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A Pre-Consultation Meeting was held for the proposed development on November 25th, 2020 and 
again on September 13th, 2023 identifying the requirements for a complete application, which have 
been included as part of this submission.  
 
In support of the applications, we are pleased to enclose the following supporting materials: 

• A copy of the completed and signed Official Plan & Zoning By-law Amendment application 
form; 

• A Planning Justification Report, prepared by MHBC planning, dated March 2024; 
• A Conceptual Site Plan, prepared by MHBC planning, dated October 2023; 
• An architectural package, prepared by The Ventin Group Architects, dated May 2023; 
• A Functional Servicing Report, prepared by Fred Jewett Engineering Ltd., dated September 

2021; 
• A Transportation Impact Study, prepared by Paradigm, dated March 2024;  
• A Stormwater Management Report, prepared by MC Engineering, dated March 2022; and, 
• Civil Site Plan, prepared by MC Engineering, dated January 2024. 

 
We trust that the above noted items are sufficient for your review and circulation of the application. 
We respectfully request confirmation of receipt of this application and issuance of notification of a 
complete application. Please contact the undersigned if you require any additional information. We 
look forward to working with you on this project. 
 
Yours Truly,  
 
MHBC  
 

 
 
 
 

Stephanie Mirtitsch, BES, MCIP, RPP              
Associate 
                 
cc. Travis Forrest, The Ventin Group 
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Pre-Consultation Meeting Notes 

Date: September 13, 2023 
Description of Proposal: The applicant proposes to combine three lots into one, remove 
existing buildings, and redevelop with a 3-storey mixed use building with commercial/retail 
use on the ground floor and residential units above. 
Property Location: 487 Norfolk Street South, Simcoe 

Roll Number: 3310401015366000000; 3310401015366000000; 3310401015366000000 
 

Please read all the information in this document on the requirements for future 
development planning applications. As a result of the information shared at the pre- 
consultation meeting dated September 13, 2023, the following applications and qualified 
professional documents/reports are required as part of a complete application. Please 
include all listed items with the application to ensure a complete application. The County 
reserves the right to change, reduce or add requirements for a complete application, 
particularly if the submission does not match the proposal as reviewed during the pre-
submission consultation meeting. 

 
Please note that various fees are associated with each application, and there are also 
costs for qualified professionals retained to complete various documents/reports. All 
requirements identified are minimum and determined as of the date of the pre- 
consultation meeting, with the information available at that time. As the proposal 
proceeds, more information is made public, additional applications, studies, reports, 
etc., may be required. The information in this document is applicable for a maximum of 
one (1) year from the meeting date. 

 

 
As part of a complete application, a signed version of these meeting notes is required. 
Proponent / Agent Name Signature Date 
Rick Clarke (Owner)   

 Stephanie Mirtitsch 
(Planning Consultant) 

  

Travis Forrest (Architect)   
Ryan Morrison (Civil 
Consultant) 

  

   
   

 

Before you submit your application, please contact the assigned Planner to 
confirm submission requirements and the applicable fee.  Fees will not be 
accepted until the submission has been reviewed and confirmed by the Planning 
Department.  
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Proposal Summary: 

 
The applicant proposes to combine all three lots into one and remove all existing structures in 
order to redevelop with one 3-storey mixed use building containing ground floor 
commercial/retail space with 2 storeys of residential apartments above.  
 
The development is proposed to include 8 commercial/retail spaces and 42 residential units. 
A lot of 137 parking spaces are proposed to be provided including 10 accessible spaces.  
 

