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A. Applicant Information

Name of Owner _________________________________________________ 

It is the responsibility of the owner or applicant to notify the planner of any changes in 
ownership within 30 days of such a change. 

Address _________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

Town and Postal Code 

Phone Number 

Cell Number 

Email 

Name of Applicant _________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

Address 

Town and Postal Code 

Phone Number 

Cell Number 

Email 

Name of Agent 

Address 

Town and Postal Code 

Phone Number 

Cell Number 

Email 

Please specify to whom all communications should be sent.  Unless otherwise directed, 
all correspondence and notices in respect of this application will be forwarded to the 
agent noted above.  

☐ Owner ☐ Agent ☐ Applicant

Names and addresses of any holder of any mortgagees, charges or other 
encumbrances on the subject lands: 
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B. Location, Legal Description and Property Information

1. Legal Description (include Geographic Township, Concession Number, Lot Number,
Block Number and Urban Area or Hamlet):

Municipal Civic Address:   ______________________________________________ 

ignation(s):   ____________________________________ Present Official Plan Des

Present Zoning:  _____________________________________________________ 

2. Is there a special provision or site specific zone on the subject lands?

☐ Yes  ☐ No   If yes, please specify:
__________________________________________________________________

3. Present use of the subject lands:

5. If an addition to an existing building is being proposed, please explain what it will be
used for (for example: bedroom, kitchen, or bathroom).  If new fixtures are proposed,
please describe.

6. Please describe all proposed buildings or structures/additions on the subject lands.
Describe the type of buildings or structures/additions, and illustrate the setback, in
metric units, from front, rear and side lot lines, ground floor area, gross floor area, lot
coverage, number of storeys, width, length, and height on your attached sketch
which must be included with your application:

4. Please describe all existing buildings or structures on the subject lands and whether
they are to be retained, demolished or removed.  If retaining the buildings or
structures, please describe the type of buildings or structures, and illustrate the
setback, in metric units, from front, rear and side lot lines, ground floor area, gross
floor area, lot coverage, number of storeys, width, length, and height on your
attached sketch which must be included with your application:
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7. Are any existing buildings on the subject lands designated under the Ontario

Heritage Act as being architecturally and/or historically significant?   Yes ☐  No ☐

If yes, identify and provide details of the building:

Note:  Please complete all that apply. 

1. Please explain what you propose to do on the subject lands/premises which makes
this development application necessary:

2. Please explain why it is not possible to comply with the provision(s) of the Zoning
By-law/and or Official Plan:

3. Does the requested amendment alter all or any part of the boundary of an area of
settlement in the municipality or implement a new area of settlement in the
municipality? ☐ Yes  ☐ No  If yes, describe its effect:

4. Does the requested amendment remove the subject land from an area of
employment? ☐ Yes  ☐ No  If yes, describe its effect:

8. If known, the length of time the existing uses have continued on the subject lands:

9. Existing use of abutting properties:

10. Are there any existing easements or restrictive covenants affecting the subject lands?

Yes No If yes, describe the easement or restrictive covenant and its effect:
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5. Does the requested amendment alter, replace, or delete a policy of the Official Plan?
☐ Yes  ☐ No If yes, identify the policy, and also include a proposed text of the
policy amendment (if additional space is required, please attach a separate sheet):

6. Description of land intended to be severed in metric units:
Frontage:  ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 size (if boundary adjustment): ____________________________ 

Depth: 

Width: 

Lot Area: 

Present Use: 

Proposed Use: 

Proposed final lot

If a boundary adjustment, identify the assessment roll number and property owner of 

the lands to which the parcel will be added: ________________________________ 

 __________________________________________________________________ 

Description of land intended to be retained in metric units: 
Frontage:  ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

ned land: _____________________________________________ 

Depth: 

Width: 

Lot Area: 

Present Use: 

Proposed Use: 

Buildings on retai

7. Description of proposed right-of-way/easement:
Frontage:  ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

Depth:

Width:

Area:

Proposed use:

8. Name of person(s), if known, to whom lands or interest in lands to be transferred,
leased or charged (if known):
__________________________________________________________________
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9. Site Information   Existing Proposed 

Please indicate unit of measurement, for example: m, m2 or % 

Lot frontage  _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 

  
 
 _______________ ________________
_______________  ________________ 

 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 
   _______________________________  
 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 

 ________________ 
 
_______________  
_______________  ________________ 

 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 

Lot depth 
Lot width 
Lot area 
Lot coverage 
Front yard 
Rear yard 
Left Interior side yard 
Right Interior side yard 
Exterior side yard (corner lot) 
Landscaped open space 
Entrance access width 
Exit access width 
Size of fencing or screening 
Type of fencing 

10. Building Size

Number of storeys 
Building height 
Total ground floor area 
Total gross floor area 
Total useable floor area 

11. Off Street Parking and Loading Facilities

Number of off street parking spaces______________  ________________ 
 _______________  ________________ 
ces ____________  ________________ 
ies _____________  ________________ 

Number of visitor parking spaces 
Number of accessible parking spa
Number of off street loading facilit
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12. Residential (if applicable)

Number of buildings existing:  ___________________________________________ 

___________________________________________ Number of buildings proposed:  

Is this a conversion or addition to an existing building?  ☐ Yes  ☐ No 

If yes, describe:   ________________________________________________________

Type      Number of Units    Floor Area per Unit in m2

Single Detached ____________________  _____________________ 

____________________  _____________________ 

____________________  _____________________

 _____________________

 

____________________  

____________________  _____________________ 

____________________  _____________________ 

____________________  _____________________ 

   ___________________  _____________________

 

 

  ___________________  _____________________ 

   ___________________  _____________________ 

  ___________________  _____________________ 

Semi-Detached 

Duplex 

Triplex 

Four-plex 

Street Townhouse 

Stacked Townhouse 

Apartment - Bachelor 

Apartment - One bedroom 

Apartment - Two bedroom 

Apartment - Three bedroom

Other facilities provided (for example: play facilities, underground parking, games room, 
or swimming pool):  _____________________________________________________ 

13. Commercial/Industrial Uses (if applicable)

Number of buildings existing:  ___________________________________________ 

 ___________________________________________ 

o an existing building?  ☐ Yes  ☐ No   

Number of buildings proposed: 

Is this a conversion or addition t

If yes, describe: 

 _____________________________________________________________________ 

Indicate the gross floor area by the type of use (for example: office, retail, storage): 
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Seating Capacity (for assembly halls or similar): 

 

_______________________________ 

 _________________________________ 

 _________________________________ 

 _________________________________ 

  _________________________________ 

t:  _________________________________ 

Total number of fixed seats: 

Describe the type of business(es) proposed:

Total number of staff proposed initially: 

Total number of staff proposed in five years:

Maximum number of staff on the largest shif

Is open storage required:  ☐ Yes  ☐ No 

Is a residential use proposed as part of, or accessory to commercial/industrial use? 

☐ Yes  ☐ No  If yes please describe:

14. Institutional (if applicable)

Describe the type of use proposed:  _________________________________ 

 _________________________________ 

 _________________________________ 

 _________________________________ 

 _________________________________ 

  _________________________________ 

Seating capacity (if applicable): 

Number of beds (if applicable): 

Total number of staff proposed initially: 

Total number of staff proposed in five years: 

Maximum number of staff on the largest shift:

Indicate the gross floor area by the type of use (for example: office, retail, or storage): 

15. Describe Recreational or Other Use(s) (if applicable)
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D. Previous Use of the Property

1. Has there been an industrial or commercial use on the subject lands or adjacent
lands? ☐ Yes  ☐ No  ☐  Unknown
If yes, specify the uses (for example: gas station or petroleum storage):

2. Is there reason to believe the subject lands may have been contaminated by former
uses on the site or adjacent sites?☐ Yes  ☐ No  ☐  Unknown

3. Provide the information you used to determine the answers to the above questions:

4. If you answered yes to any of the above questions in Section D, a previous use
inventory showing all known former uses of the subject lands, or if appropriate, the
adjacent lands, is needed.  Is the previous use inventory attached?  ☐ Yes  ☐ No

E. Provincial Policy

1. Is the requested amendment consistent with the provincial policy statements issued
under subsection 3(1) of the Planning Act, R.S.O. 1990, c. P. 13?  ☐ Yes  ☐ No

If no, please explain:

2. It is owner’s responsibility to be aware of and comply with all relevant federal or
provincial legislation, municipal by-laws or other agency approvals, including the
Endangered Species Act, 2007. Have the subject lands been screened to ensure
that development or site alteration will not have any impact on the habitat for
endangered or threatened species further to the provincial policy statement
subsection 2.1.7? ☐ Yes  ☐ No

If no, please explain:
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3. Have the subject lands been screened to ensure that development or site alteration
will not have any impact on source water protection? ☐ Yes  ☐ No

If no, please explain:

Note:  If in an area of source water Wellhead Protection Area (WHPA) A, B or C 
please attach relevant information and approved mitigation measures from the Risk 
Manager Official. 

4. Are any of the following uses or features on the subject lands or within 500 metres of
the subject lands, unless otherwise specified?  Please check boxes, if applicable.

Livestock facility or stockyard (submit MDS Calculation with application)

☐ On the subject lands or  ☐ wi
Wooded area

☐ On the subject lands or  ☐ wi
Municipal Landfill

☐ On the subject land r  s o ☐ wi
Sewage treatment plant or wa

☐ On the subject lands or  ☐ wi
Provincially significant wetlan

☐ On the subject lands or  ☐ wi
Floodplain

☐ On the subject lands or  ☐ wi
Rehabilitated mine site

☐ On the subject lands or  ☐ wi
Non-operating mine site withi

☐ On the subject lands or  ☐ wi
Active mine site within one kil

☐ On the subject lands or  ☐ wi
Industrial or commercial use (

☐ On the subject lands or  ☐ wi
Active railway line 

☐ On the subject lands or  ☐ wi
Seasonal wetness of lands

☐ On the subject lands or  ☐ wi
Erosion

☐ On the subject lands or  ☐ wi
Abandoned gas wells

☐ On the subject lands or  ☐ wi

thin 500 meters – distance  __________ 

___ _______

__________ 

__________  
environmental f

__________  

__________ 

__________ 

__________ 

__________ 

__________ 

__________ 

__________ 

__________ 

__________ 

thin 500 meters – distance  

thin 500 meters – distance  
ste stabilization plant 
thin 500 meters – distance  
d (class 1, 2 or 3) or other eature 
thin 500 meters – distance  

thin 500 meters – distance  

thin 500 meters – distance  
n one kilometre 
thin 500 meters – distance  
ometre 
thin 500 meters – distance  
specify the use(s)) 

thin 500 meters – distance  

thin 500 meters – distance  

thin 500 meters – distance  

thin 500 meters – distance  

thin 500 meters – distance  
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F. Servicing and Access

1. Indicate what services are available or proposed:
Water Supply
☐

☐

Municipal piped water ☐

☐

Communal wells
Individual wells Other (describe below)

___________________________________________________________________ 

Sewage Treatment 

☐

☐

Municipal sewers ☐

 ☐ 

Communal system

Septic tank and tile bed in good working order  Other (describe below)

___________________________________________________________________ 

Storm Drainage 
☐

☐

Storm sewers ☐ Open ditches
Other (describe below)

___________________________________________________________________ 

2. Existing or proposed access to subject lands:

☐

☐

Municipal road ☐

☐

Provincial highway

Unopened road Other (describe below)

