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A. Applicant Information

Mame of Owner SCHLIYI FR FARME LIMITED nlo Breft Schuylar and Max Marshall Schuylar

It is the responsibility of the owner or applicant to notify the planner of any changes in
ownership within 30 days of such a change.

Addrass 383 Concassion 13, Townsend

Town and Postal Code  Simaoe, ON NSY 443

FPhone NMumber

Cell Mumber 519-427-9695

Email breti@schuylefams.ca

Name of Applicant
Address

Town and Postal Code

Phone Mumber

Cell Number

Email
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Name of Agent lLandPro Planning Solutions Inc. ¢/o Michael Sullivan
Address _ZB_C_QIbome St. N,
Simcoe, ON N3Y 3T9

Town and Fostal Code

FPhone Number et e
Cell Number (289) 58?_3?3{;}

mike@la ndpmhlan,éa

Email

Please specify to whom all communications should be sent. Unless otherwise directed,
all correspondence and notices in respect of this application will be forwarded to the
agent noted above.

O Owner Agent O Applicant
Mames and addresses of any holder of any mortgagees, charges or other
encumbrances on the subject lands:

Mone

B. Location, Legal Description and Property Information
1. Legal Description (include Geographic Township, Concession Number, Lot Number,
Block Number and Urban Area or Hamlet):

Part Lots 7 to 9 Concession 12 Geographic Township of Townsend,
MNorfolk County.

Municipal Civic Address: ND municipal address

Agricultural

Present Official Plan Designation(s):
Present Zoning: Agricultural _
2. |s there a special provision or site specific zone on the subject lands?

@Yes ONU If yes, please specify:

OPA 126 : Site Specific Policy Area ¥ .2 557 on Schedule "B” of this Plan, one residentizl severance is permitted.

3. Present use of the subject lands:

Agricultural. Existing residential lot.

- Revised April 2019
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4. Please describe all existing buildings or structures on the subject lands and
whether they are to be retained, demolished or removed. If retaining the buildings or
structures, please describe the type of buildings or structures, and illustrate the
setback, in metric units, from front, rear and side lot lines, ground floor area, gross
floor area, lot coverage, number of storeys, width, length, and height on your
attached sketch which must be included with your application:

Mot applicable.

5. If an addition to an existing building is being proposed, please explain what it will be
used for (for example a bedroom, kitchen, or bathroom). If new fixtures are
proposed, please describe.

Relocation of existing buildable lot to a new location, which is LPAT approved.
6. Please describe all proposed huildings or structures/additions on the subject lands.
Describe the type of buildings or structures/additions, and illustrate the setback, in
metric units, from frant, rear and side lot lines, ground floor area, gross floor area, lot

coverage, number of storeys, width, length, and height on your attached sketch
which must be included with your application:

Mot applicable. Proposed lot is vacant. Building may occur in the future.

7. Are any existing buildings on the subject lands designated under the Ontario
Heritage Act as being architecturally and/or historically significant? YESO NO@

If yes, identify and provide details of the building:

8. If known, the length of time the existing uses have continued on the subject lands:

9. Euwisting use of abutting properties:
Agricultural

10. Are there any easements or restrictive covenants affecting the subject lands?

OYes @No If yes, describe the easement or restrictive covenant and its effect:

Revised April 2019
Committee of Adjustment Development Application
Page 3 of 12




C. Purpose of Development Application

Mote: Please complete all that apply.

1. Site Information Existing Proposed
FPlease indicate unit of measurement, for example: m, m® or %

Lot frontage 68.5m 20.2 m

Lot depth 123.7m 80.2 m

Lot width 68.5 m 50.2 m

Lot area 8,500 sg.m 4,000 Sg.m.
Lot coverage Vacant lot Vacant lot
Front yard —_— - B )
Rear yard

Left Interior side yard

Right Interior side yard
Exterior side yard (corner lot)

2. Please outline the relief requested (assistance is available):

Mo relief requested. Application is only for severance, Note both the existing and
proposed lots are vacant. No structures or buildings are located on either.