List of Application Requirements* and General Comments 

Planning Department 
 

Planning application(s) required to proceed Required 
Official Plan Amendment Application            X 
Zoning By-law Amendment Application            X 
Site Plan Application            X 
Draft Plan of Subdivision Application  
Draft Plan of Condominium Application           X (TBD) 
Part Lot Control Application  
Consent / Severance Application  
Minor Variance Application  
Removal of Holding Application  
Temporary Use By-Law Application  
Other - Click here to enter text.  
Planning requirements for a complete 
application 
The items below are to be submitted as part of 
the identified Planning Application(s). 
** electronic/PDF copies of all plans, studies and 
reports are required** 

Required at 
OPA/ Zoning 

Stage 

Required at 
Site Plan Stage 

Agricultural Impact Assessment   
Air Treatment Control Study   
Archeological Assessment   
Contaminated Site Study   
Dust, Noise and Vibration Study   
Elevation Plan  X 
Environmental Impact Study   
Geotechnical Study   
Heritage Impact Assessment   
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Hydrogeological Study   
Tree Plantation Plan  X 
Market Impact Analysis   
Minimum Distance Separation Schedule   
MOE D-Series Guidelines Analysis   
Neighbourhood Plan   
Odour Mitigation Plan   
Parking Assessment    X (if deficient)   
Planning Justification Report/Impact Analysis    X   
Photometrics (Lighting) Plan  X 
Record of Site Condition   
Restricted Land Use Screening Form   
Site Plan/Drawing    X X 
Topographical Study  X 
Other:    
Other:    

Additional Planning Requirements Required 
Development Agreement  X 
Parkland Dedication/Cash-in-lieu of Parkland  X 
Other:    

* Any changes to a proposal may necessitate changes to Planning Department submission 
requirements. Reports and studies are subject to peer review. 
 
Summary of Fees, Forms, and other information pertaining to the Planning process can found 
by visiting https://www.norfolkcounty.ca/government/planning/ 

 
See Appendix A for additional information 
 

Planning Comments 
 

The subject lands are located along Norfolk Street South just outside of Downtown Simcoe 
and within the settlement area as defined in the Provincial Policy Statement, 2020. 
 
The subject lands are designated Urban Residential in the Norfolk County Official Plan and 
zoned R1-B in the Norfolk County Zoning By-law, 1-Z-2014. The redevelopment of the 
existing site into a mixed-use retail-commercial and residential structure is not currently 
permitted in the designation or the zone; therefore, both a Zoning By-law and Official Plan 
Amendment would be required to permit the proposed use. 
 
Site Plan Control: 
 
The subject lands are within site plan control area. A site plan application will be 

https://www.norfolkcounty.ca/government/planning/
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required. 
 
Standard site plan components are required to be included with the application, which 
include: 

- Key map 
- Site Plan 

o Development name 
o All measurements in metric 
o All dimensions of the subject lands 
o Dimensions and setbacks of all buildings and structures 
o Gross, ground and useable floor area 
o Scale, legend and north arrow 
o Legal description and municipal address 
o Drawing title, number, original date and revision dates 
o Owner’s name, address and telephone number and signature 
o Engineer’s name, address and telephone number 
o Professional engineer’s stamp 
o Any existing and proposed easements and right of ways 
o Zoning compliance table – required versus proposed 
o Parking space totals – required and proposed 
o All entrances to parking areas marked with directional arrows 
o Loading spaces, facilities and routes (for commercial & Industrial 
developments) 
o Building entrances, building type, height, grades and extent of overhangs 
o All exterior stairways and ramps with dimensions and setbacks 
o Names, dimensions and location of adjacent streets including daylighting 
triangles 
o Driveways, curbs, drop curbs, pavement markings, widths, radii and traffic 
directional signs 
o Retaining walls including materials proposed 
o Fire access and routes, including fire route signs 
o Fire hydrants and utilities location 
o Location, dimensions and number of parking spaces (including visitor and 
accessible) and drive aisles 
o Location of mechanical room, and other building services (eg. A/C, HRV) 
o Refuse disposal and storage areas including any related screening (if indoors, 
need notation on site plan and route used for truck pick-up) 
o Winter snow storage location 
o All hard surface materials 
o Light standards and wall mounted lights (plus a note on the site plan that all 
outdoor lighting is to be dark sky compliant) 
o Business signs (make sure they are not in sight-lines) 
o Pedestrian access routes into site and around site 
o Bicycle parking 

- Other Features 
o Landscape areas with dimensions 
o Natural features and trees 
o Fencing, screening and buffering – size, type and location 
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o All hard surface materials 
o Light standards and wall mounted lights (plus a note on the site plan that all 
outdoor lighting is to be dark sky compliant) 
o Business signs (make sure they are not outside of the property line) 
o Sidewalks and/or walkways with dimensions 
 

In relation to the residential uses, a plan of Condominium may be required depending on the 
proposed housing options and ownership model (i.e. apartments or condominiums).  
 
