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1.0 Introduction 

Elder Plans Inc. has been retained by 2582571 Ontario Inc., to provide a planning rationale report in 
support of a zoning amendment application needed to permit an outdoor storage structure for display 
and sale of recreational boats located at the existing Lockhart’s Odyssey establishment in Courtland.  

The subject lands are located at 14 Norfolk County Road 13, Courtland and, in the Norfolk County 
Official Plan, are designated Protected Industrial. These lands are zoned "General industrial (MG)" in the 
Norfolk County Zoning By-Law 1-Z-2014. 

This report includes a review of the Norfolk County Official Plan and Norfolk County Zoning By-Law 1-Z-
2014. It is agreed that the proposed development within an urban settlement area is consistent with the 
Provincial Policy Statement 2020. 

2.0 Site description and neighbouring land uses 

The subject lands are located in the northeast corner of the intersection of Highway 3 and Norfolk 

County Road 13. There are two existing buildings, a parking area and a pond currently established for 

Lockhart’s Odyssey which is a vehicle sales and service establishment. Many types of all terrain vehicles, 

Sea-doo, Ski-doo, out board motor boats and pontoon boats along with related accessories are sold, 

maintained and repaired. 

There are two residential lots abutting the south boundary of the subject lands and Highway 3. Across 

the highway there is a residential lot and a commercial lot on the corner. To the south west on the south 

side of Highway 3, there are two more residential lots and further west, industrial uses. To the 

immediate west of the subject lands there is a gas station, retail outlet (metal roofing supplies) and 

vehicle washing establishment. Lands to the north and east of the subject lands are utilized for more 

typical industrial types of uses.  

3.0 Development Proposal 

The owner proposes building a 632 square metre (sq m) open outdoor display area under a canopy 

structure for the display and sale of recreational boats. The subject lands are designated Protected 

Industrial in the Norfolk County Official Plan. No change to that is proposed. Although a vehicle sales or 

rental establishment is permitted through Norfolk County Zoning By-law 1-Z-2014, relief from zone 

provisions is required. The follow relief is requested;  

1) Relief of 31.5 metre (m) from Site Specific Provision 14.359 requiring a 36 m distance from an 

outdoor storage area to a Hamlet Residential (RH) zone, to permit a 4.5 m distance.  

2) Relief of 11.20 m from Section 7.1.4 h) where outdoor storage is not permitted in the front yard 

(26.02 m existing front yard defined through previous applications), to permit outdoor storage 

within 11.20 m of the front yard.   

3) Relief of 15.5 m from Section 7.4.1 e) i) to permit a 4.5 m minimum interior side yard from the 20 m 

minimum required interior side yard abutting a residential zone.  
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4) Finally, relief from Section7.4.1 g) where the maximum structure height is limited by a 45-degree 

angular plane measured from the edge of any residentially zoned lot.  Relief to permit a maximum 

structure height of 7.50 m is requested. 

Due to the subject lands abutting Highway 3, there is a 14 m Ministry of Transportation setback 
requirement from the property line. The proposed structure has been located outside of this required 
setback. 
 
The subject lands, are zoned General Industrial (MG) and is one of several properties with special 
provision 14.359 applying to them. Special Provision 14.359 permits the vehicle sales or rental 
establishment through the Light Industrial (ML) zone. A new site-specific special provision is needed to 
address the above proposed provisions. Special provision 14.359 will continue as it is as it affects 
multiple properties. 
 

4.0 Policy Review 

 
4.1 Norfolk County Official Plan 

The County Official Plan contains policy to achieve the vision, which in relation to a strong and 
diversified economy in section 2.2.1 states one of the goals is to “Create a planning framework 
that promotes a flexible and adaptable economic environment that encourages investment and 
a broad range of employment opportunities, supports the growth of tourism in the County, 
protects the vitality and growth of the agricultural industry, and revitalizes Downtown Areas 
while recognizing retail trends and community needs.”  

Norfolk County Official Plan Comments 

7.12 Protected Industrial Designation 
Protected Industrial areas are characterized 
by their high visual profile and accessibility 
and are generally comprised of industrial, 
employment, accessory commercial and 
related uses. Protected Industrial areas are 
located along Provincial Highways, and 
County arterial and collector roads. 
Generally, these areas are expected to 
accommodate a wide range of industrial uses 
requiring high visibility and good accessibility. 
High quality design will be essential in these 
areas and some restrictions on uses will be 
applied to ensure attractive streetscapes. 

