


























K. Declaration 
1--!.,{h_l...;.;:¼:.:...::/.e.,:...:..:t (-=-6-~_k,,t _____ of _C_'j:i..-+--_c:r_l_~ __ ~~----

solemnly declare that: 

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

Declared before me at: 

(,t lak<lA?2 
Owner/ApplicanUAgent Signature 

This 8~ day of Nov t&\. b ere 

AD., 20 '2--> 

Angela Rose Brown 
Barrister & Solicitor 

Notary Public and Commissioner of Oaths 
in and for the province of Ontario. 

My commission Is of unlimlted duration. 
No legal advice given. 

Walk-In Notary 
22 King Street South, 3rd floor 

Waterloo, ON., N2J 1 NS 
226-899-4479 

www.walkinnotary.com 

Revised April 2019 
Committee of Adjustment Development Apprication 
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Crops

Classification Township Concession Lot Roll Number Acres

Farm Woodhouse 6 7 33 10 337 020 09000 84 Corn
Farm Woodhouse 6 7 33 10 337 020 08600 48.93 Corn
Farm Windham 13 5,6 33 10 403 025 10900 60.57 Soybeans
Farm Townsend 14 9 33 10 336 070 81600 16 Soybeans
Farm Townsend 14 7 to 12 33 10 336 070 81500 88.55 apples
Farm Townsend 14 12 33 10 336 070 73700 67.05 Apple
Farm Townsend 14 8 33 10 336 070 71600 97.05 Soybeans
Farm Townsend 14 8,9 33 10 336 070 71650 27 Soybeans
Farm Townsend 14 8 33 10 336 070 71700 28.26 Soybeans
Farm Woodhouse 6 8 33 10 337 020 08500 62.29 Apple
Farm Woodhouse 6 4 33 10 337 010 20300 48.16 Apple
Farm Townsend 12 5 33 10 336 070 33000 47.13 Apple
Farm Townsend 13 9,10 33 10 336 070 58300 198.97 Apple
Farm Townsend 13 7 33 10 336 070 59000 57.45 Cherry
Farm Townsend 13 6 33 10 336 070 60100 115.68 Apple
Residential Townsend 13 6 33 10 336 070 60100 1 Less than 10 years old
Residential Townsend 13 6 33 10 336 070 60208 0.55 Severed
Farm Townsend 13 4,5 33 10 336 070 61500 62.01 50% Apple, 50% Cherry
Farm Townsend 13 4 33 10 336 070 62400 110.33 50% Apple, 50% Cherry
Farm Townsend 14 7,8 33 10 336 070 71400 133.06 Cherry
Residential Townsend 14 7,8 33 10 336 070 71400 1 Less than 10 years old
Farm Townsend 14 10,11 33 10 336 070 73100 139.68 Apple
Residential Townsend 14 10,11 33 10 336 070 73100 1 Less than  10 years old
Farm Townsend 14 4,5 33 10 336 070 82400 133.35 Apple
Farm Woodhouse 6 6 33 10 337 010 19500 47.27 Soybeans
Farm Woodhouse 6 5,6 33 10 337 010 20005 140.74 Cherry
Farm Townsend 13 5 33 10 336 070 60300 48.28 Apple
Farm Townsend 13 7,8 33 10 336 070 59500 143.79 Cherry
Farm Townsend 14 10 33 10 336 070 72600 24.13 Apple
Farm Woodhouse 33 10 337 010 21100 160.6 Soybeans
Farm Woodhouse 6 7 33 10 337 020 09300 44 Corn
Farm Windham 13 1,2 33 10 403 025 12050 81.16 Apple
Farm Townsend 14 14,15 33 10 336 080 62950 83.85 Corn
Farm Woodhouse 6 13 33 10 337 020 01700 88.24 Soybeans
Farm Woodhouse 6 8 33 10 337 020 00800 49.03 Soybeans
Farm Townsend 12 6 33 10 336 070 31000 51.58 Apple
Farm Townsend 14 15,16 33 10 336 080 60900 109.68 Corn
Farm Townsend 14 19 33 10 336 080 55900 66.13 Soybeans
Farm 28 10 339 080 42100 67.73 Soybeans
Farm Townsend 13 7,8 33 10 336 070 52500 129.14 Cherry
Farm Townsend 13 5 33 10 336 070 60400 40.20 Apple
Farm Townsend 12 8 33 10 336 070 28100 52.28 Cherry
Farm Townsend 12 8 33 10 336 070 27800 20.85 Cherry
Farm Townsend 12 9 33 10 336 070 27600 39.74 Cherry
Farm Townsend 12 7,8 33 10 336 070 28200 17.20 Corn
Farm Townsend 12 8,9 33 10 336 070 28500 25.00 Cherry
Farm Townsend 12 8 33 10 336 070 27910 1.25 Cherry
Farm Townsend 12 8 33 10 336 070 27930 1.56 Cherry
Farm Townsend 12 8 33 10 336 070 27920 2.18 Cherry
Residential Townsend 12 8 33 10 336 070 27805 1.00 Cherry
Farm Townsend 12 13 33 10 336 080 24300 73.38 Apple
Farm Townsend 12 11 33 10 336 070 26000 98.00 Apple
Farm Townsend 12 12 33 10 336 070 25800 97.61 Apple
Farm Townsend 11 12 33 10 336 070 05600 41.43 Apple
Farm Townsend 12 10 33 10 336 070 23700 79.88 Apple
Farm Townsend 11 10 33 10 336 070 07400 99.84 Cherry
Farm Townsend 9 8 33 10 336 050 54800 77.65 Cherry
Farm Woodhouse 2 3 33 10 337 030 22400 193.58 Cherry
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LandPro Planning Solutions Inc. 
110 James St., Suite 204  28 Colborne St. N. 
St. Catharines, ON  L2R 7E8 Simcoe, ON, N3Y 3T9 

