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COMMITTEE OF ADJUSTMENT 

AGENDA 
WEDNESDAY JANUARY 28, 2026 AT 5:00 PM  

TO BE HELD VIA ZOOM 
 

1. Call to Order 
Chair to call the Meeting to order as soon after the hour fixed for the meeting as 
a quorum is present. Stating meeting type, date and time. 

2. Amendments to the Agenda 
Any changes, additions or deletions from the agenda shall be mentioned at this 
time. 

3. Disclosure of Pecuniary Interest 
It is the responsibility of each Member at a Meeting to identify any conflict of 
interest/pecuniary interest, as set out in the Municipal Conflict of Interest Act, in 
any matter that is the subject of consideration at the Meeting. 

4. Minutes 
a. October 22, 2025 

5. New Business 
Items that require a decision and/or may be cause for debate to some extent. 
 

a. 2026 Meeting Dates 

b. 2025 Application Summary  

c. CO-02-2025 – Request for Change of Conditions 
Vacant Land East Side of East Shore Road  
R. Strickland & V. Manshande 

i. Introduction of Matter 
1. Planning Report No. 1  

a. C0 02-2025 Staff Report October 10, 2025 
b. Notice of Decision dated October 23, 2025 

ii. Presentation from Applicant 
iii. Response from Public 
iv. Committee Discussion 
v. Decision of Application 

6. Deferred Matters 

7. Adjournment 



 

 

 
COMMITTEE OF ADJUSTMENT 

MINUTES 
ELECTRONIC MEETING HELD VIA ZOOM 

WEDNESDAY, OCTOBER 22, 2025 AT 5:00 PM 

Members:  Mayor Cathy Miller, Chair 
Deputy Mayor Dayne Malloch 
Marlene Pierce - Absent 
Gordon Pow 
Sue Rice  

Municipal Staff: Danielle Truax, Secretary Treasurer 

1. Call to Order 
The Chair called the meeting to order at 5:06 PM.   

2. Amendments to the Agenda 
No amendments to the agenda were presented. 

3. Disclosure of Pecuniary Interest 
There were no disclosures of pecuniary interest. 

4. Minutes 
a. June 25, 2025 

Resolution CoA2025–13 

Moved By: Committee member Malloch 
Seconded By: Committee member Pow  
That the minutes of the Committee of Adjustment for June 25, 2025 be approved 
and adopted as presented. 

CARRIED 

5. New Business 

5.1 CO 02-2025 and MV 02-2025 - Vacant land on the east side of East 
Shore Road owned by R. Strickland and D. Manshande 

i. Introduction of Matter 
ii. Method of Notice 
iii. Presentation from Applicant 
iv. Response from Public 
v. Committee Discussion 
vi. Decision of Application 
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D. Truax, Community Services Manager introduced the applications concurrently, 
and presented the staff report and recommendations to the Committee.  

Brenna Epp, Lawyer and authorized agent for the applications was present to 
answer questions of the committee or public.   

Committee Member Pow posed the following questions regarding the matter of 
the shed: 

i. whether the shed must be removed and why; 
ii. when the shed was constructed and how staff came to that 

conclusion;  
iii. the condition of the shed;  
iv. whether the Township has any complaints regarding the shed; and 
v. whether by allowing the shed the Committee would be setting any 

precedent.    

D. Truax provided the following responses: 

i. an accessory structure on a vacant property with no main dwelling is not 
permitted under the provisions of the Zoning By-law; the shed must be 
removed or the owner must obtain approval to allow the shed as a main 
use on the property.  Mr. Strickland was advised of these options with 
respect to the shed during pre-consultation and was further advised that a 
recent zoning amendment application to allow a shed before a dwelling 
was refused by Council.  Mr. Strickland was also advised that he could 
request that the condition to remove the shed not be included and that the 
matter be addressed by by-law enforcement.   

The shed is not considered a legal non-complying use. The shed would 
have had to be constructed legally on the property prior to the passing of 
the Zoning By-law.  This regulation has been in place since at least 1997 
which was the passing of the previous zoning by-law.0 

ii. Based on airphotos it appears that the shed was constructed between 
2019 -2023. During pre-consultation Mr. Strickland advised D. Truax the 
shed was recently constructed.   

iii. D. Truax could not speak to the condition of the shed.  

iv. D. Truax confirmed that no complaints regarding the shed were received 
by the Township to her knowledge.  

v. By not requiring the removal of the shed, the Committee would be setting 
a precedent with respect to permitted uses, the required compliance for all 
structures and the merit to other applications may be weighed against.   
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Committee member Pow noted he did not believe the previous zoning by-law 
included the provision to require a main building before an accessory building.  

The Mayor called on members of the public to speak to the applications.   

Ms. Joan Holmes, owner - 1446 East Shore Road was in attendance and 
requested that her son be permitted to speak on her behalf and introduced him 
as Kevin. Kevin asked whether the request for a smaller frontage would set a 
new regulation or precedent for consideration of smaller lots in this area.   D. 
Truax noted that the minimum lot frontage as required under the Residential 2 
(R2) Zone will continue to apply to all properties zoned such.  The approval of 
this variance would not set a precedent and advised that each Minor Variance 
application is considered on the merit of the application and the ability to satisfy 
the 4 tests provided for in the Planning Act.  

Committee Member Rice further confirmed that allowing a shed before the 
construction of a main dwelling would be precedent setting given the nature of 
development on Pelee Island.  

Mayor Miller noted that it is the expectation that properties will be maintained in 
compliance with municipal regulations.  

