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Please summarize the desired end result of this application (for example: a special

zoning provision on the subject lands to include additional use(s), changing the zone

and/or official plan designation of the subject lands, creating a certain number of lots, or

similar)
Official Plan Amendment to address Section 7.2.4 a)iv) "it shall be demonstrated that
nearby lots of similar size are not available and suitable for the Tntended agricuttural use"

The proposed amendment will delete this policy as it relates to this application
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agricultural operation growing flowers and other crops on the remaining

farmland.
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Planning Justification Report - Springflower Ltd. October 17,2022

1.0 Introduction and Proposed Development

The subject lands are located in Concession 10, Part Lot 22 in the geographic Township of

Windham. The lands are owned by Joris Paul Koster and Immetji Koster. The civic address
is 1406 Windham Road 19.

The purpose of this report is to support the combined OPA/ZBA and severance applications
related to the property. In addition to this report the owner have retained the services of
Dr. Harry Cummings an expert in the field of agricultural economics to prepare a business
plan for the two farm operations taking place on the subject lands. The Cummings report is
attached as a separate document.

2.0 Background

The owners and their family specialize in growing greenhouse flowers for the wholesale
market. The subject lands contain 100 acres and was formerly used as a tobacco farm. The
current owners and their two sons have removed some of the older tobacco farm buildings
and have erect two large greenhouse complexes which are used for growing flowers. They
proposed to divide the 100 acre parcel into two equal 50 acre parcels each with a
greenhouse operation in existence. The north parcel has approximately 25 workable areas
plus the greenhouse complex and the south parcel has 35 acres of workable land plus the
smaller greenhouse complex. The north parcel workable land is used for growing
sunflowers and potatoes and the south parcel is used for growing garlic and potatoes. All of
which are higher values field crops.

On the north parcel their son Jonathan Koster has erected an 87,552ft2 greenhouse which
they built in 2019 and 2020. The main crops are ranunculus and calla lily cut flowers.
Seasonal crops are sunflowers which are grown outdoors in the summer and fall. The
electrical power supply and gas were pre-planned for future expansions. He has 4 fulltime
and 5 seasonal employees. They have future plans to build a warehouse and double the
greenhouse space.

On the south parcel their son, Richard Koster grows delphinium and dahlias in the 30,000
ft2 greenhouse. He plans to also grow large white calla lily cut flowers. He has 2 fulltime
and 2 seasonal employees. He plans to expand more slowly.

The workable outdoor farmland is suitable for growing a number of specialty crops as well
as general field crops. Speciality crops have a much higher return per acre than general
field crops.

The following table illustrates the possible return per acre for both speciality crops grown
in Norfolk County as well as return per acre for general field Crops. .

Crops Types* Average return per Acre (2011
to 2015) 25 and 35 acres
workable
Asparagus $6,728.00 $168,200 and
$235,480




Cucumbers $5,181.00 $129,525 and
$181,335

Peppers $6,475.00 $161,875 and
$226,625

Apples $5,536.00 $138,400 and
$193,760

Raspberries $7,171.00 $179,275 and
$250,985

Blueberries $8,853.00 $221,325 and
$309,855

Hops $7,500.00+ $187,500 and
$262,500

Field Crops

Grain Corn $747.20 $18600 and $26152

Soybeans $633.36 $15834 and $22167

White Beans $816.40 $20410 and $28574

Colored Beans $1,094.00 $27350 and $3640

Based on OMAFRA data

The following is a list of other greenhouse operation located in Norfolk County, most of
which are located on smaller parcel sizes. The list was based upon identifying greenhouses
operations using the Norfolk GIS system. It is likely that a few operations may not have been
included. However, it is reasonable to conclude that agricultural farm viability tied to the
farm parcel size does not apply to greenhouse operations. The census data indicates that
there are 102 farms in Norfolk County which are greenhouse, nursery and flora-culture
production, however this data does not specify the number of greenhouse operations. You
will note that there are a large number of greenhouse operations located on parcels which
are less than 50 acres. Some of these greenhouses may now be growing cannabis.

# Civic Address Geographic Parcel Size Nature of
Twp. In Acres Operation
1 2492 Highway 24 N Townsend 12.5ac Flowers
2 2466 Highway 24 N Townsend 5.88 ac Flowers
3 92 Luscombe Dr. Windham 18.3 ac Produce
4 2384 Hazen Rd N Walsingham 20.4 ac Produce
5 57 La Salette Rd Windham 21.6 ac Produce
6 198 Windham Rd. 4 Windham 43 ac Produce
7 2628 Windham Rd 19 Windham 37 ac Produce
8 1888 Windham Centre Rd | Windham 5.33 Flowers
9 776 Fernlea Side Rd. Middleton 24.8 ac Flowers
10 1211 Highway 3 Middleton 117 ac Flowers
11 150 8t Concession Rd. N. Walsingham | 2.5ac Medicinal
12 2152 Highway 3 Charlotteville 4.23 ac Flowers
13 5148 Highway 3 Woodhouse 23.9 ac Produce
14 681 Concession 14 Townsend 3.89 ac Produce
15 223 Fourteenth St. E Townsend 20 ac Produce
16 215 Fourteenth St. E Townsend 20 ac Produce
17 1931 Windham Rd. 19 Windham 93 ac Produce




3.0 Planning Document Review

The following sections of the Provincial Policy Statement (2020) and the Norfolk County
Official Plan specifically deal with the division of agricultural farmlands and amendment of
the zoning by-law which would permit the creation of agricultural parcels of less than 40
hectares.