 
 
November 8, 2023 
        
Planning Department 
County of Norfolk 
185 Robinson Street, Suite 200 
 
Email:  coa@norfolkcounty.ca    
 
Re:  Planning Justification Letter 

Surplus Farm Dwelling Severance (Consent) Application 
231 Culver Road, Simcoe, Norfolk 

1 INTRODUCTION 
LandPro Planning Solutions Inc. (“Agent”) was retained by Schuyler Farms Ltd. c/o Marshall Schuyler 
(“Applicant”) to provide land use planning services for a consent application for their property located at 
231 Culver Road, Simcoe, Norfolk County or legally described as TWN CON 13 PT LOT 5 REG. 

1.1 PURPOSE 

The accompanying application intends to sever the surplus farm dwelling with associated lands and 
outbuildings as a result of farm consolidation.  

This letter aims to provide justification for the creation of the new lot and provide an overview of the 
planning merits of this consent application. 

2 SITE CONTEXT 
The subject property is located at 231 Culver Road, Simcoe, Norfolk County. The property is located on the 
south of Concession 13 Townsend, north of Concession 14 Townsend and on the west side of Culver Road.  

2.1 SUBJECT PROPERTY 

The property is currently used for agricultural purposes with frontage on Culver Road and Concession 14 
Townsend. The farm cluster in the east portion of the parcel and contains the existing dwelling and two (2) 
barns. 

The property is generally flat with some wooded area between the dwelling and Culver Road.  

The subject property is serviced by private servicing (i.e. well and septic). The existing property dimensions 
are presented in Table 1. 

mailto:coa@norfolkcounty.ca
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Table 1 - Property Dimensions 

Item Dimension 
Lot Frontage +/- 631.09m 
Lot Depth +/- 291.8m  
Lot Area +/- 18.69ha (46.20ac) 

2.2 SURROUNDING LAND USES 

The surrounding land uses are predominately agricultural with some rural residential lots and dwellings 
throughout. The immediate surrounding land uses are shown in Figure 1 and are described as the following: 

North = Agricultural 

South = Agricultural/Rural Residential 

East = Agricultural 

West = Agricultural 

Figure 1: Surrounding Land Uses 
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3 PROPOSED DEVELOPMENT 
The subject property, 231 Culver Road contains a dwelling and two (2) barns in the farm cluster. There is a 
gravel driveway that loops and provides access to the buildings. 

As a result of farm consolidation, the proposed severance intends to sever the dwelling as surplus to the 
farm’s needs. The dwelling will remain being used for agricultural purposes and the barns are to remain on 
the agricultural (retained) property to minimize the lot area of the proposed severed lot. 

We understand that the existing septic system is insufficient to continue servicing the dwelling. A new septic 
system will be installed upon approval of this application. We request that this be included as a condition 
of approval.  

The dwelling and barns are connected to above-ground hydro lines. The retained barns will be disconnected 
from this hydro servicing to be unserviced and used for farm storage purposes upon approval of this 
application.  

The retained parcel will remain being farmed. This application will minimize the amount of agricultural land 
taken out of production as the proposed severance has been made as small in area as possible.  

The proposed severance is shown as Figure 2. 
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Figure 2: Proposed Concept Plan 

 

4 LAND USE PLANNING FRAMEWORK 
In preparing this application, several policy and regulatory documents were reviewed that need to be 
addressed to demonstrate good planning. They include the following:  

1. Planning Act R.S.O. 1990, c.P13 
2. Provincial Policy Statement, 2020; 
3. Norfolk County Official Plan, 2021; 
4. Norfolk County Zoning By-Law 1-Z-2014 

The proposed development was assessed against these regulations and associated policies. A detailed 
review is below. 
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4.1 PLANNING ACT, R.S.O 1990 C.P.13 

The Planning Act is the provincial legislation and provides the basis for land use planning in Ontario, 
identifying tools for managing how, where and when land use change occurs.  

