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N. Declaration

1 Pamela Questing ofNorfolk County

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: /•• y'-^^—^—7^-7£~
|~|an^~€io<'€ ^cic\^/ ••

In ^(jft\\- Co^^^r
^T

'wner/Applicant Signature

This '^___^ of 0^. ^ c^^J~-

A.D.,20_B3.

^^^ ^/A^
^ ^/^

A Commissioner, o^.

HannetoreTentey Yager, a
CommissKmr, etc.. Province of Ontario,
for the Corporatwn of Noffolk County.
Expires November 21, 2025.

Nor .
coiwry*

Revised March 2021
Development Application
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Owner: Arvane Farms
Geographic Township of Middleton
Roll Number: 3310494040066000000
MID CON 1 NTR PT LOT 187
RP 37R11496 PART 2, 44.89AC

Civic Address: 124 Hawtrey Road, Norfolk County

Agent: Alamac Planning LTD
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Planning Justification Report for 124 Hawtrey Road 

Proposal 

This minor site plan application is to legalize an on-farm diversified use of a vehicle repair 

and storage facility on the subject lands. 

Introduction 

The property owner, Arvane Farms, has farmed the subject lands for many years. The 

farm currently grows vegetables, including tomatoes and peppers. The barn/s (historically 

two sperate barns that have now undergone renovations to create one barn) on the 

subject lands are being used for purposes including the storage and grading/loading of 

the vegetables grown on the farm and in close proximity as well as the repair of the farm 

operation vehicles. The use of the barn has recently evolved to including the repair of 

non-farm vehicles. As such, the use of the barn has grown beyond the definition of 

agriculture in the Norfolk County Zoning By-law and could now be considered an on-farm 

diversified use (OFDU). This new OFDU has triggered the requirement for a minor site 

plan application.  The property owner is interested in legalizing the OFDU as he is 

cognizant of the residential and agricultural neighbours and would like to ensure the 

OFDU will not affect the abutting properties. The OFDU is limited in operation as well as 

size and scale.  This Planning Justification Report (PJR) confirms the appropriateness of 

the OFDU and includes all requirements of Norfolk County staff as outlined in the Updated 

September 22,2023 Pre-Submission Consultation Meeting Minutes 

Site Description 

The subject lands are part of an 18.2 hectare (44.9 acre) farm parcel fronting onto the 

east side of Hawtrey Road in the Geographic Township of Middleton, north of the urban 

area of Delhi. The area of the OFDU is approximately 0.8 hectares (2 acres) in size as 

shown on Figure 1 (below) and contains a barn (which as outlined above was previously 

two barns that have joined since the aerial photography was completed), a small office, 

and two driveway accesses. One driveway is the primary access for the OFDU and the 

other is the primary access for the continuing farm operation. There are no dwellings on 

the property. Figure 2 (below) outlines the entirety of the farm parcel on which the OFDU 

is located. 

The farm is used for growing various vegetables, and currently consists of tomatoes and 

peppers. A single detached dwelling is located to the west of the subject lands across 

Hawtrey Road, and a subdivision is located further to the south of the subject property 

within the urban boundary of Delhi. Most of the lands surrounding the subject property 

are in agricultural production. 

The gross floor area of the barn is 833 square metres (8,966 square feet), which is less 

than 20 percent of the acceptable land area of the OFDU. 
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Figure 1: Subject Lands 

 

Figure 2: Farm Parcel Containing the Subject Lands 
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Mitigation Measures 

OFDUs are subject to a number of requirements outlined further below in this report. One 

of the significant requirements is that the use shall be compatible with, and shall not 

hinder, surrounding farm operations. Impact mitigation is an important part of the minor 

site plan application as is outlined in detail below: 

Light 

Seven wall-mounted lights currently exist on the barn as identified on the site plan 

drawing.  Five of these lights are identified on Figure 3 (below). No additional lighting is 

proposed. The existing lights are in keeping with what is found on many barns in Norfolk 

County and they are not of significant brightness that would impact surrounding 

properties. No light will travel beyond the property lines as demonstrated on the site plan  

The illumination of each light reaches approximately 5 metres (16.4 feet). The lighting will 

not be of a commercial nature and will match the rural aesthetic of the area.  All lighting 

is dark sky compliant as outlined in the site plan drawing. 