Name of road/street: __________________________________________________ 

G. Other Information

1. Does the application involve a local business?  ☐ Yes  ☐ No
If yes, how many people are employed on the subject lands?
__________________________________________________________________

2. Is there any other information that you think may be useful in the review of this
application?  If so, explain below or attach on a separate page.
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H. Supporting Material to be submitted by Applicant

In order for your application to be considered complete, folded hard copies (number of 
paper copies as directed by the planner) and an electronic version (PDF) of the 

properly named site plan drawings, additional plans, studies and reports will be 
required, including but not limited to the following details: 

1. Concept/Layout Plan
2. All measurements in metric
3. Key map
4. Scale, legend and north arrow
5. Legal description and municipal address
6. Development name
7. Drawing title, number, original date and revision dates
8. Owner’s name, address and telephone number
9. Engineer’s name, address and telephone number
10. Professional engineer’s stamp
11. Existing and proposed easements and right of ways
12. Zoning compliance table – required versus proposed
13. Parking space totals – required and proposed
14. All entrances to parking areas marked with directional arrows
15. Loading spaces, facilities and routes (for commercial developments)
16. All dimensions of the subject lands
17. Dimensions and setbacks of all buildings and structures
18. Location and setbacks of septic system and well from all existing and proposed lot

lines, and all existing and proposed structures
19. Gross, ground and useable floor area
20. Lot coverage
21. Floor area ratio
22. Building entrances, building type, height, grades and extent of overhangs
23. Names, dimensions and location of adjacent streets including daylighting triangles
24. Driveways, curbs, drop curbs, pavement markings, widths, radii and traffic

directional signs
25. All exterior stairways and ramps with dimensions and setbacks
26. Retaining walls including materials proposed
27. Fire access and routes
28. Location, dimensions and number of parking spaces (including visitor and

accessible) and drive aisles
29. Location of mechanical room, and other building services (e.g. A/C, HRV)
30. Refuse disposal and storage areas including any related screening (if indoors,

need notation on site plan)
31. Winter snow storage location
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32. Landscape areas with dimensions
33. Natural features, watercourses and trees
34. Fire hydrants and utilities location
35. Fencing, screening and buffering – size, type and location
36. All hard surface materials
37. Light standards and wall mounted lights (plus a note on the site plan that all

outdoor lighting is to be dark sky compliant)
38. Business signs (make sure they are not in sight lines)
39. Sidewalks and walkways with dimensions
40. Pedestrian access routes into site and around site
41. Bicycle parking
42. Architectural elevations of all building sides
43. All other requirements as per the pre-consultation meeting

In addition, the following additional plans, studies and reports, including but not limited 
to, may also be required as part of the complete application submission: 

☐ Zoning Deficiency Form

☐ On-Site Sewage Disposal System Evaluation Form (to verify location and condition)

☐ Architectural Plan

☐ Buildings Elevation Plan

☐ Cut and Fill Plan

☐ Erosion and Sediment Control Plan

☐ Grading and Drainage Control Plan (around perimeter and within site) (existing and
proposed)

☐ Landscape Plan

☐ Photometric (Lighting) Plan

☐ Plan and Profile Drawings

☐ Site Servicing Plan

☐ Storm water Management Plan

☐ Street Sign and Traffic Plan

☐ Street Tree Planting Plan

☐ Tree Preservation Plan

☐ Archaeological Assessment

☐ Environmental Impact Study
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☐ Geotechnical Study / Hydrogeological Review

☐ Minimum Distance Separation Schedule

☐ Noise or Vibration Study

☐ Record of Site Condition

☐ Storm water Management Report

☐ Traffic Impact Study – please contact the Planner to verify the scope required

Site Plan applications will require the following supporting materials: 
1. Two (2) complete sets of the site plan drawings folded to 8½ x 11 and an

electronic version in PDF format
2. Letter requesting that the Holding be removed (if applicable)
3. A cost estimate prepared by the applicant’s engineer
4. An estimate for Parkland dedication by a certified land appraiser
5. Property Identification Number (PIN) printout

Standard condominium exemptions will require the following supporting materials: 

☐ Plan of standard condominium (2 paper copies and 1 electronic copy)

☐ Draft condominium declaration

☐ Property Identification Number (PIN) printout

Your development approval might also be dependent on Ministry of Environment and 
Climate Change, Ministry of Transportation or other relevant federal or provincial 
legislation, municipal by-laws or other agency approvals. 

All final plans must include the owner’s signature as well as the engineer’s 

signature and seal. 

I. Development Agreements

A development agreement may be required prior to approval for site plan, subdivision 
and condominium applications.  Should this be necessary for your development, you will 
be contacted by the agreement administrator with further details of the requirements 
including but not limited to insurance coverage, professional liability for your engineer, 
additional fees and securities.  
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J. Transfers, Easements and Postponement of Interest

The owner acknowledges and agrees that if required it is their solicitor’s responsibility 
on behalf of the owner for the registration of all transfer(s) of land to the County, and/or 
transfer(s) of easement in favour of the County and/or utilities.  Also, the owner further 
acknowledges and agrees that it is their solicitor’s responsibility on behalf of the owner 
for the registration of postponements of any charges in favour of the County. 

K. Permission to Enter Subject Lands

Permission is hereby granted to Norfolk County officers, employees or agents, to enter 
the premises subject to this application for the purposes of making inspections 
associated with this application, during normal and reasonable working hours. 

L. Freedom of Information

For the purposes of the Municipal Freedom of Information and Protection of Privacy Act, 
I authorize and consent to the use by or the disclosure to any person or public body any 
information that is collected under the authority of the Planning Act, R.S.O. 1990, c. P.

13 for the purposes of processing this application. 

Owner/Applicant Signature Date 

M. Owner’s Authorization

If the applicant/agent is not the registered owner of the lands that is the subject of this 
application, the owner(s) must complete the authorization set out below. 

I/We ________________________________ am/are the registered owner(s) of the 
lands that is the subject of this application. 

I/We authorize  _________________________________ to make this application on 
my/our behalf and to provide any of my/our personal information necessary for the 
processing of this application.  Moreover, this shall be your good and sufficient 
authorization for so doing. 

Owner Date 

Owner Date 
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N. Declaration

I,   of 

solemnly declare that: 

all of the above statements and the statements contained in all of the exhibits 
transmitted herewith are true and I make this solemn declaration conscientiously 
believing it to be true and knowing that it is of the same force and effect as if made 
under oath and by virtue of The Canada Evidence Act. 

Declared before me at: 

Owner/Applicant Signature 

In 

This   day of  

A.D., 20

A Commissioner, etc. 



 

 

Elder Plans Inc. 
32 Miller Cres. 

Simcoe, ON N3Y 4R1 
 

June 25, 2021  

Transmitted via email 
 
Nicole Goodbrand, Senior Planner 
Planning Department  
185 Robinson Street, Suite 200  
Simcoe, Ontario N3Y 5L6 
 
Dear Nicole: 
 
SUBJECT:  Draft Plan of Subdivision Application  

55 First Avenue West, Simcoe  
Property Roll # 3310-401-001-060-00 

 
The following is a list of what is being submitted as part of this draft plan of subdivision application. It 
follows all requirements outlined in the pre-consultation meeting minutes;  

1. Draft plan of subdivision application  
2. Subdivision application fee - $6,985 plus $75 per lot = $7660. I deposited this cheque in the 

2nd floor drop box at 185 Robinson Street to your attention. I forgot to deduct the $446 pre-
consultation fee  

3. Long Point Region Conservation Authority fee for review of a plan of subdivision - $1350 + 
$100 X 9 lots + HST = $2,542.50 submitted with application in March and not returned. 

4. proposed site plan drawing 
5. planning justification brief (addressing the D6 Guidelines only - an excerpt from previous 

justification report) 
6. Elevation plan 
7. Topographical survey 
8. Appraisers report on land value for cash-in-lieu of parkland calculation 
9. Development agreement (PIN print out coming separately from lawyer) 
10. Concept plan (same as number 3 above) 
11. Functional servicing report  
12. Sanitary modelling (County consultant) 
13. Storm water Management Design Report (for conservation authority and County 

Development Engineering) 
14. Traffic impact study 

Roxanne Lambrecht has reviewed the site plan and amending Zoning By-law and indicated it appears all 
provisions are met. I trust what is listed above will form a complete application. Should you have any 
questions or need further documentation, please do not hesitate to contact me.  

Sincerely,  

Mary Elder MCIP RPP 



Planning Rationale Report -1694467 Ontario Inc. and OBB Properties Inc. November 2019

1.0 Introduction

Elder Plans Inc. has been retained by 1694467 Ontario Inc. (Ike Keesmaat) and OBB Properties Inc.(Fred
Morison) to assist in acquiring the planning approvals needed to permit a new office building and 9
residential units in two street townhouses on a 0.573 ha parcel within the Simcoe urban boundary.

The subject lands are located at 600 Norfolk Street North and 44 First Ave West, Simcoe and, in the
Norfolk County Official Plan, are designated Commercial. These lands are zoned "Service Commercial
(CS)" in the Norfolk County Zoning By-Law l-Z-2014 with site specific zoning 14.604 permitting an office
with a maximum total usable floor area of 1,450 sq metres as an additional use.

This report includes a review of the Provincial Policy Statement 2014, D6 Guidelines, Norfolk County
Official Plan and Norfolk County Zoning By-Law l-Z-2014.

2.0 Site description and neighbouring land uses

The subject lands are 0.573 ha (1.42 ac) in size and front on the west side of Norfolk Street North, on the
north side of Second Ave West, with frontage also on East Street and First Ave West. Lands on the east
side of Norfolk Street North and west side of East Street are utilized for small single detached dwellings.
There is also a residence on the north side of Second Ave West, abutting the subject lands. On the south
side of Second Ave West and at the corner of Second Ave West and East Street there are warehouses.
On the north side of First Ave West, there is a trailer storage yard.

3.0 Development Proposal

This subject lands are to be split into two parcels and the site specific zoning 14.604, adjusted to the
new lot lines. The size of the permitted office is to be reduced to 725 sq metres usable floor area and
relief sought from;

• the 3 m minimum front yard to permit a 1.22 m front yard,
• the 3 m required exterior side yard to permit a 2.4 m exterior side yard

and required 4.5 m distance of the commercial parking lot from a residential zone to 1.0 m

Along with this the Official Plan is to be amended to designate the north west part of the subject lands
for urban residential use. The zoning on that portion is also to be amended to Urban Residential Type 4
(R4). This would enable the building of 9 residential units in the form of a six unit street townhouse and
a three unit street townhouse.

A reduction in the exterior side yard from 6 m to 4.75 m for unit 4 (labeled on the drawing) is
also requested.

