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Introduction 
On behalf of Bailey Procyk (“the client”), G. Douglas Vallee Limited is making application for two boundary 
adjustments at 688 (“the Farm”) and 690 (“the Lot”) Windham Road 5 (Roll# 49101140500 / 49101140504 
respectively) to be submitted concurrently.  
 
The intent of these applications is to facilitate the construction of a dwelling in a more appropriate location on the 
Lot. The purpose of the Planning Brief is to evaluate the proposed planning applications in consideration of 
provincial and local policy. 
 
Included with this submission are the following: 

• Signed Norfolk County Consent Application Form for 688 Windham Road 5  

• Signed Norfolk County Consent Application Form for 690 Windham Road 5  

• Severance Sketch prepared by G. Douglas Vallee Limited 
 

Site Context 
As shown in Figure 1, the surrounding land uses are primarily agricultural and hamlet residential. The subject 
lands are adjacent to the Hamlet of Teeterville.  
 
688 Windham Road 5 – The Farm 
The approximately 59.5ha parcel fronts onto the south side of Windham Road 5 between Teeterville Road and 
Windham West Quarter Line Road. The parcel is zoned and designated Agriculture, Hazard Lands and 

Figure 1 – Subject Lands 
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Provincially Significant Wetland. The parcel consists of approximately 22ha of significant woodlands, which are 
within the Long Point Regional Conservation Authority's generic regulation lines.  
 
There are approximately 44ha of farmland in active production. There are presently two small accessory 
structures, temporary irrigation pipe storage and a bunk house present on the Farm (Figure 2). Additionally, the 
tobacco kilns depicted on the property in the Norfolk GIS mapping have since been removed. As a result of the 
surplus farm dwelling severance completed in 2019, the following special provision has been applied to the Farm: 
 

14.29 - A single detached dwelling shall not be permitted on the lands delineated by this Subsection  
 

690 Windham Road 5 – The Lot 
The Lot is approximately 0.44ha and was created as a residential lot surplus to a farm operation in 2019. There 
is currently one dwelling with a detached garage present on the property. The dwelling is serviced by a private 
septic system and water well. Furthermore, the existing dwelling is more than 10 years old, as confirmed through 
historical basemap imagery available on Norfolk GIS, which shows the building has been in place at least as 
early as 2002. As a result of the surplus farm dwelling severance completed in 2019, the following special 
provision has been applied to the Lot: 
 

14.898 - In addition to the applicable regulation and provisions contained in this By-Law, Section 3.36 
Surplus Farm Dwelling Severance Properties shall also apply to the lands having reference to this 
Subsection and shall supersede any Section of the By-Law where there is a conflict. 

 

 

Figure 2 – Existing Building and Structures 



Boundary Adjustment | Planning Brief 
688 / 690 Windham Road 5 
Our Project 25-137 

  

 
Page 3  
 

Proposal 
As shown on Figure 3 below and the severance sketch provided, the applicant is seeking to submit two 
concurrent consent applications to conduct a boundary adjustment between the Farm and the Lot, as follows: 
 

• Consent 1: Sever approximately 0.16ha of land (Part 3) from the Lot and add it to the Farm (Part 1) as 
a boundary adjustment. 

• Consent 2: Sever approximately 0.83ha of land (Part 4) from the Farm and add it to the Lot (Part 2) as 
a boundary adjustment. 

 
The resulting boundary adjustments would result in a net loss of 0.67ha of land from the Farm and a resulting 
lot size of 1.1ha for the Lot.  
 

 

 
As outlined above, both the Farm and the Lot have existing site-specific special provisions related to the surplus 
farm dwelling severance completed in 2019. The severed lands (Parts 3 and 4) will need to include the special 
provision of the benefiting lands (Parts 1 and 2 respectively) as follows:  
 

• Adjust the location of Site-Specific Provision 14.898 to include Part 4;  

• Adjust the location of Site-Specific Provision 14.29 to include Part 3. 
 

Figure 3 – Severance Plan 
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The proposed adjustment will only constitute a minor change to the physical extent of the existing land use 
permissions for both the Farm and the Lot, and not an amendment to the actual land use permissions 
themselves. For this reason, section 9.4.6 of the official plan considers this type of amendment as a technical 
update, handled through a housekeeping amendment.   
 

Discussion 
 
In 2019, when the surplus farm dwelling severance was completed, the Lot (0.44ha) was an appropriate size 
and layout for the existing dwelling and the neighbouring land uses. However, since the severance was 
completed, the lot was purchased by the applicant (from their farm business). The applicant is now seeking to 
construct a more desirable and size appropriate house to raise their young family in. Additionally, the applicant 
would like to ensure they have sufficient lot area to potentially construct a future detached Accessory Residential 
Dwelling Unit (ARDU) on the lot for family planning and succession purposes. 
 
Based on the concept building designs provided by the applicant, it is anticipated that the current lot configuration 
is no longer an appropriate size.  
 