Resolution CoA2025–14 

Moved By: Committee member Malloch 
Seconded By: Committee member Rice 

That Consent Application CO 02-2025 to add a triangular shaped parcel of land 
measuring approximately 0.09 m2 (1252.3 square feet) in area from the subject 
property (Strickland) to the abutting residential lot to the immediate north (1451 
East Shore Road, Fortney) in order to rectify a long-standing encroachment of an 
existing break wall and boat ramp be approved for the following reasons and 
subject to the completion of the conditions listed in Schedule A to the decision : 

Reasons for Provisional Approval: 
The application is 
i. consistent with the Provincial Planning Statement 2024 issued under 

subsection 3 (1) of the Planning Act and does not conflict with any 
provincial plan.  

ii. conforms with the Land Use and Land Division policies of the Township of 
Pelee Official Plan (2011); and 

iii. complies with the regulations of the Township of Pelee Zoning By-law 
2012-24, as amended. 
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Conditions of Provisional Approval:  
 
1. Legal - Deeds 

The applicant to submit to the Secretary-Treasurer an electronic deed, 
acceptable for registration, in order that consent may be attached to the original 
and a copy to be provided to the Secretary-Treasurer.  The applicant and/or the 
applicant’s Solicitor, shall provide and undertake that forthwith upon registration 
of the deed of transfer, to forward a copy of the deed cover page, as registered 
with the instrument number being shown thereon, to the Secretary-Treasurer to 
facilitate the municipality obtaining ownership and assessment splits from the 
local Assessment Office. 

2. Legal – Application to Consolidate Lot Addition  

Subsection 3 of Section 50 of the Planning Act applies to the lands that are the 
subject of this application.  The severed portion will be added to the property of 
the abutting property owner – Assessment Map # 3701-040-000-02700/02800, 
(Fortney).  The applicant to submit to the Secretary Treasurer a prepared 
application to consolidate indicating that the owner of the severed portion and 
the owner of the abutting property are identical, together with an Undertaking by 
the applicant or his/her/their solicitor to take any and all steps necessary to 
ensure that the PINs for the abutting properties described as 3701-040-000-
02700/02800 and including the severed portion are consolidated, and to provide 
evidence of the same to the Secretary Treasurer within a reasonable period of 
time following the transfer of the severed portion. 

3. Legal– Consent Certificate 

The applicant shall submit an electronic Consent Certificate of Official, 
prepared in accordance with the applicable Form of O. Reg. 197/96 for 
endorsement by the Secretary Treasurer, including the payment of the applicable 
fee established by the Township Fees By-law in effect at the time of 
presentation.  

4. Legal – Registered Reference Plan  

That a digital copy of the draft and final deposited reference plan be provided 
to the Township. 

5. Undertaking of Solicitor 

That the Applicant’s Solicitor provides an Undertaking to the Township, to 
provide a copy of the registered deed and application to consolidate once the 
transaction has occurred to the Township. 
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6. Finance – Payments and Fees  

That prior to consent being endorsed on the deeds the owner shall provide that 
all municipal taxes be paid in full and that necessary apportionments be 
undertaken for any special assessment imposed pursuant to the provisions of the 
Local Improvement Act and/or the Municipal Act. 

7. Drainage – Drainage Apportionment Agreement  

Prior to consent being endorsed on the deeds the property owners are to submit 
an agreement for drainage apportionment due to land severance or sale, 
including the payment of the applicable fee established by the Township Fees 
By-law in effect at the time of presentation.  

8. Planning – Compliance with Zoning By-law 2012-24, as amended 

That the Applicant remove the existing accessory building (shed) from the 
retained lands.  

9. Planning – Compliance with Zoning By-law 2012-24, as amended 

That the Applicant successfully apply to the Township of Pelee Committee of 
Adjustment and obtain a Minor Variance in full force and effect, to recognize the 
existing undersized lot frontage of 28.25 metres (92.69 feet) of the retained 
lands.  

10. Expiry of Provisional Consent 

The conditions imposed above shall be fulfilled to the satisfaction of the 
Municipality by two years from the date of giving notice of this decision or this 
application shall be deemed to be denied in accordance with Section 53(41) of 
the of the Planning Act. 

CARRIED 

Resolution CoA2025–15 

Moved By: Committee member Rice 
Seconded By: Committee member Malloch 

That Minor Variance Application MV 02-2025 The Committee of Adjustment grant 
approval of Minor Variance Application MV 02-2025 to recognize the existing 
undersized frontage of the subject property to be 28.25 metres (92.69 feet) be 
approved for the following reasons and subject to the following conditions: 
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Reasons for Approval: 

The application: 

i. is consistent with the Provincial Planning Statement 2024 issued under 
subsection 3 (1) of the Planning Act and does not conflict with any 
provincial plan;  

ii. meets the general intent and purpose of the Official Plan;  
iii. meets the general intent and purpose of the Zoning By-law;  
iv. is considered desirable for the appropriate development of the land; and 
v. in the opinion of the Committee, the variance(s) is minor.  

CONDITIONS: None 

CARRIED 

Committee Member Malloch left this portion of the meeting.  
 
Item C. Update of Appeal of Minor Variance MV 01-2025 to the OLT 

Resolution CoA2025–16 

Moved By: Committee member Pow  
Seconded By: Committee member Rice  

“That the Ontario Land Tribunal Notice of Hearing for File No. OLT -25-000-556 be 
received for information.” 

CARRIED 

Committee Member Malloch returned to the meeting.  

6 Adjournment 

Resolution CoA2025–16 

Moved By: Committee member Pow 
Seconded By: Committee member Rice 

The October 22, 2025 Committee of Adjustment meeting was adjourned at 5:38PM.  

CARRIED 

Original Signed by: 
Catherine Miller, Mayor & Chair 

Original Signed by: 
Danielle Truax, Secretary Treasurer 
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Committee of Adjustment  
2026 Meeting Schedule 

Committee of Adjustment  
Meeting Date 

Application Package 
Submission Deadline 

Wednesday, January 28, 2026 @ 5:00 pm December 10, 2025 
Wednesday, February 25, 2026 @ 5:00 pm January 14, 2026 

Wednesday, March 25, 2026@ 5:00 pm February 11, 2026 
Wednesday, April 22, 2026 @ 5:00 pm March 11, 2026 
Wednesday, May 27, 2026@ 5:00 pm April 8, 2026 

Wednesday, June 24, 2026 @ 5:00 pm May 13, 2026 
Wednesday, July 22, 2026 @ 5:00 pm June 10, 2026 

Wednesday, August 26, 2026 @ 5:00 pm July 8, 2026 
Wednesday, September 23, 2026 @ 5:00 pm August 12, 2026 

Wednesday, October 28, 2026 @ 5:00 pm September 19, 2026 
Wednesday, November 25, 2026 @ 5:00 pm October 14, 2026 

No Scheduled Meeting – December 2026  
Wednesday, January 27, 2027 @ 5:00 pm December 10, 2026 