Twenty eight parking spaces are provided for the office use and two parking spaces for each residential
unit. See attached drawings of proposed buildings and parking layout.

prepared by Elder Plans Inc. Page 1
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4.0 Policy Review
4.1 Provincial Policy Statement (2014)

The Provincial Policy Statement guides land uses planning for the entire province and the
policies are to be read in their entirety. Decisions regarding land use planning matters are to be
consistent with the Provincial Policy Statement. The following is a review of pertinent polices for
this development proposal.

ililiilaiiiii^Uil^Mi^l
1.1 Managing and Directing Land Use to
Achieve Efficient and Resilient Development
and Land Use Patterns

1.1.3 Settlement Areas

1.1.3.1 Settlement areas shall be the focus of

growth and development, and theirvitality
and regeneration shall be promoted.
1.1.3.2 Land use patterns within settlement
areas shall be based on:

a) densities and a mix of land uses which:
1. efficiently use land and resources;
2. are appropriate for, and efficiently use,
the infrastructure and public service facilities
which are planned or available, and avoid the
need for their unjustified and/or
uneconomical expansion;
3. minimize negative impacts to air quality
and climate change, and promote energy
efficiency;
4. support active transportation;
5. are transit-supportive, where transit is
planned, exists or may be developed; and
6. arefreight-supportive; and
b) a range of uses and opportunities for
intensification and redevelopment \r\
accordance with the criteria in policy 1.1.3.3,
where this can be accommodated.

liNieW SB •aais?
:»»

This proposal is consistent with Provincial
Policy as it contributes to growth within a
designated settlement area of the County.
The proposal adds to the mix of housing
options and utilizes public infrastructure and
services within the Simcoe urban area. It is a
good opportunity for intensified residential
use on underutilized land and

redevelopment of an office use.

1.1.3.3 Planning authorities shall identify
appropriate locations and promote
opportunities for intensification and
redevelopment where this can be
accommodated taking into account existing
building stock or areas, including brownfield
sites, and the availability of suitable existing
or planned infrastructure and public service
facilities required to accommodate projected
needs.

Intensification and redevelopment shall be
directed in accordance with the policies of

The County has identified a Built Boundary
on Schedule B of its Official Plan and the
subject lands are within that area. In Section
5.3 of the County Official Plan, targets are
set for multi unit residential development
and infill development. This proposal assists
the County in achieving these targets.

prepared by Elder Plans Inc. Page 2
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Section 2: Wise Use and Management of
Resources and Section 3: Protecting Public
Health and Safety.
1.1.3.4 Appropriate development standards
should be promoted which facilitate
intensification, redevelopment and compact
form, while avoiding or mitigating risks to
public health and safety.
1.1.3.5 Planning authorities shall establish
and implement minimum targets for
intensification and redevelopment w\thm
built-up areas, based on local conditions.
However, where provincial targets are
established .....

1.4 Housing
1.4.1 To provide for an appropriate range
and mix of housing types and densities
required to meet projected requirements of
current and future residents of the regional
market area, planning authorities shall:
a) maintain at all times the ability to
accommodate residential growth for a
minimum of 10 years through residential
intensification and redevelopment and, if
necessary, lands which are designated and
available for residential development; and
b) maintain at all times where new
development is to occur, land with servicing
capacity sufficient to provide at least a three-
year supply of residential units available
through lands suitably zoned to facilitate
residential intensification and
redevelopment, and land in draft approved
and registered plans.

This proposal will, in part, add to the supply
of smaller residential units. Although
currently designated for Commercial uses,
the subject lands are in an area bordered by
housing on three sides. The proposed
residential lot is underdeveloped as it is
mostly vacant land with only one storage
building. Amending the Official Plan to
designate the north west area of the lot for
Urban Residential uses will assist the County
in accommodating residential growth for
the next ten years. There is servicing
capacity available for this proposal.

1.4.3 Planning authorities shall provide for an
appropriate range and mix of housing types
and densities to meet projected
requirements of current and future residents
of the regional market area by:
a) establishing and implementing minimum
targets for the provision of housing which is
affordable to /ow and moderate income
households........;
b) permitting and facilitating:
1. all forms of housing required to meet the
social, health and well-being requirements of
current and future residents, including
special needs requirements; and

According to the Ten Year Housing and
Homelessness Plan, there is a definite need
for housing for those with low to moderate
incomes. The proposed units will be of a
smaller size so could be attractive for lower

income families or singles. This proposal is a
form of residential intensification which will
utilize available public infrastructure and
services. The land will be efficiently used
rather than being under utilized as it has
been.
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2. all forms of residential intensification,
including second units, and redevelopment in
accordance with policy 1.1.3.3;
c) directing the development of new housing
towards locations where appropriate levels
of infrastructure and public service facilities
are or will be available to support current
and projected needs;
d) promoting densities for new housing
which efficiently use land, resources,
infrastructure and public service facilities,
and support the use of active transportation
and transit in areas where it exists or is to be
developed; and
e) establishing development standards for
residential intensification, redevelopment
and new residential development which
minimize the cost of housing and facilitate
compact form, while maintaining appropriate
levels of public health and safety.
1.6.6 Sewage, Water and Stormwater
1.6.6.1 Planning for sewage and water
serv/ces shall:

a) direct and accommodate expected growth
or development in a manner that promotes
the efficient use and optimization of existing:
1. municipal sewage sen/ices and municipal
water services;

According to the Functional Servicing Report
prepared by J. H.Cahoon Engineering, there
are existing municipal sewage services and
municipal water services which can
accommodate this proposal.

1.6.6.2 Municipal sewage services and
municipal water services are the preferred
form of servicing for settlement areas.
Intensification and /-ec/eve/opment within
settlement areas on existing municipal
sewage services and municipal water services
should be promoted, wherever feasible.

See above statement.

2.1 Natural Heritage
2.1.8 Development and site alteration shall
not be permitted on adjacent lands to the
natural heritage features and areas
identified in policies 2.1.4, 2.1.5, and 2.1.6
unless the ecological function of the adjacent
lands has been evaluated and it has been
demonstrated that there will be no negative
impacts on the natural features or on their
ecological functions.

Although adjacent lands to Provincially
Significant Wetlands according to the
Official Plan, the subject lands are separated
from the wetlands by a road and a
warehouse. No negative impacts on the
wetland or its ecological functions are
anticipated. County staff have reviewed the
situation through Official Plan policy and
waived any natural heritage requirements.

In summary, this proposal is consistent with the Provincial Policy Statement 2014.
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4.2 D6 Guidelines - Compatibility between Industrial Facilities
Guidance on the separation of sensitive land uses such as residential uses and existing industrial uses is
set out for municipalities in the D6 Guidelines through the Ministry of Environment and Climate Change.
On the north side of First Ave there is an industrial storage yard composed of trailers that have been on
site for quite some time. There is little to no change or movement in the last twenty years according to
the owner.

NWB ^^ i£?
^
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According to the definition in the Guidelines,
a Class 1 Industrial Facility is:
A place of business for a small scale, self
contained plant or building which
produces/stores a product which is
contained in a package and has low
probability of fugitive emissions. Outputs
are infrequent, and could be point source or
fugitive emissions for any of the following:
noise, odour, dust and/or vibration. There
are daytime operations only, with
infrequent movement of products and/or
heavy trucks and no outside storage

The current industrial use is a Class I

industrial use as this storage use has low-
impact, infrequent movements, low
probability of emissions. Although the
industrial use might change somewhat it is
likely limited to Class 1 type uses by the
existing residential uses abutting the north
boundary of the property and the existing
one on the south side of First Ave.

Section 4.3 sets out a minimum separation
of 20 m between residential and Class 1
industrial uses.

First Ave is 20 m wide so provides the
minimum separation distance. There is an
existing residential dwelling at 50 First Ave
West (at the corner of East Street) at the
same distance as that proposed for this
development.

In summary the residential aspect of this proposal meets the set back requirements of Section 4.3 of
the D6 Guidelines.

4.3 Norfolk County Official Plan

The County Official Plan contains policy to achieve the vision "Norfolk County strives to balance a
commitment to the land and emerging opportunities for growth and development. For urban
areas such as Simcoe, intensification and redevelopment utilizing existing infrastructure is
encouraged.

lliFMiiiuiitoiiitiiil Wix'nigiltsl
2.0 Vision
2.2.3 Maintaining and Enhancing the Rural
and Small Town Character

2.2.3.2 Objectives
e) Develop land use patterns in the Urban

This proposal will assist with increasing the
efficiency and compact form of development
in the Simcoe Urban Area as it redevelops an
underutilized property.
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Areas that are compact and efficient.
2.2.4 Maintaining a High Quality of Life
2.2.4.2 Objectives
a) Provide for a variety of housing forms,
tenures and levels of affordability through
development, redevelopment,
intensification and infilling projects.

Street townhouses will add to the variety of
available housing forms, tenures and pricing
options.

2.2.6 A Well Governed, Well Planned and
Sustainable County
d) Ensure the responsible use of land by
encouraging the redevelopment,
intensification and infilling of underutilized
land and the efficient use of greenfield lands
in Urban Areas.

e) Direct new urban development to Urban
Areas and Hamlet Areas, ensuring a compact
form, and an appropriate mix of land uses
and densities, resulting in the efficient use
of land, infrastructure, and public services
and facilities.

f) Reduce conflicts between existing and
proposed land uses through buffering,
setbacks, landscaping and other measures,
as appropriate.
g) Ensure that all new development in Urban
Areas occurs on full municipal services,
except in areas specifically provided for in
this Plan, to ensure the maintenance of
healthy communities and the natural
environment.

Infill development within the Simcoe urban
area, such as this proposal, contributes to
more efficient use of land, infrastructure,
and public services and facilities. Appropriate
measures such as landscaping, fencing and
buffers will be utilized to avoid conflict with
neighbouring land uses.

Landscaping and fencing is proposed
between the existing residence fronting on
Second Ave, the proposed street
townhouses and also the office use

replacement parking lot.

Connection to full municipal services is
planned.

5.3 Housing
b) The County shall ensure that a full range
of housing types and densities are provided
to meet the anticipated demand and
demographic change. All forms of housing
required to meet the social, health and well-
being of current and future residents,
including those with special needs shall be
encouraged. The County shall target that 15
percent of all new housing built in Norfolk
County be multi-residential dwellings and 15
percent be semi-detached and townhouse
dwellings.

A 9 unit residential development in two
street townhouses contributes to the

Counties' 15 percent target for multi-
residential dwellings.

5.3.1 Residential Intensification
The intensification of urban residential
development reduces the need to use
vacant designated land on the periphery of
the Urban Areas. It also reduces the need

As the subject lands are within the built up
area defined on Schedule B of the Official
Plan, the proposal is residential
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for urban expansions encroaching into the
Agricultural Area. Urban residential
intensification, infilling and redevelopment
of existing areas allows for the efficient
provision of urban services thereby helping
to minimize the costs of providing services
while meeting an important component of
the County's housing needs.

The following shall be the policy of the
County:
a) Housing shall, in part, be provided
through urban residential intensification,
which may include any of the following:

ii) infill development and residential
development of vacant land or
underutilized land in existing
neighbourhoods; and/or

b) The County shall target that a minimum
25 percent of its annual residential growth
be accommodated through infill,
intensification and redevelopment within
the existing built-up areas in the Urban
Areas with full municipal services. The
boundary of the Built-Up areas of....
Simcoe ..... are indicated on Schedule "B"
to this Plan and delineates the extent of
existing development at the time of the
approval of the Official Plan Amendment
implementing the Five-Year Review of the
Official Plan. Development within the Built-
Up Area boundary will be considered as infill
development

intensification and infill development. As
such it will contribute to the 25 percent
annual residential growth goal for infill,
intensification and redevelopment

5.3.1 f) The County shall consider
applications for infill development,
intensification and redevelopment of sites
and buildings through intensification based
on the following criteria:

i) the development proposal is within an
Urban Area, and is appropriately located in
the context of the residential
intensification study;
ii) the existing water and sanitary sewer
services can accommodate the additional
development;
iii) the road network can accommodate
the traffic generated;

In response to the criteria set out in 5.3.1 f)
i) the subject lands are within the built up
area of Simcoe

ii)accordingtothe Functional Servicing
Report completed by J. H. Cahoon
Engineering, there is capacity for this
proposal.
iii) according to the Traffic Study completed
by J. H. Cahoon Engineering, there capacity
in the road network to accommodate any
increased traffic generated by this proposal.
iv) There is a mix of intensities of residential
development in this area. The proposal has
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iv) the proposed development is
compatible with the existing development
and physical character of the adjacent
properties and surrounding
neighbourhood; and
v) the proposed development is consistent
with the policies of the appropriate Land
Use Designation associated with the land.

been designed with setbacks and
landscaping respectful of the abutting single
detached dwellings. Single storey units are
proposed.
v)The application proposes amending part of
the Commercial designation to Urban
Residential. Infill development is targeted in
the Urban Residential policies and this
proposal is consistent with them.