 
For over 20 years, Lockhart’s Odyssey has 
operated in this location and over time 
expanded. This industrial use with 
accessory commercial uses would be 
considered light industrial. The subject 
lands are highly visible in their location 
abutting Highway 3 and Norfolk County 
Road 13.  The owners have always strived 
for high quality design and attractive views 
of their establishment from the abutting 
streets. 

7.12.1 Permitted Uses (excerpts) 
Subject to the other policies of this Plan, the 
following policies shall apply in determining 
uses permitted on land designated Protected 
Industrial on Schedule “B”.  
a) The predominant use of land shall be a 

wide range of employment and industrial 

 
 
 
According to the Zoning By-law, Lockhart’s 
Odyssey is considered a vehicle sales or 
rental establishment and it is permitted 
through the Light Industrial zone.  The 
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uses, subject to the policies of this 
Section, including the following:  

i. manufacturing including processing, 
assembling, repairing;  

ii. warehousing, distribution, storage 
facilities;  

iii. trucking and transportation terminals; 
 vii. automobile service/repair stations, 

automobile and truck rental operations, 
automobile depots, auto and truck 
repair/body shops;  

xi. ancillary offices and limited retail sales of 
products manufactured, processed or 
assembled on the premises; and  

 
b) Office uses shall be permitted . . . . ..  
 
c) The following ancillary uses may be 

permitted without an amendment to this 
Plan: 

 i) commercial uses, provided that the use is 
associated with and clearly ancillary to 
the main Protected Industrial use; and  

ii) uses accessory to any of the permitted 
uses in the Protected Industrial 
Designation are permitted. 

main uses on the subject lands are the 
display, sales, storage and 
maintenance/repair of recreational 
vehicles. Accessory uses include the sale of 
accessories and offices. 
 
In the Official Plan, this use is related to 
automobile and truck transportation 
services and repair permitted uses and 
therefore is a permitted use. The addition 
of a recreational boat display and sales 
area is ancillary as it expands the choice of 
products available from this vehicles sales, 
maintenance and repair establishment. 
Thus, this additional accessory use 
supports and contributes to the success of 
the establishment.  

 

7.12.2 Land Use Policies  
The following policies apply to land 

designated Protected Industrial.  
 
a) Industrial uses located adjacent to a 

Provincial Highway or arterial road shall 
generally be limited to self-contained 
uses that produce and/or store a product 
where there is a low probability of 
significant emissions. Access to a 
Provincial Highway shall require approval 
from the Province and the County. Access 
to the arterial road shall require approval 
from the County.  

 
b) Open storage shall be screened such that 

it is not visible from a Provincial Highway 
or arterial road. 

 
 
 
a) There are no anticipated emissions from 
a static display and sales area. Access from 
County Road 13 to Lockhart’s Odyssey was 
approved several years ago when the firm 
was established.   
 
b) The proposed open structure will be 
used to display boats for sale. It is 
important that this display area be open to 
view from the Provincial Highway and 
County arterial road in order to attract 
customers.  This is not really an industrial 
storage area in nature but rather more of 
an accessory commercial sales area. The 
display and sales area is set outside of the 
14 m MTO required setback and therefore 
is not anticipated to be unduly distracting 
to traffic.   
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7.12.3.1 Courtland – Protected Industrial 
Area Site Specific Policy Area  

On land designated Protected Industrial – Site 
Specific Policy Area 7.12.3.1 on Schedule “B” 
to this Plan, the following policies shall apply:  
a) Notwithstanding Section 7.12.1 (Protected 

Industrial Designation – Permitted Uses) to 
the contrary, a full range of industrial uses 
shall be permitted within the Site Specific 
Policy Area, subject to the industrial use(s) 
being serviced by approved water and 
wastewater treatment facilities.  

b) Any existing residential development may 
be recognized in the Zoning By-law.  

d) In order to promote aesthetic quality, 
proposals for industrial development within 
the Site Specific Policy Area that are visible 
from adjacent roads shall be required to 
provide a higher standard of amenity in 
terms of landscaping, building materials or 
outdoor storage, in accordance with the 
policies of Section 7.12.2(g) (Protected 
Industrial Designation – Land Use Policies). 

