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1.0 INTRODUCTION

Innovative Planning Solutions has been retained by CDN Buildings to prepare the
following Planning Justification Report in support of applications for Zoning By-law
Amendment (ZBA) on lands legally described as Windham Concession 14 Part Lot 23,
municipally known as 2148 Highway 3, Delhi, in Norfolk County. The property Roll Number
is 49102807800.

The intent of this application is to support the construction of a new greenhouse,
envisioned as a strawberry growing operation, and a facility which will be used to
manufacture greenhouses by the applicant.

The proposed development is subject to site plan control and therefore a subsequent
application for Site Plan Approval (SPA) will be submitted. The subject application for a
Zoning By-law Amendment is required to permit the proposed uses and development
plan through site-specific exceptions to the current ‘Agricultural’ (A) zone. The proposal
aligns with land use permissions of the property’s Agricultural Municipal Official Plan
designation.

The following report will review applicable policies found within the documents noted
below to justify this development under good planning principles:

e Provincial Planning Statement, 2024
¢ OMAFRA Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas
¢ Norfolk County Official Plan

¢ Norfolk County Zoning Bylaw 1-Z-2014

2.0 SITE DESCRIPTION AND SURROUNDING LAND USES

The subject property is located approximately 1.5 kilometres south of the Delhi settlement
areqa, and approximately 0.45 kilometres east of the Hamlet of Gilbertville. The property is
irregular in shape, with an area of approximately 16 ha, and approximately 200 m of
frontage on the south side of Highway 3 (MTO jurisdiction). Figure 1 shows the location of
the subject property. Figure 2 shows the surrounding land uses.

The property is currently designated ‘Agricultural’ per Land Use Schedule B-17 in the
Norfolk County Official Plan, as can be seen in Figure 3. Schedule A-4 of the Norfolk
County Zoning By-law 1-Z-2014 zones the property ‘Agricultural’ (A), as shown in Figure 4.
A review of Norfolk County web mapping indicates that the property features Canada
Land Inventory Class 2 prime agricultural soils. Topography of the property is relatively flat.
The property falls within the Long Point Region Watershed; however, it is outside of any
arearegulated by the Long Point Region Conservation Authority (LPRCA), as can be seen
in Figure 5.
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Existing structures on the northern portion of the property include a single-detached
dwelling, two barns and two sheds. The barns and sheds are used for storage of building
materials. These structures are to remain on the property. The site is currently serviced with
private on-site water (well) and private on-site sewage (septic). A vacant agricultural
field is present in the southwest portion of the property, and until recently was used for
cash crops. The field contains frees and sporadic vegetation and was historically used as
a Christmas tree farm. A pond feature is present in the southeastern portion of the
property and was formerly used for irrigation.

Surrounding uses in the immediate area are as follows:

North: Highway 3, north of which is a farmhouse, agricultural buildings and cropland,
zoned ‘Agricultural’ (A).

East: A single-detached dwelling, the North Creek Gardens Garden Centre, and
cropland, zoned ‘Agricultural’ (A).

South: Agricultural croplands, zoned ‘Agricultural’ (A).

West: A single-detached dwelling, agricultural buildings and cropland, zoned
‘Agricultural’ (A) with special provisions and ‘Hazard Land’ (HL).
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3.0 DESCRIPTION OF DEVELOPMENT: ZONING BY-LAW
AMENDMENT (ZBA) APPLICATION

The applicant, CDN Buildings, proposes the construction of one 64,120.32m2 (0.6.4 ha)
greenhouse, and one 3,623.21m2 (0.36 ha) building to serve as a greenhouse
manufacturing facility.

The proposed greenhouse is envisioned as a strawberry growing operation, which would
occupy the eastern half of the property. The existing pond on the property would be
removed and a new stormwater management pond would be constructed in the
southwest corner of the property.

The proposed greenhouse manufacturing facility (facility) is envisioned as an agricultural-
related use. The facility and its associated parking lot would be located towards the
western side of the property. The majority of the facility would be dedicated to
greenhouse production, with some additional features / amenities such as an installer
shop and maintenance shop, offices, washrooms and common areas for employees.

As greenhouse manufacturing facilities are not permitted as-of-right, the application
proposes to rezone the property from ‘Agricultural (A)’ to ‘Agricultural Exception (A-SP__)’
with site-specific provisions for a greenhouse manufacturing facility (Agricultural-related
Use), and an increase into the maximum building height.

Agricultural-related use is defined by both the Provincial Planning Statement (2024) and
Publication 851: Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas
released by the Ministry of Agriculture, Food, and Rural Affairs, which state:

“Agricultural-related Uses means those farm-related commercial and farm-related
indusfrial uses that are directly related to farm operations in the area, support agriculture,
benefit from being in close proximity to farm operations, and provide direct products
and/or services to farm operations as a primary activity.”