5.3.1 g) The County shall monitor
intensification activity and, through the
development approvals and building
permitting process, ensure that such
proposals can be satisfactorily integrated
with the physical characteristics of
residential and commercial areas and proper
health and safety standards are maintained.
Land use compatibility and urban design
assessments may be required as a
component of the planning rationale report
accompanying development applications, as
outlined under Section 9.6.1 (Official Plan
Amendments) of this Plan.

Other than the requirements outlined in
9.6.1, the County has not requested any
additional land use compatibility and urban
design assessments.

5.4 Community Design
c) Adequate measures shall be taken to
ensure that the permitted uses have no
adverse effects on adjacent land uses.
Adequate buffering shall be provided
between any uses where land use conflicts
might be expected, and such buffering may
include provisions for grass strips and
appropriate planting of trees and shrubs,
berms or fence screening, and other means
as appropriate. Modifications to building
orientation may also be appropriate
buffering measures, but not in replacement
of appropriate plantings.

The office is proposed to be set into the
required minimum exterior side yard to
maximize visibility on Norfolk Street North
and have as much distance as possible is
between the office building and the abutting
single detached dwelling. Solid fencing and
retaining watts are proposed to screen the
office parking and driveway from this
dwelling. Solid fencing is also proposed
between the office parking lot and proposed
new residential townhouses. The street
frontage on East Street and First Avenue will
be grassed, with sidewalks and trees
according to County standards.

6.4 Urban Areas

h) Intensification, infill and redevelopment
of designated and underutilized sites, and
areas in transition in the Urban Areas will be
encouraged. ....... The County shall
target 25 percent of its growth in the Urban
Areas to be accommodated through infill,
intensification and redevelopment.

As the subject lands are within the built up
area defined on Schedule B of the Official
Plan, and residential intensification and infill
development is planned, the proposal should
be encouraged. It will contribute to the 25
percent annual residential growth goal for
infill, intensification and redevelopment.

7.7 Urban Residential Designation
The Urban Areas are expected to continue
to accommodate attractive neighbourhoods

The development of two street town houses
with 9 residential units will provide
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which will provide for a variety of residential
forms as well as neighbourhood facilities....
A variety of housing types are needed to
meet the needs of a diverse population

additional variety to the housing types
offered in Simcoe.

7.7.1 Permitted Uses

b) Medium density residential uses shall be
permitted including triplex dwellings,
fourptex dwellings, row or block townhouse
dwellings, converted dwellings containing
more than two dwelling units, walk-up
apartments and similar medium profile
residential buildings, subject to the policies
of Section 7.7.2 (b) (Urban Residential
Designation - Land Use Policies).

Nine residential units in two street
townhouses (a 6 unit and a 3 unit) are
considered to be a type of row townhouse
dwellings and medium density residential
uses.

7.7.2 Land Use Policies
b) Triplex, fourplex, townhouses, and other
medium density housing forms, shall
generally have a net density of between 15
and 30 uph, save and except for..... New
medium density residential development
and other uses that are similar in terms of
profile, shall meet the following criteria:

i) the density, height and character of the
development shall have regard to adjacent
uses;

ii) the height and massing of the buildings at
the edge of the medium density residential
development shall have regard to the height
and massing of the buildings in any adjacent
low density residential area and may be
subject to additional setbacks, or
landscaping to provide an appropriate
buffer;

iii) the development will be encouraged to
have direct access to an arterial or collector
road, where possible and appropriate;

iv) the watermams and sanitary sewers shall
be capable of accommodating the
development, or the proponent shall
commit to extending services at no cost to
the County, save and except for in the
Courtland Urban Area, where private septic
systems shall be permitted;

7.7.2 b)The net density for 9 units on 0.32 ha
works out to 28.12 units per ha.

i) Single storey residential units are proposed
to be in generally in character with existing
neighbourhood residences.

ii) Keeping the height to a single storey and
breaking the residential units into two
townhouses shows regard to the adjacent
low density residential area. The existing
residential units are part of an older
neighbourhood and generally are of a
smaller size and this proposal also takes that
into account.

iii) the proposed residential units will have
direct access onto collector roads First
Avenue or East Avenue. From there turns
can be made onto Second Avenue (an
arterial road) and then Norfolk Street North
(Highway 24 a connecting link).

iv) according to the Functional Servicing
Report completed by J. H. Cahoon
Engineering, there is capacity for this
proposal in the water mains and sanitary
sewer systems.

v) The Lions park with ball diamonds, a picnic
shelter and play ground is located to the
north east on Davis Street East. Sutton
Conservation area is located to the south
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v) the development is adequately serviced
by parks and school facilities;

vi) in developments incorporating walk-up
apartments, block townhouse dwellings and
medium-profile residential buildings, on-site
recreational facilities or amenities such as
playground equipment may be required;

vii) the development shall be designed and
landscaped, and buffering shall be provided
to ensure that the visual impact of the
development on adjacent uses is minimized;

viii) except for a triplex dwelling, fourplex
dwelling or other similar small scale
developments, a report on the adequacy of
the road network to accommodate the

expected traffic flows, and the adequacy of
water and sewer services may be required
from the proponent and approved by the
County; and

ix) triplexes, fourplexes, freehold street
townhouses or other similar small scale
developments, may be subject to site plan
control, in accordance with the policies of
Section 9.6.5 (Site Plan Control) of this Plan.

west. These are the closest parks. Schools
are located south of the Queensway on
either side of Norfolk Street South, with
Simcoe Composite school on the east side of
Norfolk Street South, this site is adequately
serviced by parks and school facilities.

vi) On site recreational facilities are not
proposed and were not requested at the pre-
consultation.

vii) As with the existing commercial building,
the setting provides a visual impact which is
typical of commercial uses. Landscaping and
wooden fences are proposed to buffer both
the commercial and residential parts of the
proposal. Residential uses are proposed
across from the existing residential uses on
the west side of East Street.

viii) A functional servicing report has been
submitted along with this report. The
anticipated traffic flows for all aspects of the
proposal were considered insignificant by
the traffic engineer.

ix) it is understood that the commercial
aspect of this proposal is subject to site plan
control.

8.2.2 Hierarchy and Classification of Roads
d) Development shall only be permitted
where frontage and access is to an open and
public road that is maintained on a year-
round basis, as determined by the County.
Any road improvement required to bring a
road up to a standard deemed appropriate
by the County shall be at the expense of the
benefiting landowners).

Second Ave, East Street and First Ave are
open public roads maintained on a year
round basis.
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8.9.1 Services in Urban Areas

The following shall be the policy of the
County:

c) All development in the Urban Areas shall
be fully serviced by municipal piped water
supply and waste water treatment systems,
save and except for circumstances outlined
in Section 8.9.1 f) (Services in Urban Areas).
d) In Urban Areas, priority shall be given to
the development of land that is presently
serviced by water mains and sanitary sewer
systems, or those areas that can most easily
be serviced, at minimal expense.
e) Infilling of vacant areas within the Urban
Areas which are already provided with full
municipal services is encouraged, and shall
be a criterion when evaluating proposed
plans of subdivision and consents, with
respect to the extension of services, utilities
or the associated construction.

The Functional Servicing Report by J. H.
Cahoon Engineering indicates that there is
sufficient capacity in the municipal piped
water supply and waste water treatment
systems. Infilling developments such as this
are to be encouraged.

8.9.3 Servicing Allocation and Phasing
b) The timing of development in the Urban
Areas shall be managed so that:

iv) first priority is given to reserving
servicing capacity for infilling,
intensification and redevelopment.

This proposal is infill development and
therefore according to policy should have
first priority.

8.9.4 Stormwater Management
d) Prior to the approval of a development
application, the County shall require the
preparation and approval of a stormwater
management plan which either implements
the management concept of the
Subwatershed Study, if prepared, or is
completed in accordance with guidelines of
the appropriate Conservation Authority and
the current Ministry of the Environment and
Climate Change Stormwater Planning and
Design Manual. At its sole discretion, the
County may, defer these requirements to
the detailed design phase, and implement
the policies of this Subsection as a condition
of development approval.

J. H. Cahoon Engineering has prepared a
Storm Water Management plan.

It is understood based on J. H.Cahoon
Engineering staff conversations with Public
Works staff that detailed design work will
proceed at the detailed design stage.

9.6.1 Applications to amend this Plan shall
include a planning rationale report for the
proposed change, prepared by the
applicant. This shall include, but not be
limited to, information regarding the
proposed use, servicing, density if

In this planning rationale report, see Section
9.6. l(c) below and submitted site drawings.
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applicable, floor area if applicable, lot
layout, site plans as appropriate and
applicable, and the criteria outlined in
Section 9.6.1(c] of this Plan.
9.6.1 (a) Applications to amend this Plan
shall include a planning rationale report for
the proposed change, prepared by the
applicant. This shall include, but not be
limited to, information regarding the
proposed use, servicing, density if
applicable, floor area if applicable, lot
layout, site plans as appropriate and
applicable, and the criteria outlined in
Section 9.6. l(c) of this Plan. The County, at
its sole discretion, may waive the
requirement for a planning rationale report
for minor and/or site specific amendments.

This planning rationale report covering the
required matters addresses this policy.

9.6.1 (b) Any specific Official Plan
amendment procedures outlined in the
policies of this Plan shall apply to the
consideration of the application.

This planning rationale report has attempted
to address all of the Official Plan policy that
addresses procedures for amendments.

9.6.1 (c) The County shall consider the
following criteria when reviewing
applications to amend this Plan:
i) the manner in which the proposed
amendment conforms to prevailing
Provincial policy and regulations;

ii) the manner in which the proposed
amendment conforms to the Strategic Plan
prepared in support on this Plan;

iii) the manner in which the proposed
amendment conforms to the Goals and
Objectives, and policies of this Plan;

iv) the impacts of the proposed amendment
on the provision of and demand for
municipal services, infrastructure and
facilities;

v) the adequacy of the proposed servicing
solution with respect to the servicing
policies of this Plan;

vi) the impact of the proposed amendment
on surrounding land uses, the transportation
system, municipal services and community

More detailed analysis along with specific
policy has been covered above. Brief
comments on 9.6.1 (c) are as follow;

i) the manner in which this proposal
conforms to the Provincial Policy has been
stated above in the section on the Provincial
Policy.

ii) and iii) were covered in the first three
sections of the Official Plan Policy part of
the report. As the County strives to
balance the six themes of its strategic plan
through its goals and objectives, this
proposal assists with three of them
(progressive economic development,
enhancing the small town character and a
well planned and sustainable County).
iv) The Functional Servicing Report
indicates there is sufficient capacity for this
development. The Traffic Impact Study
indicates there will be an insignificant
increase in traffic. Garbage and recycling
collection needs will increase by nine
residential units.
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amenities and services;

vii) the impact of the proposed amendment
on the community structure and nature of
the Urban Areas and/or Hamlet Areas;

viii) the impact of the proposed amendment
on cultural heritage resources and/or
Natural Heritage Features;

ix) the impact on agricultural uses and land;

x) the impact of the proposed amendment
on the financial sustainability of the County;
and

xi) any other information determined by the
County, in consultation with the appropriate
agencies, to be relevant and applicable.

v) Municipal servicing is the preferred
solutions and is being utilized for this
proposal.

vi) The amendment will add residential
uses mainly fronting on a street with long
established residential uses. The proposed
residential uses are not anticipated to
impact on the Protected Industrial lands to
the north. The Traffic Impact Study
indicates there will be an insignificant
increase in traffic. The current alternate
week parking on each side of East Street
may be impacted. The Functional Servicing
Report indicates there is sufficient
capacity for this development.

vii) This urban area proposal wilt enhance
the community structure with the
additional small scale town houses and a
new office building.
viii) no impact on cultural heritage
resources or Natural Heritage Features is
anticipated
ix) no impact on agricultural uses or land.
x) There should be additional tax revenue
from the new commercial building and
nine new residential units.

xi) the proponents are not aware of any
other required information.