 
This special policy area affects over 35 
properties. A wide range of industrial uses 
are located on these properties.  
 

a) The subject lands are serviced with 
private well water and a private on-site 
septic system.  
 
 
b) two existing residential dwellings on 
separate abutting lots are zoned Hamlet 
Residential. 
d) Previously the owner has added trees 
and other landscaping to ensure a high 
standard amenity area and overall 
attractiveness to the site.  
 
An amendment to the approved site plan 
will be undertaken. It is there that detailed 
review of the building orientation, design 
and setbacks along with landscaping and 
screening can occur.  

7.12.2 g) 
Separation distances between sensitive land 
uses and Protected Industrial uses, or for 
Protected Industrial uses abutting Provincial 
Highways or arterial roads shall be required 
to provide a higher standard of amenity in 
terms landscaping building materials and 
outdoor storage which shall be implemented 
through the Zoning By-law, as a condition of 
draft plan approval and/or through site plan 
control and may include measures such as: i) 
building orientation, design and setbacks; ii) 
landscaping and screening; iii) access 
controls; iv) road improvements and 
widenings; v) restrictions on the range of 
permitted uses; and vi) restrictions on 
outside storage 

 
As will be shown in the site plan, additional 
screening and landscaping will be provided 
between the abutting residential dwelling 
and the proposed display and sales area. 
The distance between the maintenance 
and repair area (likely source of most 
noise) and the sensitive land use remains 
unchanged.  
 
The Ministry of Transportation has a 14 m 
set back requirement which is being met.  

 

The existing light industrial use and proposed outdoor display and sales area accessory use is 

permitted in the Official Plan. The proposed outdoor display and sales area is consistent with 

Official Plan policy.  
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4.2 Norfolk County Zoning By-Law 1-Z-2014 

The Norfolk County Zoning By-law regulates the use of lands, the frontage and depth of a parcel 
of land, the proportion of land occupied by a building or structure, the erection, use, height, 
bulk, size, floor area, spacing and location of building and structures, and the provision of 
parking facilities. 

Norfolk County Zoning By-Law Comments 

The subject lands are zoned "MG" with a 
site specific provision 14.359 applying to 
them. 
 

It is through the Site Specific Provision 
14.359 the vehicle sales or rental 
establishment is permitted. 

Site Specific Provision 
14.359 In lieu of the uses permitted in the 
MG Zone, the following uses shall apply:  
a) day care centre  
b) fitness and health care facility  
c) industrial supply establishment  
d) office, industrial  
e) open storage accessory to any 
permitted use  
f) processing, manufacturing and light 
assembly plant provided there is not a 
high requirement of either strength or 
quantity of waste, or a high volume 
requirement of public water and provided 
that no refining, heavy forging, casting or 
smelting operations are carried out  
g) research and development facilities  
h) restaurant  
i) retail sales related to industrial on same 
lot  
j) sports facility  
k) truck terminal provided that it is not on 
the portion of the lands shown on 
Schedule 14.359.1 as Part 1  
l) any use permitted in an ML Zone except 
an automobile service and repair station.  
 
No building, structure or open storage 
shall be located any nearer than 36 metres 
from any RH Zone. 

Through subsection l) of this site specific 
provision, any use permitted in the Light 
Industrial (ML) Zone is permitted. Section 
7.2.1 the ML zone permits in sub section t)  
vehicle sales or rental establishment. 
 
Lockhart’s Odyssey is a vehicle sales and 
rental establishment as seen in the 
definition below.   
 
The first issue for this proposal is  
the location of the display and sales 
area/outdoor storage area in relation to an 
abutting RH zone, as the site specific 
provision requires a 36 m separation. As 
the proposed display and sales area for 
boats is more commercial in nature, will 
not attract frequent movement of 
vehicles, no emissions or excessive noises 
are anticipated, most of the activity will be 
persons walking through the display area 
in the day time hours of the business’ 
operation, a reduction in the separation 
distance is appropriate.  Solid fencing and 
landscaping mitigation measures are 
proposed so the residential use rear yard 
amenity area can be utilized enjoyably. 
With the nature of the proposed use and 
the proposed mitigation measures, a 4.5 m 
separation distance is appropriate.  

2.173 “VEHICLE SALES OR RENTAL 
ESTABLISHMENT” shall mean an 
establishment having as its main use the 
storage and display of vehicles for sale, 
rent or lease. Accessory uses may include 
facilities for the repair or maintenance of 
vehicles. A vehicle sales or rental 

 
The main use on the subject lands is the 
storage and display of vehicles for sale. 
Accessory uses include the sale of 
accessories and the repair and 
maintenance of those vehicles. 
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establishment shall not include an 
industrial garage. 