The proposed satisfies these criteria, as it is a farm-related commercial/ industrial use
(manufacturing of agricultural materials), that is directly related to farm operations in the
area (including the proposed strawberry farm), which benefits from being in close
proximity to farm operations and provides direct products to farm operations as the
primary activity. The proposed is also compatible with, and does not hinder, surrounding
agricultural operations.

Agricultural-related Uses contribute to the economic viability of farms and help with
succession planning while supporting rural economic development. The Provincial
government recognizes this value and therefore permits Agricultural-related Uses in prime
agricultural areas provided they meet all of the criteria provided above.
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A Site Plan illustrating the above has been prepared and a copy is provided under
Appendix 1. The existing dwelling, barns and sheds are intended to remain on the

property.

4.0 PRE-CONSULTATION AND SUBMISSION MATERIALS

Pre-consultation with Staff from Norfolk County took place in April of 2023. A formal
comments package including submission checklist was provided. As confirmed required
through the pre-consultation process, the following supporting materials are submitted
under separate cover, in addition to this Report:

Site Plan Drawing

Concept Plan Incl. Zoning Table
Building Elevations

Draft ZBA Text and Schedule
Z/BA Application Form and Fee
Photometrics Plan

Lot Grading Plan

Siltation and Erosion Control Plan
Servicing Plan

Functional Servicing Report
Stormwater Management Report
Geotechnical Report

Traffic Impact Study

i
(=)

PLANNING AND POLICY ANALYSIS

The following section will review applicable planning guidelines and policies relevant to
the proposed Agricultural-related Uses.

5.1 PROVINCIAL PLANNING STATEMENT (2024)
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Section 3(1) of The Planning Act provides the province
with authority to issue policy statements which relate to
matters of provincial interest.

The Provincial Planning Statement, 2024 (PPS) articulates
the provincial interests with regards to land use planning
and development policy. It provides a policy-led planning
system that: “sefs the policy foundation for regulating the
development and use of land province-wide, helping
achieve the provincial goal of meeting the needs of a
fast-growing province while enhancing the quality of life
for all Ontarians.” (PPS. pg. 2).

This Report has reviewed the following PPS policies in relation to the proposed ZBA, and
concurrent SPA application and considers the following matters relevant to the Proposed
Development.

In the PPS, Prime Agricultural Area is defined as: “areas where prime agricultural lands
predominate. This includes areas of prime agricultural lands (specialty crop areas and/or
Canada Land Inventory Class 1, 2, and 3 lands) and associated Canada Land Inventory
Class 4 through 7 lands, and additional areas with a local concentration of farms which
exhibit characteristics of ongoing agriculture. Prime agricultural areas may be identified
by a planning authority based on provincial guidance or informed by mapping obtained
from the Ontario Ministry of Agriculture, Food and Agribusiness and the Ontario Ministry
of Rural Affairs or any successor fo those ministries.”

The Subject Lands are located within the boundaries of a Prime Agricultural Area
according to Municipal and Provincial mapping. As a result, the following PPS sections

apply.

Section 2.5 Rural Areas in Municipalities

Section 2.5.1: “Healthy, integrated and viable rural areas should be supported by:
e) promoting diversification of the economic base and employment opportunities
through goods and services, including value-added products and the sustainable
management or use of resources
h) providing opportunities for economic activities in prime agricultural areas, in
accordance with policy 4.3.”
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Consistent with the PPS, the proposal provides an opportunity for economic
diversification and employment opportunities in rural areas, including in Prime Agricultural
Areas. See the analysis provided for the policies of Section 4.3 below.

Section 4.3: Agriculture

Section 4.3.1.1 General Policies: Planning authorities are required to use an agricultural
system approach, based on provincial guidance, to maintain and enhance a
geographically continuous agricultural land base and support and foster the long-term
economic prosperity and productive capacity of the agri-food network.”

The proposal will increase the economic prosperity and productive capacity of the
Subject Lands by allowing for an agricultural-related use and greenhouse to be added
to the subject lands. As the farmlands are not currently being utilized, the addition of the
greenhouse and associated manufacturing facility will provide two businesses,
agricultural and agricultural-related, significantly increasing the economic prosperity for
the landowner. Further, the proposal will align the subject lands with this policy by
allowing the existing lands, zoned and designated for agricultural uses, to be utilized for
agricultural uses again via the proposed greenhouse. As a result, the proposal is aligned
with the General Policies for agricultural lands.