**meetings are conducted electronically via Zoom 
**meetings held the 4th Wednesday of each month. Scheduled dates are subject to change at the discretion of 
the Township. Please always confirm submission deadlines and meeting dates with Danielle.truax@pelee.ca 

http://www.pelee.org/
mailto:CommunityServices@pelee.ca
mailto:Danielle.truax@pelee.ca
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Committee of Adjustment 
2025 Application Summary 

 
Application Number of Applications  Description 
Minor Variance 2 Reduced interior side yard 
  Reduced frontage  
Application Number of Applications  Description 
Lot Creation - Residential   
Easement   
Lease 21 year +   
Validation of Title   
Certificate Cancellation 1  
Retained Lot Certificate   
Lot Addition 2 Rectify Encroachment 
  Add to rear of residential lot 
Agricultural Applications Number of Applications  Description 
Farm Split   
Surplus Dwelling   
   

TOTAL APPLICATIONS:  5  
   
Other:  Description 
OLT   Appeal granted; Minor 

Variance Approved by OLT 
 

http://www.pelee.org/
mailto:CommunityServices@pelee.ca


 

To:  Members of the Township of Pelee Committee of Adjustment 
From:  Danielle Truax, Community Services Manager 
Committee Date: January 28, 2026 
Subject:  Change of Conditions Request 

Lot Addition CO 02-2025 
Vacant Land East Side East Shore Road  

 

1. RECOMMENDATION: 

It is recommended that:   

1. The Committee of Adjustment deny the request to change Condition No. 8 
assigned to the Notice of Decision for the provisional approval of Consent 
Application CO 02-2025.  

EXECUTIVE SUMMARY: 

The Committee of Adjustment has received a request to consider changing one of the 
conditions assigned to the provisional approval of Consent Application C0 02-2025.   

Consent Application CO 02-2025 sought approval to allow a triangular parcel of land to 
be severed from vacant property owned Strickland/Manshande and added to the 
abutting residential property owned by Fortney. 

The Committee is being asked to consider removing or revising Condition No. 8: 

“8. Planning – Compliance with Zoning By-law 2012-24, as amended 
That the Applicant remove the existing accessory building (shed) from the 
retained lands.” 

Compliance with the Zoning By-law can be achieved by assigning alternative conditions, 
however they will require additional Township resources to ensure enforcement 
including staff time and possibly municipal finances.  Alternative conditions are not 
considered to be the most effective or efficient tools to achieve compliance.  

Condition No. 8 is considered a reasonable condition which places the onus on the 
applicant to comply with the provisions of the Zoning By-law.  It is recommended the 
original condition remain as assigned.  

2. BACKGROUND: 

Provisional approval of Consent Application CO 02-2025 to add a triangular piece of 
property from the subject property (Stickland) to the abutting property to the immediate 
north (Fortney) was granted by the Committee of Adjustment on October 22, 2025.   
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A copy of the original staff report and Notice of Decision, including ‘Schedule A 
Conditions’ have been attached for reference.  

Key Map of Vacant Property on the East Side of East Shore Road 

 

Proposed Severed and Retained Lands 
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Request to Change Condition  

The owners of the retained land (Strickland/Manshande) have submitted a request to 
the Committee of Adjustment to consider a change to Condition No. 8.   Condition No 8 
requires that the existing shed be removed from the retained lands to bring the property 
into compliance with the provisions of Zoning By-law 2012-24, as amended. 

The owners are requesting that the condition to remove the shed not be a requirement 
of the approval thereby enabling them to move forward with the pending lot addition and 
to resolve the existing encroachment.  The owners are requesting that the non-
compliance of the shed be dealt with separately by the Township as a by-law 
enforcement matter and that it not be a requirement of the proposed lot addition.   

Change of Conditions Section 53(23) & 53(26) of the Planning Act 

The Planning Act allows a Committee of Adjustment to consider a change to the 
conditions assigned to a provisional consent anytime before the consent is finalized 
(deeds being stamped and registered).   

The Planning Act does not stipulate or provide criteria regarding how change are to be 
considered.   

There is no requirement to provide notice to the abutting property owners or public 
agencies of a request to change conditions prior to being heard by the Committee.   

If a change is made to a condition, written notice of the changes must be given to the 
applicant, prescribed public persons and public bodies (ERCA, etc..) and to anyone that 
asked to be notified of changes. However, notice is not required if the Committee 
deems the change to be minor.   

If the Committee changes a condition, notice is to be provided (if required) and the 20-
day appeal period is open to the applicant, Minister, specified person or public body.   

There are no additional appeal opportunities for the applicant if the request to change 
the conditions is not granted by the Committee.   In this case, any appeals of the 
conditions on the basis of unreasonableness should have been submitted to the Ontario 
Land Tribunal prior to  November 12, 2025.  

3. DISCUSSION: 

Upon review of Consent Application CO 02-2025 it was noted that a shed had been 
constructed on the property without a main principal dwelling.   

The requirement to remove the existing shed has been assigned to bring the property 
into compliance with the provisions of Section 3.1 ‘Accessory Uses’ of the Zoning By-
law.  The subject property is zoned Residential 1 (R1) which permits a single detached 
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dwelling as the principal structure.  Sheds are not permitted on a property without a 
main dwelling.  

Sheds which are 15m2 (161 sq. ft) or less in floor area, one storey and contain no 
plumbing do not require a building permit.   However, all structures are required to 
comply with the provisions of the Zoning By-law and any other appliable laws, including 
floodproofing, environmental compliance etc..  The shed on the property does not does 
not comply with the provisions of the zoning by-law.  Primarily, accessory structures are 
only permitted on a property once a main dwelling has been constructed.    

During the mandatory pre-consultation completed prior to the submission of Consent 
Application C0 02-2025, the applicants were made aware that staff would recommend 
the shed be removed as a condition of consent.  Staff and the applicants also discussed 
other tools which could be used to meet the intent of the Zoning By-law and bring the 
property into compliance.   Staff was not in a position to recommend the following to 
resolve the non-compliance: 

Alternative Conditions  

1. Zoning By-law Amendment (ZBA) to permit a shed as a main structure on the 
property.  
a. This defers the matter of property compliance to a second body, being 

Council, who make independent decisions;  
i. If Council does not support, the lot addition can not proceed;  
ii. Council has recently refused an application for a similar purpose;  

b. Staff is not in a position to support a ZBA for this purpose;  
c. Staff is not in a position to confirm that a dwelling cannot be built on the 

property; 
d. Significant cost to the applicants including an application fee and Planning 

Justification Report. 