The purposes of the Act as outline in Section 1.1 are (a) to promote sustainable economic development in 
a healthy natural environment, (b) to provide for a land use planning system led by provincial policy, (c) to 
integrate matters of provincial interest in provincial and municipal decisions, (d) to provide for planning 
processes that are fair, (e) to encourage co-operation and coordination among various interests, and (f) to 
recognize the decision-making authority and accountability of municipal councils in planning.  

The matters of Provincial Interest are outlined in Section 2 of the Act. This application shall have regard to 
the following criteria: a), b), c), e), f), g), h), l), m), n), and o). 

This application has regard for the Planning Act. 

4.2 PROVINCIAL POLICY STATEMENT, 2020 

The Provincial Policy Statement (“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 aims to protect the prime agricultural areas for long term agricultural use (2.3.1) and shall only 
permit the creation of a new lot in accordance with policy 2.3.4.1.c.  

Policy 2.3.4.1.c) identifies that a new lot may be created on an agricultural property given that the residence 
is surplus to a farming operation. The severed lot will be limited in size to not remove any agricultural lands 
from active operation (2.3.4.1.c.1) and new residential dwellings will not be permitted on the retained 
parcel (2.3.4.1.c.2). 

Furthermore, the creation of new lots is required to meet the minimum distance separation (MDS) 
formulae (2.3.3.3). In accordance with Guideline #9 of the Minimum Distance Separation Document 
prepared by OMAFRA, the MDS formulae applies to this application as it is required by the municipal Official 
Plan (NCOP 7.2.3.c.vii). This will be discussed in detail in the following section of this report. 

The consent application involves severing the existing dwelling as result of farm consolidation. The existing 
barns will remain on the agricultural (retained) property in order to reduce the proposed lot area. The 
proposed severance is limited in size to accommodate only the land required for the dwelling and 
associated private servicing. The proposed severance boundaries follow the logical breaks along the edge 
of the harvested agricultural fields. 
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The proposal will take negligible, if any, active agricultural lands out of production. No new dwellings will 
be permitted on the retained agricultural property as it will be rezoned to prohibit the construction of a 
new dwelling concurrently upon approval of this application. 

This application is consistent with the Provincial Policy Statement. 

4.3 NORFOLK COUNTY OFFICIAL PLAN, 2021 

The Norfolk County Official Plan (“NCOP”) contains objectives, policies and mapping that describe the 
County’s vision for the next 20+ years, including their approach to managing growth, growing the economy, 
protecting the natural environment, resources, and agricultural land, and providing sustainable 
infrastructure.   

The property is in a predominantly agricultural area of Norfolk County. The NCOP designates the property 
as “Agricultural”. Figure 3, below, shows the property designation and surrounding land uses.  

Figure 3: Norfolk County Official Plan 
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Table 1: Section 7.2.3 of the Norfolk County Official Plan 

NCOP Policy Comment 

7.2.3 Agricultural Lot Creation and Lot Adjustment Policies 

7.2.3.c) Further to Sections 7.2.3(b), a consent to 
sever a currently habitable dwelling shall be 
subject to the following criteria: 

i) the habitable dwelling shall be at least 10 years 
old at the date of application for a severance; 

The existing dwelling is the original farmhouse 
and has existed for in excess of 10 years. Date of 
construction is unknown. 

ii) the severed lot shall be of an appropriate size 
for the intended residential use, which shall be 
determined in the Zoning By-law, and shall 
minimize the amount of agricultural land removed 
from active production; 

The proposed severance is made as small as 
possible to accommodate the dwelling and 
private servicing. Minimal active farmland will be 
removed from production. 

iii) the severed lot shall be serviced by approved 
water supply and wastewater treatment facilities 
to be situated on the lot to be created; 

The dwelling is serviced by a drilled well. 

The existing septic system is not in good working 
order. We request that a condition of approval 
require the replacement of the septic system. 

v) both the severed and retained lots shall be 
situated with frontage and safe and direct 
separate access onto a permanently maintained 
public road.  Preference shall be given to locations 
on roads other than Provincial Highways or 
arterial roads; 

Both severed and retained lots have frontage on 
Culver Road. 

The retained lot also has frontage to Concession 
14 Townsend. 

vii) the severed lot shall comply with the 
minimum distance separation formulae; 

In accordance with Guideline #6 of the Minimum 
Distance Separation Document prepared by 
OMAFRA, the MDS formulae is not required to be 
applied to existing livestock facilities or anaerobic 
digesters beyond 750 metres away.  

