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1. INTRODUCTION

Clark Consulting Services (CCS) was retained by Tribal Partners on behalf of 1058063 Ontario
Limited who are proposing a change in use for the subject lands.

The site of the proposed development is located at the south-west corner of the intersection of Old
Schoolhouse Road and Dixie Road (Figure 1).

The site is 76.8 ha (189.8 ac) in size. The proposed development is for a commercial distribution
centre with a Gross Floor Area of 171,650 sq.m. (1,847,625 sq.ft.). An AlA is required as the
proposal converts lands currently being used for agricultural use to a non-agricultural use. These
lands are in an area that is being considered for Urban development, but is currently designated in a
Prime Agricultural designation in both the Region of Peel and the Town of Caledon Official Plans.
The AIA will assess the impact of this conversion on the adjoining agricultural uses and suggest
methods of minimizing the impacts of this change in use.

This Agricultural Impact Assessment (AlA) follows the Ontario Ministry of Agriculture, Food and
Rural Affairs (OMAFRA) Draft Agricultural Impact Assessment (AlIA) Guidance Document, March
2018.

In the preparation of this AlA, CCS has completed a review of the following documents:
- the OMAFRA Draft AIA Guidance Document (March 2018)

- the Soils Report for the County of Peel

- the preliminary engineering plans for the proposed development
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- the Provincial Policy Statement (2020)

- the Growth Plan for the Greater Golden Horseshoe (August 28, 2020)

- the Official Plans of Region of Peel and the Town of Caledon

- the Zoning By-law of the Town of Caledon

- the soils capability mapping and aerial photos from the OMAFRA Agricultural Information Atlas,
and

- the Agricultural System Mapping for the Greater Golden Horseshoe.

A site visit of the area, including a windshield survey of land use within 1,500 m of the subject
property and existing livestock facilities within that area, was made on December 10, 2020.
Individual farm owners were contacted by telephone and this AIA report was subsequently
completed.

2. PRrOPOSAL

The proposed development would see a series of large storage buildings located on the site as
illustrated in Figure 2. This is a preliminary concept but it illustrates the environmental features
located immediately west of Dixie Road. The site design identifies these features as areas to be
protected. These buildings would be designed to receive Items including food from producers for
storage and ultimately distribution to consumers or retail facilities. A large volume of product is
required to be stored in accessible fashion and the buildings will also allow coordination of the
distribution of these materials. In addition, the buildings with an ultimate gross floor area of
218,640 sq.m. require extensive access for the delivery and distribution by a variety of delivery
vehicles and access and parking for the 1,500 employees required to operate the facility.

The choice of this site due to its size, is based on the ability to accommodate the large facility, to
offer direct access to a major transportation facility and the presence of similar facilities in the
immediate area.

Our review of agriculture in the area indicated that although the immediate area was a viable and
active agricultural area in the past, over the past 10 years the area has seen a lack of investment in
agricultural facilities and the transition in agricultural operations to larger and more transient
production such as cash crops. The nature of the local land use is illustrated in Figure 3 based on
our site visit and review of available aerial photos identified these changes and characterize the
area as an area under transition. This is supported by the on-going planning process focused on the
land use issues related to the accommodation of an urban expansion area.

The existing Settlement Boundary is illustrated on Figure 3. The subject lands are located adjacent
to this boundary and a similar facility is located immediately to the south. Although the Agricultural
Impact Assessment Guidelines suggest that alternative sites are to be considered, the criteria for
this facility are unique and make the selection of alternative sites with sufficient size and
accessibility in the general area extremely limited. A second site for a similar use is being
considered for lands to the south of the subject lands at the intersection of Mayfield Road and Dixie
Road.

£

=
52 John St., Port Hope, ON. Canada L1A 272 tel: 905-885-8023/11 Princess St., Suite 301, Kingston, ON Canada K7L 1A1 tel: 613-549-0444
toll free 888-852-8619 * info@clarkcs.com * www.clarkcs.com
pg. 3




Agricultural Impact Assessment
12892 Dixie Road

3. PURPOSE OF AN AGRICULTURAL IMPACT AsSESSMENT (AIA)

An Agricultural Impact Assessment is defined in the Greenbelt and Growth Plan as: A study that
evaluates the potential impacts of non-agricultural development on agricultural operations and the
Agricultural System and recommends ways to avoid or, if avoidance is not possible, minimize and
mitigate adverse impacts.

