
























































CITY OF NANTICOKE• BY-LAW NO.24-NA 87 

Being a By-law to amend Zoning By-law 1-NA 86, as 
amended, of the City of Nanticoke. 

WHEREAS City of Nanticoke Council is empowered to enact this By-law 
by virtue of the provisions of Section 34 of the Planning Act, 1983 and 
Section 53 of the Regional Municipality of Haldimand-Norfolk Act, R.S.O. 1980, 
c. 435; 

AND WHEREAS this By-law conforms to the District Plan of the City of 
Nanticoke Planning Area; 

NOW THEREFORE the Council of the Corporation of the City of Nanticoke 
hereby enacts as follows: 

1. THAT Schedule "A l-A""Figure I" to the City of Nanticoke Zoning 
By-law I-NA 86, as amended, is hereby amended by changing the 
zoning of the lands shown as subject lands on Maps "A" and "B" 
(attached to and forming part of this By-law) from "Special 
Industrial Zone (MS)" to "Hamlet Commercial Zone (CHA)" on 
parcel A and to "Agricultural Zone (A)" on parcel B • 

2. AND THAT this By-law shall become effective from and after the 
date of passing hereof. 

PASSED IN OPEN COUNCIL this 3rd day of November , 1987 . 

• 

• 



• 

• 

• 

Map A - key map 
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EXPLANATION OF THE PURPOSE AND EFFECT OF BY-LAW NO. 24-t~A 87 

This By-law only applies to a parcel of land located on part of Lot 19, 

Concession 4 (Townsend), City of Nanticoke. The lands front on Regional Road 
19 in the hamlet of Bea1ton. 

The zone change is from IIS pec ia1 Industrial (MS)II Zone to IIHam1et Commercial 
(CHA)II Zone on the front portion of the property and IIAgricultura1 (A)" Zone 
on the remainder of the. property. 

This will allow the establishment of a refrigeration sales and service 
business in place of the abattoir which is now permitted • 

• 

File No. Z-NA 14 /87 
Ron &Roy Haviland 
P.o. Report No. 203/87 
PDD:BY-NA1487 

• 
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1 INTRODUCTION 
LandPro Planning Solutions Inc. (“Agent”) has been retained Mr. Roy Haviland and Mr. Ron Haviland 
(“Owners”) on behalf of Roy Haviland Refrigeration Inc. c/o Mr. Dave McPherson (“Applicant”) to assist in 
the severance of the property located at 1494 Norfolk County Road East (“Subject Property”).  

1.1 PURPOSE 
This application intends to sever and permit the existing refrigeration business on the property as an 
agricultural-related commercial use on the portion of the property zoned and designated for agricultural. 

This report aims to provide justification for the proposed severance and present an overview of the 
planning merits of these applications. 

2 SITE CONTEXT 
The property is situated at 1494 Norfolk County Road 19 East in Norfolk County. It is zoned for Hamlet 
Commercial and Agricultural uses. Please refer to Figure 1.  

2.1 SUBJECT PROPERTY 
The property is relatively flat and large, in comparison to properties in the surrounding area. The total area 
of the property is approximately 35 ha (~86.5 ac). The property has approximately 310 m of frontage on 
Norfolk Count Road East, with one driveway access to the primary building and agricultural fields. 

A portion of the property is currently used as a refrigeration business (Commercial use) and the remainder 
is active agricultural farmland. 

The septic system is located on the Commercial Hamlet Area (CHA) lands and one (1) well is contained on 
the agricultural lands (where the refrigeration business has expanded to). With the approval of a severance, 
the well would be included on the same property it services.  

2.2 SURROUNDING AREA 
The surrounding area is comprised of primarily agricultural uses and rural residential dwellings. 

NORTH   Hamlet and Agricultural  
EAST Agricultural  
SOUTH  Agricultural 
WEST Hamlet and Agricultural  
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Figure 1: Surrounding Uses 

 

2.3 HISTORY 
Three generations of the Haviland family have owned the subject property on the eastern fringe of Bealton. 
Currently the farm is owned by brothers, Roy and Ron Haviland (“Owners”). The Owner’s grandfather 
established an abattoir on the property in 1949, operating as Haviland Meats. The abattoir was 
discontinued and transitioned into the current refrigeration business, Roy Haviland Refrigeration Inc., in 
1974. 