4.3.2.1: “In prime agricultural areas, permitted uses and activities are: agricultural uses,
agriculture-related uses and on-farm diversified uses based on provincial guidance.

Proposed agriculture-related uses and on-farm diversified uses shall be compatible with,
and shall not hinder, surrounding agricultural operations. Criteria for these uses may be
based on provincial guidance or municipal approaches, as set out in municipal planning
documents, which achieve the same objectives.”

In the PPS, Agriculture-related Uses are defined as: “those farm-related commercial and
farm-related industrial uses that are directly related to farm operations in the areaq,
support agriculture, benefit from being in close proximity to farm operations, and provide
direct products and/or services to farm operations as a primary activity”

The proposal is consistent with Section 4.3.2.1 of the PPS as an Agricultural-related Use,
as:
e it is compatible with, and does not hinder, surrounding agricultural operations;
e |tis directly related to farm operations in the areaq;
e |t supports agriculture;
e |t benefits from being in close proximity to farm operations, and;
e And provides direct products to farm operations as a primary activity.
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It provides the opportunity to support the proposed strawberry growing operation as well
as surrounding agricultural operations and beyond which may use greenhouses in order
to grow new or existing crops.

Based on a review of the above, the Proposed Development is consistent with the
policies of the Provincial Planning Statement, 2024.

5.2 OMAFRA GUIDELINES: PERMITTED USES IN PRIME AGRICULTURAL
AREAS

The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) has published a
document titled ‘Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas’. The
Guide assists municipalities, decision makers and farmers interpret policies in the
Provincial Policy Statement (PPS) on permitted uses in prime agricultural areas.

Section 2.2 of the Guide states that Agricultural-related Uses can include a variety of uses
provided they follow the criteria under Section 2.2.1.

Section 2.2.1 provides several criteria which must be met in order to qualify as an
Agricultural-related Use. Each criterion will be listed, and a response given, demonstrating
conformity.

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

Comment: The proposed use is considered a farm-related industrial use and thus meets
this criterion. The production of greenhouses is farm related as it will add direct value to
farmers and their agricultural commodities by providing extended growing seasons for
a variety of agricultural crops, including higher value crops such as fruits. This will
provide the agricultural community with opportunities to diversify the existing crops
offered, or to produce higher value crops in the same area. As a result, the
greenhouses being manufactured are intended to support the agricultural community
directly.

2. Shall be compatible with, and shall not hinder, surrounding agricultural operations.
The Agricultural-related use operations should meet all of the following:

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

Comment: surrounding agricultural operations, including the agricultural
operation on the same lot, will not be impaired or inconvenienced, as the
proposed is not anticipated to create any negative impacts on surrounding
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farming operations. The proposed development may result in positive impacts to
the surrounding area and agricultural operations by providing convenient access
to a greenhouse manufacturer with potential benefits such as longer growing
seasons for high value products.

e Uses should be appropriate to available rural services (e.g., do not require the
level of road access, water and wastewater servicing, ufilities, fire protection and
other public services typically found in settlement areas).

Comment: the proposed facility is appropriate for available rural services, as the
facility will have low demand for rural services such as water and wastewater.
Further, the existing road systems have been deemed sufficient for the proposed
uses as per the Traffic Report completed by JD Northcote Engineering dated June
26, 2024, revised September 13th, 2024.

e Maintain the agricultural/rural character of the area (in keeping with the
principles of these guidelines and PPS Policy 1.1.4). Compatibility may be
achieved by:

— re-using existing buildings or locating businesses within existing buildings
unless an alternative location reduces overall impacts on agriculture in the
area

Comment: The subject lands do not provide the ability to utilize any existing buildings, as
they consist of two barns, two sheds, and a single detached dwelling. None of these
buildings are suitable for the proposed use. However, the proposed location of the
agricultural related use was carefully selected to reduce impacts to the overall
agricultural area through careful consideration of the manufacturing facilities location.
The greenhouse manufacturing facility is not anticipated to have any impacts on the
surrounding area.

— designing new structures to fit in aesthetically with the agricultural area
— minimizing outdoor storage and lighting

Comment: No outdoor storage is proposed, and lighting will be minimal meeting dark sky
policies through the subsequent SPA process

— avoiding major modification of land and removal of natural heritage
features

Comment: No natural heritage features exist on the subject lands as they were farmed
as a Christmas tree farm in the past. Though the lands will be modified, it is for the net
benefit of the site, including a net increase in active agricultural lands, as the lands are
not being farmed in their current state.
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— visually screening uses from neighbours and roadways

Comment: Through SPA process, additional screening will be provided to buffer the use
from the highway and neighbours.