Additionally, since the surplus farm dwelling severance was completed in 2019, the farm building located 
immediately adjacent to the existing dwelling has been converted into a bunkhouse to accommodate temporary 
farm workers. The proximity of the two structures creates potential land use conflicts, as neither the farm workers 
nor the applicant has adequate privacy. Allowing for a deeper residential parcel will allow for the new dwelling to 
be located further back on the lot, creating a clear separation between the two uses. 
 
As shown on Figure 3 above, Part 3 (~0.16ha) would be conveyed to the Farm (Part 1). The existing septic 
system for the bunkhouse is located on west side of the structure. Conveyance of Part 3 would provide an ideal 
location for additional space to support an expansion of the existing septic capacity or a space to locate a 
secondary septic bed in the event of the current system failing. This updated lot configuration would allow for 
future flexibility for the farm operation, ensuring its long-term viability. 
 
Both the PPS and the Norfolk County Official plan permit minor boundary adjustments in Agricultural areas. 
However, neither document provides clarity or context regarding what constitutes “minor”. This policy flexibility 
allows for site specific conditions to be considered to establish the minor nature of an application.  
 
Site-Specific Considerations  
 

1. The current lot configuration of the surplus farm dwelling severance from 2019 is no longer suitable in 
size or layout. The proposed lot configuration would provide enough lot area for the applicant to build a 
more suitable and size appropriate house, while offering future flexibility in case they need to construct a 
detached ARDU. Furthermore, the proposed lot configuration would reduce potential land use conflicts 
by allowing for an increased separation between the existing bunkhouse and future dwelling.  
 

2. The lands conveyed to the farm parcel (Part 3) would provide an area to enlarge the existing bunkhouse 
and/or provide additional area to locate a septic system in. This additional area would help ensure the 
long-term viability of the farm operation. 
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3. The lands being severed from the farm parcel are not cultivated for active production. Due to the location 
of Part 4 being tucked behind existing cedar hedges, the area is not convenient for active production as 
it is too small for large farm equipment.  
 

4. The proposed lot configuration will allow for a more suitable driveway location to service 690 Windham 
Road 5 (the Lot). The existing easterly driveway which serves the Lot is located approximately 10.0m 
from the intersection of Windham Road 5 and Teeterville Road. Through the consent process, a condition 
of approval can seek to have this driveway removed with the westerly driveway remaining. The remaining 
driveway will be located at a more appropriate 40.0m from the intersection.  
 

5. The farm parcel will remain sufficiently large enough (greater than ~145ac / ~59ha) to maintain viability 
for agriculture uses that are common in Norfolk County and maintain flexibility for future changes in 
economic conditions and in the type or size of agricultural operations.  
 

6. The resulting lot size of the Lot (1.10ha) is aligned with other residential lots within the Agricultural Zone 
permitted in Norfolk County. Norfolk County has recently approved similar applications and lot size 
proposals under application BNPL2025293and BNPL2025343.  
 

The above noted site-specific considerations help establish the minor nature of the proposed consent 
applications. As no new lots are being proposed, the minor nature of these applications was considered during 
the planning review outlined below.  
 

Planning Review 
 
The proposed Zoning By-law amendment was prepared considering several planning documents, including the 
Planning Act, Provincial Planning Statement, Norfolk County Official Plan, and the Norfolk County Zoning By-
law.  
 
Planning Act 
 

Table 1 - Planning Act Review 

Section Comment 

Section 2 Lists matters of provincial interest which all land use decisions in Ontario shall have regard 
to.  
 
The proposed boundary adjustments have been reviewed against Section 2 of the Planning 
Act. Overall, the applications have regard to all matters of provincial interest.  

Section 3 Requires that, in exercising any authority that affects a planning matter, planning authorities 
“shall be consistent with the policy statements” issued under the Act and “shall conform with 
the provincial plans that are in effect on that date, or shall not conflict with them, as the case 
may be.”  
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As outlined in this report, the proposed boundary adjustments are consistent with the 
applicable provincial plans.  

Section 53 Permits a Committee of Adjustment to make decisions on applications for changes to land 
configuration in the form of Consents.  

 
Provincial Planning Statement 2024 (PPS) 
 
The Provincial Planning Statement 2024 (PPS) is Ontario's key policy framework for guiding land use planning 
to promote efficient, sustainable, and equitable growth. It aims to encourage compact development, optimize the 
use of land and infrastructure, and create complete, inclusive communities with diverse housing, transportation, 
and employment options. The PPS also seeks to protect natural resources, mitigate environmental impacts, and 
ensure public health and safety. Additionally, it supports economic growth by safeguarding employment lands 
and promoting land use compatibility to prevent conflicts. Ultimately, the PPS balances Ontario's growth needs 
with long-term environmental, social, and economic sustainability. 
 