Figure 3: Wall-Mounted Lights on the Barn 

 

 

Dust 

No dust is/ will be generated by the OFDU. Vehicle repair and outdoor vehicle storage 

does not include any works that create dust. The gravel driveways for the OFDU and the 

existing farm operation also do not generate excessive dust.   

Noise 

Limited noise impacts are anticipated as a result of the OFDU. Some small amounts of 

noise will be generated due to the nature of the use (i.e. the use of metal tools, impact 

guns, vehicles being moved in and out of the building, etc.) but this is not expected to 

exceed the level of noise generated by an average farm operation. Only three employees 

will be employed on the subject lands, which limits the amount of work being completed 

at any given time, and the closest neighbour is over 112 metres (367 ft) from the OFDU 

barn as shown on Figure 4. The OFDU will only operate during daytime hours. Trees will 
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be planted near the entrance/ exit of the OFDU and beyond the boundary of the OFDU 

on the farm parcel to the closest residential neighbour.  These trees will dampen the travel 

of sound as well as provide a visual barrier. 

Vibration 

Vehicle repair establishments are not known to create vibrations. There is nothing 

involved in this type of work that should result in vibrations. 

Buffering 

A chain link fence is proposed to delineate the use of the OFDU from the surrounding 

farm operation on the subject property. This will assist with visually delineating the OFDU 

from the surrounding farmland and keeping site lines of the working farm. Four trees are 

proposed at the south corner of the OFDU again to provide a visual buffering from the 

residential neighbour across Hawtrey Road. These trees will also serve as a windbreak 

to again diminishing any small amounts of dust or noise created from the OFDU. 

The existing barn on the property will not be physically altered to accommodate the use, 

aside from minor changes such as parking/fire route signage. The use will visually remain 

agricultural in nature and will not appear out of place on the landscape. The property still 

remains primarily agricultural in nature, and the barn will continue to be used for 

agricultural purposes as well. 

Figure 4: Distance Between On-Farm Diversified Use and Closest Residential Neighbour 

 

112 metres 

(367 feet) 
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Servicing 

Water and Wastewater 

The OFDU is serviced by an on-site well and on-site sewage disposal system (as 

identified on the site plan drawing). A septic evaluation form has been submitted in 

conjunction with this application demonstrating that the septic system is in good working 

order. The vehicle repair establishment is considered a dry use, as the water and 

wastewater requirements are limited to an employee washroom and personal use (i.e. 

drinking water, washing hands after a job is complete, etc.). The vehicle repair use itself 

does not require any significant amount of water or wastewater usage. 

Grading 

The grading of the lands will not be altered. The subject lands are very flat, and the barns 

being used for the OFDU are already constructed. The property operates as a farm 

primarily, with the OFDU being secondary and located within the existing barn. No new 

buildings will be constructed for the purpose of the OFDU.   

Stormwater Management 

No new buildings or impervious surfaces are being added to the subject lands. 

Stormwater management on the subject lands will not be altered.  It is understood that 

any rainwater or melted snow on the farm property (including the OFDU area) travels 

through the sandy farm soils and dissipates quickly and efficiently.  The Geographic 

Township of Middleton is known for its very sandy soils.  The property owner has 

confirmed that no standing water has ever been identified on the farmlands (including the 

OFDU area).  It is understood that the natural path of water (legal and adequate outlet) is 

the sandy soils of the farm property and or the shallow ditch along Hawtrey Road.  The 

property will continue to primarily operate as an active working vegetable farm, with most 

of the land being used for crop production. 

Traffic and Parking 

A traffic impact study brief prepared by SSL Project Services and submitted with this 

application and has indicated that the proposed OFDU does not pose a significant impact 

on the operations of Hawtrey Road. One of the entrances will continue to serve the 

farmland on the property, and the other entrance will be used for the OFDU. The traffic 

brief has confirmed that this is appropriate. 

This OFDU is similar to an industrial use, but at a smaller scale and with fewer impacts. 