By 1984, the business had grown and expanded into the two (2) barns within the agricultural designation. 
In 1987, the City of Nanticoke rezoned the property to “Hamlet Commercial (CHA)” to recognize the change 
in use from the abattoir to the refrigeration sales and service business. Since the business’ inception in 
1974, the business has experienced a growth of ten fold. 
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2.4 THE BUSINESS 
Roy Haviland Refrigeration Inc. is an agriculturally-focused refrigeration business where all of their clients 
are farmers. The business does not do any residential or commercial work. In addition to the two (2) 
brothers, the business also employs two (2) seasonal refrigeration tradesmen. 

The business operates year-round. After normal business hours, the Owners are on-call to service their 
farm clients.  There are no store front retail sales on-site. The walk-in coolers and freezers are manufactured 
and assembled within the on-site buildings. Parts are delivered daily by UPS and FEDEX vans and by tractor 
trailer at a rate of about 1 trailer load per month. 

The arial photography shows the on-site storage of parts awaiting installation or recycling. 

2.4.1 Clients 

The business’ largest client is Procyk Farms Ltd., one of the largest produce growers in Canada.  During the 
growing season Procyk Farms employ over 800 off-shore workers.  Procyk’s vegetable cooler is massive, 
roughly the size of a hockey arena.  Procyk’s harvest and bring into their cooler an average of 400 tons of 
tomatoes per day.  They are also harvesting roughly 250 tons of other vegetables per day. As a result of the 
value and amount of produce, the Haviland’s service trucks operate 24/7. 

Below is a list of some of the business’ larger clients that can take about 250 tons or produce per day or 
have walk-in coolers in excess of 2000 sq.ft., built and serviced by the Owners. 

• Magalas Produce Ltd. 
• Shabatura Farms 
• Chary Produce Ltd. 
• Miles Produce Ltd. 
• Archies Cabbage 
• Warren Peacock 
• Whites Potatoes 
• Chuck Emre 
• Hank De Koning Meats 
• Gourmet Meats 
• Giles Butchers 
• Stonehenge Farms 
• Debco Farms 

 

• GRA Ginseng Farms 
• Den Comer Farms 
• Bill De Munster 
• Bill Huffman 
• AR Kennedy Farms 
• Jim Atkinson Farms 
• Brelin Farms 
• RG Magda Holdings 
• Miden Farm Products 
• Riddoch Ginseng 
• RNK United Agra Inc. 
• Scholten Farms Inc 
• Spriet Ventures 

 

• Valley Ridge Farm 
Enterprises 

• Hansen Ginseng Farms 
• Josmar Acres Inc 
• Keresturi Farms Ltd 
• Kicksee Farms 
• Lan Anh Ginseng Farms 
• R Yin Ginseng Ltd 
• Hann Farms Ltd 

• Picard’s Peanuts 
• Ben Obied 
• Slaman Greenhouses 

• Mark Sloo 
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3 PROPOSED DEVELOPMENT 
The applicant wishes to sever and permit the existing refrigeration business on the Hamlet Commercial and 
agricultural property. The proposed use intends to continue to use the property for commercial use while 
maintaining the agricultural lands for farming purposes. It will continue to be serviced through the existing 
private servicing (septic beds and wells). There is no new construction proposed as part of this application. 

Currently, a portion of the business located within the Hamlet and is zoned “Hamlet Commercial (CHA)” 
while the portion outside of the Hamlet is zoned Agricultural (A). The CHA area permits a “refrigeration 
sales and service business in place of the abattoir” on the front portion of the property while maintaining 
agricultural use to the remainder of the property. 

The business serves only agricultural clients, including some of the largest produce growers, ginseng 
growers and rural butcher shops in the County.  