3. Please explain why it is not possible to comply with the provision(s) of the Zoning
By-law:
Mot applicable.

4. Description of land intended to be severed in metric units:

Frontage: 502 m
Depth: 80.2m B - ) B

Width: 50.2 m

Lot Area: 4,000 Sg.m. /0.4 Ha

Present Use: Agriculture

Proposed Use: Residential

Froposed final lot size (if boundary adjustment):

Revised April 2019
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If a boundary adjustment, identify the assessment roll number and property owner of
the lands to which the parcel will be added: Not applicable.

Description of land intended to be retained in metric units:

Frontage: 1384.5 m ) _
Depth: 822.6 m

Width: 1,525.8 m

Lot Area: m - B

Present Use: Agriculture

Froposed Use: Agriculture DR T T

Buildings on retained land:

5. Description of proposed right-of-way/easement in metric units:
Frontage: None

Depth:
Width:

Area:

Proposed Use: o

6. List all properties in Norfolk County, which are owned and farmed by the applicant
and involved in the farm operation:

Owners Mame: See attached - S
Rl Milfbat: Various. A list of properties can be provided, on request
4,200+/-

4,200+/-

Total Acreage:

Workable Acreage:

Existing Farm Type: (for example: corn, orchard, livestock) GrOP. livestock, tender fruit

Dwelling Present?: @Yes OND If yes, year dwelling built _Various

~ Revised April 2019
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Ohwners Name:

Roll Mumber:

Total Acreage:

Workable Acreage:

Existing Farm Type: (for example: corn, orchard, livestock)

Dwelling Present?: OYES @No If yes, year dwelling built

Owners Mame:
Foll Mumber:

Total Acreage:

Workable Acreage:

Existing Farm Type: (for example: corn, orchard, livestock)
Cwelling Present?: OYEE @ND If yes, year dwelling built

Owners Name:
Foll Number:

Total Acreage:

Workable Acreage;

Existing Farm Type: (for example: corn, orchard, livestock)
Cwelling Present?: O‘r’es ONG If yes, year dwelling built

Note: If additional space is needed please attach a separate sheet.

D. Previous Use of the Property

1. Has there been an industrial or commercial use on the subject lands or adjacent

Iands?O‘r’es @ND @ Unknown

If yes, specify the uses (for example: gas station, or petroleum storage):

2. ls there reason to believe the subject lands may have been contaminated by former
uses on the site or adjacentsites@\(ea OND @ Unknown

3. Provide the information you used to determine the answers to the above questions:

Historical knowledge provided by the property owner.
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4.

If you answered yes to any of the above guestions in Section D, a previous use
inventory showing all known former uses of the subject lands, or if appropriate, the
adjacent lands, is needed. |s the previous use inventory attached? Yes ONO

Provincial Policy

Is the requested amendment consistent with the provincial policy statements issued
under subsection 3(1) of the Planning Act, R.S.0. 1990, ¢. P. 13? (®)Yes ( No

If no, please explain:

It is owner's responsibility to be aware of and comply with all relevant federal or
provincial legislation, municipal by-laws or other agency approvals, including the
Endangered Species Act, 2007, Have the subject lands been screened to ensure
that development or site alteration will not have any impact on the habitat for
endangered or threatened species further to the provincial policy statement

subsection 2.1 .??Yes OND

If no, please explain:

Have the subject lands been screened to ensure that development or site alteration
will not have any impact on source water protection?@Yes OND

If no, please explain:

Note: If in an area of source water Wellhead Protection Area (WHPA) A, Bor C
please attach relevant information and approved mitigation measures from the Risk
Manager Official.

COUNTY PEIQE! 7of12
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4. Are any of the following uses or features on the subject lands or within 500 metres of
the subject lands, unless otherwise specified? Please check boxes, if applicable.