3.1 The Provincial Policy Statement (2020) (PPS)
In particular, the Section 2.3.4.1 of the PPS with respect to lot creation.
2.3.4.1 Lot creation in prime agricultural areas is discouraged and may only be permitted for:

al agricultural uses, provided that the lots are of a size appropriate for the type of
agricultural use(s) common in the area and are sufficiently large to maintain
flexibility for future changes in the type or size of agricultural operations;

Comment: the above PPS policy has been included in the Norfolk County Official Plan
(Section 7.2.4 (a)). It is my opinion that a 20ha parcel with a greenhouse growing specialty
crops is similar to other such operations in Norfolk County.

3.2 Norfolk County Official Plan (January 2022)
7.2 AGRICULTURAL DESIGNATION

The majority of land within the County is designated Agricultural, reflecting the dominance of
agriculture. Lands designated as Agricultural in this Plan are comprised predominantly of
Class 1,2 and 3 soil capability as identified by the Canada Land Inventory. The Agricultural
Designation also contains lands with a lower soil capability classification for agriculture
production. The Agricultural Designation is intended to strengthen the agricultural
community in the County. The policies are designed to protect agriculture from the intrusion of
incompatible uses, such as non-farm related residential dwellings and other uses that are
sensitive to agricultural practices. The policies of the Agricultural Designation are also
intended to provide the opportunity for businesses that support agricultural operations to
locate on farms or in close proximity to farms. The policies support the agricultural
community by providing opportunities for farm operators to engage in secondary business
activities that supplement farm incomes.

7.2.1  Permitted Uses

Subject to the other policies of this Plan, the following policies shall apply in determining uses
permitted on land designated Agricultural on Schedule “B”.

a)The primary use of land shall be for the growing of crops, including biomass, nursery and
horticultural crops, the raising of livestock, the raising of other animals for food, fur and fibre,
including poultry and fish, aquaculture, apiaries and maple syrup production and agro-
forestry.

b)The farm holding shall generally consist of all agricultural lots, the primary farm residence,
associated farm buildings and structures including renewable energy facilities for domestic
electricity production, farm woodlands, and Natural Heritage Features.



Comments: The proposed severed and retained parcel will be used for agricultural
purposes. Both the severed and retained parcels will operate as a greenhouse operation and
field crops growing produce. These are permitted used specified in Section 7.2.1 (a).

a) The primary use of land shall be for the growing of crops, including biomass, nursery and
horticultural crops, the raising of livestock, the raising of other animals for food, fur and fibre,
including poultry and fish, aquaculture, apiaries and maple syrup production and agro-

forestry.

7.2.3  Agricultural Lot Creation & Lot Adjustment Policies
The following policies apply to land designated Agricultural.
a) Consent to sever land may be considered for the following purposes:

i) the assembly or disassembly of agricultural lots for agriculture uses including agriculturally
related boundary adjustments which do not result in the creation of a new lot, subject to the
policies of Section 7.2.4 (Agricultural Designation -Agricultural Lot Size Policies);

Comments: The severance application will be for the disassembly of a portion the subject
lands and subject to the policies of Section 7.2.4 (Agricultural Lot Size Policies).

The following policies apply to land designated Agricultural:

a) The expansion of farm holdings through lot assembly is encouraged wherever possible.
Agricultural lots may be assembled and disassembled, provided that the lots remain
viable for agriculture uses, are of a size appropriate for the type of agriculture uses
that are common in Norfolk County, and are sufficiently large to maintain flexibility
for future changes in economic conditions and in the type or size of agricultural
operations. The minimum agricultural lot size shall generally be 40 hectares. Assembly
and disassembly of agricultural lots to sizes that are generally 40 hectares or larger
shall be permitted and encouraged by the County. The County may consider
applications to assemble and disassemble agricultural land into agricultural lots that
are less than approximately 40 hectares in size, subject to the following
considerations:

Comments: Both severed and retained parcels will have an area of 20ha. The creation of
the 20 ha sized parcel must be examined to ensure that the parcels will remain viable for
the type of agriculture common in Norfolk County and will remain viable for future changes
in economic conditions and in the type or size of agricultural operations.

i) agriculture shall be the proposed use of both the severed and retained lots;