2. Pursue the non-compliance through By-law Enforcement. 
a. Leamington By-law Enforcement becomes involved;  
b. Upon receiving an order to remove the shed, the owner can choose not 

to comply which will require the Township to take action where costs 
could be incurred for legal actions or to remove the shed.  

3. Obtain a building permit for the construction of a permitted single detached 
dwelling and initiate construction in accordance with the provisions of the BCA.  

a. Condition cannot be satisfied until this has been completed;  

The intent of Condition No. 8 is to bring the property into compliance with the provisions 
of the by-law.  The very fact that the shed has not already been a by-law enforcement 
matter demonstrates the level of resources available to pursue and enforce compliance.   
Flexibility around bringing the property into compliance comes with many uncertainties 
moving forward to ensure compliance.    
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4. FINANCIAL MATTERS: 

Actions taken to bring the property into compliance may result in the use of additional 
Township resources and can include: 

1. Staff time;  
2. Leamington By-law Enforcement time; 
3. Legal and financial resources to pursue removal and storage of the structure 

or legal proceedings if not voluntarily removed by the applicants.  

5. CONSULTATIONS: 

NA 

6. CONCLUSION: 

The request to consider a change to Condition No. 8 assigned to the Notice of Decision 
for the provisional approval of Consent Application C0 02-2025 cannot be supported by 
staff.   

If the Committee does consider changes, any change to Condition No. 8 would not be 
considered minor by staff and the Notice of Decision with revised conditions should be 
circulated in accordance with the Planning Act.  

Danielle Truax 
Community Services Manager 
:dt  

Attachments: 
Committee of Adjustment Staff Report No. 5 dated October 10, 2025 
Notice of Decision Consent Application CO 02-2025 



 
 

THE CORPORATION OF THE TOWNSHIP OF PELEE 
COMMITTEE OF ADJUSTMENT  

REPORT NO. 5 
 
Author’s Name:  Danielle Truax 
Community Services Manager Report Date:  October 10, 2025 

Resolution #:       Date to Committee: October 22, 2025 
 
To: Members of the Township of Pelee Committee of Adjustment  
 
Subject: Consent Application CO 02-2025 
 Minor Variance Application MV 02-2025 
 Vacant land on the East Side of East Shore Road 
 

1. RECOMMENDATION:     

It is recommended that:   

1. The Committee of Adjustment grant provisional approval of Consent 
Application CO 02-2025 to add an triangular shaped parcel of land 
measuring approximately 0.09 m2 (1252.3 square feet) in area from the 
subject property (Strickland) to the abutting residential lot to the immediate 
north (1451 East Shore Road, Fortney) in order to rectify a long-standing 
encroachment of an existing break wall and boat ramp, subject to the 
conditions listed in Schedule A; and 

2. The Committee of Adjustment grant approval of Minor Variance Application 
MV 02-2025 to recognize the existing undersized frontage of the subject 
property to be 28.25 metres (92.69 feet).    

EXECUTIVE SUMMARY: 

Consent Application CO 02-2025 seeks to add a triangular piece of property from the 
Strickland property to the abutting property to rectify a long-standing encroachment.  
The concurrent Minor Variance Application MV 02-2025 has been brought forward as a 
housekeeping matter to recognize the existing undersized lot frontage of the Strickland 
property.   

Consent Application CO 02-2025 can be supported for the following reasons: 

i) There are no matters of provincial interest impacted by the proposed lot 
addition and the application is consistent with the direction of the 
Provincial Planning Statement (PPS 2024) issued under Section 3 of the 
Planning Act.  
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ii) The retained (Strickland) and resulting consolidated (Fortney) properties 
comply with the Residential 2 (R2) zone provisions.   

iii) The lot addition has no impact to matters of municipal interest with respect 
to servicing or the abutting right of way.  

iv) The retained (Strickland) and resulting consolidated (Fortney) properties 
can be developed for the intended residential uses permitted under the R2 
Zone.  

v) The lot addition will rectify an existing encroachment and will result in 
orderly development.  

Minor Variance MV 02-2025, to recognize the existing undersized frontage of the 
subject property (Strickland) meets the four tests of a minor variance as required under 
Section 45(1) of the Planning Act, in particular: 

i) Meets the general intent of the Township Official Plan (2011); 
ii) Meets the general intent of the Zoning By-law; 
iii) The proposed variance is desirable and appropriate development for the 

lands; and 
iv) The proposed variance is minor in nature. 

Pending the receipt of comments from members of the public and prescribed agencies, 
the requested applications can be supported by staff and are recommended for 
approval to the Committee of Adjustment.   

2. BACKGROUND: 

The Township received complete consent and minor variance applications to be 
considered by the Committee of Adjustment on September 23, 2025.  The subject 
property is vacant property fronting on Lake Erie and the east side of East Shore Road 
described as Part Lot 2, Plan 228 and Part of the Original Road Allowance being Part 1, 
12R-11720, as shown on the key map below.   

The property to receive the lot addition is located immediately north of the subject 
property.   The lawyer for the authorized agent and owner of the property to receive the 
lands has confirmed that the two parcels owned by Fortney have legally merged on title 
and now are one property.   

The land use designation and zoning for both properties is as follows: 

Official Plan Designation: Residential   Schedule A 
 Schedule B-1 Environmental Review 

Zoning By-law 2012-24, as amended:  Residential 2 (R2) Map 6 
 Schedule B Lake Erie Flood Prone Area 
 Schedule C Lands Subject to Section 3.3 (Environmental Review) 
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The subject property (Strickland) is a residential lot located on the east side of East 
Shore Road, approximately 130 metres (430 feet) north of East West Road. The 
property is approximately 0.15 ha (0.38 ac) in area with 28.25 metres (92.69 feet) of 
frontage along East Shore Road and an average property depth of 48.76 metres (160 
feet) to the lake.  