Livestock facility or stockyard (submit MDS Calculation with application)
DDH the subject lands or |within 500 meters — distance

Wooded area om
Dn the subject lands or rbruith:'ﬂ 500 meters — distance

Municipal Landfill
DGH the subject lands or Dwilhin 500 meters — distance

Sewage treatment plant or waste stabilization plant
n the subject lands or I:Iwithin 500 meters — distance

Frovincially significant wetland (class 1, 2 or 3) or other environmental feature
DDH the subject lands or Dwithin 500 meters — distance

Floodplain
I:IGH'I the subject lands ar ijithin 500 meters — distance

Rehabilitated mine site
J:IDH the subject lands or I:]within 500 meters — distance

Mon-operating mine site within one kilometre
(On the subject lands or I:Iwithin 500 meters — distance

Active mine site within one kilometre
[ ]on the subject lands or [ _|within 500 meters — distance

Industrial or commercial use (specify the use(s})
EJDH the subject lands or Dwithin 500 meters — distance

Active railway line
DDn the subject lands ﬂerithin 500 meters — distance

Seasonal wetness of lands
DDH the subject lands or Dwithin 500 meters — distance

Erosion
DDH the subject lands or }within 500 meters — distance

Abandoned gas wells B
D(Jn the subject lands or UWithin 500 meters — distance

Revised April 2018

NO]:'{ ]k Committes of Adjustment Development Application
COUNTY Page 8 of 12



F. Servicing and Access
1. Indicate what services are available or proposed:

Water Supply

O Municipal piped water O Communal wells
(®) Individual wells () Other (describe below)

Sewage Treatment

O Municipal sewers O Communal system
@Septic tank and tile bed in good working arder O Other (describe below)

Storm Drainage

8 Storm sewers Open ditches

Other (describe below)

2. Existing or proposed access to subject lands

Municipal road 8 Frovincial highway
() Unopened road Other (describe below)
Mame of road/street:

Concession 13

G. Other Information

1. Does the application involve a local business? ‘r’es OND

If yes, how many people are employed on the subject lands?
300+

2. Is there any other information that you think may be useful in the review of this
application? If so, explain below or attach on a separate page.

See the attached Planning Brief,

Page 9 of 12
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H. Supporting Material to be submitted by Applicant

In arder for your application to be considered complete, folded hard copies (number of
paper copies as directed by the planner) and an electronic version (PDF) of the site
plan drawings, additional plans, studies and reports will be required, including but
not limited to the following details:

1. Concept/lLayout Plan

2. All measurements in metric

3. Existing and proposed easements and right of ways

4. Parking space totals — required and proposed

5. Alldimensions of the subject lands

6. Dimensions and setbacks of all buildings and structures

7. Location and setbacks of septic system and well from all existing and proposed lot

lines, and all existing and proposed structures
8. Names of adjacent streets
9. Natural features, watercourses and trees

In addition, the following additional plans, studies and reports, including but not limited
to, may also be required as part of the complete application submission:

| | Zoning Deficiency Form
On-Site Sewage Disposal System Evaluation Form (to verify location and condition)
Environmental Impact Study
[1 Geotechnical Study / Hydrogeological Review
| Minimum Distance Separation Schedule
L1 Record of Site Condition

[ Agricultural Impact Assessment

Your development approval might also be dependent on Ministry of Environment
Conservation and Parks, Ministry of Transportation or other relevant federal or
provincial legislation, municipal by-laws or other agency approvals.

All final plans must include the owner’s signature as well as the engineer's
signature and seal.

Revized April 2019
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l. Transfers, Easements and Postponement of Interest

The owner acknowledges and agrees that if required it is their solicitor's respoensibility
on behalf of the owner for the registration of all transfer(s) of land to the County, and/or
transfer(s) of easement in favour of the County and/or utilities. Also, the owner further
acknowledges and agrees that it is their solicitor's responsibility on behalf of the owner
for the registration of postponements of any charges in favour of the County.

Permission to Enter Subject Lands

Permission is hereby granted to Narfolk County officers, employees or agents, to enter
the premises subject to this application for the purposes of making inspections
associated with this application, during normal and reasonable working hours.

Freedom of Information

For the purposes of the Municipal Freedom of Information and Frofection of Privacy Act,
| authorize and consent to the use by or the disclosure to any person or public body any
information that is collected under the authority of the Planning Act, R.S.0. 1390, c¢. P.
13 for the purpgses of processing this application.

% .af"'/ o ﬁ'&{‘;r .\ r.]/ é&},}\

C e

Owner/Afplicant/Agent Signature Date

J. Owner's Authorization

If the applicant/agent is not the registered owner of the lands that is the subject of this
application, the owner must complete the authorization set out below.