An Agricultural Impact Assessment:

- ldentifies and assesses potential impacts from development on agriculture (including impacts to
farmland, farm operations and the surrounding area, within the Greater Golden Horseshoe
impacts on the Agricultural System).

- Recommends measures or strategies to avoid impacts (e.g. consider alternative locations where
possible).

- Recommends measures to minimize or mitigate impacts (e.g. through design, use of buffers,
etc.)

- Addresses site rehabilitation for agriculture, where applicable.

The Draft Agricultural Impact Assessment (AIA) Guidance Document (OMAFRA) provides valuable
information in completing an AIA. Section 1.7 of the document recommends that individuals
preparing AlAs confirm their qualification to complete the review and that they have no perceived
or actual conflicts of interest in association with the AIA.

Attachment “A” to this report includes the CV of the reviewer, Bob Clark, his professional
qualification and a statement declaring he has no perceived or actual conflict of interest in the
completion of this Peer Review.

4. PLANNING PoLicy

The following policy analysis reviews the requirements and provisions relating to the preparation of
an Agricultural Impact Assessment, as well as the applicable planning policy which applies to the
subject lands.

4.1. PRoVINCIAL PoLicy STATEMENT (2020) (PPS)

The Provincial Policy Statement (2020) (PPS) provides for the protection of prime agricultural lands
and the designation of Prime Agricultural Areas. Section 2.3.5 allows planning authorities to
exclude land from prime agricultural areas for expansions of settlement areas during a
comprehensive review conducted in accordance with Section 1.1.3.8. Such a review is currently
being undertaken by the Region of Peel and the Town of Caledon.
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4.2. GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE (2020) (GPGGH)

The entire Region of Peel is within the GPGGH and land use within the Region is subject to policies
contained within this document. Section 2.2.8 provides policy for Settlement Area Boundary
Expansions. Subsection f) directs that prime agricultural areas should be avoided. The expansion
into specialty crop areas is prohibited. Alternatives that avoid prime agricultural areas should be
evaluated and where prime agricultural area cannot be avoided, lower priority agricultural lands
should be used.

Section 4.2.6 provides policies for an Agricultural System. The Agricultural System has two
components: an agricultural land base and an agri-food network which includes infrastructure,
services and assets important to the viability of the agri-food sector. The proposed distribution
centre to be developed on the subject lands includes the distribution of agricultural produce and
supporting equipment and supplies. While agricultural items are only a portion of items included in
its broad range of items to be distributed, the presence of these items supports the agricultural use
in the larger area.

4.3. GREENBELT PLAN 2020

The watercourses located along the Dixie Road frontage and at the southern limit of the property
and the woodland in the eastern central location are designated as a portion of the Natural
Heritage System in the Greenbelt Plan. The detailed site design will protect this area.

4.4. ReGION OF PEEL OFFICIAL PLAN (ROP)

The ROP designates the subject lands as part of the Prime Agricultural Area. The Official Plan
anticipates changes to the Urban Boundary to accommodate population and employment
projections (Section 5.2.2). This is reflected in policies such as Section 3.2.2.10 which promotes
agricultural opportunities, new crops and products within near-urban areas to supply local markets,
support health and protect the environment. The Future GTA West Preliminary Route Planning
Study is illustrated on Schedule E which is indicated as under appeal. The proposed use on the
subject site is not permitted by the ROP and an amendment to the Regional Official Plan will be
required to permit the proposed use.

The Region is preparing a Municipal Comprehensive Review (Peel 2014 + Regional Official Plan
Review and Municipal Comprehensive Review). As part of the Settlement Area Boundary Expansion
(SABE) Study, the Region commissioned a Preliminary Agricultural Impact Assessment to inform the
(SABE) Refinement Report. This Report established a Focused Study Area (Figure 4). The Focused
Study Area includes the subject lands.

The analysis of this Focused Study further identified a series of Assessment Areas. The analysis
confirms that the number of livestock operations have continued to decline in this area, as well as
long term investment in orchards, greenhouses and types of production. Cash crop production has
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been increasing. The report also notes that there is increasing fragmentation with high incidents of
non-farm ownership and use.