To calculate parking, the industrial rate in the Zoning By-law of 1 space for every 90 

square metres of usable floor area was used, which equates to 10 spaces. Tandem 

parking spaces will be provided for the use to accommodate larger vehicles, resulting in 

a total of 20 parking spaces, exceeding the requirements of the Zoning By-law. The 

parking area will continue to be gravel and will not be paved to assist rainwater and melted 

snow to seep into the farm land beside and below the OFDU barn.  It is important the 
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driveway and parking surfaces maintain the intent of the farm first mindset. It is the long-

term intention for the OFDU area to revert back to farm production in the future. 

The fire route is illustrated on the site plan drawing and will be signed appropriately as 

identified on the site plan drawing. The parking area will also be signed as appropriate as 

identified on the site plan drawing. No parking lines are anticipated as per the parking lot 

and driveways are gravel surface.   

The OFDU entrance and the farm entrance will be paved as per the request of Norfolk 

County staff in the Pre-Consultation Meeting Minutes and identified on the site plan 

drawing.   

Land Use Policies and Zoning By-law Requirements 

All relevant land use policies and zone provisions are analyzed and addressed below. 

Provincial Policy Statement 

The Canada Land Inventory classifies the subject lands as class 2 soil; as such, they are 

considered prime agricultural lands. The Provincial Policy Statement (PPS) awards a high 

level of protection to prime agricultural lands, permitting only agricultural uses, agriculture-

related uses, and OFDUs. OFDUs are required to be compatible with, and not hinder, 

surrounding agricultural operations. 

The PPS defines OFDUs as “uses that are secondary to the principal agricultural use of 

the property, and are limited in area. OFDUs include, but are not limited to, home 

occupations, home industries, agri-tourism uses, and uses that produce value-added 

agricultural products. Ground-mounted solar facilities are permitted in prime agricultural 

areas, including specialty crop areas, only as OFDUs .” The proposed vehicle repair and 

storage use is considered an OFDU as per the current PPS. 

Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas 

The Ontario Ministry of Agriculture, Food, and Rural Affairs (OMAFRA) released 

Publication 851: Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas (“the 

Guidelines”) in 2016 to help guide land use authorities in making determinations in what 

should be permitted in prime agricultural areas. The Guidelines state, “OFDUs should be 

related to agriculture, supportive of agriculture or able to co-exist with agriculture without 

conflict. OFDUs are intended to enable farm operators to diversify and supplement their 

farm income, as well as to accommodate value-added and agri-tourism uses in prime 

agricultural areas.” 

Section 2.3.1 of the Guidelines address the PPS criteria for OFDUs. The below identifies 

how these criteria are met in relation to the proposed vehicle repair and storage OFDU: 
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Policy Application 
Compliance 

Comments 

1. Located on a farm. ✓ The use is located on an 18.2 hectare (45 
acre) farm. The property will continue to 
be used for farming. The farm owner 
owns many farm parcels in Norfolk 
County, forming a large operation. 

2.Secondary to the 
principal agricultural use of 
the property. 

✓ Agricultural uses must remain the 
dominant use of the property. The vehicle 
repair use and storage will not remove 
any agricultural land from production, as it 
will use existing agricultural buildings 
(barn) that could easily be converted back 
to their original use. The barn continues 
to be used for agricultural purposes 
including storing, grading and loading of 
vegetables. Farming remains the primary 
use of the subject lands. 

3. Limited in area. ✓ Zoning By-law 1-Z-2014 has limited the 
area of OFDUs to a maximum of one 
hectare. The total area of this OFDU is 
less than 1 hectare (2.5 acres), totalling 
approximately 0.8 hectares (2 acres). 
Part of the barn will continue to be used 
for agriculture including the storage, 
grading, and processing of crops. 

4. Includes, but is not 
limited to, home 
occupations, home 
industries, agri-tourism 
uses and uses that 
produce value-added 
agricultural products. 

✓ The criteria notes that beyond the 
examples listed, other uses may also be 
suitable, subject to meeting all PPS 
criteria. The proposed use is similar in 
concept but beyond the scale of a home 
industry. The use is limited in scope, only 
providing vehicle repair (including the 
repair of agricultural vehicles) and a small 
office related to the business. The size 
and scale are limited as well, and it is 
considered a dry use, as its only water 
and wastewater requirements are for a 
washroom for three employees. 