Comments: It is confirmed that both severed and retained parcels as described above will
remain in agricultural use.

if) it shall be demonstrated that both the severed and retained lots will be flexible to
respond to ecanomic change. The applicant shall pravide information necessary to



evaluate the viability of the new farming operations on the parcels of land.
Information pertaining to the scale and nature of the operation, projected revenue,
expenses, financing, soil quality, water quality and quantity, and any other viability
criteria relevant to the proposal shall be provided to the satisfaction of the County. The
County may request a peer review of the information provided and/or consult with the
Agricultural Advisory Board.;

Comments: The parcels contain existing greenhouse operations which are equipped to
produce a range of crops as outlined in this report. These greenhouses are capable of
growing any number of different crops depending upon the changes in the economic market
conditions, the size of the parcel will also permit expansion of the greenhouse facility, if
needed. These greenhouses were constructed in 2019 and 2020 and are designed to be very
flexible (unlike some of the older style greenhouses which are limited by there size and
height as well as equipment).

iii) the proposed farm and the retained farm lot are eligible for farming business
registration under the Farm Registration and Farm Organizations Funding Act and
are eligible for the Farm Property Class Tax Rate Program under the Assessment Act;

Comments: Both farm operations are eligible for registration under the relevant Acts.

iv) it shall be demonstrated that nearby lots of similar size to that proposed are
not available and suitable for the intended agriculture use;

Comments: It is the writer’s position that this policy is not relevant because we are dealing
with a parcel, which has two existing separate greenhouse operations. Planning staff have
indicated that this policy must be addressed. It is for this reason that we have applied for an
official plan amendment to request that this policy not be applied to this proposed
severance and rezoning application. The basis of this request is that in this case, there are
two existing commercial greenhouse operations, each operation is an existing separate
freestanding business. It is proposed that each business be located on a separate 20ha
parcel. Significant investment has been made to construct the greenhouse facilities, which
would make relocating these facilities impractical. The policy implies that if there is a
suitable alternative location located close by, then the proposed development should locate
on that alternative site. This policy is simply not appropriate in this particular situation.
This being the case we feel it is reasonable to amend the official plan to waive this policy
requirement.

v) the suitability of both the severed and retained lots shall be assessed based on the type
and size of agricultural operations in the area as well as the lot sizes typically
associated with the agricultural operation proposed;

Comments: Based upon our review many greenhouse operations in Norfolk County are
located on smaller parcels than the proposed lots.

vi) it shall be demonstrated that both the severed and retained lots
remain sufficiently large to permit a change in the commodity produced, an
adjustment in the scale of operation, diversification or intensification; and



Comments: The report confirms that the parcels with the existing greenhouses are very

flexible in terms of crops that can be grown as well as having the flexibility to expand if
needed.

vii) both the severed and retained lot shall comply with the Minimum Distance Separation
Formulae.

Comments: there are no livestock operations located in the vicinity of the proposed
severance.

b) A minimum agricultural lot size of 40 hectares shall be established in the Zoning By-
law. The County shall consider a proposal to disassemble agricultural land to a lot size
smaller than 40 hectares by way of applications for Zoning By-law amendment and
consent, subject to Section 7.2.4(a). Where all criteria outlined in Section 7.2.4 a) are
satisfied, a minor deviation from the minimum farm size may be approved through a
minor variance.

Comments: the proposed severance will require a zoning by-law amendment which has
been submitted as part of this application.

4.0 Planning Comments:

The PPS does not set a minimum size for agricultural parcels. However the Provincial
Ministries discourage the creation of parcels less than 40ha or 100 acres. The purpose of
this policy is to prevent fragmentation of larger farm parcels. Generally, most common field
crops (corn, beans, grains) require substantial acreage to provide a reasonable income for
those who grow such crops. Smaller sized farm parcels can also encourage use of the lands
for non-agricultural uses including non-farm residential uses, unviable hobby farms or
remove otherwise good agricultural lands from crop production.

The Norfolk County Official Plan (Section 7.2.4) sets out specific criteria to deal with the
creation of farm parcels that have an area of less than 40 ha. As set out in this report, the
issues related to flexibility have been addressed, by indicating the current viability of these
greenhouse operations and by demonstrating the flexibility in terms of the variety of crops
that can be produced and the ability to expand the operation, if necessary, in order to
address any future changes in economic conditions.

The Cummings report confirms the viability of each of the two commercial operations.
I am satisfied that the proposed official plan amendment, zoning by-law amendment and

severance are consistent with the intent of both the PPS and the Norfolk County Official Plan
policies.
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MAP B

OFFICIAL PLAN MAP
Geographic Township of WINDHAM
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MAP C OPNPL2022315

PROPOSED ZONING BY-LAW AMENDMENT MAP
Geographic Township of WINDHAM
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MAP D

CONCEPTUAL PLAN
Geographic Township of WINDHAM
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