INMVe Schuyler Farms Ltd cfo Brett and Max Schuyler am/are the registered owner(s) of the

lands that is the s@ject of'{his application,

; lanning Soluti fo Mic v ; i
IWe authorize LandPro Planning Solutions cfo Michael Sullivan to make this application on

my/our behalf and to provide any of my/our personal information necessary for the
processing of this application. Moreover, this shall be your good and sufficient

authcri._zEtiDn fﬂering_
T Bl T
- i e =
Cwner Date
g Y 5 Koo'/ y 29

Wwner Date

N H Revised April 2019
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K. Declaration

1,_6{1}?\(.. é{}f\\mﬂ\g.r_—ﬂf _S(\\\-«qll_tﬁ e ?—‘-’-rmb )in p-:jkm}\

solemnly declare that:

all of the above statements and the statements contained in all of the exhibits
transmitted herewith are true and | make this solemn declaration conscientiously
helieving it to be frue and knowing that it is of the same force and effect as if made
under oath and by virtue of The Canada Evidence Act.

Declagad hefare me at;

CMeebik (% b W

Owner/Applicant/Agent Signature

In *}‘L& Iimufwf-'t uﬁ- O +=vo

[
This 7/ dayof A{;«’-}

AD,20 22

LA e—

A Commissioner, eto.
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DISCLAIMER

This report was prepared by the team at LandPro Planning Solutions Inc. It is based on the information
provided to us by the applicant. The planning policy research and opinions are based on our awn
research and indepondent analysis of the applicable policy.

Adam Moote, MPlan  Research, Reporting
Michael Sullivan, RPP Project Manager, Quality Conlral

This report was written by professionals and supervised by Registered Prolessional Planners, who are
full members of the Ontario Professional Planners Institute as defined by the Ontario Professional
Flanners Act, 1994, The contents of this reporl represent the authar's independent professional
opinions and comply with the OPPI Code of Professional Practice and the apinions presented herein will
be defended as required.

LandPro Planning Solutions Inc.

: A]rofam /%Ui'?z
Miciw\:. RPP, MCIP, EP Adam Moote, MPlan

President | Principal Planner Planner

&) A0rRo
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1. INTRODUCTION

LandPro Planning Solutions (LandPro) has been retained by Schuyler Farms Ltd, which owns the subject
properties (listed below) in Townsend, through Morfolk Cherry Company Ltd. (now part of Schuyler
Farms Inc.) 1o assist inobtaining the required County permissions tor the relocation of an existing
residential lot.,

This letter is to provide details on the proposed relocation to assist the County.

Tl BUREOEE

This application is to justify the relocation of a 2-acre lot to a nearby location and resizing it asa 1 acre
lot for the construction of & residential dwelling. This severance application for a L-acre residential
parcel on the subject lands, implements the policy of Official Plan Amendment 126, which was approved
by the Ontario Municipal Board {PL141196) and mare recently reaffirmed by the Local Planning Appeals
Tribunal (PL 200020), which enable this matter.

The applicant intends to move forward with this lot relocation application in the inlerest of promoting
good planning in Norfollk County, This application aims to protect agricultural lands by reducing the
Lotal number of localions where a house can be built, by reducing the sive of the lot from ? acres to 1
acre, and by moving the lot from high value agricultural land to lower value agricultural land.

It the application is not supported by County Planning staff the applicant intends to sell the existing 2
acre lot and build on the proposed building lot which will result in 2 dwellings, as this is currently
permitted on cach lot, It is the applicant’s hope that the County will choose good planning over strict
interpretation of policy.

It is the applicant’s desire that the merits of the application are obvious and that future applications will
be supported to help protect agricultural lands and result in better land use planning.