This severance aims to separate the sensitive land uses from each other and bring the private servicing (i.e. 
well) onto the same property in which it services. The septic system is located on the Commercial Hamlet 
Area (CHA) lands and one (1) well is contained on the agricultural lands (where the refrigeration business 
has expanded to). With the approval of a severance, the well would be included on the same property it 
services.  

The business expanded beyond the CHA boundaries into agricultural lands around 1984 and is proposing 
to sever the existing expanded business and servicing onto its own property. The proposed severance and 
site plan is shown below in Figure 2.  
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Figure 2: Proposed Site 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.P.13 
2. Provincial Planning Statement, 2024; 
3. Norfolk County Official Plan, 2022; 
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 changes occur.  

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 matters: a), b), e), f), h), k), l), m), n), o), and p). These applications also have regard for Section 
34 of the Act. 

Section 45(1) of The Act identifies four (4) tests which a minor variance application must meet. This 
application requests to recognize the increase in usable floor area for the accessory buildings in the 
Agricultural area and permit the “agricultural-related commercial use” on the property. 

Section 45(2)(b) of The Act allows the Committee of Adjustment to permit the new uses on the property 
for any purpose given that it conforms with the uses permitted in the zoning by-law in the opinion of the 
Committee. The relevant Section of The Act states: 

“In addition to its powers under subsection (1), the committee, upon any such 
application, where the uses of land, buildings or structures permitted in the by-law are 
defined in general terms, may permit the use of any land, building or structure for any 
purpose that, in the opinion of the committee, conforms with the uses permitted in the 
by-law” 

These applications have regard for the relevant sections of the Planning Act. 

4.2 PROVINCIAL PLANNING STATEMENT, 2024 
The Provincial Planning 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.  

Rural Areas in Municipalities (Section 2.5) highlights how healthy, integrated and viable rural areas should 
be supported by: building upon rural character,and leveraging rural amenities and assets (2.5.1.a); 
promoting regeneration (2.5.1.b); using rural infrastructure and public service facilities efficiently (2.5.1.d). 
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Rural Lands in Municipalities (Section 2.6) states that permitted uses are the management or use of 
resources (2.6.1.a); agricultural uses, agriculture-related uses, on-farm diversified uses and normal farm 
practices, in accordance with provincial standards (2.6.1.d); other rural and uses (2.6.1.g).   

Development that can be sustained by rural service levels should be promoted by municipalities (2.6.2); 
and development shall be appropriate to the infrastructure which is planned or available, and avoid the 
need for the uneconomical expansion of this infrastructure (2.6.3).  

Employment (Section 2.8) shall promote economic development and competitiveness by: providing for an 
appropriate mix and range of employment, institutional, and broader mixed uses to meet long-term needs 
(2.8.1.a); and by providing opportunities for a diversified economic base, including maintaining a range and 
choice of suitable sites for employment uses, and take into account the needs of existing and future 
businesses (2.8.1.b). 

Planning authorities shall designate, protect, and plan for all employment areas is settlement areas by: 
planning for employment area uses over the long-term that require those locations including 
manufacturing, research and development in connection with manufacturing, warehousing and goods 
movement, and associated retail and office uses and ancillary facilities (2.8.2.3.a); including an appropriate 
transition to adjacent non-employment areas to ensure land use compatibility and economic viability 
(2.8.2.3.e).  

Agriculture – Lot Creation and Adjustments (Section 4.3.3) permits lot creation for 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; (4.3.3.1.b). Further, lot adjustments in prime agricultural areas may 
be permitted for legal or technical reasons (4.3.3.2). 

This application aims to sever and permit the agricultural-related commercial use on the portion of the 
property zoned and designated for agricultural. The existing refrigeration business services only agricultural 
clients and is in a suitable location to be severed as a portion of the proposed severance is within the Hamlet 
and zoned accordingly.  

Further, this technical severance aims to separate the sensitive land uses from each other and bring the 
private servicing (i.e. well) onto the same property in which it services. The severance aims to sever the 
lands beyond the Hamlet boundary on the agricultural lands as the business expanded beyond its 
boundaries in 1984 so the business can continue to run as usual but will be a separate property from the 
farmlands with the existing drilled water supply well. 