The subject lands are located in a prime agricultural area as defined by the PPS. Section 4.3 of the PPS requires 
planning authorities to take an agricultural system approach, based on provincial guidance, to enhance the 
agricultural land base, as well as support and foster the long-term economic prosperity and productive capacity 
of the agri-food network.  
 
Section 4.3.3.2 of the PPS generally permits lot adjustments in prime agricultural areas, provided it is for legal 
or technical reasons. The PPS defines a Legal or technical reasons as follows:  

severances for purposes such as easements, corrections of deeds, quit claims, and minor boundary 
adjustments, which do not result in the creation of a new lot. 

 
As outlined above, the proposed applications are considered minor boundary adjustments which do not result in 
the creation of a new lot. Given the minor nature of these boundary adjustments, a decision to approve these 
applications is consistent with the Provincial Planning Statement 2024. 
 
Norfolk County Official Plan (NCOP) 
 
Section 7.2 of the Norfolk County Official Plan establishes the overarching objective of protecting the agricultural 
land base by preventing unnecessary fragmentation, minimizing the loss of prime agricultural lands, and 
mitigating potential land-use conflicts within the Agricultural Area.  
 
Section 7.2.3 further requires that any consent minimize the amount of agricultural land removed from production 
and ensure that any severed lot is appropriately sized for its intended residential function. The Official Plan also 
permits minor boundary adjustments for technical or corrective purposes, provided they do not compromise 
agricultural viability. 
 
As outlined above, there are site-specific considerations which contribute to the minor nature of this application. 
Approval of the boundary adjustments would allow for a more appropriate lot configuration for both the Farm and 
the Lot which contribute to the success of the farm operation.  
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Therefore, a decision by the Committee of Adjustment to approve these applications would align with the policies 
of the Norfolk County Official Plan. 
 
 
Zoning By-law of Norfolk County 1-Z-2014 
 
Section 12.1.2 of the zoning bylaw permits a minimum lot size of 40ha for agricultural parcels. The boundary 
adjustment would see a final lot size of 59ha for the Farm and 1.1ha (11,119m2) for the Lot. It is our opinion that 
both lots comply with all zone provisions of a lot in the Agricultural zone under the Norfolk County Zoning Bylaw 
and no additional planning approvals are required.  
 
The existing special provisions on the severed parcels (Parts 3 and 4) can be adjusted to reflect the existing 
special provisions on the benefitting lands (Parts 1 and 2 respectively). This minor update to the extent of those 
provisions can be conducted as a housekeeping amendment.  
 
As outlined in this report the proposed boundary adjustments meet the intent and purpose of the Norfolk County 
Zoning Bylaw.  
 
Minor Variance and Amendment 
 
The County pre-consultation minutes requested that a Minor Variance application be submitted to account for a 
reduced lot size and lot frontage for the Lot. However, the final frontage of the Lot is intended to be greater than 
the required 30m. As such a minor variance is not required to recognize the lot frontage.   
 
Additionally, the County pre-consultation minutes requested that a Minor Variance application be submitted to 
account the final lot size of the Lot (~1.1ha). It is assumed this was requested by Norfolk County to recognize 
the minimal lot size of less that 40ha for an agricultural parcel. However, as a legally existing lot of record created 
by way of surplus farm dwelling severance the existing lot meets the minimum requirement of 2,000 sq m. The 
proposed boundary adjust is seeking to increase the final lot area, thereby increasing compliance with the bylaw.  
 
As such, Section 3.25 of the Norfolk County Zoning Bylaw is applicable, and it is our opinion that a minor variance 
is not required. 
 

Summary 
 
The applicant is seeking to conduct minor boundary adjustments between 688 Windham Road 5 and 690 
Windham Road 5. As outlined in this report, these applications are considered minor boundary adjustments that 
does not result in the creation of a new lot. The final lot area for 688 Windham Road 5 (the Farm) will remain 
sufficiently large enough to support the agricultural operation, while the final lot size for 690 Windham Road 5 
(the Lot) will be more appropriate to accommodate the residential use.  
 
The proposed boundary adjustments do not create bylaw deficiencies as all zoning provisions have been 
achieved. The conveyed lands (Parts 3 and 4) will adopt the existing special provisions of the benefitting lands 
(Parts 1 and 2 respectively) as part of a housekeeping amendment.  
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As outlined in this report, the proposed boundary adjustments comply with applicable local and provincial 
policies. As such, a decision by the Committee of Adjustment to approve the boundary adjustments at 688 and 
690 Windham Road 5 are consistent Provincial Planning Statement, conforms to the Norfolk County Official Plan 
and complies with the provisions of the Norfolk County Zoning By-law.

 
Report prepared by:  
 
 
 
 
 
 
James Canzano, BA Spec Hons 
Planner 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects & Planners 

 
Report Reviewed by: 
 
 
 
 
 
 
Scott Puillandre CD, RPP, MCIP, MSc 
Senior Planner 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects & Planners 
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