Endangered and threatened species and their habitat are protected under the provinces 
Endangered Species Act, 2007 (ESA), O. Reg. 242/08 & O. Reg. 830/21. The Act 
prohibits development or site alteration within areas of significant habitat for endangered or 
threatened species without demonstrating that no negative impacts will occur. The 
Ministry of Environment, Conservation and Parks provides the service of responding to 
species at risk information requests and project screenings. The proponent is responsible 
for discussing the proposed activity and having their project screened with MECP (Ministry 
of Environment, Conservation and Parks). 
 
Please be advised that it is the owner’s responsibility to be aware of and comply with all 
relevant federal or provincial legislation, municipal by-laws, or other agency approvals. 
 
Assigned Planner: 
Mohammad Alam, MPL, MUD, RPP, MCIP 
Planner 
185 Robinson Street, Simcoe, Ontario, Canada, N3Y 5L6 
519-426-5870 x 8060 | 226-NORFOLK 
Mohammad.alam@norfolkcounty.ca 
 

 
Development Engineering 

Development Engineering – 487 Norfolk St South 
(Zoning Change) 

  
Development Engineering requirements 
to proceed 
The below requirements are to be submitted 
as part of the Planning application. 
  
  
  

Required 
at OPA/ 
Zoning 
Stage 

Required at 
Site Plan 
Stage 

Potentially 
Required  
(See Notes 
Section) 

General Requirements 
Concept Plan X X   
Area Rough Grading Plan     X23 
Lot Grading Plan    X7   
Siltation and Erosion Control Plan   X7   
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General Plan of Services   X2, 7   
Utility Plan   X8  
Geotechnical Report      X24 
Functional Servicing Report X2 X2   
Water Servicing Requirements– Section 10.0 Norfolk County Design Criteria and ISMP 
Section 4.0 
Disconnection of Water Service(s) to 
Property Line 
  

  X9   

Disconnection of Water Service(s) to Main 
  

  X10   

Water Modelling (County Consultant) X2 X   

Backflow Preventer (RPZ)  
  

  X11   

Sanitary Servicing Requirements – Section 9.0 Norfolk County Design Criteria and ISMP 
Section 4.0 
Extension of Sanitary Mainline   X12   
Disconnection of Sanitary Service(s) to Main 
  

  X12   

Sanitary Modelling (County Consultant) X2 X   

Property Line Inspection Maintenance Hole 
  

  X13   

Storm Water Servicing Requirements – Section 7.0 and Section 8 Norfolk County Design 
Criteria and ISMP Section 4.0 

Storm Water Management Design Report 
(including calculations) 

X3 X15,19   

Storm Water Drainage Plan   X16   
Storm Sewer Design Sheet     X25 
Establish/Confirm Legal and Adequate 
Outlet 

X4 X17   

Anticipated Flow/Analysis to Receiving 
Collection System  

  X18   

Property Line Inspection Maintenance Hole 
  

  X20   

Transportation Requirements – Section 6.0 Norfolk County Design Criteria, ISMP Section 
5.0, Section 6.0 and Appendix J 

Traffic Impact Study X5 X   
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Improvements to Existing Roads & Sidewalk 
(urbanization, pavement structure, widening 
sidewalk replacement, upgrades, extension 
and accessibility) 

  X21, 22 
  

  

      
 General Comments: 

• Securities will be required in the form of a schedule. Any works completed within the 
Municipal Right-of-Way (R.O.W.) is to be shown as 100% security. Any works 
completed within private property is to be shown as 10% security. This can be 
submitted at time of Site Plan.  