The SABE produced a Conceptual SABE Map dated December 10, 2020 (Figure 5). The lands to the
south of the subject lands are proposed to be designated as an Employment Area. The southern
portion of the subject lands of approximately 24 ha are proposed to be designated as a Community
Area and the northern portion is not included as part of the lands to be included in the developable
lands. This area of approximately 30 ha would be retained as Prime Agricultural Area. The location
of the proposed GTA West Corridor borders the western limit of the subject lands. The Concept
Map designates a large Employment Area to the lands to the east, along Airport Road. The
proposal for these lands would require the designation of approximately 54 ha as Employment
area.

4.5. Town ofF CALEDON OFFICIAL PLAN

Schedule B — the Mayfield West Land Use Plan of the Official Plan of the Town of Caledon
designates the subject lands a Prime Agricultural Area and Environmental Policy Area, as a portion
of the Greenbelt Plan Area (Figure 6). The subject lands are included in the Mayfield Study Area.
Section 5.1.1.17 of the Official Plan requires an Agricultural Impact Assessment for proposals in the
Prime Agricultural Area that have the potential to negatively impact agricultural uses. An
amendment to the Official Plan will be required to allow the proposed development.

4.6. TowN oF CALEDON ZONING By-LAW

The Town of Caledon Zoning By-law zones the subject land as Agricultural (A1) and Environmental
Protection (EPA2) (Figure 7). An amendment to the zoning by-law will be required to permit the
proposed use.

The above review establishes the requirement and process to be followed in the preparation of an
Agricultural Impact Assessment.

5. AIA Stubpy COMPONENTS
5.1. PROCESS

In addition to the site visits, the review of the land use in the area and a review of planning
documents, a series of pre-consultation virtual meetings and telephone consultations have been
held with Regional Staff as well as with local landowners to provide up-to-date knowledge of local
and regional matters that should be addressed in the AIA.

5.2. Study Areas

The primary study area includes the subject lands (i.e. the lands where the development is taking
place). A detailed design concept has been provided (Figure 2). This allows the direct impacts to be

S
52 John St., Port Hope, ON. Canada L1A 2Z2 tel: 905-885-8023/11 Princess St., Suite 301, Kingston, ON Canada K7L 1A1 tel: 613-549-0444
toll free 888-852-8619 * info@clarkcs.com * www.clarkcs.com

pg. 6




Agricultural Impact Assessment
12892 Dixie Road

assessed. Although the concept may change, the development area has been defined and the
portions of the site to be protected as environmental areas have been identified.

The secondary study area includes lands that will be potentially impacted by the development. An
area 1.5 km from the subject lands has been identified as outlined in Figure 3 and forms the basis
for the review of land use and potential impacts. The rationale for the 1.5 km as the investigation
distance is tied to the size of MDS | setbacks. Generally, MDS | setbacks deal sufficiently with odour
issues and therefore can be a good basis for investigating other impacts such as noise, traffic and
hydrological changes. Furthermore, a 1.5 km radius will provide an appropriate area to assess
community and economic impacts to the Agricultural System.

5.3. Land Use
Based on our site visit, the land use map Figure 3 has been prepared.

The subject lands (12892 Dixie Road) are approximately 76.8 ha (189.8 ac) in size. The farm was an
active livestock operation as evidenced by the number and size of farm related buildings. These
buildings are currently vacant, and the original fields as evidenced in historic aerial photos have
been merged to a single large field with a single crop. Aerial photos from 2009 and earlier indicate
that there was a number of fields with fence lines. The fields were planted in different crops and
the pasture area long the Dixie Road frontage was fenced and appeared to be actively grazed.
There is no indication that they have been used for livestock for some time although they appear to
be structurally sound, a decision to reuse them to accommodate livestock would require a Building
Permit to renovate them and the calculation of a Minimum Distance Separation. The close
proximity of the adjacent urban uses immediately across Dixie Road would limit the capacity of the
barns to house livestock.

The remainder of the property is being used for cash crops (56.1 ha) and lands associated with the
watercourses and the woodland on the property (18.7 ha). The remainder of the property (2.0 ha)
is the location of the buildings.

The soils on these lands, like most of the secondary area, are described in the Soil Survey Report for
Peel County as Chinguacousy clay loam. The Soil Report describes these soils as developed on fine
textured shale and limestone till with imperfect drainage. The report describes the farming activity
as chiefly dairying. It describes the soils as well suited to the production of cereal grains and forage
crops. In addition to the crops commonly grown in connection with dairy farming, cash crops such
as wheat, corn, beans and tomatoes can be grown where climate permits. The installation of tile
drains would permit the production of a wider range of crops and earlier spring cultivation.