The property is located in an area serviced by private water and private on-site septic 
systems.  The surrounding area consists of residential lots of varying size located on 
both sides of East Shore Road.  The surrounding area contains a significant natural 
heritage feature found on the west side of East Shore Road.  The woodlands do not 
extend across the road onto the subject property.  The property appears to be a 
regularly maintained lawn with stands of mature trees and a small shed constructed 
along the northern property line.  

Key Map of Subject Property 

 
3. DISCUSSION: 

Consent Application CO 02-2025 seeks to add a triangular shaped parcel of land 
measuring approximately 0.09 m2 (1252.3 square feet) in area from the subject property 
to the abutting residential lot to the immediate north (1451 East Shore Road, Fortney) to 
rectify a long-standing encroachment of an existing break wall and boat ramp.  The area 
of land to be added to the property to the north is shown in blue and labeled as Part 1 
on the draft reference plan below.  The proposed severed parcel measures 116.34 m2 
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(1252.3 sq. ft.) in area.  No frontage will be conveyed as part of the lot addition.  The 
apex of the triangular parcel of land to be added to the Fortney property results in no 
frontage being conveyed as part of the lot addition.  

Draft Reference Plan 

  

Planning Review 

When considering land use applications, the Committee’s decisions shall be consistent 
with the direction of the Provincial Planning Statement 2024, the policies of the Township 
of Pelee Official Plan and the regulations of Zoning By-law 2012-24, as amended.  

Provincial Planning Statement 2024 (PPS 2024) 

The PPS 2024 is silent on matters of land division for lands outside of the Prime 
Agricultural Area.  However, all decisions made under the Planning Act should take into 
consideration other matters of provincial interest as stated in the PPS 2024.  

The proposed lot addition and minor variance will allow for orderly development of all 
parcels involved and will not impede the ability to develop for the intended residential 
purposes.  

The adjacent natural heritage feature is separated from the subject lands by an 
intervening road and drainage ditches and is not connected by an overhead tree canopy.  
The proposed lot addition will not impact natural heritage features.  Additional 
environmental review may be required prior to any site alteration or development of the 
properties in the future.   

The lands are located with the Lake Erie Floodprone Area.  The proposed lot addition 
does not represent “development” (being the creation of a new lot as defined under the 
PPS) and therefore the test of safe ingress and egress does not apply at this time.  Future 
development of the lands will be subject to review based on the provisions of the 
Conservation Authorities Act with respect to natural hazards, including flooding.  
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The proposed lot addition and minor variance are consistent with the direction of the 
Provincial Planning Statement 2024.  

Township of Pelee Official Plan (2011) (OP) 

The division of land by way of consent, including lot additions is permitted in accordance 
with the general provisions of Section 7.1 and Section 7.3 of the Township Official Plan 
(OP).  

The lot addition will result in property sizes which will comply with the lot area and frontage 
provisions of the Zoning By-law upon a minor variance being obtained to recognize the 
existing lot frontage, in accordance with subsection 7.3 g). .  

There are no noted natural heritage features which would prohibit future development of 
the lands.  

The lands are located within an area regulated by the Essex Region Conservation 
Authority (ERCA). The proposed lot addition is not considered development and does not 
create new lots within an area of natural hazards.  Any future development will be 
assessed with respect to flooding and safe ingress and egress at that time.  

The OP acknowledges that some properties, in the vicinity of the East Shore, may be 
incapable of developing due to lot size, natural heritage and or hazard constraints. Each 
resulting property has sufficient area to permit development with the appropriate 
approvals with respect to natural heritage and natural hazards. 

The proposed lot addition conforms to the land division policies of the OP subject to the 
conditions listed in Schedule A, attached to this report being applied to the decision.   

Schedule A contains the standard conditions assigned to a lot addition including: 

1. payment of any outstanding payments and fees to the Township; 
2. registration of reference plan; 
3. provision of deeds; 
4. undertaking to register deeds;  
5. application to consolidate all resulting parcels (Fortney);  

i. 1451 ESR Part Lot 2 and 3, Plan 228 and Part Original Road 
Allowance;  

ii. Vacant Lot Part Lot 2, Plan 228 and Part Original Road Allowance; 
being Part 3, 12R-3150 and Part 2, 12R-11720; and  

iii. Part 1, as shown on the attached draft reference plan; 
6. presentation of the deeds within two years of the giving of notice.  

The following additional conditions are also included to address site specific matters: 

1. Minor variance to recognize undersized frontage (MV 02-2025); and 
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2. Removal of the shed on the retained property (Strickland) – Section 3.1 states 
that accessory structures such as the shed are not permitted prior to the 
construction of a main use on the property.   

Zoning By-law 2012-24, as amended (ZB)  

Existing and Resulting Lot Area and Frontage Measurements 

 R2 Zone  Strickland 
property  

Compliance Fortney Property  Compliance 

Lot 
Frontage 

36.5m  
(120 ft) 

28.25 m 
(92.69 feet) 

Existing 
Undersized 
Section 3.14 

93.71 m  
(307.45 ft) 

√ 

Lot Area 1000 m2  
(10,764 sq. ft.) 

1500 m2  
(16145.87 sq. ft.) 

√ 3116.08 m2 
(33,541.21 sq. ft.) 

√ 

 R2 Zone  Retained 
Strickland 
property  

Compliance Resulting Fortney 
Property  

Compliance 

Lot 
Frontage 

36.5m (120 ft) 28.25 metres 
(92.69 feet) 

Undersized 93.71 m  
(307.45 ft) 

√ 

Lot Area 1000 m2 

(10,764 sq. ft.) 
1383.66m2 
(14,893.57 sq. ft) 

√ 3232.42 m2 
(34,793.51 sq. ft.) 

√ 

If the lot addition is granted, the resulting Fortney property will comply with all R2 zone 
provisions, including the setback of the existing boathouse to the new interior side yard.  
There are no setback requirements for a breakwall, erosion control provisions or boat 
ramps under the Zoning By-law.  

The retained Strickland property will comply with the required minimum lot area.  The 
existing undersized frontage is not changing as a result of the lot addition.  The minor 
variance has been brought forward to recognize the undersized lot frontage as a 
housekeeping matter.  

The Committee must ensure that the application satisfies the four tests of subsection 
45(1) of the Planning Act.   