4.2.1 Ontario Ministry of Food, Agriculture and Rual Affairs Guidelines on 
Permitted Uses in Ontario’s Prime Agricultural Areas 2024 

The Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas helps municipalities, decision-
makers, farmers and others interpret the policies in the Provincial Planning Statement (formerly Provincial 
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Policy Statement, 2014) on the uses that are permitted in prime agricultural areas. All of the guidelines, are 
found below in Table 1, must be met to qualify as agriculture-related uses in prime agricultural areas. 

Table 1: OMAFRA Guidelines on Permitted Uses 

Policy Comment 

1. Farm-related commercial and farm-related 
industrial use. 

The existing refrigeration business is a farm-related 
commercial use as it only services agricultural clients 
in the area and requires to be located in the 
agricultural area given the business’ client base. 

2. Shall be compatible with, and shall not hinder, 
surrounding agricultural operations. 

The existing use is compatible with and does not 
hinder surrounding agricultural operations. 

a)  Ensure surrounding agricultural operations are 
able to pursue their agricultural practices without 
impairment or inconvenience. 

There is no impact on surrounding agricultural 
operations expected as the use has existed for 
decades prior.  

b) Uses should be appropriate to available rural 
services.  

The proposed severance is compatible with rural 
service levels.  

c) Maintain the agricultural/rural character of the 
area. 

The use has existed since 1974 and expanded behind 
the residential property (1488 Norfolk County Road 
East) in 1984 to further mitigate the visual impacts. 

d) Meet all applicable provincial air emission, 
noise, water and wastewater standards and 
receive all relevant environmental approvals. 

No new development is proposed, and all applicable 
and relevant standards are met.  

e) The cumulative impact of multiple uses in prime 
agricultural areas should be limited and not 
undermine the agricultural nature of the area. 

The cumulative impact does not undermine the 
agricultural nature of the area as no new development 
is proposed. 

3. Directly related to farm operations in the area. 

 

The existing business is an agriculturally-related 
commercial refrigeration business where all of its 
clients are agricultural clients in the area. 

4. Supports agriculture. 

 

The existing use is directly related to and provides 
services to farm operations in the area.  
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5. Provides direct products and/or services to farm 
operations as a primary activity. 

The existing use provides services to farm operations 
as its primary activity. The business was established in 
1974 and has proven to be compatible. 

6. Benefits from being in close proximity to farm 
operations. 

The existing business benefits directly from being in 
close proximity to farm operations as the entirety of 
the business’ client base are agricultural clients. 

These applications are consistent with the PPS, 2024 and the OMAFRA Guidelines on Permitted Uses. 

4.3 NORFOLK COUNTY OFFICIAL PLAN, 2022 
The Norfolk County Official Plan contains objectives, policies and mapping that describe the County’s vision 
for the next 20+ years, including their approach to guiding economic, environmental, and social decisions 
that have implications for the use of land.  

The subject property is designated as Hamlet Area and Agriculture in the Norfolk County Official Plan. Figure 
3, below, shows the property designation and surrounding land uses.  

Figure 3:  Norfolk County Official Plan 
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Strong and Diversified Economy (2.2.1) promotes a flexible and adaptable economic environment that 
encourages investment and a broad range of employment opportunities, … [and] protects the vitality and 
growth of the agricultural industry (2.2.1.1). 

Objectives of this Section include: promoting the development of new businesses and economic activities 
that are not currently available in the County to help maximize employment opportunities (2.2.1.2.b); 
promoting employment opportunities that utilize local economic and natural resources (2.2.1.2.c); and 
support business and industrial employment diversification through flexible land use policies and small 
business development (2.2.1.2.d). 

Maintaining and Enhancing the Rural and Small Town Character (2.2.3) protects the unique character of 
Norfolk’s cultural landscapes, Urban Areas, Hamlet Areas and Agricultural Area (2.2.3.1).   