The Canada Land Inventory classifies these lands as 60% Class 1 and 40% Class 3 due to topographic
limitations (Figure 8). This classification appears to ignore the drainage limits discussed in the Soils
Report. The flat nature of the lands allows extensive cultivation. Aside from the roads and

buildings, the only limiting features are the watercourses and their associated stream valleys which
are identified on the Canada Land Inventory mapping as “Bottomland”.
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Figure 3 presents the land use information as determined through the windshield survey and aerial
review. The traditional 100-acre farmstead is evident with regular farmsteads. The associated
Barns are identified with a series of letters i.e. Barn A.

A series of non-farmland uses including commercial, institutional and non-farm residences are in
evidence and identified. A golf course and the fairgrounds which is labeled “institutional” have
been established in the secondary area. The croplands make up the largest area of land use
representing 61.4% of the lands in the total area within 1.5 km from the subject lands. A detailed
area breakdown is provided in the following table:

Land Use Crop land Farm-related Pasture Watercourse/ Non-farm
Woodland
Area (ha) 762.1 60 42.3 115.2 261.1
Percentage 61.4% 4.8% 3.4% 9.3% 21.0%

The level of tile drainage is limited according to the OMAFRA Agricultural Tile Drainage mapping.
This would seem to suggest that the general description of the Chinguacousy soils does not apply in
either the primary or secondary area. Lands to the northern portion of the secondary area appear
to have a much heavier investment in artificial drainage including the northern portion of the
subject lands.

Our review of the farming operations through our windshield survey and our conversation with
farm owners suggests that many of the farmlands associated with the original dairy farms have
been leased by adjacent farm owners to allow large scale crop production. This was originally
required to support the enlarged cattle and dairy operations and has continued as a cash cropping
activity.

5.4. Minimum Distance Separation

The introduction of non-farm uses into a Prime Agricultural Area requires consideration of
compatibility with existing farming activities. One of the most controversial is the proximity to
livestock facilities, which can cause concerns with adjacent land uses principally due to odour. The
Ministry of Agricultural Food and Rural Affairs have established a process for determining
appropriate separation distances for new non-farm uses in relation to existing livestock operations.
This process is referred to as an MDS | Calculation and requires the determination of the type and
size of the livestock operation and the calculation generates a recommended separation distance.
This process is described in the Ministry’s Publication 853. The calculation can be prepared
manually or with the use of the Ministry’s calculator located in the Agrisuite program.

Publication 853 contains a number of guidelines to assist in addressing the unique situations that do
not lend themselves to calculation. Based on our review of the livestock facilities adjacent to the
subject site and the presence of a number of non-farm uses, Guideline #12 has been applied. This
Guideline permits a reduced MDS | setback provided there are four or more non-agricultural uses,
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residential use and/or dwellings closer to the subject livestock facility than the proposed
development and those four or more non-agricultural uses, residential uses and/or dwellings are:

- Located within the intervening area and a 120-degree field of view between the closest part of
the proposed development or dwelling and the nearest livestock facility;

- Located on separate lots; and

- Of the same or greater sensitivity as the proposed development.

If all of the above conditions are met, the MDS | setback for the proposed development or dwelling
may be reduced such that it is located no closer to the livestock facility than the furthest of the four
non-agricultural uses, residential uses and/or dwellings.

As illustrated on Figure 10, Guideline #12 has been applied to Barns A, B, D, F, G, H, |, L& M. The
separation distance has been illustrated to be the fourth non-agricultural use between the barn and
the subject lands. An MDS I calculation was prepared for Barns C, E, F and J. Although these barns
are vacant or of limited use and most have been vacant for up to 15 years, the barns appears to be
in stable condition. The calculation sheet is attached as Attachment C. The calculation has used an
estimate of the capacity of the barn. This capacity has been confirmed by inspection and
consultation with farmers in the area. As illustrated on Figure 10, none of the calculated separation
distances extend into the area of the site proposed to be developed. Thus the proposed
development exceeds the separation distance calculated by the MDS formula and can be
considered to be compatible with the existing livestock facilities on the surrounding lands.