9.7.1 Environmental Impact Study
In circumstances where there is a low
likelihood of impact on the natural
environment, and/or intervening
development between the land subject to
the planning application and the feature
triggering the EIS requirement, the County,
in consultation with the appropriate
Conservation Authority where required, may
waive the requirement for the EIS. The
decision to waive an EIS is at the sole
discretion of the Director of Planning. The
County may consider waiving the
requirement for the preparation of an
Environmental Impact Study where one or
more of the following applies:

Although part of the subject lands are
considered adjacent lands to Provincially
Significant Wetlands the subject lands are
grassed and kept as lawn. There is a road and
warehouse development between the PSW
and subject lands. As the preparation of an
Environmental Impact Study would serve no
useful purpose and no negative impacts on
the wetland or its ecological functions are
anticipated, the County has waived the
requirement for an EIS.
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d) The site conditions for a development are
such that the preparation of an
Environmental Impact Study would serve no
useful purpose for the protection of natural
heritage features in the context of the
proposed development.

The proposal to redevelop the commercial office use on part of the lands and develop 9 residential units
on the underutilized portion of the lot meets Official Plan policy and should be supported.

4.4 Norfolk County Zoning By-Law l-Z-2014
The Norfolk County Zoning By-law regulates the use of lands, the frontage and depth of a parcel of land,
the proportion of land occupied by a building or structure, the erection, use, height, bulk, size, floor
area, spacing and location of building and structures, and the provision of parking facilities.

iSlliJilillilBiB^NKBB! is——
The site is currently zoned "CS" with site
specific zoning provision 14.604 permitting
an office building with a maximum total
usable floor area of 1,450 sq metres as an
additional use.

^ W&iSsgs

The CS zone and special provision 14.6.4 is to
be retained on the south east portion of the
existing property.

In a CS Zone, no building or structure shall
be erected or altered except in accordance
with the following provisions:
a) minimum \ot frontage: 16.5 metres
b) minimum front yard: 3 metres
c) minimum exterior side yard: 3 metres
d) minimum interior side yard: 3 metres
e) minimum rear yard: 9 metres
f).....

Parking Section 4.2.4 d) for commercial or
industrial properties, no parking lot shall be
located closer than 4.5 metres from any
interior lot line abutting a residential Zone;

Number of required parking spaces Section
4.9 ff) office - 1 space for every 30 sq m of
usable floor area. The currently proposed
building is 453.1 sq m so 16 parking spaces
are required. According to 4.3.3 only one of
these needs to be an accessible parking
space. 28 parking spaces, including 2
accessible spaces are proposed.

Exceptions to the provisions are be added to
the special provision 14.604
• the 3 m minimum front yard to permit a

1.22 m front yard,
• the 3 m required exterior side yard to

permit a 2.4 m exterior side yard
• and required 4.5 m distance of the

commercial parking lot from a residential
zone to 1.0 m (Section 4.2.4 d)

The existing provision for the size of the
office building is to be reduced to 725 sq
metres usable floor area.

The proposed exceptions take advantage of
the shape of the lot and visibility from
Norfolk Street while providing a driveway
and sidewalk entrance from Second Avenue
and respecting the close location of the
existing dwelling on an abutting lot. More
than the required parking spaces are
proposed and with the wooden fences the
lands being zoned residential should have
adequate buffering for their rear yards. Most
office uses operate during the day and on
weekdays. The existing dwelling fronting on
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Second Avenue is zoned Service Commercial.
R4 zone permits street townhouses and is
proposed for a portion of the existing lot.

On the north west portion of the exiting lot
an R4 zone is the proper zone for the
proposed street townhouses.

In an R4 Zone, no building or structure shall
be erected or altered except in accordance
with the following provisions for each
residential unit in a street townhouse:
a) minimum lot area: 156 sq m
b) minimum \ot frontage: 6.5 m interior lot

and 16 m corner lot
c) minimum front yard: 6 metres
d) minimum exterior side yard: 6 metres
e) minimum interior side yard:

not applicable
f) minimum rear yard: 7.5 metres
g) minimum separation between townhouse
dwellings: 1.2 metres
h) maximum building height: 11 metres

See attached site drawings showing how all
of the provisions are met except the
following.
• the 6 m required exterior side yard is to be

reduced to permit a 4.75 m exterior side
yard

A new provision is proposed to address this.
This proposal should be supported as First
Avenue is a dead end street east of East
Street, in front of the proposed three unit
street townhouse. Little traffic is anticipated
at this corner and with the grade change to
Norfolk Street North, no change is
anticipated.

R4 zone parking requirements
According to 4.9 a) 2 parking spaces are
required for each dwelling unit.

Residential parking spaces are proposed in a
garage in each unit and in one space in front
of the garage to address this. As each
dwelling is to be sold separately, there is no
condominium and therefore no visitor
parking is required.

The proposed zoning amendments should be supported as they are suitable in this situation and
facilitate good development of this site. They will implement the proposed Official Plan designation
change for the residential portion of the lot.

5.0 Review Summary

This proposal is consistent with the Provincial Policy Statement 2014, the D6 Guidelines and the County
Official Plan and should be supported.

Respectfully submitted,

-77^ ^-7/^A
Mary Elder MtlP RPP
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File No.

APPRAISAL OF

LOCATED AT:

FOR:

BORROWER:

AS OF:

BY:

20-0538

54 Ross Ave. N

B C Appraisals Inc.

AACI, P. App.

Brenda Cooper

July 21, 2020

N/A

Simcoe, ON   N3Y 5M1

c/o - 600 Norfolk Street N

169447 Ontario Inc.

Simcoe, ON  N3Y 5M1

600 Norfolk Street N(northern portion)

Vacant Lot

Simcoe, ON, N3Y 0B2



Client Reference No.: File No.:

Address of Property:

Market Value: $

Form produced using ACI software, 800.234.8727 www.aciweb.com

20-0538

N3Y 0B2

Simcoe, ON

54 Ross Ave. N

B C Appraisals Inc.

AACI, P. App.

Brenda Cooper

The Reference/File No:  20-0538

In accordance with your instructions dated July 17, 2020, I have appraised the above-referenced property and provided 

an Estimate of Market Value of $200,000 with an Effective Date as of July 21, 2020.

The purpose of the report was to develop an estimate of market value, as improved, in unencumbered fee simple 

ownership for Cash In Lieu Of Parklands purposes only.

This estimate of value is as of the effective date and is subject to assumptions and limiting conditions included in the 

report and to which the reader's attention is specifically directed.  The appraisal is enclosed and must be read in its 

entirety.

No other person other tha the authorized user specifically identified herein can rely on this report without first obtaining 

consent from the client and written authorization from the author.

The appraisal prepared in accordance with Canadian Uniform Standards of Professional Appraisal Practice(CUSPAP)

Respectfully Submitted,

$200,000

Simcoe, ON  N3Y 5M1

600 Norfolk Street N(northern portion)

Simcoe, ON   N3Y 5M1

c/o - 600 Norfolk Street N

169447 Ontario Inc.

July 23, 2020



RESIDENTIAL  LAND  APPRAISAL  REPORT

REFERENCE: FILE NO.:

CLIENT:

ATTENTION:

ADDRESS:

E-MAIL:

PHONE: FAX:

AIC MEMBER:

COMPANY:

ADDRESS:

E-MAIL:

PHONE: FAX:

C
L

IE
N

T

A
P

P
R

A
IS

E
R

PROPERTY ADDRESS: CITY: PROVINCE: POSTAL CODE:

LEGAL DESCRIPTION:

Source:

MUNICIPALITY AND DISTRICT:

ASSESSMENT: Land $ Assessment Date: Taxes $ Year

EXISTING USE:

S
U

B
J

E
C

T

NAME: Name Type:

PURPOSE: To estimate market value

INTENDED USE: First mortgage financing only Second mortgage financing only Conventional

INTENDED USERS (by name):

REQUESTED BY: Client above Other

VALUE: Current Retrospective Prospective

Update of original report completed on with an effective date of File No.

PROPERTY RIGHTS APPRAISED: Fee Simple Leasehold Condominium/Strata

IS THE SUBJECT A FRACTIONAL INTEREST, PHYSICAL SEGMENT OR PARTIAL HOLDING? No Yes (if yes, see comments)

APPROACHES USED: DIRECT COMPARISON APPROACH

EXTRAORDINARY ASSUMPTIONS & LIMITING CONDITIONS NO YES (see attached addendum)

HYPOTHETICAL CONDITIONS NO YES (see attached addendum. A hypothetical condition requires an extraordinary assumption)

JURISDICTIONAL EXCEPTION NO YES (see attached addendum)

A
S

S
IG

N
M

E
N

T

NATURE OF DISTRICT: Residential Commercial Industrial Agricultural

TYPE OF DISTRICT: Urban Suburban Rural Recreational

TREND OF DISTRICT: Improving Stable Transition Deteriorating

BUILT-UP: Over 75% 25 - 75% Under 25% Rural

CONFORMITY Size: Larger Similar Smaller

COMMENTS:

Value trends, market appeal, proximity to employment and amenities, anticipated public/private improvements, apparent detrimental conditions (railroad tracks, unkempt properties, major traffic arteries, hydro facilities, commercial/industrial sites, landfill sites)

From To

AGE RANGE OF PROPERTIES (years):

PRICE RANGE OF PROPERTIES: $ $

MARKET OVERVIEW: Supply: High Average Low

Demand: High Average Low

PRICE TRENDS: Increasing Stable Declining

N
E

IG
H

B
O

U
R

H
O

O
D

SITE DIMENSIONS:

LOT SIZE: Unit of Measurement

Source:

TOPOGRAPHY:

CONFIGURATION:

ZONING:

Source:

OTHER LAND USE CONTROLS (see comments):

USE CONFORMS: YES NO  (see comments)

ASSEMBLAGE NO YES (see comments)

TITLE SEARCHED: YES NO  (see comments and limiting conditions)

COMMENTS:

UTILITIES: Telephone Natural Gas Storm Sewer Sanitary Sewer Septic

Open Ditch Holding Tank

WATER SUPPLY: Municipal Private Well

FEATURES: Gravel Road Paved Road Lane Sidewalk Curbs

Street Lights Cablevision

ELECTRICAL: Overhead Underground

LANDSCAPING: Good Average Fair Poor

CURB APPEAL: Good Average Fair Poor

S
IT

E
  A

N
D

  I
M

P
R

O
V

E
M

E
N

T
S

Form produced using ACI software, 800.234.8727 www.aciweb.com AIC Vacant 05/18

Appraisal Institute of Canada © Ottawa, Canada 2018

Page 1 of 4

AICLAND18 08132019

20-0538

519-426-3360519-426-3388

bcooper@kwic.com

Simcoe, ON   N3Y 0B2

54 Ross Avenue N

BC Appraisals Inc.