1. Meets the general intent of the Township Official Plan (2011) – In accordance 
with Section 4.4 of the Official Plan, the subject property is intended for residential 
land uses and structures.  Subsection 4.4.3 f) acknowledges the character of lots 
on the east shore as having constraints due to natural heritage or natural hazards 
and suggests that amalgamation of lots may be required to permit development 
for those reasons.   

 No significant natural heritage features are identified on available 
mapping.  

 Natural hazards (shoreline & flooding) have been addressed to the 
satisfaction of ERCA.  
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 The property is of sufficient size and with sufficient frontage to allow 
for residential development independently.  It is not necessary to 
mandate it be merged with abutting properties.  

The slightly undersized frontage will allow for residential development as intended 
in the OP and will be sufficient to allow for adequate access from East Shore Road 
and the provision of private servicing. The variance meets the general intent of the 
OP policies.  

2. Meets the general intent of the Zoning By-law – The subject property is zoned 
Residential 2 (R2).  The required lot frontage in the R2 zone is 36.5m (120 ft).  
The existing lot frontage of the property is 28.25 m (92.69 feet).  There are no 
changes to the lot frontage as a result of the lot addition.  

Section 3.14 of the ZB allows undersized lots which existed on the date of passing 
of Zoning By-law 2012-24, amended, to be developed in accordance with the R2 
zone provisions.  When a lot is changed, it is no longer as it existed on the day of 
the passing of the by-law and the development rights associated with Section 3.14 
are no longer applicable.  The minor variance gives the lot the permission to be 
developed despite not being as it existed on the day of the passing of the by-law 
and having an undersized lot frontage. 

Future development of the property will be in accordance with the R2 zone 
provisions.  The existing frontage is sufficient for the orderly development of the 
property, including the provisions of a driveway access and area for the provision 
of servicing.  

3. The proposed variance is desirable and appropriate development for the 
lands – The proposed variance is a housekeeping matter that maintains the 
existing development rights associated with the lots as they were on the date of 
the passing of the zoning by-law.  

4. The proposed variance is minor in nature – The use of the property will be for 
residential purposes as permitted.  The proposed variance will not impact the 
ability of the subject property to be developed and will allow for the construction 
and maintenance of a structure.  

The frontage and overall lot size is not out of character for properties in the 
immediate area or along East Shore Road.  

The Committee may consider whether the frontage will alter the character of the 
development in the surrounding area or have significant impacts on the normal use 
and enjoyment of properties in the area.   

Consideration of whether an application can be considered minor is not based 
solely on the variance in numbers and must also determine the level of impact the 
variance will create. Comments from the public can assist in determining the 
impact of the requested variance and whether it can be considered minor. 
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4. FINANCIAL MATTERS: 

There are no significant financial impacts to the Municipality as a result of the proposed 
applications.  

Application fees were collected on behalf of the Municipality and ERCA in accordance 
with the respective Fees By-laws in place at the time of submission of the application. 

5. CONSULTATIONS: 

The Notice of Public Hearing to consider the applications was circulated to property 
owners within 60m (200 ft) of the subject lands, prescribed agencies, internal staff and 
posted to the Township website.  Signage providing details of the applications and 
meeting was posted in a visible location on the property. A site inspection was completed 
by the Community Services Manager on October 3rd, 2025. 

No concerns were received from Township Staff.   

Written comments dated October 14, 2025 were received from Essex Region 
Conservation Authority (ERCA).  The property is located in a regulated area.  There are 
no objections to the application.  Permits from ERCA must be obtained prior to any site 
alteration or the issuance of any development permits.  

As of the date of the report, no comments were received from members of the public with 
respect to the applications.  

6. CONCLUSION: 

Subject to receiving comments from the Committee  and members of the public at the 
public hearing, staff is in a position to state that Consent application CO 02-2025 as 
proposed: 

ii. Is consistent with the direction of the Provincial Planning Statement (2024);  
iii. conforms to the Land Division policies of Section 7.3 of the Township Official Plan 

(2011); and  
iv. complies with the regulations of Zoning By-law 2012-24, as amended upon the 

implementation of the recommended conditions as listed in Schedule A attached 
to this report.   

Staff is in a position to state that Minor Variance Application MV 02-2025 meets the four 
tests to be considered under the provisions of the Planning Act:  

i. Is in keeping with the general intent of the Official Plan; 
ii. Is in keeping with the general intent of Zoning By-law 2012-24, as amended; 
iii. Is desirable for the appropriate development and use of the residential property; 

and  
iv. Is minor nature. 
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A Notice of Decision will be circulated within 15 days upon the Committee rendering a 
decision. The applicant, the Minister, a specified person or public body may appeal the 
decision of the Committee of Adjustment to the Ontario Land Tribunal within 20 days of 
the date of the decision.   

In granting the application, the Committee of Adjustment should be satisfied the 
application is made on sound planning principles and conforms to the relevant planning 
legislation.  

Danielle Truax,  
Community Services Manager 
 
dt 
 
Attachments:  

1. Draft Reference Plan 
2. Schedule A to Consent Application CO 02-2025 
3. ERCA comments dated October 14, 2025 

 
  



944 Ottawa Street
N8X 2E1
Ph: (519)258-1772
Fax: (519)258-1791

www.vshbbsurveys.com

187 Talbot Street East
N8H 1L8

Ph: (519)322-2375
Fax: (519)322-2675

WINDSOR LEAMINGTON

ONTARIO   LAND   SURVEYORS

ERHAEGEN
TUBBERFIELD

ARTLEY
REWER

EZAIRE
INC.

V
S

H
B

B



CO 02-2025 and MV 02-2025 
Vacant Land ES East Shore Road (ARN 040-02900) 

10 of 11 

SEVERANCE CONDITIONS 
(SCHEDULE A) 

Consent Application – CO 02-2025 – E/S East Shore Road 

1. Legal - Deeds 

The applicant to submit to the Secretary-Treasurer an electronic deed, 
acceptable for registration, in order that consent may be attached to the original 
and a copy to be provided to the Secretary-Treasurer.  The applicant and/or the 
applicant’s Solicitor, shall provide and undertake that forthwith upon registration 
of the deed of transfer, to forward a copy of the deed cover page, as registered 
with the instrument number being shown thereon, to the Secretary-Treasurer to 
facilitate the municipality obtaining ownership and assessment splits from the 
local Assessment Office. 