— limiting the use of signage and ensuring that any signage fits with the
character of the area

Comment: Signage will adhere to sign regulations of the municipality, further details on
the relevant signage will be determined at a later stage.

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

Comment: This will be achieved through the SPA process.

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

Comment: The proposed facility is not anticipated to undermine the agricultural nature
of the areq; to the contrary, the development has the potential to result in positive
impacts on the surrounding uses and area. The facility will improve upon the existing on-
site conditions, which currently consist of lands which are not actively being farmed.
Through the proposal, agricultural use will return to the lands, improve the conditions of
the surrounding areas by providing a greenhouse supplier in the area to serve the
farming community and helping to foster a community of a diversified agricultural uses.
This will support area farmers to plant and grow higher-value crops, or diversify their
existing crops, and thereby enhancing their sources of income, improving their
economic resiliency.

The proposed facility is positioned near the southwest corner of the property. The majority
of the property will be used for agricultural purposes, and the application does not take
agricultural land out of production. In fact, the proposed facility will generate additional
revenue which will support and supplement the income from the proposed strawberry
growing operation. The use proposed are compatible dry uses which require limited
servicing which is not disruptive to agriculture. Thus, the proposed uses can be
considered compatible with / do not hinder surrounding agricultural operations.

3. Directly related to farm operations in the area

Comment: The proposed uses will be directly related to farms in the areq, including the
proposed strawberry farm on the same property. “In the area” is not based on a set
distance or on municipal boundaries. It is based on how far farmers will reasonably fravel
for the agriculture-related products or services. The surrounding farm operations, as well
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as other farms located within the Prime Agricultural area can be serviced by the
proposed greenhouse manufacturing operation. As a result, the proposed meets this
criterion.

4. Supports Agriculture

Comment: the proposed development supports surrounding agricultural operations by
providing a product that allows and encourages local farms to diversify into higher-value
fruits and vegetabiles. This allows for agricultural production to increase as a result of the
ability to extend the growing season.

5. Provides direct products and/or services to farm operations as a primary acftivity.

Comment: The proposed will manufacture greenhouses, which will be directly sold to
farm operators as the primary activity.

6. Benefits from being in close proximity to farm operations

Comment: The location of the proposed use is justified, as the proposed facility will
provide services directly to surrounding farmers, which directly benefit from the proximity
of the proposed greenhouse manufacturer. This will assist in lower costs attributable to
shipping and handling and will allow for ease of transportation and potential repairs.
Being in proximity to farm operations allows for convenient showcasing of the products
offered to support agricultural operations as well.

5.2.1 Minimum Distance Separation Review

The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) has published
Minimum Distance Separation (MDS) guidelines. The document details the MDS
Formulae, as defined in the Provincial Planning Statement, as a land use planning tool
intended to prevent land use conflicts and minimize nuisance complaints from odour
originating from livestock facilities. The following section reviews relevant guidelines,
demonstrating the proposal’s conformity with the MDS formulae.

Implementation Guideline #10: MDS | Setbacks for Zoning Bylaw Amendments and
Official Plan Amendments

An MDS I setback is required for all proposed amendments to rezone or redesignate land
to permit development in prime agricultural areas presently zoned or designated for
agricultural use. This includes amendments to allow site-specific exceptions which add a
non-agricultural use as a permitted use on a lot.

Comment: While the proposed is considered a non-agricultural use, it is considered
an agricultural-related use, and Guideline #14 (below) supersedes this
requirement.
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Implementation Guideline #14: Uses Located on the Same Lot

An MDS | setback is not required to be met for proposed development, dwelling,
agriculture related use, or on-farm diversified use from an existing livestock facility or
anaerobic digester located on the same lot as the proposal.

Comment: The proposed greenhouse production facility is classified as an
agricultural-related use. As such, an MDS | setback is not required.

Implementation Guideline #33: Type A Land Uses (Less Sensitive)

For the purposes of MDS I, proposed Type A land uses are characterized by a lower
density of human occupancy, habitation, or activity such as industrial uses outside a
settlement area.

Comment: The proposed uses will not include human habitation. Additionally, the
proposed facility is generally considered a farm related industrial use and as such
are considered less sensitive Type A uses.

Implementation Guideline #35: MDS Setbacks for Agriculture-Related Uses and On-Farm
Diversified Uses

MDS | setbacks will generally not be needed for land use planning applications which
propose agriculture-related uses and on-farm diversified uses. However, some proposed
agriculture-related uses and on-farm diversified uses may exhibit characteristics that
could lead to potential conflicts. Therefore, it may be appropriate for municipalities to
require an MDS | setback fo permit certain types of these uses.

Typically, this subset of uses may be characterized by a higher density of human
occupancy or activity or will be uses that may generate significant visitation by the
broader public to an agricultural areq.