Brenda Cooper

----------------1-905-536-5304

ike@kwic.com

Simcoe, ON   N3Y 5M1

c/o - 600 Norfolk Street N

c/o Ike Keesmaat

169447 Ontario Inc.

Commercial Property - process of being severed into 2 parcels - one residential and one commercial

2020N/AJanuary 1, 2020N/A

Norfolk County

Online Data

Pt Lt 2-4, 6-7 and Lot 5 Blk 6 Pl 182, Pt 1 37R94, Pt 1 37R370, Pt 1 37R2080; Norfolk County

N3Y 5M1ONSimcoe600 Norfolk Street N(northern portion)

X

X

X

X

X

X

X

LIABILITY FOR THIS REPORT IS RESTRICTED TO 169447 ONTARIO INC.

Cash In Lieu of ParklandX

X

Part Owner169447 Ontario Inc.

The subject property is located in the Town of Simcoe and the surrounding properties include various styles of residential homes that 

have been maintained.  The amenities available in Simcoe include shopping, recreational facilities, financial institutions, elementary 

schools, etc.  As for employment one would find retail, service and industrial jobs as well as agricultural jobs in the rural areas.  At 

the time of the inspection, there was no adverse influences that would affect the subject property.

X

X

X

700,000+140,000

7550

X

X

X

X

MixedX

The subject site is in the process of being severed into 2 parcels, one being a residential parcel and the second being a commercial 

parcel.  This appraisal report is reflecting the residential parcel only.  The size of the parcel is taken from the paperwork that was 

approved by Norfolk County and any improvements on the subject site are not included as the value reflects the land only.

- the subject site is based on the diagram that was given to the 

appraiser on behalf of the client(see image included in report)

X

None

X

XX

X

X

XXX

See Clause 3X

X

(based on present use)X

Official Plan - Commercial

Online municipal zoning map

Service Commercial

Irregular

Level with a slope downward to street

Information given to appraiser(Norfolk County)

Sq.M.2530

29.31 metres x Irregular

BC Appraisals



RESIDENTIAL  LAND  APPRAISAL  REPORT

REFERENCE: FILE NO.:

EXISTING USE:

ANALYSES AND COMMENTS:

H
IG

H
E

S
T

  A
N

D
  B

E
S

T
  U

S
E

SUBJECT

DATA SOURCE

DATE OF SALE

SALE PRICE $

DAYS ON MARKET

LOCATION

SITE DIMENSIONS/LOT SIZE

ZONING/LAND USE CONTROLS

TOPOGRAPHY

VIEW

ADJUSTMENTS (Gross$, Net$)

ADJUSTMENTS (Gross%, Net%)

ADJUSTED VALUES

COMPARABLE NO. 1

Description $ Adjustment

$

Gross: $ Net: $

Gross: % Net: %

$

COMPARABLE NO. 2

Description $ Adjustment

$

Gross: $ Net: $

Gross: % Net: %

$

COMPARABLE NO. 3

Description $ Adjustment

$

Gross: $ Net: $

Gross: % Net: %

$

ANALYSES AND COMMENTS:

ESTIMATED VALUE BY THE DIRECT COMPARISON APPROACH (rounded):  $

D
IR

E
C

T
  C

O
M

P
A

R
IS

O
N

  A
P

P
R

O
A

C
H

Form produced using ACI software, 800.234.8727 www.aciweb.com AIC Vacant 05/18
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AICLAND18 08132019

20-0538

Unless otherwise stated here in, the above land value and comment are considered reasonable for this property type.

As Permitted

N/A

Level

CS

2,530 Sq.M.

Urban

-------------MLS Number

-------------

N/A

--------------

Inspection

Simcoe, ON N3Y 5M1

600 Norfolk Street N(northern portion)

185,000

-28.848.1

-75,000125,000

N/A

Level

CR

-100,00018,211 Sq. M.

25,000Rural

30778089

34

260,000

Feb. 4, 2020

Online Data

Simcoe

876 Norfolk Street S

299,900

-14.314.3

-50,00050,000

N/A

Level

R6

-50,0006,232 Sq. M.

Urban

30555335

453

349,900

April 26, 2018

Online Data

Simcoe

150 Chapel Street

190,000

65.265.2

75,00075,000

N/A

Level

RB.6

75,000708 Sq. M.

Urban

30582009

161

115,000

Nov. 30, 2017

Online Data

Simcoe

37 Union Street

200,000

The appraiser searched for comparable sales over the past 12 months as the sales of vacant land within the Town of Simcoe has 

been very limited therefore the appraiser expanded the search to include sales from 2017 to present.

Comparable #1 is located within a rural area just south of the town and this property is larger in lot size.

Comparable #2 is located within walking distance from the downtown core and this property is larger in lot size.

Comparable #3 is located toward the northern end of the town which is where the subject property is located but it is within walking 

distance to the downtown core.  This property is smaller in lot size.

Based on the comparable sales and keeping in mind that the value includes land only and the residential portion only, the estimated 

value of the subject property would be

BC Appraisals



RESIDENTIAL  LAND  APPRAISAL  REPORT

REFERENCE: FILE NO.:

SUBJECT SOLD WITHIN 3 YEARS OF EFFECTIVE DATE: YES NO

ANALYSES OF SALE TRANSFER HISTORY:  (minimum of three years)

SUBJECT LISTED WITHIN 1 YEAR OF EFFECTIVE DATE: YES NO SUBJECT CURRENTLY LISTED: YES NO

ANALYSES OF AGREEMENTS FOR SALE, OPTIONS, LISTINGS OR MARKETING OF THE SUBJECT:  (minimum of one year)

H
IS

T
O

R
Y

ANALYSES OF REASONABLE EXPOSURE TIME:

E
X

P
O

S
U

R
E

  T
IM

E

RECONCILIATION AND FINAL ESTIMATE OF VALUE:

UPON REVIEWING AND RECONCILING THE DATA AND ANALYSES AND CONCLUSIONS, THE MARKET VALUE OF THE INTEREST IN THE SUBJECT PROPERTY

AS AT (Effective Date of the Appraisal) IS ESTIMATED AT $

COMPLETED ON (Date of Report) As set out elsewhere in this report, this report is subject to assumptions and limiting conditions, the verification of which is outside the scope of this report.

R
E

C
O

N
C

IL
IA

T
IO

N
  A

N
D

  F
IN

A
L

  V
A

L
U

E

DEFINITION OF MARKET VALUE:  The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely revealed terms, for which the specified property rights should sell after reasonable exposure in a

competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress. (Appraisal of Real Estate, Third Canadian Edition.2010)

Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer under conditions whereby: buyer and seller are typically motivated; both parties are well informed or well advised, and acting

in what they consider their own best interests; a reasonable time is allowed for exposure in the open market; payment is made in terms of cash in Canadian dollars or in terms of financial arrangements comparable thereto; and the price represents
the normal consideration for the property sold unaffected by special or creative financing or sales concessions granted by anyone associated with the sale.

DEFINITION OF MARKET RENT (if applicable):  The estimated amount for which an interest in real property should be leased on the valuation date between a willing lessor and a willing lessee on appropriate lease terms in an arm’s length

transaction, after proper marketing and where the parties had each acted knowledgeably, prudently and without compulsion. (International Valuation Standards 2017)

DEFINITION OF HIGHEST AND BEST USE:  The reasonably probable use of real property, that is physically possible, legally permissible, financially feasible, maximally productive and that results in the highest value. (CUSPAP 2018)

D
E

F
IN

IT
IO

N
S

The scope of the appraisal encompasses the due diligence undertaken by the appraiser (consistent with the terms of reference from the client, the purpose and intended use of the report) and the necessary research and analyses to prepare a report

in accordance with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP) of the Appraisal Institute of Canada. The following comments describe the extent of the process of collecting, confirming and reporting data and its
analyses, describe relevant procedures and reasoning details supporting the analyses, and provide the reason for the exclusion of any usual valuation procedures.

The appraisal issue that is the focus of this engagement has been discussed and defined with the client, the work required to solve the issue planned, and the necessary market data acquired, analyzed and reconciled into an estimate of market

value in a manner typically expected in a "form" report.

The specific tasks and items necessary to complete this assignment include a summary of the following:

1. assembly and analyses of relevant information pertaining to the property being appraised, including listing and acquisition particulars if acquired within three years prior to the effective date of the appraisal;
2. a site visit and observation of the subject property and the surrounding area;

3. assembly and analyses of pertinent economic and market data;
4. an analyses of land use controls pertaining to the subject property;

5. an analyses of "Highest and Best Use", or most probable use;
6. a discussion of the appraisal methodologies and procedures employed in arriving at the indications of value;

7. inclusion of photographs, maps, graphics and addendum/exhibits when deemed appropriate; and
8. reconciliation of the collected data into an estimate of the market value or the market value range as at the effective date of the appraisal.

All data considered appropriate for inclusion in the appraisal is, to the best of our knowledge, factual. Due to the type of property being appraised and the nature of the appraisal issue, the findings have been conveyed in this "form" format.

Other:

S
C

O
P

E

Form produced using ACI software, 800.234.8727 www.aciweb.com AIC Vacant 05/18
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According to online data, the subject property was listed on January 16, 2019 for $879,900 and sold on August 14, 2019 for 

$725,000.  This sale includes the entire property including a building and a storage building.

According to online data, the subject property transferred ownership on September 3, 2019 for $725,000.  This sale includes the 

entire property including a building and a storage building.

X

Since this appraisal is based on a portion of the site a reasonable exposure time is not applicable.

July 23, 2020

200000July 21, 2020

Since the subject property is vacant lot, the Direct Comparison Approach to value is the only approach that would be applicable.  

The estimated value of the subject property would be $200,000.

As requested by the client, the appraisal report is being completed for Cash In Lieu of Parklands and will be used in that context.  A 

search was completed throughout the Town of Simcoe for properties similar to the subject.  These sales were then narrowed down 

to the three used in this report.  Since the subject property is vacant lot, the Direct Comparison Approach to value is the only 

approach that would be applicable.  The value of the subject property is based on a portion of the land that is being used for a 

residential development(see attachment).
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RESIDENTIAL  LAND  APPRAISAL  REPORT

REFERENCE: FILE NO.:

The certification that appears in this appraisal report is subject to compliance with the Personal Information and Electronics Documents Act (PIPEDA), Canadian Uniform Standards of Professional Appraisal Practice ("CUSPAP") and the
following conditions:
1. This report is prepared only for the client and authorized users specifically identified in this report and only for the specific use identified herein. No other person may rely on this report or any part of this report without first obtaining consent from

the client and written authorization from the authors. Liability is expressly denied to any other person and, accordingly, no responsibility is accepted for any damage suffered by any other person as a result of decisions made or actions taken
based on this report. Liability is expressly denied for any unauthorized user or for anyone who uses this report for any use not specifically identified in this report. Payment of the appraisal fee has no effect on liability. Reliance on this report
without authorization or for an unauthorized use is unreasonable.

2. Because market conditions, including economic, social and political factors, may change rapidly and, on occasion, without warning, this report cannot be relied upon as of any date other than the effective date specified in this report unless
specifically authorized by the author(s).