Key objectives in this Section include encouraging the beautification, improvement and/or redevelopment 
of the County (2.2.3.2.b); and revitalizing and reusing underutilized land in the County (2.2.3.2.c) 

Ensuring Economic Vitality (4.0) encourages economic development across the County in a manner that 
balances social, cultural, natural environment and other initiatives.  This Plan recognizes the pre-eminence 
of agriculture as the principal economic activity in the County (4.1). 

Specifically, the policies of this Plan shall support the following objectives: enhancing the profile of the 
County and its Urban Areas as investment opportunities (4.2.i); ensuring that the land use policies of this 
Plan maintain the pre-eminence of agriculture as the principal economic activity in the rural components 
of the County (4.2.iii); and improving opportunities for local industries and businesses, especially small 
businesses within the County (4.2.v). 

Agricultural Designation (7.2) contains policies related to the permitted uses on in the agricultural area. 
Although, the expanded refrigeration business is an agricultural-related commercial use and is permitted 
on the agricultural portion of the property as per Section 7.2.1.h.iv.  

“Agriculture-related commercial and industrial uses” that are clearly supportive of and directly related to 
agricultural operations may be permitted subject to the following criteria (7.2.2.d): 

Table 3 – Norfolk County Official Plan - Section 7.2.2.d 

Policy Comment 

i) the use must be justified on the basis of being 
required near to the farm operation; 

The existing use is required to be located near farm 
operations as the business exclusively has agricultural 
clients.  

ii) the proposed use is directly related to farm 
operations in the area and provides direct 

The existing use is directly related to and provides 
services to farm operations as a primary activity.  
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products and/or services to farm operations 
as a primary activity; 

iii) the proposed use shall be compatible with 
and not hinder surrounding agricultural 
operations; 

The existing use is compatible with and does not 
hinder surrounding agricultural operations. The 
business was established in 1974 and has proven to 
be compatible for the area. 

iv) the proposed use shall be appropriate to 
available rural services, such as road access, 
private water and waste water services, 
utilities, fire protection and other public 
services; 

The existing use is appropriate for rural service levels 
and has not demonstrated any negative impacts to 
the agricultural area. The hours of operation are 
normal business hours with 24/7 mobile servicing to 
farm clients. 

v) the proposed use maintains the agricultural 
character of the area; 

The existing use maintains the character of the area 
as there is no new construction is proposed as part of 
this application. The outdoor storage of materials and 
equipment are located in the rear/side yards by the 
existing storage buildings to mitigate the visual 
impact from the street.  

vi) the proposed use meets all applicable 
provincial emission, noise, water and 
wastewater standards and receives all 
relevant environmental approvals; 

The existing buildings appears to be appropriate for 
mitigating noise, emissions, and visual impact. 
Landscaping and setbacks will further mitigate any 
potential negative impacts. 

vii) the cumulative impact of multiple agriculture-
related uses in prime agricultural areas should 
be limited and not undermine the agricultural 
nature of the area; 

The existing use has existed since 1974 and has 
proven to be appropriate for the property and does 
not undermine the agricultural nature of the area. 

viii) the location of the proposed use shall provide 
for minimum sight distances from the access 
points in either direction along a County road; 

No new construction is proposed as part of this 
application. Existing minimum sight distances and 
sightlines will be maintained. 

ix) the proposed use shall be located and 
designed to mitigate potential adverse 
impacts, including noise impacts, on adjacent 
residential and other incompatible uses by 

The existing buildings appears to be appropriate for 
mitigating noise, emissions, and visual impact. 
Landscaping and setbacks will further mitigate any 
potential negative impacts. 
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buffering measures such as landscaping, 
berming and building setback and layout; 

x) the proposed use shall not be permitted in 
Provincially Significant Wetlands or Hazard 
Lands identified on Schedules “B” or Table 1 
of Section 3.5(Natural Heritage Systems) to 
this Plan; 

The proposed use is not within a Provincially 
Significant Wetland or Hazard Land. 

xi) the proposed use shall not be permitted in or 
on adjacent land to the Natural Heritage 
Features identified… 

The property is not located in or adjacent to a 
Natural Heritage Feature. 

xii) the proposed use shall be subject to a Zoning 
By-law Amendment; and 

The existing use on the property has existed since 
1974 and was expanded in 1984. The cost and time 
to prepare, submit, process, and hear a Zoning By-
Law Amendment application seems trivial. 