Comment: The applications propose the introduction of agricultural- related use
which will not include human habitation and will see periodic visitation from area
residents. These uses are compatible and non-sensitive and therefore MDS |
setbacks are not necessary or required.

Surrounding land uses and geographic context can also play a role in determining the
suitability of applying MDS | setbacks to proposed agriculture-related uses, on-farm
diversified uses, and agricultural uses.

Comment: The proposed uses will be located at the southwest side of the property
with a buffer between the proposed and the surrounding existing agricultural uses.
No negative interactions are expected.

For these reasons, and in keeping with the intent of this MDS Document, municipalities
may choose to require an MDS | setback for proposals, including lot creation, to permit
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certain types of agriculture-related uses or Agricultural-related Uses. In these
circumstances, agriculture-related uses and Agricultural-related Uses shall be considered
as less sensitive, Type A land uses.

Municipalities shall include specific provisions in their comprehensive Zoning By-law tfo
clearly indicate the types of agriculture-related uses and Agricultural-related Uses that
will be required to meet MDS | setbacks. Otherwise, MDS | setbacks will not be required
for these types of uses. Municipalities are strongly encouraged to develop policies in their
official plans and provisions in their comprehensive Zoning By-laws to provide consistent
direction on this issue.

Comment: A review of The Town's Official Plan and Zoning By-law indicate there
are no MDS policy directives involving agriculturally related uses. For these and all
other reasons outlined above, MDS setbacks are not considered necessary or
required.

For the above stated reasons, the subject applications are consistent with the OMAFRA
guidelines.

5.4 NORFOLK COUNTY OFFICIAL PLAN

The Norfolk County Official Plan directs future growth, development and change in the
County to the year 2036. It provides a policy framework to guide economic,
environmental, and social decisions which have land use implications. The property is
currently designated ‘Rural Area’ per Land Use Schedule A-4 in the Norfolk County
Official Plan. This Section analyses applicable policies of County's Official Plan against
the development proposal.

1.3 Bassis for the Official Plan

k) This Plan promotes and protects the agricultural character and economy of the
County by providing for the continued viability of agricultural areas, the agricultural
industry, and agricultural communities. This Plan supports agricultural practices and
provides opportunities for farmers to supplement their incomes through diverse on-farm
activities that are secondary to farm operations. This will be accomplished in part through
the minimization of land use conflicts and the prevention of non-agricultural urban uses
outside of the Urban Areas. Furthermore, the Plan seeks to minimize the expansion of
urban uses, and the establishment of non-agricultural uses in prime agricultural areas

Comment: The proposed is supported by Policy 1.3 k) of the Official Plan, as it
“supports agricultural practices and provides opportunities for farmers to
supplement theirincomes through diverse on-farm activities that are secondary to
farm operations”. While the Plan seeks to minimize the establishment of non-
agricultural uses in prime agricultural areas, the proposed uses are considered
agriculturally-related uses and are supported by Provincial policy and guidelines.
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4.4 Promoting Agriculture

It is the policy of this Plan to promote the further development of Norfolk County’s
agricultural industry and to provide support to local farmers. To support this policy, the
County may undertake the following measures:

d) Encourage the development of agriculture-related activities that store, distribute,
process, mill, or sell farm produce or which repair farm machinery or directly sell supplies
to farmers

f) Encourage the establishment of services that support the agricultural community at
locations that best serve agricultural operations.

Comment: The proposed facility is supported by the policies in Section 4.4
Supporting Agriculture of the Official Plan, as the proposed is an agriculture-
related activity which sells a product directly to farmers and supports the
agricultural community. The proposed use benefits from close proximity to rural
communities, as it is related to the production of greenhouse structures.
Greenhouses promote extended crop growth seasons, and the ability to provide
direct sales to farmers. It is also noted that this form of operations benefits from
close proximity to the agricultural community rather than being situated within a
settflement area. This promotes the business operation in a convenient, direct sales
approach for improved marketability to customers.

Section 6.7.1 of the Official Plan is the Agricultural Land subsection. It outlines the County’s
goals to preserve and foster, as one of its primary objectives, a thriving agricultural
industry and the associated rural lifestyle. It also states a certain degree of rural non-farm
growth provides benefits to the community, though the extent of such development
should be limited. Section states: b) Unless otherwise designated, use of prime agricultural
land shall be subject to the policies of Section 7.2 (Agricultural Designation) of this Plan.
New non-agriculturally related uses on prime agricultural land shall not be permitted,
unless otherwise specifically permitted by this Plan. The analysis of Section 7.2 is provided
below.