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

✓ The vehicle repair and storage operation 
is limited in size and scale. It is located 
within existing barn on the subject lands. 
The nature of the use is such that it does 
not draw large numbers of customers to 
the property. The use only operates 
during daytime hours. A maximum of 
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three employees will be employed by the 
business. It will not create any impacts for 
surrounding agricultural operations as the 
OFDU has appropriate servicing, low 
traffic, maintains the rural character of the 
area and does not create cumulative 
impacts.  More specifically, the servicing 
and infrastructure are available in the 
form of an on-site well and on-site septic 
system, which are in good working order 
as per the submitted On-Site Sewage 
Disposal System (OSSDS) review. No 
impacts on the transportation system are 
anticipated as demonstrated through the 
Traffic Impact Brief submitted. The use 
operates within existing barn on the 
subject lands, which maintains the rural 
character of the area. Environmental 
standards will not apply due to the small 
scale of the use, and there are no 
cumulative impacts of multiple OFDUs as 
there are no others located in close 
proximity. 

 

The subject application complies with the criteria outlined in the Guidelines on Permitted 

Uses in Ontario’s Prime Agricultural Areas.  

Norfolk County Official Plan 

The subject lands are designated “Agricultural” in the Official Plan. The Agricultural 

designation aims to protect Norfolk County’s prime agricultural lands from incompatible 

uses and to preserve their long-term agricultural use. OFDUs are permitted within the 

Agricultural designation. 

Section 7.2.2 of the Official Plan includes the land use policies for the Agricultural 

designation. The following subsections address OFDUs specifically: 

b) OFDUs comprise a gainful occupation conducted in whole or in part of an 

accessory building (shed or farm building) by a member of the farm family. OFDUs 

shall be subject to all of the following policies:  

Policy Application 
Compliance 

Comments 

i) the use is located on a 
parcel of land which has 
an existing farm operation 
established on it; 

✓ The use is located on an 18.2 hectare (45 
acre) parcel of land which has an existing 
farm operation established on it. 



9 | P a g e  
Alamac Planning Inc. 

ii) the use is secondary to 
the principal agricultural 
use of the property; 

✓ The use will remain secondary to the 
principal agricultural use of the property, 
as the farm operation actively grows 
vegetables. 

iii) the use is limited in 
area, as outlined in 
Section 7.2.2 c); 

✓ The use is limited in area to 
approximately 0.8 hectares (2 acres). 

iv) the use may include, 
but is not limited to, home 
occupations, home 
industries, agri-tourism 
uses including overnight 
tourist accommodation 
and uses that produce 
value-added agricultural 
products, including those 
that use crops from other 
producers; 

✓ The use is similar to a home industry, but 
without a residential component on the 
property. Limited outdoor storage is 
proposed on the site. 

v) the use is compatible 
with, and will not hinder, 
surrounding agricultural 
operations; 

✓ The use is compatible with, and will not 
hinder, surrounding agricultural 
operations. Please see the Mitigations 
Measures section above regarding the 
limited impacts of the operation and how 
those potential impacts will be addressed. 

vi) the use is appropriate 
to available rural services 
and infrastructure; 

✓ The use will be appropriately serviced by 
an on-site well and septic system. It is 
small scale and will not impact available 
rural infrastructure. The grading and 
stormwater management of the lands will 
not be affected by the proposed use. The 
Traffic Impact Brief has indicated that the 
use is appropriate for the existing 
conditions of Hawtrey Road, with no 
improvements required. 

vii) the use maintains the 
agricultural/rural character 
of the area; 

✓ The use maintains the agricultural and 
rural character of the area. It is located 
within existing barns on the subject lands. 

viii) the use meets all 
applicable environmental 
standards; and 

✓ The use is very small scale and will not be 
affected by environmental standards. 

ix) outside storage areas, 
associated with the on-
farm diversified use shall 
be included in the limited 
area calculations outlined 
in Section 7.2.2 c). 