Section 45(2)(b) of the Planning Act allows the 
Committee of Adjustment to permit the new uses on 
the property for any purpose given that it conforms 
with the uses permitted in the zoning by-law in the 
opinion of the Committee. 

As such, we request that this use be permitted by 
way of a Minor Variance application. Please refer to 
Section 4.4.1 of this report. 

xiii) the proposed use shall be subject to site plan 
control, where warranted and as appropriate, 
in accordance with the policies of Section 
9.6.5 (Site Plan Control) of this Plan 

We do not view a Site Plan Control application to be 
warranted. We are of the opinion that a Site Plan 
Waiver would be appropriate for this proposal given 
the scale and simplicity of this proposal. 

This application 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. 

A front portion of the property is currently zoned Hamlet Commercial Area (CHA) while the majority is 
zoned Agricultural (A). Please refer to Figure 4. 
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Figure 4: Norfolk County Zoning By-Law 1-Z-2014 

 

The “CHA” zone permits the “refrigeration sales and service business in place of the abattoir” on the front 
portion of the property while the “A” zone permits the existing use as an “agricultural-related commercial 
use”.  The active agricultural farmlands will remain on the remainder of property. 

Accessory Uses to Non-Residential Uses (Section 3.1.c) states “No building or structure, excluding a sign, 
which is accessory to any non-residential use in any Zone shall: c) occupy more than 10 percent of the lot 
area, for all accessory buildings together, to a maximum of 200 square metres usable floor area on a lot 
less than 2 hectares in the Agricultural Zone”. 

Additionally, Section 45(2)(b) of The Act allows the Committee of Adjustment to permit the new uses on 
the property for any purpose given that it conforms with the uses permitted in the zoning by-law in the 
opinion of the Committee. 

As such, a Minor Variance Application has been included as part of this application to: 

1. Recognize the increase in usable floor area for the accessory buildings in the Agricultural area 
2. Permit the “agricultural-related commercial use” on the property (as per 7.2.2.d.xii of the Official 

Plan). Please refer to Section 4.4.1 of this Report. 
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The zoning statistics are shown in the tables below: 

Table 4: Norfolk County Zoning By-Law 1-Z-2014 – CHA & A Zone Provisions 

Provision Required (CHA) Required (A) Proposed Comment 

Minimum Lot Area 1,860 sqm 40 ha 1.69 ac Complies 

Minimum Lot Frontage 30m 13m 63m Complies 

Minimum Front Yard 6m 6m 77.82m Complies 

Minimum Exterior Side Yard 6m 13m n/a Complies 

Minimum Interior Side Yard 3m 3m 4.69m Complies 

Minimum Rear Yard 9m 9m 11.26m Complies 

Maximum Building Height 11m 11m 10m (barn) Complies 

Maximum Useable Floor 
Area 

280 sqm 200sqm (3.1.c) CHA A Does Not 
Comply 

81sqm 393sqm 

Minimum separation 
between a farm processing 
facility and a dwelling on an 
adjacent lot 

n/a 30m +/-45.5m Complies 

 

4.4.1 Minor Variance Tests 

Section 45(1) of the Planning Act, R.S.O. 1990,  c.P.13 identifies four (4) tests which the minor variance 
application must meet. Further, Section 45(2)(b) allows the Committee of Adjustment to permit the new 
uses on the property for any purpose given that it conforms with the uses permitted in the zoning by-law 
in their opinion. This application requests to recognize the increase in usable floor area for the accessory 
buildings in the Agricultural area and permit the “agricultural-related commercial use” on the property. 

Does the application conform to the general intent and purpose of the Official Plan? 