3. The author will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The property is appraised on the basis of it being under responsible ownership. No registry office search has been
performed and the author assumes that the title is good and marketable and free and clear of all encumbrances. Matters of a legal nature, including confirming who holds legal title to the appraised property or any portion of the appraised
property, are outside the scope of work and expertise of the appraiser. Any information regarding the identity of a property's owner or identifying the property owned by the listed client and/or applicant provided by the appraiser is for
informational purposes only and any reliance on such information is unreasonable. Any information provided by the appraiser does not constitute any title confirmation. Any information provided does not negate the need to retain a real estate
lawyer, surveyor or other appropriate experts to verify matters of ownership and/or title.

4. Verification of compliance with governmental regulations, bylaws or statutes is outside the scope of work and expertise of the appraiser. Any information provided by the appraiser is for informational purposes only and any reliance is
unreasonable. Any information provided by the appraiser does not negate the need to retain an appropriately qualified professional to determine government regulation compliance.

5. No survey of the property has been made. Any sketch in this report shows approximate dimensions and is included only to assist the reader of this report in visualizing the property. It is unreasonable to rely on this report as an alternative to a
survey, and an accredited surveyor ought to be retained for such matters.

6. This report is completed on the basis that testimony or appearance in court concerning this report is not required unless specific arrangements to do so have been made beforehand. Such arrangements will include, but not necessarily be limited
to: adequate time to review the report and related data, and the provision of appropriate compensation.

7. Unless otherwise stated in this report, the author has no knowledge of any hidden or unapparent conditions (including, but not limited to: its soils, physical structure, mechanical or other operating systems, foundation, etc.) of/on the subject
property or of/on a neighbouring property that could affect the value of the subject property. It has been assumed that there are no such conditions. Any such conditions that were visibly apparent at the time of inspection or that became apparent
during the normal research involved in completing the report have been noted in the report. This report should not be construed as an environmental audit or detailed property condition report, as such reporting is beyond the scope of this report
and/or the qualifications of the author. The author makes no guarantees or warranties, express or implied, regarding the condition of the property, and will not be responsible for any such conditions that do exist or for any engineering or testing
that might be required to discover whether such conditions exist. The bearing capacity of the soil is assumed to be adequate.

8. The author is not qualified to comment on detrimental environmental, chemical or biological conditions that may affect the market value of the property appraised, including but not limited to pollution or contamination of land, buildings, water,
groundwater or air which may include but are not limited to moulds and mildews or the conditions that may give rise to either. Any such conditions that were visibly apparent at the time of inspection or that became apparent during the normal
research involved in completing the report have been noted in the report. It is an assumption of this report that the property complies with all regulatory requirements concerning environmental, chemical and biological matters, and it is assumed
that the property is free of any detrimental environmental, chemical legal and biological conditions that may affect the market value of the property appraised. If a party relying on this report requires information about or an assessment of
detrimental environmental, chemical or biological conditions that may impact the value conclusion herein, that party is advised to retain an expert qualified in such matters. The author expressly denies any legal liability related to the effect of
detrimental environmental, chemical or biological matters on the market value of the property.

9. The analyses set out in this report relied on written and verbal information obtained from a variety of sources the author considered reliable. Unless otherwise stated herein, the author did not verify client-supplied information, which the author
believed to be correct.

10. The term "inspection" refers to observation only as defined by CUSPAP and reporting of the general material finishing and conditions observed for the purposes of a standard appraisal inspection. The inspection scope of work includes the
identification of marketable characteristics/amenities offered for comparison and valuation purposes only.

11. The opinions of value and other conclusions contained herein assume satisfactory completion of any work remaining to be completed in a good and workmanlike manner. Further inspection may be required to confirm completion of such work.
The author has not confirmed that all mandatory building inspections have been completed to date, nor has the availability/issuance of an occupancy permit been confirmed. The author has not evaluated the quality of construction,workmanship
or materials. It should be clearly understood that this visual inspection does not imply compliance with any building code requirements as this is beyond the professional expertise of the author.

12. The contents of this report are confidential and will not be disclosed by the author to any party except as provided for by the provisions of the CUSPAP and/or when properly entered into evidence of a duly qualified judicial or quasi-judicial body.
The author acknowledges that the information collected herein is personal and confidential and shall not use or disclose the contents of this report except as provided for in the provisions of the CUSPAP and in accordance with the author's
privacy policy. The client agrees that in accepting this report, it shall maintain the confidentiality and privacy of any personal information contained herein and shall comply in all material respects with the contents of the author's privacy policy
and in accordance with the PIPEDA.

13. The author has agreed to enter into the assignment as requested by the client named in this report for the use specified by the client, which is stated in this report. The client has agreed that the performance of this report and the format are
appropriate for the intended use.

14. This report, its content and all attachments/addendums and their content are the property of the author. The client, authorized users and any appraisal facilitator are prohibited, strictly forbidden, and no permission is expressly or implicitly
granted or deemed to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape, database scrape, exploit, reproduce, decompile, reassemble or participate in any other activity intended to separate, collect, store, reorganize,
scan, copy, manipulate electronically, digitally, manually or by any other means whatsoever this appraisal report, addendum, all attachments and the data contained within for any commercial, or other, use.

15. If transmitted electronically, this report will have been digitally signed and secured with personal passwords to lock the appraisal file. Due to the possibility of digital modification, only originally signed reports and those reports sent directly by the
author can be reasonably relied upon.

16. This report form is the property of the Appraisal Institute of Canada (AIC) and for use only by AIC members in good standing. Use by any other person is a violation of AIC copyright.
17. Where the intended use of this report is for financing or mortgage lending or mortgage insurance, it is a condition of reliance on this report that the authorized user has or will conduct lending, underwriting and rigorous due diligence in

accordance with the standards of a reasonable and prudent lender or insurer, including but not limited to ensuring the borrower's demonstrated willingness and capacity to service his/her debt obligations on a timely basis, and to conduct loan
underwriting or insuring due diligence similar to the standards set out by the Office of the Superintendent of Financial Institutions (OSFI), even when not otherwise required by law. Liability is expressly denied to those that do not meet this
condition. Any reliance on this report without satisfaction of this condition is unreasonable.A
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I certify that, to the best of my knowledge and belief that:

1. The statements of fact contained in this report are true and correct;

2. The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting conditions and are my impartial and unbiased professional analyses, opinions and conclusions;

3. I have no past, present or prospective interest in the property that is the subject of this report and no personal and/or professional interest or conflict of with respect to the parties involved with this assignment;

4. I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment;

5. My engagement in and compensation is not contingent upon developing or reporting predetermined results, the amount of value estimate, a conclusion favouring the client, or the occurrence of a subsequent event;

6. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP);

7. I have the knowledge and experience to complete this assignment competently, and where applicable this report is co-signed in compliance with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP);

8. No one has provided professional assistance to the members(s) signing this report;

The following individual provided the following professional assistance:

PROPERTY IDENTIFICATION

ADDRESS: CITY: PROVINCE: POSTAL CODE:

LEGAL DESCRIPTION:

BASED UPON THE DATA, ANALYSES AND CONCLUSIONS CONTAINED HEREIN, THE MARKET VALUE OF THE INTEREST IN THE PROPERTY DESCRIBED,

AS AT (Effective Date of the Appraisal) IS ESTIMATED AT $

AS SET OUT ELSEWHERE IN THIS REPORT, THIS REPORT IS SUBJECT TO CERTAIN ASSUMPTIONS AND LIMITING CONDITIONS, THE VERIFICATION OF WHICH IS OUTSIDE THE SCOPE OF THIS REPORT.

APPRAISER

SIGNATURE:

NAME:

AIC DESIGNATION/STATUS: Candidate Member CRA,P.App AACI,P.App Membership #

DATE OF REPORT/DATE SIGNED:

PERSONALLY INSPECTED EXTERIOR OF THE SUBJECT PROPERTY: YES NO

DATE OF INSPECTION:

LICENSE INFO: (where applicable)

NOTE: For this appraisal to be valid, an original or a password protected digital signature is required.

SOURCE OF DIGITAL SIGNATURE SECURITY:

CO-SIGNING AIC APPRAISER (if applicable)

SIGNATURE:

NAME:

AIC DESIGNATION/STATUS: CRA,P.App AACI,P.App Membership #

DATE OF REPORT/DATE SIGNED:

PERSONALLY INSPECTED EXTERIOR OF THE SUBJECT PROPERTY: YES NO

DATE OF INSPECTION:

LICENSE INFO: (where applicable)

NOTE: For this appraisal to be valid, an original or a password protected digital signature is required.

ATTACHMENTS AND ADDENDA: ADDITIONAL SALES EXTRAORDINARY ASSUMPTIONS/LIMITING CONDITIONS NARRATIVE PHOTOGRAPHS
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Refer to clauses 14 & 16
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271940X

Brenda Cooper

200000July 21, 2020

Pt Lt 2-4, 6-7 and Lot 5 Blk 6 Pl 182, Pt 1 37R94, Pt 1 37R370, Pt 1 37R2080; Norfolk County

N3Y 5M1ONSimcoe600 Norfolk Street N(northern portion)

X
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RESIDENTIAL  LAND  APPRAISAL  REPORT

REFERENCE: FILE NO.:

CLIENT:

ATTENTION:

ADDRESS:

E-MAIL:

PHONE: FAX:

AIC MEMBER:

COMPANY:

ADDRESS:

E-MAIL:

PHONE: FAX:
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EXTRAORDINARY ASSUMPTIONS & LIMITING CONDITIONS

An extraordinary assumption is a hypothesis, either supposed or unconfirmed, which, if not true, could alter the appraiser's opinions and conclusions (e.g. an absence of contamination where such contamination is possible, the presence of a
municipal sanitary sewer where unknown or uncertain). An extraordinary limiting condition is a necessary modification or exclusion of a Standard Rule which must be explained and justified by the appraiser (e.g. exclusion of one or more valuation

approaches). The appraiser must conclude before accepting the assignment which involves invoking an Extraordinary Limiting Condition that the scope of the work applied will result in opinions and conclusions which are credible. Both must
accompany statements of each opinion/conclusion so affected.

HYPOTHETICAL CONDITIONS

Hypothetical conditions may be used when they are required for legal purpose, for purposes of reasonable analyses or for purposes of comparison. Common hypothetical conditions include proposed improvements, completed repairs, rezoning, or
municipal services. For every Hypothetical Condition, an Extraordinary Assumption is required. Following is a description of each hypothetical condition applied to this report, the rationale for its use and its effect on the result of the assignment.

JURISDICTIONAL EXCEPTION

The Jurisdictional Exception permits the appraiser to disregard a part or parts of the Standards determined to be contrary to law or public policy in a given jurisdiction and only that part shall be void and of no force or effect in that jurisdiction. The
following comments identify the part or parts disregarded, if any, and the legal authority justifying these actions.
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Addendum

AICLAND18 08132019

20-0538

519-426-3360519-426-3388

bcooper@kwic.com

Simcoe, ON   N3Y 0B2

54 Ross Avenue N

BC Appraisals Inc.

Brenda Cooper

----------------1-905-536-5304

ike@kwic.com

Simcoe, ON   N3Y 5M1

c/o - 600 Norfolk Street N

c/o Ike Keesmaat

169447 Ontario Inc.

The value of the subject property is based on the portion of the land that is being developed for residential(see attachment).  This 

portion is being severed from a larger parcel of land.  The value is based on the land "as if" severed.