• All reports and plans are to be signed and stamped by a Professional Engineer 
(P.Eng.). 

• All reports are to be completed in reference to Norfolk County’s Design Criteria and 
Integrated Sustainable Master Plan (ISMP). 

• Recommendations from all reports (FSR, SWM, TIS, Modelling, etc.) must be 
incorporated into the design and is to adhere to Norfolk County’s Design Criteria. 

• All applicable permits and inspections to be issued by Public Works. 
• Norfolk County’s Design Criteria can be provided.  
• Water / Wastewater allocation will not be issued as part of the Zoning By-law 

amendment stage. The applicant is to confirm capacities at the time of Site Plan 
application and at the time registration of agreement\approval allocation will be 
provided for the development, if available 

• As-constructed drawings are available upon request.  
  
Required at Official Plan Amendment and Zoning By-law Amendment Stage: 
  

1. The following reports/studies will be required at time of Official Plan Amendment 
and/or Zoning By-law Amendment: 

  
a. Concept Plan; 
b. Functional Servicing Report (as per Norfolk County Design Criteria); 
c. Water / Sanitary Modelling. 
d. Storm Water Management Report. 
e. Traffic Impact Study (as per ISMP Appendix J – TIS Guidelines); 

 
2. Sanitary and Water modelling will be required. This is to be completed by Norfolk 

County’s third-party consultant. The cost to complete the modelling and any 
recommendations from reports are to be implemented into the design at the applicant’s 
expense. The following information will be required to receive a quote and complete 
the modelling. 

a. General Plan of Services  
b. Functional Servicing Report; 

i. Total Wastewater Design Flows as per Norfolk County Design Criteria 
Section 9; 

ii. Total Domestic Water and Fire Flows as per Norfolk County Design 
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Criteria Section 10.1.1 
The Functional Servicing Report must include water /sanitary servicing and fire flow 

 calculations. Fire Flow calculations are to be completed in accordance with “Water 
 Supply for Public Fire Protection 2020” by Fire Underwriters Survey. 

Once the quote has been received, approval from the applicant will be required before 
 proceeding. 

3. Stormwater Management Report is to be completed as per Norfolk County Design 
Criteria Section 7.0 and Section 4.0 of the ISMP. A full Stormwater Management 
Report will be required at the time of Site Plan submission. However, for the Zoning 
application at a minimum the applicant must prove that Stormwater Management is 
conceptually possible. At Zoning the Stormwater Report should include the following: 

− Site Area (existing and proposed) 
− Impervious Area (existing and proposed) 
− Pre and Post runoff coefficients  
− Estimated peak runoff for five-year storm. 

 
4. Confirmation of Legal and Adequate outlet. 

  
According to Norfolk County records there is a local storm sewer along Norfolk St S. 

 However, it is unclear if those sewers are deep enough to capture storm water from 
 the lowest portions of this property or if this property is tributary to the sewer. In  
 addition, as these are old MTO constructed sewers, Norfolk County does not have the 
 original design sheets. It will be the responsibility of the developer to provide a legal 
 and adequate storm outlet. There are no Storm sewers in Decou Road. 
 

5. As per Norfolk County’s Integrated Sustainable Master Plan (ISMP) – Appendix J: 
Traffic Impact Study (TIS) Guidelines, a Traffic Impact Study will be required. The 
traffic consultant shall prepare the TIS based on the following sections of the Appendix 
J - TIS Guidelines: 

a. Section A1.2 Data Requirements 
b. Section A1.3 – Existing Conditions; 
c. Section A1.4 – Study Area; 
d. Section A1.5 – Development Land Use Type & Site Plan; 
e. Analysis: 

i. Sightlines; 
f. Conclusions and Recommendations 

The Traffic consultant must ensure that adequate assessment of any proposed  
 driveway location in proximity to the Traffic signals is included in the TIS.  
  