Therefore, the severed lot complies with the MDS 
requirements and setbacks 

The remnant agricultural parcel will not be permitted to have a new residential dwelling and it will remain 
as large in area as possible. A minimum area of 40 hectares is unattainable as the subject property was 
originally undersized (18.69ha). 
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The proposed surplus farm dwelling severance conforms with the Norfolk County Official Plan. 

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

The Norfolk County Zoning By-Law 1-Z-2014 is used to manage land use compatibility, character and 
appearance of communities; and to implement policies of the Official Plan.  

The current zoning of the property is Agricultural (A), as seen in Figure 4 below. With the approval of this 
application, the remnant parcel will subsequently be rezoned to prohibit the construction of a new 
residential dwelling on the agricultural parcel. The existing zoning permits a detached dwelling and 
accessory buildings. 

Figure 4: Norfolk County Zoning By-Law 1-Z-2014 

 

There is no new construction proposed as part of this application.  

The proposed severance is compatible with the permitted uses of the existing agricultural zoning with no 
zoning compliance issues on the lot. Please see Agricultural “A” zone provisions below in Table 2. 
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Table 2: Norfolk County Zoning By-Law 1-Z-2014 - Agricultural Provisions 

“A” Agricultural Zone 

Zone Provisions Required Proposed Comment 

Min. Lot Area 
(residential lot) 

2000 m2 0.35ha (0.86ac) Complies 

Min Lot Area 
(agricultural lot) 

40 ha 18.35 ha Does Not Comply 

Min. Lot Frontage 30 m 34.20 m Complies 

Min. Front Yard 13 m 71.03 m Complies 

Min. Interior Side 
Yard 

9 m to dwelling 

1.2 m to accessory structure 

6.76 m Complies 

Min. Rear Yard 9 m 13.86 m Complies 

Max. Building Height 11 m <11 m Complies 

As shown in Table 2 above, the proposed severance meets all required provisions set out by the Zoning By-
law. Please note that the retained remnant lot area does not meet the required lot area in the agricultural 
zone, however, given the subject property was originally undersized zoning relief is not typically required 
by the County. 

5 PLANNING ANALYSIS 
The subject property is a large agricultural property with a farm cluster containing a residential dwelling 
and two (2) barns. The surplus farm dwelling severance proposes to sever the dwelling while excluding the 
two (2) barns to remain on the agricultural property. The intent of this consent application is to sever the 
surplus farm dwelling with associated servicing as these are surplus to the farm operations as a result of 
farm consolidation. 

This application has regard to the purposes of the Planning Act in Section 1.1. This application also considers 
Section 2 and Section 51(24) of the Planning Act. The matters of provincial interest that this application has 
regard to are: a), b), c), e), f), g), h), l), m), n), and o). 
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The Provincial Policy Statement permits the creation of a new lot on agricultural lands given that the 
residence is surplus to farming operations and resulted from a farm consolidation. The severed lot is limited 
in size to accommodate only the land required for the dwelling and associated servicing (drilled well and 
new septic). No new residential dwelling will be permitted on the agricultural property and the property 
remains as large in area as possible. 

The Norfolk County Official Plan designates the property as Agricultural. As a result of farm consolidation, 
the dwelling is surplus to the farming operations and is intended to be severed through this application.  
The proposed severance conforms with the NCOP policies. 

The severance meets the provisions outlined in the Norfolk County Zoning By-law. However, the remnant 
agricultural lot is originally undersized and does not meet the minimum lot area in the agricultural zone. 
There is no new construction proposed as part of this application. 

The existing septic system is insufficient to continue servicing the dwelling. A new septic system will be 
installed upon approval of this application. Also, the dwelling and barns are connected to above-ground 
hydro lines. We request that this be addressed as a condition of approval. The retained barns will be 
disconnected from this hydro servicing and remain unserviced for farm storage purposes upon approval of 
this application. 

This application has regard for the Planning Act, is consistent with the Provincial Policy Statement, and 
conforms to the Norfolk County Official Plan and Norfolk County’s Zoning By-law.  

 

6 CLOSING 
It is our opinion that this application represents good planning and should be approved because the 
application: 

1. Has regard to the Planning Act; 
2. Is consistent with the Provincial Policy Statement; 
3. Conforms to the Norfolk County Official Plan; 
4. Conforms to the Norfolk County Zoning By-Law; 

Please do not hesitate to contact the undersigned if you have any questions or concerns.  
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Sincerely,  

LANDPRO PLANNING SOLUTIONS INC. 

 

 

________________________________ 
Mitchell Baker, BES 
Planner | Project Manager 
 

_______________________________ 
Michael Sullivan, M.Pl., RPP, MCIP 
President | Founder 

 

289-680-6134 

mitchell@landproplan.ca  

landproplan.ca 
 

289-687-3730 

mike@landproplan.ca 

landproplan.ca 
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