Section 7.2.1 of the Official Plan identifies the uses permitted in the Agricultural
designation. Section 7.2.1 (a) states that “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.”

Comment: The proposed strawberry greenhouse is an agricultural use, and
strawberries are a horticulture crop. As such, the proposed strawberry greenhouse
is permitted by the property’s Agricultural designation. This is the primary use of the
property, which will be much larger in size and scale than the proposed secondary
use of a greenhouse manufacturing plant. As a result, the proposed meets the
criteria detailed in Section 7.2.1 (a).

Applications for Zoning By-law Amendment and Site Plan Approval May, 2025
IPS File: 24-1366 : 2148 Highway 3, Delhi (CDN Buildings)
18



Provided they do not conflict with existing farm operations, Section 7.2.1 (h)iv) also
permits agriculture-related commercial and industrial operations, subject to the
Agricultural land use designation policies of Section 7.2.2(d) when such uses are clearly
supportive of and directly related to agricultural operations.

Comment: The proposed greenhouse manufacturing facility is supportive of and
directly related to agricultural operations as it will produce a product which is
necessary and fundamental for agricultural production.

The criteria of Section 7.2.2 (d) have been reviewed relative to the proposed greenhouse
manufacturing facility and responses are provided below.

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

Comment: The location of the proposed use is justified, as the proposed facility
will provide services directly to surrounding farmers, which directly benefit from
the proximity of the proposed greenhouse manufacturer. This will assist in lower
costs aftributable to shipping and handling and will allow for ease of
transportation and potential repairs. Being in proximity to farm operations
allows for convenient showcasing of the products offered to support
agricultural operations as well.

The proposed facility will add value to the surrounding farming operations by
allowing farmers to grow more sensitive and high-value plants, such as fruits,
through convenient access to greenhouse buildings. This extends the growing
season, and allows high-value crops to be grown, which can diversify the
existing crop farms revenue, allowing farming operations to have more
sustainable profits.

The location of the proposed use is justified, as the proposed facility will provide services
directly to surrounding farmers, which directly benefit from the proximity of the proposed
greenhouse manufacturer. This will assist in lower costs attributable to shipping and
handling and will allow for ease of transportation and potential repairs. Being in proximity
to farm operations allows for convenient showcasing of the products offered to support
agricultural operations as well.

The proposed use could be considered an inefficient use of land if it were located in a
settlement areqa, as it primarily provides greenhouses to farming operations, including the
proposed farming operation on the site itself and doesn’t rely on or require the use of
services otherwise available in settlement areas such as full municipal servicing.

i) the proposed use is directly related to farm operations in the area and provides
direct products and/or services to farm operations as a primary activity;
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Comment: As established in Sections 5.1 through 5.2 of this report, the proposed
facility will provide direct products and services to farm operation as the
primary activity.

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

Comment: As noted previously in Section 5.2 OMAFRA Guidelines: Permitted Uses
in Prime Agricultural Areas of this report, the proposed greenhouse manufacturing
facility will not impair or inconvenience the surrounding agricultural operations, is
appropriate for the site, and will allow for a net increase in agricultural areaos.

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

Comment: As noted previously in Section 5.2 OMAFRA Guidelines:
Permitted Uses in Prime Agricultural Areas of this report, the proposed
greenhouse manufacturing facility is appropriate for available rural
services, as the proposed will have low demand for rural services such as
water and wastewater. Further, the existing road systems have been
demonstrated as sufficient for the use as per the Traffic Report completed
by JD Northcote Engineering.

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

Comment: The proposed greenhouse manufacturing facility will be limited
to a relatively small portion of a much larger property and set back in
excess of 170 metres from Highway 3. Manufacturing activities will be
limited to the confines of the building itself. Therefore, the facility will
maintain the agricultural character of the area through architectural
features that mirror the rural community, see the rending provided in the
application submission package.

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

Comment: All provincial standards will be complied with, and the
submission is supported by the required technical studies as part of the SPA
process and/or building permit process.

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;

Comment: This criterion is addressed under Section 5.2 (2) of this Report
above and not repeated here.
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viii) the location of the proposed use shall provide for minimum sight distances from
the access points in either direction along a County road;

Comment: A Traffic Impact Study performed by JD Engineering
accompanies this submission, and it includes a sight distance analysis of the
proposed enfrance. Landscaping elements will be added to buffer the
proposed from the road and abutting properties. Further details regarding
the landscaped buffers will be provided within the SPA submission.

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 buffering measures such as landscaping, berming and
building setback and layout;

Comment: The proposed facility is buffered from agricultural and rural
residential uses to the east by the proposed strawberry greenhouse. It also
maintains setbacks of over 170 metres from Highway 3, over 36 metres from
the west property line and 192 meftres from the south property line.
Landscape buffers are also provided; collectively, potential adverse
impacts are mitigated.

