issues that need proper solutions. In addition, noise can be an issue particularly if an urban
farming use includes livestock (i.e. roosters). Permitting the establishment of urban farming and the opportunities
they provide must to be balanced against an abutting property owner’s reasonable right to the enjoyment of their
property.
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5.0 CONCLUSION
This Discussion Paper has presented information on the background of agricultural and rural issues in the Town
of Tecumseh and the broader region. It reviewed the major issues/challenges confronting the agricultural industry
in the Town. The Town, and region in general, is not faced with the challenges experienced by other fast-growing
regions where the progressive loss of prime agricultural lands due to suburban development pressure exists. As
reviewed in the Growth Management/Structure Plan Discussion Paper, July 2014, the Town has an adequate
supply of land for future growth. It is more critical, however, for the Town and County to protect its remaining
farmland for agricultural purposes given its value and significance.
The challenges for the Town are more focused on establishing a policy environment that addresses the strategic
directions of the PPS and County OP while establishing an appropriate balance between encouraging
diversification of the agricultural sector through the promotion of secondary and value-added businesses and
protecting the valuable agricultural resource.
The Town is seeking comments from agriculture and rural area stakeholders about the challenges facing the
agricultural industry and how to develop effective policies to address these challenges. Council and staff will use
these comments in their review and update of the Agricultural policies within the new Official Plan.

How to Provide Input
Send your comments by regular mail, fax, e-mail or by visiting the Town’s website before November 30, 2014
By mail:
Att. Tecumseh Official Plan
Agricultural and Rural Issues Discussion Paper
Town of Tecumseh
Planning Department
917 Lesperance Road
Tecumseh, ON
N8H 2J4
By fax: (519) 735-6712
By e-mail: cjeffery@tecumseh.ca or bhillman@tecumseh.ca
Go to: www.tecumseh.ca/officialplan to register your comments using the on-line form. Register your contact
information at the same time to receive notification of upcoming consultation events.
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