5.5. Farm and Crop Type

The comparison of 2016 and 2011 Census of Agriculture for the Township of Caledon confirms that
the trend in size of farms saw an increase in larger size farm operations. Farms larger than 1,000
acres increased, while all other categories declined, save for the 400 to 500 acre and the under 10-
acre size. The total number of farms recorded in the 2016 Census was 345. All categories of land
use saw a decline between 2016 and 2011 with the total area in farms declining by 5.65% to 77,986
acres. One of the largest declines was in tame and seeded pasture. The only field crop that showed
an increase was Soybeans. These trends are reflected in the Study Area with most of the livestock
buildings being vacant and the extensive area of croplands.

5.6. Economic and Community Benefits of Agriculture

While agriculture forms an important component of the local economy, the trends which are
evident both in the municipal wide agricultural statistics and in particular in the agricultural uses in
the immediate area confirm that agriculture has undergone a significant transition in the past 10
years. The presence of a number of non-farm agricultural uses has resulted in limitations on the
ability of the local agricultural community to modify production, particularly livestock production.
Recent trends show a reduction in livestock and a heavy reliance on cash crops. While the Provincial
Policy Statement recommends the protection of Prime Agricultural land, the subject lands are
heavily constrained by the adjacent urban uses. Although the conversion of these lands to an urban
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use will reduce the agricultural land area, this reduction will not be significant. In addition, if this
use were located in a more isolated part of the urbanizing area, the use would represent a further
intrusion of an intensive urban use into a current agricultural area and would be expected to
generate a much more significant impact on the current agricultural uses and the future urban uses.

Many of the existing farming operations depend on access to other farm parcels originally to grow
feed to support larger livestock operations and now as part of a cash cropping operation. The
introduction of the 400 series highways will significantly disrupt this access and will affect the
financial and physical feasibility to continue this form of agricultural production. Access to these
crop lands is important for equipment and the transport of seed, fertilizer and the crop. The
existing road system makes this access feasible. The acquisition of the lands necessary for the
highways will reduce the area available for crop and will require much more difficult and extensive
length of route for equipment, supplies and crop. Although the soil capability may support the
designation of smaller areas as Prime Agricultural Area, for the above reasons these smaller areas
will not support the continuation of the existing form of agricultural production.

5.7. Assessment of Impacts

In considering the potential impacts of the conversion of the subject lands to a non-farm use, the
most obvious impact will be the restriction on adjacent agricultural land uses. In order to provide
mitigation of this impact, it is recommended that the development proposal as far as possible apply
buffering to the lands immediately adjacent to the actively used prime agricultural lands. The
presence of the watercourse, woodland and their protection as an intervening land use will serve to
provide a significant portion of this buffering on the eastern side of the site. The proposed
construction of the extension of the 400 series highway to the western side will provide buffering
on that side.

5.8. Study Conclusions and Recommendations -

In conclusion, the conversion of the subject lands to a non-farm commercial use will have a minimal
impact due to the location of natural heritage features and future transportation infrastructure.
The presence of existing non-farm uses in the immediate area of the subject lands have already
initiated a transition in land use to the urban area.

While considering the broader implications of urban development to the lands within the secondary
area it is understood that the Municipality and the Region are preparing a longer-range planning
approach which will address the conversion of additional lands for urban development to the year
2051. While this process cannot dictate in absolute terms the development of the urban lands, it is
recommended that a phasing process be included in the land use planning exercise in order to
provide the agricultural users with a clear understanding of the timing for future urban conversion.
This will afford them the opportunity to make investment decisions based on an understanding of
the anticipated phasing of development and the duration in which their investments will be
effective.
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In addition from a planning perspective, it is recommended that the Municipality encourage the
diversification of the agricultural community including provision for urban agriculture and

regenerative forms of agriculture in the immediate area. This will provide for a transition between
the existing traditional farming community and more urban orientation for food production.

Clark Consulting Services (CCS) respectfully submits this Agricultural Impact Assessment. It has
been prepared in accordance with the requirements of the OMAFRA Draft AIA Guidelines this has
been prepared by a ‘Qualified Person’, Robert K. Clark, with appropriate qualifications and
experience in the Province of Ontario. Mr. Clark has no perceived or actual conflicts of interest in

preparing this AIA. Mr. Clark maintains membership in good standing with the Ontario Institute of

Agrologists (P.Ag.). Mr. Clark is available for further comment where appropriate.

Sincerely,

Bh Ul

Bob Clark, P.Eng., P.Ag., MCIP, RPP, OLE
Principal Planner
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