The value of the subject property is based on the portion of the land that is being developed for residential(see attachment).  This 

portion is being severed from a larger parcel of land.
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Borrower: File No.:
Property Address: Case No.:
City: Prov.: P.C.:
Lender:

Form produced using ACI software, 800.234.8727 www.aciweb.com PHT6

169447 Ontario Inc.

N3Y 5M1ONSimcoe

600 Norfolk Street N(northern portion)

20-0538

Subject Property - View #1 View #4(no value given to building)

View #2 View #5(no value given to building)

View #3 Street Scape - East Street



Borrower: File No.:
Property Address: Case No.:
City: Prov.: P.C.:
Lender: 169447 Ontario Inc.

N3Y 5M1ONSimcoe

600 Norfolk Street N(northern portion)

20-0538

Subject Property Layout

Simcoe, ON, N3Y 0B2



COMPARABLE PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Property Address: Case No.:
City: Prov.: P.C.:
Lender:

COMPARABLE SALE #1

Sale Date:
Sale Price: $

COMPARABLE SALE #2

Sale Date:
Sale Price: $

COMPARABLE SALE #3

Sale Date:
Sale Price: $

169447 Ontario Inc.

N3Y 5M1ONSimcoe

600 Norfolk Street N(northern portion)

20-0538

260,000

Feb. 4, 2020

Simcoe

876 Norfolk Street S

349,900

April 26, 2018

Simcoe

150 Chapel Street

115,000

Nov. 30, 2017

Simcoe

37 Union Street



LOCATION MAP

Borrower: File No.:
Property Address: Case No.:
City: Prov.: P.C.:
Lender: 169447 Ontario Inc.

N3Y 5M1ONSimcoe

600 Norfolk Street N(northern portion)

20-0538

Simcoe, ON, N3Y 0B2



File No.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market

under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not

affected by undue stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from

seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised,

and each acting in what he considers his own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment

is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal

consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the

sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions.  No adjustments are necessary for

those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable since the

seller pays these costs in virtually all sales transactions.  Special or creative financing adjustments can be made to the comparable property

by comparisons to financing terms offered by a third party institutional lender that is not already involved in the property or transaction.  Any

adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession but the dollar amount of any

adjustment should approximate the market's reaction to the financing or concessions based on the Appraiser's judgment.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the

following conditions:

1.  The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it.  The

appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title.  The property is appraised

on the basis of it being under responsible ownership.

2.  The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is

included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3.  The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data

sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area.  Because the

appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.

4.  The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific

arrangements to do so have been made beforehand.

5.  The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their

contributory value.  These separate valuations of the land and improvements must not be used in conjunction with any other appraisal and

are invalid if they are so used.

6.  The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous

wastes, toxic substances, etc. ) observed during the inspection of the subject property or that he or she became aware of during the normal

research involved in performing the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden

or unapparent condit ions of the property or adverse environmental condit ions (including the presence of hazardous wastes, toxic

substances, etc. ) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no

guarantees or warranties, express or implied, regarding the condition of the property.  The appraiser will not be responsible for any such

conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.  Because the

appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment

of the property.

7.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she

considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such

items that were furnished by other parties.

8.  The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional

Appraisal Practice.

9.  The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion,

repairs, or alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

10.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the

appraisal report (including conclusions about the property value, the appraiser's identity and professional designations, and references to

any professional appraisal organizations or the firm with which the appraiser is associated ) to anyone other than the borrower; the

mortgagee or its successors and assigns; the mortgage insurer; consultants; professional appraisal organizations; any state or federally

approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia;

except that the lender/client may distribute the property description section of the report only to data collection or reporting service(s)

without having to obtain the appraiser's prior written consent.  The appraiser's written consent and approval must also be obtained before

the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

Vacant Land Page 1 of 2

20-0538



File No.

APPRAISERS CERTIFICATION: The Appraiser certifies and agrees that:

1.  I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate
to the subject property for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the
market reaction to those items of significant variation.  If a significant item in a comparable property is superior to , or more favorable than,
the subject property, I have made a negative adjustment to reduce the adjusted sales price of the comparable and, if a significant item in a
comparable property is inferior to, or less favorable than the subject property, I have made a positive adjustment to increase the adjusted
sales price of the comparable.

2.  I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the
appraisal report.  I have not knowingly withheld any significant information from the appraisal report and I believe, to the best of my
knowledge, that all statements and information in the appraisal report are true and correct.

3.  I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject
only to the contingent and Limiting Conditions specified in this form.

4.  I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective personal
interest or bias with respect to the participants in the transaction.  I did not base, either partially or completely, my analysis and/or the
estimate of market value in the appraisal report  on the race, color, religion, sex, handicap, familial status, or national origin of either the
prospective owners or occupants of the subject property or of the present owners or occupants of the properties in the vicinity of the
subject property.

5.  I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my
compensation for performing this appraisal is contingent on the appraised value of the property.

6.  I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party,
the amount of the value estimate, the attainment of a specific result, or the occurrence of a subsequent event in order to receive my
compensation and/or employment for performing the appraisal.  I did not base the appraisal report on a requested minimum valuation, a
specific valuation, or the need to approve a specific mortgage loan.

7.  I  performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal,
with the exception of the departure provision of those Standards, which does not apply.  I acknowledge that an estimate of a reasonable
time for exposure in the open market is a condition in the definition of market value and the estimate I developed is consistent with the
marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the reconciliation section.

8 .   I  h a v e  p e r s o n a l l y  i n s p e c t e d  t h e  s u b j e c t  p r o p e r t y  a n d  t h e  e x t e r i o r  o f  a l l  p r o p e r t i e s  l i s t e d  a s  c o m p a r a b l e s
in the appraisal report.  I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the
subject site, or on any site within the immediate vicinity of the subject property of which I am aware and have made adjustments for these
adverse conditions in my analysis of the property value to the extent that I had market evidence to support them.  I have also commented
about the effect of the adverse conditions on the marketability of the subject property.

9.  I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report.  If I relied on
significant professional assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal
report, I have named such individual(s) and disclosed the specific tasks performed by them in the reconciliation section of this appraisal
report.  I certify that any individual so named is qualified to perform the tasks.  I have not authorized anyone to make a change to any item in
the report; therefore, if an unauthorized change is made to the appraisal report, I will take no responsibility for it.

10.  The Appraisal Institute of Canada reserves the right to be able to review this appraisal report.

SUPERVISORY APPRAISER'S CERTIFICATION: If a  supervisory  appraiser  signed the appraisal report, he or she certifies
and agrees that: I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the
statements and conclusions of the appraiser, agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking
full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required)

Signature: Signature:
Name: Name:
Date Signed: Date Signed:

Did Did Not Inspect Property

Vacant Land Page 2 of 2

07/23/2020
Brenda Cooper

600 Norfolk Street N(northern portion), Simcoe, ON N3Y 5M1

20-0538
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PT LT 2-4, 6-7, 9-13 AND LOT 5, BLK 6 PL 182 PT 1 37R94, PT 1 37R370, PT 1 37R2080; NORFOLK COUNTY

 
PROPERTY REMARKS:

ESTATE/QUALIFIER:
FEE SIMPLE
LT CONVERSION QUALIFIED

FIRST CONVERSION FROM BOOK 2006/08/21

OWNERS' NAMES CAPACITY SHARE
1694467 ONTARIO INC. ROWN

CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD

** PRINTOUT INCLUDES ALL DOCUMENT TYPES AND DELETED INSTRUMENTS SINCE 2006/08/18 **

**SUBJECT, ON FIRST REGISTRATION UNDER THE LAND TITLES ACT, TO:

**         SUBSECTION 44(1) OF THE LAND TITLES ACT, EXCEPT PARAGRAPH 11, PARAGRAPH 14, PROVINCIAL SUCCESSION DUTIES  *

**         AND ESCHEATS OR FORFEITURE TO THE CROWN.

**         THE RIGHTS OF ANY PERSON WHO WOULD, BUT FOR THE LAND TITLES ACT, BE ENTITLED TO THE LAND OR ANY PART OF

**         IT THROUGH LENGTH OF ADVERSE POSSESSION, PRESCRIPTION, MISDESCRIPTION OR BOUNDARIES SETTLED BY

**         CONVENTION.

**         ANY LEASE TO WHICH THE SUBSECTION 70(2) OF THE REGISTRY ACT APPLIES.

**DATE OF CONVERSION TO LAND TITLES: 2006/08/21 **

37R94 1972/07/07 PLAN REFERENCE C

37R370 1974/08/13 PLAN REFERENCE C

37R2080 1980/12/30 PLAN REFERENCE C

NR548976 2000/09/08 TRANSFER *** COMPLETELY DELETED ***
WESELAN, KARL ERWIN
WESELAN, MARIE JEANETTE

NK66109 2013/10/31 APL OF SURV-LAND *** COMPLETELY DELETED ***
WESELAN, MARIE JEANETTE WESELAN, KARL ERWIN

NK123083 2019/09/03 TRANSMISSION-LAND *** COMPLETELY DELETED ***
WESELAN, KARL ERWIN WESELAN, KARL DAVID

NK123084 2019/09/03 APL (GENERAL) WESELAN, KARL DAVID C
REMARKS: AMENDS DESCRIPTION

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER
LAND

REGISTRY
OFFICE #37 50188-0052 (LT)

PAGE 1 OF 2

PREPARED FOR Catherine01
ON 2021/04/01 AT 08:33:08

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

PROPERTY DESCRIPTION:

ESTATE/QUALIFIER:RECENTLY:

RECENTLY:

PIN CREATION DATE:

PIN CREATION DATE:

** PRINTOUT INCLUDES ALL DOCUMENT TYPES AND DELETED INSTRUMENTS SINCE 2006/08/18 ****SUBJECT, ON FIRST REGISTRATION UNDER THE LAND TITLES ACT, TO:**         SUBSECTION 44(1) OF THE LAND TITLES ACT, EXCEPT PARAGRAPH 11, PARAGRAPH 14, PROVINCIAL SUCCESSION DUTIES  ***         AND ESCHEATS OR FORFEITURE TO THE CROWN.**         THE RIGHTS OF ANY PERSON WHO WOULD, BUT FOR THE LAND TITLES ACT, BE ENTITLED TO THE LAND OR ANY PART OF**         IT THROUGH LENGTH OF ADVERSE POSSESSION, PRESCRIPTION, MISDESCRIPTION OR BOUNDARIES SETTLED BY**         CONVENTION.**         ANY LEASE TO WHICH THE SUBSECTION 70(2) OF THE REGISTRY ACT APPLIES.**DATE OF CONVERSION TO LAND TITLES: 2006/08/21 **

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.



CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD

NK123089 2019/09/03 TRANS PERSONAL REP *** COMPLETELY DELETED ***
WESELAN, KARL DAVID 1694467 ONTARIO INC.

O.B.B. PROPERTIES INC.
REMARKS: PLANNING ACT STATEMENTS.

37R11297 2020/03/16 PLAN REFERENCE C

NK138167 2021/02/12 TRANSFER $406,000 O.B.B. PROPERTIES INC. 1694467 ONTARIO INC. C

NK138295 2021/02/19 CHARGE $250,000 1694467 ONTARIO INC. LIBRO CREDIT UNION LIMITED C

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER
LAND PAGE 2 OF 2

REGISTRY PREPARED FOR Catherine01
OFFICE #37 50188-0052 (LT) ON 2021/04/01 AT 08:33:08

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *
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