2.172 “VEHICLE” shall mean an 
automobile or motorized transport or 
truck designed or used for carrying 
passengers or for transporting goods and 
may include: a farm implement, mobile 
home, recreational vehicle, snowmobile or 
marine craft. 

The motorized transport vehicles, 
snowmobiles and marine craft sold, 
maintained or repaired are all permitted 
through this definition.  

2.120 “OUTDOOR STORAGE” shall mean 
the storage or display of equipment, 
materials or things not within an enclosed 
building. Enclosure of an area by a fence 
or a canopy or roofed structure shall not 
be construed as an enclosed building. 

Although the storage and display of 
vehicles for sale is a permitted main use of 
the subject lands according to the 
definition of vehicle sales or rental 
establishment, it is the canopy structure 
for an outdoor display that is an issue with 
the MG zone provisions. 

7.1.4 Zone Provisions  
In an MG Zone, no building or structure 
shall be erected or altered except in 
accordance with the following provisions:  
a) minimum lot area: 1,855 square metres 
b) minimum lot frontage: 30 metres  
c) minimum front yard: 6 metres  
d) minimum exterior side yard: 6 metres 
e) minimum interior side yard: 3 metres  

i) abutting a residential Zone 20 
metres  

f) minimum rear yard: 9 metres  
g) maximum building height: subject to a 
45 degree angular plane measured from 
the edge of any residential, commercial or 
institutional Zoned lots  
h) outdoor storage: prohibited in any front 
yard or any required exterior side yard 

Relief is sought from the following 
subsections;  
e) i) where a 4.5 m interior side yard is 
proposed.  
g) where a maximum structure height of 
7.50 m for a sloped canopy roof and the 
interior side yard to be 4.5 m is proposed. 
h) Permission for 11.20 m of the existing 
front yard to be occupied by the outdoor 
display and sales area and canopy 
structure is requested. 
 
As the proposed display and sales area for 
boats is more commercial in nature, will 
not attract frequent movement of 
vehicles, no emissions or excessive noises 
are anticipated, most of the activity will be 
persons walking through the display area 
in the day time hours of the business’ 
operation, a reduction in the interior side 
yard is appropriate.  Solid fencing and 
landscaping mitigation measures are 
proposed so the residential use rear yard 
amenity area can be utilized enjoyably.  
 
Also, the outdoor display and sales area 
being, in part, within the established front 
yard is appropriate as the main building on 
site is set well back from the road frontage 
with two rows of parking spaces and an 
aisle in front of it. The area is at least 14 m 
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back from Highway 3 as required by MTO 
regulations.  Site lines are not impacted.  
 The proposed distances are appropriate.  

2.177.1 “FRONT YARD” shall mean a yard 
extending across the full width of the lot 
between the front lot line of the lot and 
the nearest part of any excavation or main 
building on the lot. 

 

 

 

The requested relief is appropriate in this situation as this accessory sales display area, although 

defined as outdoor storage is more commercial in nature, only operates in daytime business 

hours, requires visibility from the road, will not have emissions or undue noise associated with 

it, is still set well back from the adjacent roads, and provides an acceptable separation distance 

to the Hamlet Residential zone due to its limited uses and planned mitigation measures. The 

proposed relief should be supported. 

 

5.0 Review Summary  

Most of this vehicle sales or rental establishment’s activity related to maintenance and repair 

occurs on the north end of the established buildings. The indoor sales and display areas are 

located in the southerly portion of the closest building to the abutting residential lots. A parking 

lot is located in the space between the buildings and the residential lots.   

Adding an outdoor display and sales area for boats is more commercial in nature, rather than 

industrial. As visibility is important for the attraction of customers, screening should not be 

required. This is not a typical industrial storage area where raw products and other less 

attractive materials or products might be stored and should be screened. The display and sales 

area will have no industrial emissions and will not attract frequent movement of vehicles. Most 

of the activity will be persons walking through the display area in the day time hours of the 

business’ operation.  Fencing and landscaping mitigation measures are proposed so the 

residential use rear yard amenity area can be utilized enjoyably. For these reasons the requested 

relief is appropriate. 

Respectfully submitted,  

 

Mary Elder MCIP RPP 
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