These applications conform to the general intent and purpose of the Official Plan as the existing 
refrigeration business is an “agricultural-related commercial use”. The property is located within the 
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Settlement Area designation (Hamlet of Bealton) in Schedule 1 of the Official Plan. The use is permitted on 
the agricultural portion of the property (7.2.1.h.iv) and on the CHA zoned lands. 

Does the application conform to the general intent and purpose of the Zoning By-Law? 

These applications conform to the general intent and purpose of the Zoning By-Law as the existing 
refrigeration business is an “agricultural-related commercial use”. This minor variance application intends 
to formally permit the new use on the property (7.2.2.d.xii) and recognize the existing buildings that are 
slightly oversized to comply with the usable floor area of accessory uses to non-residential uses provision 
(3.1.c) but have been used by the refrigeration business since 1984. 

Is the application a desirable use for this property? 

This use is a desirable use of the property as the family has owned and lived on the property for numerous 
decades since the abattoir was established in 1949 with the subsequent and current refrigeration business 
in 1974. The expansion onto the agricultural lands is located behind the residential properties fronting onto 
Norfolk County Road East to minimize the visual impact from passersby. Through these applications, the 
business can continue to operate as normal in a desirable and beneficial location for the agricultural 
refrigeration business. 

Is the application minor? 

These applications are minor as they look to permit the use that has existed on the property since 1984. 
The severance aims to separate the sensitive land uses from each other and bring the private servicing (i.e. 
well) onto the same property in which it services. The increase in usable floor area for the accessory 
buildings is also minor as the buildings existed prior to the business being established in 1974. 

Subject to approval of the Minor Variance Application, this severance and use conforms to the Norfolk 
County Zoning By-Law 1-Z-2014. 

5 PLANNING ANALYSIS 
These applications intend to sever the agricultural-related commercial use from the farmland portion of 
the property. Currently, the property has both Agricultural (A) and Hamlet Commercial (CHA) zones which 
permits a “refrigeration sales and service business” on the front portion of the property while also 
permitting the existing business on the agricultural lands as an “agricultural-related commercial use”.  

These applications have regard for Section 2 and Section 51(24) of the Planning Act. The matters of 
provincial interest that these applications have regard to are: a), b), e), f), h), k), l), m), n), o), and p). 

The proposed development is consistent with the PPS as the existing refrigeration business services only 
agricultural clients and is in a suitable location to be severed as a portion of the proposed severance is 
within the Hamlet and zoned accordingly. Further, the technical severance also aims to include the lands 
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beyond the Hamlet boundary on the agricultural lands as the business expanded beyond its boundaries in 
1984. 

The proposed development satisfies the objectives and goals listed in the Norfolk County Official Plan. The 
proposed development also ensures that it meets the criteria (Section 7.2.2.d) for agriculture-related 
commercial and industrial uses demonstrating that the existing use is clearly supportive of and directly 
related to the agricultural operations in the surrounding area. This application conforms with the Norfolk 
County Official Plan. 

These applications look to recognize the increased usable floor area for the accessory buildings in the 
Agricultural area and permit the “agricultural-related commercial use” on the property. The Committee of 
Adjustment may permit new uses and an increased usable floor area on the property as per Section 45(2)(b) 
of The Act. Subject to approval of these applications, the provisions in the zoning by-law are met.  

Based on our review of the existing context, the proposed severance and applicable policy, it is our opinion 
that the proposed applications are suitable for this property. 

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

1. Has regard for the Planning Act; 
2. Is consistent with the Provincial Planning Statement (2024); 
3. Conforms with the Norfolk County Official Plan; 
4. Subject to approval, conforms to the provisions within the Norfolk County Zoning By-Law 1-Z-

2014 

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

Sincerely,  

LANDPRO PLANNING SOLUTIONS INC. 

 

 
_______________________________ 
Mitchell Baker, BES, RPP, MCIP 
Planner | Project Manager 

 

 
289-680-3164 

mitchell@landproplan.ca 

landproplan.ca 
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