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;

Comment: The property does not contain provincially significant wetlands or
woodlands. Historically, it was used as a Christmas tree farm. Additionally, the
property does not contain any hazard lands, and is outside of the Long Point
Region Conservation Authority (LPRCA) regulated area. As a result, these
policies do not apply.

Xi) the proposed use shall not be permitted in or on adjacent land to the Natural
Heritage Features identified on Schedule “C” and/or Tables 1 and 2 or on
Schedule “G"” and Table 6 of the Lakeshore Special Policy Area Secondary
Plan, unless it has been demonstrated that there will be no negative impacts
on the natural features or their ecological functions, in accordance with the
policies of Section 3.5 (Natural Heritage Systems) and Section 11 (Lakeshore
Special Policy Area Secondary Plan) of this Plan;

Comment: As the property was historically used as a Christmas tree farm, on
November 27, 2023, it was communicated to the applicant by the County that
the property does not contain significant woodland and the requirement for
EIS was waived. Additionally, the lands are not located adjacent to any natural
heritage features, nor are they within the Secondary Plan area. As a result,
these policies do not apply.

Xii) the proposed use shall be subject to a Zoning By-law Amendment;
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Comment: An application for Zoning By-law Amendment has been submitted.

Xifi) the proposed use shall be subject fo site plan confrol, where warranted and as
appropriate, in accordance with the policies of Section 9.6.5 (Site Plan Control)
of this Plan.

Comment: An SPA application will be submitted in the future to address the site
plan control requirement.

Based on the above the proposed applications conform to the Official Plan.

6.0 ZONING BY-LAW AMENDMENT APPLICATION

The property is currently zoned ‘Agricultural’ (A) under the Norfolk County Zoning By-law
1-Z-2014. To facilitate the above, this application proposes to rezone the property from
‘Agricultural (A)' to ‘Agricultural Exception (A-SP__)" with site-specific provisions for a
greenhouse manufacturing facility (Agricultural-related Use) and an increase in building
height. Please refer to Appendix 2 for a copy of the Draft Zoning By-law Amendment and
Schedule.

Table 1 below compares the proposed agricultural related use with the zoning
requirements provided in Section 12.1.2 Zone Provisions of the Norfolk County Zoning By-
loaw (1-Z-2014).
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Table 1

Agricultural Zone (A) Required Existing Provided
15,018 m2 Proposed
Industrial Site-specific
Minimum Lot Area 400,000 m2 156,795 m2 Existing lot of record | area (9.58% of total)
141,777 m2 for
agricultural (90.42%)
Minimum Lot Frontage 30.0m 197.81m 197.81m
Existing building-1 - Principal Manufacturing use =
Dwelling 321.732 m2 6,324 m2
Existing building 2 - shed =91.706 | Greenhouse use =
Lot Coverage N/A m2 64,120 m2
m
Existing building 4 - agricultural =
652.93 m2
Existing building 5 - agricultural =
93.263 m2
Existing building 6 — agricultural =
92.136 m2
Total: 1723.158 m2
Existing building 1 - Dwelling = Manufacturing use =
10.23m 288.2m
Interior Side Yard East 3.0m Existing building 2 - Shed = 14.5 m Greenhouse use = 3.42
m (north) 9m (east)
Existing building 3 - agricultural =
33.51m
Existing building 4 - agricultural =
5.55m
Existing building 5 - agricultural =
33.50m
Applications for Zoning By-law Amendment and Site Plan Approval May, 2025
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Existing Building 6 - agricultural =
49.94m

Interior Side Yard
West

3.0m

Existing building 1 - Dwelling = >3
m

Existing building 2 - Shed =>3 m

Existing building 3 - agricultural =
>3m

Existing building 4 - agricultural =
>3m

Existing Building 5 - agricultural =
>3m

Existing Building 6 - agricultural =
>3m

Manufacturing use =
18.00 m

Greenhouse use =
155.8 m

Rear Yard

Building Height

9.0m

11.0m

Existing building 1 - Dwelling = >9
m

Existing building 2- Shed =>9m

Existing building 3 - agricultural =
>9m

Existing building 4 - agricultural =
>9m

Existing Building 5 - agricultural =
>9m

Existing Building 6 - agricultural =
>9m

Manufacturing use =
179.8 m

Greenhouse use = 11.3
m

Existing building 1 - Dwelling = <11
m

Existing building 2 - Shed =<11m

Proposed Greenhouse
Manufacturing
building =12.580 m

Greenhouse use = <11
m
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Existing building 3 - agricultural =
<11m