2. Legal – Application to Consolidate Lot Addition  

Subsection 3 of Section 50 of the Planning Act applies to the lands that are the 
subject of this application.  The severed portion will be added to the property of 
the abutting property owner – Assessment Map # 3701-040-000-02700/02800, 
(Fortney).  The applicant to submit to the Secretary Treasurer a prepared 
application to consolidate indicating that the owner of the severed portion and 
the owner of the abutting property are identical, together with an Undertaking by 
the applicant or his/her/their solicitor to take any and all steps necessary to 
ensure that the PINs for the abutting properties described as 3701-040-000-
02700/02800 and including the severed portion are consolidated, and to provide 
evidence of the same to the Secretary Treasurer within a reasonable period of 
time following the transfer of the severed portion. 

3. Legal– Consent Certificate 

The applicant shall submit an electronic Consent Certificate of Official, 
prepared in accordance with the applicable Form of O. Reg. 197/96 for 
endorsement by the Secretary Treasurer, including the payment of the applicable 
fee established by the Township Fees By-law in effect at the time of 
presentation.  

4. Legal – Registered Reference Plan  

That a digital copy of the draft and final deposited reference plan be provided 
to the Township. 

5. Undertaking of Solicitor 

That the Applicant’s Solicitor provides an Undertaking to the Township, to 
provide a copy of the registered deed and application to consolidate once the 
transaction has occurred to the Township. 
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6. Finance – Payments and Fees  

That prior to consent being endorsed on the deeds the owner shall provide that 
all municipal taxes be paid in full and that necessary apportionments be 
undertaken for any special assessment imposed pursuant to the provisions of the 
Local Improvement Act and/or the Municipal Act. 

7. Drainage – Drainage Apportionment Agreement  

Prior to consent being endorsed on the deeds the property owners are to submit 
an agreement for drainage apportionment due to land severance or sale, 
including the payment of the applicable fee established by the Township Fees 
By-law in effect at the time of presentation.  

8. Planning – Compliance with Zoning By-law 2012-24, as amended 

That the Applicant remove the existing accessory building (shed) from the 
retained lands.  

9. Planning – Compliance with Zoning By-law 2012-24, as amended 

That the Applicant successfully apply to the Township of Pelee Committee of 
Adjustment and obtain a Minor Variance in full force and effect, to recognize the 
existing undersized lot frontage of 28.25 metres (92.69 feet) of the retained 
lands.  

10. Expiry of Provisional Consent 

The conditions imposed above shall be fulfilled to the satisfaction of the 
Municipality by two years from the date of giving notice of this decision or this 
application shall be deemed to be denied in accordance with Section 53(41) of 
the of the Planning Act. 
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Danielle Truax, Township of Pelee 

1045 West Shore Road 

Township of Pelee, ON 

N0R 1M0 

   

  

RE:  Consent and MV for Lot Addition 

East Shore Rd E/S, Township of Pelee 

Municipal File Number: CO 02-2025 MV 02-2025 

  

The Township of Pelee has received Application for Consent CO 02-2025 and Application for Minor 

Variance MV 02-2025 for the above noted subject property. Consent Application C0 02-2025 seeks to 

add an irregular shaped parcel of land measuring approximately 1252.3 square feet in area from the 

subject property to the abutting residential lot to the immediate north (1451 East Shore Road, Fortney).  

The application seeks to rectify a long-standing encroachment of an existing break wall and boat ramp 

on the Strickland property.  As a result of the lot addition, it is necessary to recognize the existing 

undersized frontage of the Strickland property.  Residential properties in the R2 Zone are required to 

have 36.5 metres (120 feet) of frontage.  The proposed lot addition does not change the frontage of the 

property which will remain at 28.25 metres (92.69 feet).  

 

 NATURAL HAZARDS AND REGULATORY RESPONSIBILITIES UNDER THE CONSERVATION 

AUTHORITIES ACT. O. REG 686/21 

 

The following comments reflect ERCA’s role in protecting people and property from the threats of 

natural hazards and regulating development hazards lands under Section 28 of the Conservation 

Authorities Act. 

  

The above noted lands are subject to our Regulation under the Conservation Authorities Act (Ontario 

Regulation No. 41/24). The parcel falls within the regulated area of Lake Erie. If any new construction is 

proposed, the property owner will be required to obtain an approval from the Essex Region 

Conservation Authority prior to any construction or site alteration or other activities affected by Section 

28 of the Conservation Authorities Act. 

 

FINAL RECOMMENDATION 

 

Our office has no objection to CO 02-2025 and MV 02-2025. As noted above, if any new construction is 

proposed, the property owner will be required to obtain an approval 

from the Essex Region Conservation Authority prior to any 



Danielle Truax, October 14, 2025 
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construction or site alteration or other activities affected by Section 28 of the Conservation Authorities 

Act. 

 

 If you have any questions or require any additional information, please contact the undersigned.  

 

Sincerely, 

 

 

Alicia Good 

Watershed Planner 

/alg 



 

 COMMITTEE OF ADJUSTMENT  
NOTICE OF DECISION 

CONSENT APPLICATION NO.  CO 02-2025 
Vacant Land East Side of East Shore Road (Strickland/Manshande) 

IN THE MATTER OF AN APPLICATION submitted under Section 53 of the Planning 
Act, R.S.O., 1990 c.P.13, as amended submitted by R. Strickland and D. Manshande 
for vacant property described as Part Lot 2, Plan 228 and Part of the Original Road 
Allowance being Part 1, 12R 11720 in the Township of Pelee: 

PURPOSE: To add a triangular shaped parcel of land measuring approximately 0.09 m2 
(1252.3 square feet) in area from the subject property (Strickland/Manshande) to the 
abutting residential lot to the immediate north (1451 East Shore Road, Fortney) to 
rectify a long-standing encroachment of an existing break wall and boat ramp; 

DECISION: That Consent Application CO 02-2025 is GRANTED provisional consent for 
the reasons provided and subject to the fulfillment of the conditions attached as 
Schedule A to this decision.  

No oral/written submissions were received in support/opposition to the subject 
application. 

Written submissions were received in support/opposition of the subject application. 