1.2 BACKGROUND INFOEMATION

The Mortalk Cherry Company Ltd., now part of Schuyler Farms Inc.,is a consolidated farming operation
which owns properties including the subject property that is composed of 64,3 hectares (158,88 Acras),
I'he properties included as part of this application are as follows:

Table 1 - Schuyler Farms Properties Nearby

Roll Number Legal Description Area
I
1 33607028200 [ TWNCON 12 PT LOT 7 PT LOT 8 RP 37R3410 PART 1 RP 6.96ha
i | 37R4153PART2  (17.20ac)
2 A3R07028100 TWN CON 12 PT LOT & RP 37R7199 PART 1, PARTATO 7 19.83ha
PARTS 10,11,12,14,17 & 18 SUBI TO EASEMEMNT o | (49.00ac)
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Roll Number Legal Description Area
3 33607027910 TWMN COMN 12 PT LOT 8 RP 37R9347 PARTS 13 TO 6 0.50ha
ity ¥xa | {1.25ac)
4 33607027920 TOWMNSEND CON 12 PTLOT 8 RP 37R10226 PART 1 0.88ha
o B | _ {2.18ac) [
5 | 33607027930 W COM 12 PT LOT & RP 37R9342 PART 2 0.63ha
JHG Sel. L MU Kl | (L.56ac)
6 33607027800 TWMN COMN 12 PT LOT & RP 37R8914 PT PART 1 AND PART 2 2.44ha
- - {20.85ac)
7 33607027805 TWHN COM 12 PT LOT 8 RP 37R10496 PART 1 (TO BE | 0.85ha
TR TN S S A | (2.10ac)
I 8 33607028500 TWN CON 12 PT LOTS E AND 9 i 10.12ha
. _ ) e | {25.00ac)
9 33607027600 | TWMNCON1Z PTLOT 9 RP 37R8014 PART 4 16.08
' (39 .7dac)

It is presently used as a cherry farm operation. The properties consist of primarily cherry orchards for
production; a cherry processing facility; a woodlot; and three residential dwellings.

The applicant had previously sought an Official Plan Amendment in 2019 to permit the relocation of a
previously sovered residential lot to another lncation on the subject property, which is the subject of
Official Plan Amendment 126 (OPA 126). The proposal consisted of permitting the severance of a 1-acre
residential parcel in the Agricultural designated area; and merging back into Lhe agricultural operation
the previously severad 2 acres parcel. Norfell County approved this application.

Subsequently this decision was appealed by the Ministry of Municipals Affairs and Housing {MMAH) to
the Local Flanning Appeal Tribunal (LPAT). The resulting decision from the LPAT was a denial of the
appeal; and thes, OPA 126 was approved. It amends the County's Official Plan to permit the severance
of a residential lot on the subject lands for the specific purpose of relocating the current 2-acre lot,
which comprises prime agricultural lands to a different location on the subject properly, reducing the ot
to 1-acre and placing it on lower quality agricultural land that alse contains a woodland.

It was challenged by MMAIH through a request for Tribunal review and the decision was upheld on the
basis that the severance shall be based on the merits of a consent application. This application
demonstrates the merits.
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1.3 SITE CONTEXT

The site is located generally Morth-East of the community of Simcos; on the north side of Concession 13
Townsend Road, starting approximately 242 metres east of Blueline Road. This is presented in Figure 1,

below,

Figure 1 - Location of Subject Property
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1.4 LEGAL DESCRIFTION & LAND USE CONTEXT

The legal description of the property is Part Lots 7 to 9 Concession 12 Geographic Township of
Townsend, Norfolk County.

The subject property is designated Agricullural, and also containg part of a Significant Woodland. The
Significant Woodland area is identified below (yellow circle) in Figure 2. Additionally, the property is
roned Agricultural under the Narfolk County Zoning By-law,

Figure 2 = Subject Property

Surrounding land uses include:

Morth = Asriculture

South = Agriculture | Significant Woodland
East = Agriculture | Significant Woodland
West = Agriculture | Significant Woodland

These lands are presentad in Figure 3 below.

& La0er0 1 ane
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Figure 3 — Surrounding Land Uses

2. PROPOSED DEVELOPMENT

1.5 THE DEVELOPMENT PROJECT

The applicant is sceking County permission to relocate an existing 2-acre property on agricultural lands
and resize it into a l-acre residential lot on lower quality agricultural lands, located within a wooded
area. The applicant would then merge the former 2-acre lot back into the agricultural operation by
merging it with the adjacent praperty, also owned by the applicant. This would be a net gain of 1-acre of
land back into agricultural production,

Figure 4 helow, indicates the general concept on a map. A full copy is attached as an appendix.