Existing building 4 - agricultural =
<11m

Existing Building 5 - agricultural =
<11lm

Existing Building 6 - agricultural =
<11m

Parking Standards

Manufacturing facility

Existing building 1 - Dwelling = 2

(Industrial . _—
. Driveway, existing
Establishment) =1
space per90m2) =
6,324m2/90=71
spaces
Parking Spaces (3.0 m ) P Total parking provided
. Agricultural use
x5.8m) (Min.) (strawberry greenhouse) = 96 spaces
64,120m2 = N/A for Existing building 2 - Shed = N/A
parking requirement | Existing building 3 - agricultural =
N/A
Total required parking = Existing building 4 - agricultural =
73 N/A
Existing Building 5 - agricultural =
N/A
Existing Building 6 - agricultural =
N/A
Barrier Free Parki
arrier .ree arking 4 N/A 5
(Section 4.3.3)
Loading Spaces N/A N/A 2
Applications for Zoning By-law Amendment and Site Plan Approval May, 2025
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As noted in the table above, 2 special provisions are requested in order to
accommodate the proposed development.

The first special provision is requested under Section 12.1.1 Permitted Uses, in order to
permit the proposed greenhouse manufacturing facility as an agricultural-related use. As
discussed in Section 5.0 through 5.4 of this Report, the proposed will have negligible
impacts on the site and surrounding area. Defining the proposed greenhouse
manufacturing facility as an Agricultural Related Use would meet the general intent of
the Zoning By-law, by allowing an existing agricultural lot to be utilized in conjunction with
an agricultural use (i.e., strawberry production) that will provide goods directly to farmers
and the agricultural community. As noted within this Report, the proposed agricultural
related use of a greenhouse manufacturing facility is an appropriate use for these lands
and the surrounding community while remaining compatible with the area and
supporting the economic viability of farming operations and providing a positive impact
to the agricultural community.

The second special provision under Section 12.1.2 of the By-law is for maximum building
height relating to the proposed greenhouse manufacturing building. The proposed
building is 12.580 meters (rounded up to 13m) in height from the tallest point or ridge of
the roof to grade, where 11 meters is the maximum. The building is significantly set back
from the road, and from surrounding uses. As a result, the impacts of this 2-meter height
increase will be negligible. Further, the height increase is required for the buildings design,
as the design includes a gable roof which is in keeping with the agricultural character of
the area. As a result of the gable roof, the vast majority of the building is well below the
11-meter limit, at around ~9.144 meters or 30 feet. Additional vegetative screening
abutting the road as well as along the west property line can assist in visual buffering of
the building, reducing overall building height impacts from view. As a result, we believe
the proposed 13m maximum height is justified.

Based on our review of applicable legislation in conjunction with the proposed
development of an agricultural related use (Greenhouse manufacturing facility)
together with identified site-specific provisions, we believe the proposed development
does not contradict the intent of the Zoning By-law and represents a value-added use to
the subject lands.
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7.0 SUMMARY AND CONCLUSION

The proposed Zoning By-low Amendment application seeks to facilitate the
development of a greenhouse and an agricultural-related use in the form of a
greenhouse manufacturing facility on an existing agricultural site.

The existing site was previously a Christmas tree farm, with no lands on the site being used
for farming in its current state, despite the Agricultural designation in the County Official
Plan and Agricultural zoning of the site. The proposed ZBA aims to rezone the property
from the existing ‘Agricultural’ zone to the ‘Agricultural Exception (A-SP__)’' zone to permit
a greenhouse manufacturing facility use, and increased building height. The proposed
uses will serve the surrounding community while supplementing the farmer’s income,
securing the continued viability of the farm operation over the long-term. No agricultural
cropland will be taken out of production, and the use will contfribute to, and be
compatible with, surrounding agricultural uses.

The proposed use meets Provincial criteria for Agricultural-related Uses, while also
achieving compliance with the municipal policies & guidelines.

Further, permitting the proposed development will provide both visual and economic
benefits to the subject lands and greater community by providing supplemental income,
ensuring the long-standing agricultural site does not sit vacant, or deteriorate.

The justification for the approval of this application is based on consistency and/or
conformity with the goals and objectives of the Provincial Planning Statement, OMAFRA
Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas, Norfolk County Official
Plan, and Norfolk County Zoning Bylaw 1-Z-2014. For these reasons, it is our professional
opinion that the application represents a value-added use within an agricultural area
and is considered good planning.

Respectfully submitted,

Innovative Planning Solutions

e 7

Greg Barker, BAA Nick Skerratt, Cynthia Daffern,
Partner Senior Planner Planner
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Appendix 1:
SITE PLAN DRAWING
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