Members Concurring with the decision made on October 22, 2025: 
Mayor Cathy Miller, Chair    Deputy Mayor Dayne Malloch 
Gordon Pow, Member    Marlene Pierce, Member  
Sue Rice, Member 

REASONS FOR PROVISIONAL DECISION: 

Subject to the fulfillment of the conditions provided in Schedule A, the proposed 
application to add a triangular shaped parcel of land measuring approximately 0.09 m2 
(1252.3 square feet) in area from the subject property (Strickland) to the abutting 
residential lot to the immediate north (1451 East Shore Road, Fortney) in order to rectify 
a long-standing encroachment of an existing break wall and boat ramp:  

i. is consistent with the Provincial Planning Statement 2024 issued under 
subsection 3 (1) of the Planning Act and does not conflict with any provincial 
plan.  

ii. conforms with the Land Use and Land Division policies of the Township of Pelee 
Official Plan (2011); and 

iii. complies with the regulations of the Township of Pelee Zoning By-law 2012-24, 
as amended. 
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LAST DAY OF APPEAL November 12, 2025 

Subsection 19 of Section 53 of the Planning Act states in part that “the applicant, the 
Minister, a specified person or any public body may, not later than 20 days after the 
giving of notice under subsection (17) is completed, appeal the decision or any 
condition imposed by the Committee or the Minister or appeal both the decision and any 
condition to the Tribunal by filing with the clerk of the municipality or the Minister a 
notice of appeal setting out the reasons for the appeal, accompanied by the fee charged 
by the Tribunal.  The notice of appeal and a copy of an appeal form which is available 
from the Ontario Land Tribunal (OLT) website at www.olt.gov.on.ca and other 
documents from the application file will be forwarded to the Ontario Land Tribunal.   

You will be entitled to receive notice of any changes to the conditions of the provisional 
consent if you have made a written request to be notified of changes to the conditions of 
the provisional consent. 

When the final date for appeal has passed and no notice of appeal is given, the decision 
is final and binding, the Clerk is required to notify the applicant and file a certified copy 
of the decision.  

Once an application that has been granted by the Committee of Adjustment, before final 
certification can be issued, proof in writing must be submitted to Secretary Treasurer 
showing that all conditions imposed by the Committee have been dealt with in a manner 
satisfactory to the appropriate authority. 

CERTIFICATE 
Planning Act, 1990, c. P.13 

In compliance with Subsection 17 of Section 53 of the Planning Act, Chapter P.13, 
Statutes of Ontario, 1990, as amended, I, Danielle Truax, Secretary-Treasurer of the 
Committee of Adjustment for the Township of Pelee hereby certify that this is a true 
copy of the decision of the Committee of Adjustment handed down at a Public Hearing. 

_____________________ 
Danielle Truax 

Secretary-Treasurer 
DATED THIS 23rd DAY OF OCTOBER, 2025 
 

  

http://www.olt.gov.on.ca/
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SEVERANCE CONDITIONS 

(SCHEDULE A) 

Consent Application – CO 02-2025 – Vacant Land East Side of East Shore Road 

1. Legal - Deeds 

The applicant to submit to the Secretary-Treasurer an electronic deed, 
acceptable for registration, in order that consent may be attached to the original 
and a copy to be provided to the Secretary-Treasurer.  The applicant and/or the 
applicant’s Solicitor, shall provide and undertake that forthwith upon registration 
of the deed of transfer, to forward a copy of the deed cover page, as registered 
with the instrument number being shown thereon, to the Secretary-Treasurer to 
facilitate the municipality obtaining ownership and assessment splits from the 
local Assessment Office. 

2. Legal – Application to Consolidate Lot Addition  

Subsection 3 of Section 50 of the Planning Act applies to the lands that are the 
subject of this application.  The severed portion will be added to the property of 
the abutting property owner – Assessment Map # 3701-040-000-02700/02800, 
(Fortney).  The applicant to submit to the Secretary Treasurer a prepared 
application to consolidate indicating that the owner of the severed portion and 
the owner of the abutting property are identical, together with an Undertaking by 
the applicant or his/her/their solicitor to take any and all steps necessary to 
ensure that the PINs for the abutting properties described as 3701-040-000-
02700/02800 and including the severed portion are consolidated, and to provide 
evidence of the same to the Secretary Treasurer within a reasonable period of 
time following the transfer of the severed portion. 

3. Legal– Consent Certificate 

The applicant shall submit an electronic Consent Certificate of Official, 
prepared in accordance with the applicable Form of O. Reg. 197/96 for 
endorsement by the Secretary Treasurer, including the payment of the applicable 
fee established by the Township Fees By-law in effect at the time of 
presentation.  

4. Legal – Registered Reference Plan  

That a digital copy of the draft and final deposited reference plan be provided 
to the Township. 
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5. Undertaking of Solicitor 

That the Applicant’s Solicitor provides an Undertaking to the Township, to 
provide a copy of the registered deed and application to consolidate once the 
transaction has occurred to the Township. 

6. Finance – Payments and Fees  

That prior to consent being endorsed on the deeds the owner shall provide that 
all municipal taxes be paid in full and that necessary apportionments be 
undertaken for any special assessment imposed pursuant to the provisions of the 
Local Improvement Act and/or the Municipal Act. 

7. Drainage – Drainage Apportionment Agreement  

Prior to consent being endorsed on the deeds the property owners are to submit 
an agreement for drainage apportionment due to land severance or sale, 
including the payment of the applicable fee established by the Township Fees 
By-law in effect at the time of presentation.  

8. Planning – Compliance with Zoning By-law 2012-24, as amended 

That the Applicant remove the existing accessory building (shed) from the 
retained lands.  

9. Planning – Compliance with Zoning By-law 2012-24, as amended 

That the Applicant successfully apply to the Township of Pelee Committee of 
Adjustment and obtain a Minor Variance in full force and effect, to recognize the 
existing undersized lot frontage of 28.25 metres (92.69 feet) of the retained 
lands.  

10. Expiry of Provisional Consent 

The conditions imposed above shall be fulfilled to the satisfaction of the 
Municipality by two years from the date of giving notice of this decision or this 
application shall be deemed to be denied in accordance with Section 53(41) of 
the of the Planning Act. 
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