✓ There is limited outside storage proposed 
in relation the use, such as vehicles 
parked on the property overnight while 
being serviced. Any storage will be 
included within the limited area 
calculation, and buffering has been 
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Outside storage areas 
shall be screened from the 
road and residential 
buildings on adjacent 
properties. 

included as part of the application, as 
noted in the previous Mitigation Measures 
section of this report. 

 

c) OFDUs shall be limited in size in accordance with the following policies: 

Policy Application 
Compliance 

Comments 

i) the acceptable area 
occupied by an on-farm 
diversified use is up to 2% 
of a farm parcel to a 
maximum of 1 ha 
(10,000m2) 

✓ The proposed use would be 
approximately 0.8 hectares (2 acres) in 
size, which is 4.1% of the farm parcel. 
However, the Zoning By-law for Norfolk 
County permits a maximum of 1 hectare 
(2.5 acres), which the use does not 
exceed. 

ii) the gross floor area of 
buildings used for on-farm 
diversified uses is limited 
to an approximate 20% of 
the acceptable land area, 
as calculated in 7.2.2 c) i) 

✓ The gross floor area of the buildings is 
833 square metres (8,966 square feet). 
This is 11.1% of the acceptable land area, 
where the OFDU must be less than 20% 
of the acceptable land area. 

iii) the land area and the 
area of existing buildings 
used for on-farm 
diversified uses may be 
discounted at the rate of 
50%. Where the on-farm 
diversified use occupies 
the same footprint as a 
demolished building, the 
land area for the use may 
be similarly discounted by 
50% 

✓ The existing barn can be discounted at 
the rate of 50%. They were included in 
the area calculation at 100% because the 
area remains under 1 hectare (2.5 acres). 
The barn will still be used for agricultural 
purposes. No discount is requested. 

iv) where the on-farm 
diversified use uses an 
existing farm laneway, the 
area of the laneway will 
not be included in the area 
calculations 

✓ The existing laneway is included in the 
site plan control area and has been 
included in the calculation as it remains 
under 1 hectare (2.5 acres). No discount 
is requested. 

v) 100% of the area 
needed for parking and 
outdoor storage for the on-
farm diversified uses will 

✓ The parking area is included in the area 
calculation. 10 parking spaces are 
required based on the usable floor area 
of the barn and 20 tandem spaces are 
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be included in the area 
calculation 

proposed for the parking of large vehicles 
and farm equipment. 

vi) If more than one on-
farm diversified use is 
proposed on a single 
property, the combined 
area of all on-farm 
diversified uses shall be 
within the land area and 
building area requirements 

✓ Only one OFDU is proposed on the 
property. 

vii) On-farm diversified 
uses that are proposed to 
grow beyond the area 
limits, either incrementally 
or otherwise, will not be 
permitted and will be 
encouraged to locate in 
areas of the County 
appropriately designated 
for the use 

✓ The use is not proposed to grow beyond 
the area limits. The lands are a farm first, 
and if the use were to expand it is 
understood that it will be required to 
relocate to an urban area. 

viii) On-farm diversified 
uses will be subject to site 
plan control, where 
warranted and appropriate 
(e.g. for those uses 
requiring outdoor storage 
areas, visitor parking 
and/or a new farm access, 
etc.), in accordance with 
the policies of Section 
9.6.5 (Site Plan Control). 

✓ A minor site plan application has been 
submitted. No agreement is anticipated 
as the on-site works are not significant.  

ix) Severances to separate 
the on-farm diversified 
uses from the farm property 
will not be permitted. 

✓ A severance is not proposed. 

 

The subject application conforms to the policies of the Norfolk County Official Plan. 

Norfolk County Zoning By-law 1-Z-2014 

The subject lands are zoned “Agricultural (A)” in the Zoning By-law. OFDUs are permitted 

in the A Zone, subject to Subsection 12.3. 