L ANDPRO FLRRES
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Figure 4: Concept of Proposed Development
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In preparing this application, several policy and regulatory documents were reviewed to develop our
professional opinion. They include the following:

1 The Provincial Policy Statement (20720),
2 Morfolk County Official Plan, and the
3 Morfolk Counly Zoning By-law 1-7-2014,

8|FPzage
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The proposed development was assessed against these policies and regulations. A detailed review of
each palicy follows,
1.6 PROVIMCIAL POLICY STATEMENT, 2020 (PP5)

The PPS provides policy direction on matters of provincial interest for all land use development
throughout Ontario. It provides direction for appropriate development while protecting resources of
provincial interest, public health and safety, and the quality of the natural and built environment.

The PPS iz based on three averlying principles: 1) Building Strong Healthy Communities; 2) Wise Use
and Management of Resources; and 3} Protecting Public Health and Safety,

The appeal of OPA 126 was based on the premise that it was inconsistent with the PPS The decision
fram the LPAT found that "0PA 126 has regard for provinciol interest as it facilitates due considerations
cansistent with the PES." Further to this, that the current Z-acre lot will be merged into its adjacent lot,
as a condition of severance, the PPS "no new lot” policy can and will be achieved.

Thus, this application is consistent with the PPS.

1.7 NORFOLK COUNTY OFFICIAL PLAN (CONSOLIDATED 2021)

The Morfoll County Official Plan {COF) is the land use planning tool used to manage growth and
development within the County to the year 2036. The purpose of the Planis to provide a policy
framework to guide economic, environmental and social decisions that have implications for the use of
land.

As proviously stated OPA 126 appliss 1o this application. The operative language of OPA 126 is;

O fond designoted Agricaltural — Site Specific Policy Area 7.2.5.52 on Schedule "BY of this Plan, one
residentiol severance sholl be permitted”.

It is noted that the location of the proposed new lot is located within the area that is designated
Significant Woodlznds, Should this new lot be developed it shall meel the criteria for development
cutlined under Section 3.5.2 Matural Heritage Features of the COP

This application conforms with the County's Official Plan.

1.8 NORFOLK COUNTY ZONING BY-LAW 1-Z-2014

'he Morfollk County Zoning By-law 1-2-2014 is used 1o regulate the use of lands, frontage and depth of a
parcel of land; along with the portion of land that is occupied by buildings and/or structures,

As under QPA 126, the permitted residential severance would meet the applicable zoning requirements
under Section 12.1.7.a.i;, a “residential lot surplus to o form operation.” being thal the minimum lot size

&> LA0RRO U
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is 2,000 sguare metres. The proposed lot size is to be 4,000 square metres., which excecds this

requirernent,

This proposed severance conforms to the County’s Zoning By-law 1-2-2014.

4. PLANNING ANALYSIS

This application is ta facilitate the relocation of a 2-acre lot, located on prime agricultural lands to
another location within the adjacent properly (also owned by the applicant] which will be on lower
quality land, in a woodland area and only 1 acre in size.

[hrough OPA 128, the Norfollk County Official Plan provides a policy basis far this severance, subject Lo
meeting the County's zoning and other requirements.

For example, the proposed lot is smaller {1 acre rather than 2 acres), is located on lower quality
agricultural land that is a Significant Woodland. And this smaller lot continues to meat the County's
Official Plan and Zoning By-law requirements tor approval.

The policy basis for this application has been | PAT approved, In addition, an LPAT internal review has
concluded that the Tribunals decision was legally correct. This lot relocation has besn determined to be
consistent with the PPS and the Norfolk County Official Plan and the concept design alse conforms with
the County's Zoning By-law.

The location, size and context of this relocated lot has been designed to reduce removal of agricultural
lands, avoid impacts to identified natural heritage features, while maintaining a lot size that will ensure
sustainalle servicing and building resulis. We believe this application meels these requirements.

5. CLOSING

This application is consistent with the applicable provincial and the local planning policies.
It is our opinion that this application represents good planning and should be approved.
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