12.3.1 requires that any OFDU be subject to the following provisions: 
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Provision Application 
Compliance 

Comments 

a) an on-farm diversified 
use shall only be permitted 
on an existing farm 
operation 

✓ The OFDU is located on an existing farm 
operation. 

b) no on-farm diversified 
use shall exceed a 
combined total of one (1) 
hectare 

✓ The OFDU is approximately 0.8 hectares 
(2 acres) in size. 

c) the gross floor area of 
all buildings used for an 
on-farm diversified use 
shall not exceed 20 
percent of the acceptable 
land area, as calculated in 
12.3.1 b) 

✓ The gross floor area of the buildings is 
833 square metres (8,966 square feet). 
This is 11.1% of the acceptable land area 
where a maximum of 20% is permitted. 

d) the land area and the 
area of existing buildings 
used for an on-farm 
diversified use may be 
discounted at the rate of 
50 percent. Where an on-
farm diversified use uses 
the same footprint as a 
demolished building, the 
land area for the use may 
be similarly discounted by 
50 percent 

✓ The existing barn can be discounted at 
the rate of 50%. They were included in 
the area calculation at 100% because the 
area remains under 1 hectare (2.5 acres). 

e) 100 percent of the area 
needed for a parking 
space and outdoor storage 
for the on-farm diversified 
use will be included in the 
area calculation 

✓ Parking has been included in the area 
calculation. 10 parking spaces are 
required by the Zoning By-law. Tandem 
parking spaces have been included to 
accommodate large vehicles and farm 
equipment, resulting in 20 parking spaces. 

f) where an on-farm 
diversified use uses an 
existing farm laneway, or 
parking area, the area of 
the laneway or parking 
area will not be included in 
the area calculations 

✓ The existing laneway and parking area 
are included in the site plan control area 
and has been included in the calculation 
as it remains under 1 hectare (2.5 acres). 
A gate is available to connect the fenced 
OFDU area to the farmland as illustrated 
on the site plan drawing. The farm 
laneway and OFDU will work well 
together. 
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Agreement 

It is expected that a site plan agreement will not be required. This application is for a minor 

site plan, and on-site works are minor in nature. The cost for the property owner to install 

fencing, trees, paved entrances, and fire route/ parking signage is minimal. Should the 

County desire a more formal arrangement, it is suggested that an undertaking could be 

provided, guaranteeing the completion of the work. Cash-in-lieu of parkland can be 

provided as a condition of site plan approval, at a rate of 2% of the value of the lands 

being used for the OFDU. 

Conclusion 

The minor site plan application for a vehicle repair and storage OFDU is consistent with 

the PPS and conforms with the policies of the Official Plan and the Zoning By-law. The 

proposed vehicle repair and storage OFDU represents good planning. 

Next Steps 

Building comments were received as part of the Pre-Submission Consultation Meeting 

Minutes dated September 22, 2023, and are appreciated and understood. They will be 

factored into the pending building permit as appropriate. The entrances of the property 

will be paved and signage for parking and the fire route will be installed shortly. A chain 

link fence will be installed as well. Due to the minimal costs of this work, no securities or 

a site plan agreement are required. Pending weather, the owner will commence with the 

required works this fall of 2023 or early spring of 2024.  

Alamac Planning Inc. looks forward to receiving any comments and making reasonable 

required amendments expeditiously. 

 

Prepared and submitted by: 

Pam Duesling, PhD., RPP, MCIP, Ec.D 

Alamac Planning Inc. 
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1. INTRODUCTION 

This report includes a review of the potential transportation impacts of the proposed 

development of a portion of the existing farm located at 124 Hawtrey Road, Delhi, in Norfolk 

County. This report will serve as a Traffic Impact Study Brief, as defined in Norfolk County 

Integrated Sustainable Master Plan (ISMP), Appendix J. 

 

1.1 Study Area 

The subject property is described as 124 Hawtrey Road, Delhi, in Norfolk County, 18.2 hectares 

in area with a legal description of RP 37R11496 Part 2. See Figure 1 - Site Location below. 

 

 

Figure 1 - Site Location 
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The Study Area, where the revisions to the property are proposed, is approximately 1.0 

hectares within the overall 18.2 hectares and is shown below in Figure 2 - Study Area. 

 

 

Figure 2 - Study Area 

 

1.2 Existing Conditions 

While the overall 124 Hawtrey Road property is mostly farmed, the study area itself is mostly 

occupied by barns, an office, driveways, and a parking lot. No dwelling exists on this property.  

Past and current uses of the study area include storage and grading of agricultural crops, 

storage of agricultural vehicles, and repair of farm vehicles.  The study area now also includes 

the use of storage and repair of non-agricultural vehicles, hence the Minor Site Plan Application 

for an on-farm diversified use.   

Surrounding land uses of the study area include agriculture, residential, and industrial. 

Additionally, the topography of the study area and farm property is primarily flat. 
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Hawtrey Road is a two-lane rural road with a posted speed of 50 km/hour south of the study 

area, increasing to 80 km/hour at approximately the midpoint of the frontage of the study area. 

The current property has two entrances. The ISMP shows Hawtrey Road designated as an On-

Road Cycling Route.  

Hawtrey Road is primarily utilized by the approximately 80 residential homes located on 

Hawtrey Road and within abutting subdivisions with intersections at Melody Drive and 

Wintergreen Crescent.  

The neighbouring industrial traffic does not primarily use Hawtrey Road as large truck traffic 

enters and exits the Delhi Industrial Park via Talbot Road or Highway 59 as direct routes to 

larger urban areas.  Truck and tractor traffic on Hawtrey Road is seasonal in nature and is a 

direct result of local farming in the area. 

Currently, 1-2 employees work to maintain agricultural vehicles in the existing barn at 124 

Hawtrey Road.  Additionally, seasonal farming operations occur with minimal employees 

planting and harvesting.  

2. RELEVANT DETAILS 

2.1 Development Land Use Type & Site Plan 

As per the Minor Site Plan drawing, the proposed development includes maintaining the two 

existing entrances. The southern entrance will be designated as a farm entrance, to be used for 

farming operations, consistent with its current use. The northern entrance will be utilized for the 

new on-farm diversified use. The entire property is proposed to be fenced with access control 

gates installed for the two entrances to control the farm and on-farm diversified use access.  

Daily traffic to and from the site will be minimal, including a maximum of 3 round trips by 

employees for the on-farm diversified use and approximately 10 other round trips (including 

customers and deliveries) per day. 

 

2.2 Heavy Vehicle Trips 

It is reasonable to assume that many of the expected 10 other trips excluding the employees, as 

mentioned above, could be farm equipment, delivered in various ways. No traffic data has been 

provided for Hawtrey Road, but it is reasonable to assume that the current traffic volume is 

relatively low given the ample access to highways in the immediate vicinity and the 50 km/hour 

posted speed limit for a significant portion of this road. This proposed on-farm diversified use is 

not believed to significantly impact this rural road.  
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2.3 Sightlines 

Hawtrey Road is a linear road with very little slope and is mostly farmed with minimal 

trees/shrubbery planted close to the roadway. The existing and proposed driveways are at right 

angles to the roadway. No trees will be planted on the site to block sight lines, per the Minor Site 

Plan drawing. As part of the proposed revisions to the property, a line of trees will be planted 

along the farm property (outside of the study area) across from the dwelling at 117 Hawtrey 

Road as a wind/sound block from the business, see the Minor Site Plan drawing. These trees 

will be planted such that they will not interfere with sight lines.  

Given the above, sightlines are not believed to be an issue with this proposed development. 

 

2.4 Analysis 

Daily traffic for the on-farm diversified use will be minimal, including a maximum of 3 round trips 

by employees and approximately 10 other round trips (including customers and deliveries) per 

day. Parking of vehicles will be on-site and will include vehicles that are pending work and/or 

ready for pick-up.  

It is recommended that the entrance utilized for the on-farm diversified use be graded and 

paved in accordance with Norfolk Design Criteria, dated February 2019, sections 6.7, 16.5.01, 

and 16.5.02, from the edge of the road to the property line.  

The additional activity of the on-farm diversified use will not significantly impact the operation of 

Hawtrey Road and is well below the 75-trip threshold indicated in the ISMP.   

As noted above, sightlines will not be an issue, per the Minor Site Plan drawing, so movements 

in and out of the driveway are believed to have no significant impact on traffic operation.   

3. CONCLUSION 

In summary, it is reasonable to conclude that the proposed revisions to the Study area, as 

explained herein, do not pose a significant impact on the operations of Hawtrey Road. 

 

Best Regards, 

SSL Project Services Inc. 

 

       

Susan E. St Louis, P.Eng., LEED AP 

Director 

September 13, 2023 
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