Required at Site Plan Stage Notes: 
  
All Site Plan submissions are to comply with Section 16 of the Norfolk County Design Criteria 
in addition to the comments below. All requirements mentioned above are to be resubmitted 
at the time of Site Plan review. 

6. Any recommendations/upgrades from the modelling reports must be implemented at 
the time of Site Plan submission. Upgrades, if any, are to be completed at the 
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Developer’s expense.  
7. Lot Grading Plan, Siltation and Erosion Control Plan, and General Plan of Services 

drawing can be shown on one engineering plan as long as it’s legible for review. 
8. A Utility Plan is required as per Section 4.4.07 of Norfolk County Design Criteria for all 

utilities to be installed in the Municipal ROW. An Electrical Services Plan as per 
Section 16.4.05 and 16.5.05 shall also be included with the Utility Plan 

9. As per Norfolk County By-Law 2013-65, only one domestic water service pipe shall be 
installed per lot. In the submitted application it was assumed multiple lots may be 
amalgamated. Decommissioning details and installation of a possible new water 
service should be corrected during Site plan design. 

10. Disconnection of existing water services will be required prior to installation of the new 
water service. Permits are required prior to any work being completed. It should be 
assumed that disconnection will probably be required earlier at the Demolition stage.  

11. Depending on eventual design of proposed water service and the proposed usage 
within the development a Backflow Preventer (RPZ) may be required. Approval from 
the Manager of Environmental Services must be obtained as per Norfolk County 
Design criteria. A Testable DCVA Backflow device may be required in a watertight 
chamber at property line.  

12. From previous work in this area, it is the understanding of Norfolk County that current 
sanitary servicing comes through an easement off Turner Drive. Confirmation whether 
this will be the intended sanitary outlet will be required prior to Modelling but at the Site 
plan stage further confirmation of the pipe size and capacity will be required. If size 
and/or condition is not adequate, then disconnection of existing Sanitary service will be 
required prior to installation of a new sanitary service. The minimum size of lateral for a 
proposal such as this is 150mm as per NCDC Section 9.7.1.   

13. A Sanitary Inspection manhole will be required on Property line. 
14. Any additional sanitary service connections will require approval from Norfolk County 

Public Works – Environmental Services department.  
15. A Stormwater Management Report will be required at time of Site Plan submission. 

The Stormwater Management Report is to be completed as per Norfolk County Design 
Criteria Section 7.0 and ISMP Section 4. 

16. A Storm Drainage area plan will be required as per Norfolk County Design Criteria and 
must identify any external overland flows tributary to this site. The drainage plan must 
also identify that all Stormwater is self-contained on site and does not travel to 
neighboring properties.  

17. Confirmation of Legal and Adequate outlet will be required. According to Norfolk 
County records there is a local storm sewer along Norfolk St S. However, it is unclear 
if those sewers are deep enough to capture storm water from the lowest portions of 
this property. In addition, as these are old MTO constructed sewers, Norfolk County 
does not have the original design sheets. It will be the responsibility of the developer to 
provide a legal and adequate storm outlet. There are no Storm sewers in Decou Road 

18.  The developer will be responsible to confirm anticipated flow to the existing storm 
system and ensure adequate capacity exists to accept the proposed development. It 
shall be the developer’s responsibility to satisfy themselves that there is an adequate 
storm collection to the proposed development. All associated costs of construction for 
upgrades to existing and new infrastructure shall be the responsibility of the owner / 
applicants of the development. 

19. The ultimate handling of all Storm water discharge shall be identified in the Stormwater 



Privileged Information and Without Prejudice 
 

Page | 11 

 

 

Management Report, including all overland discharges from site.  
20. A Storm Inspection manhole will be required on Property line.    
21. All entrances are to be shown on the plans. Entrances must conform to Norfolk County 

Design Criteria and By-law 2016-32 and encompass any recommendations from the 
TIS. All entrances are to be paved on municipal property as a minimum. For 
commercial entrance please refer to the following for minimum driveway design. 

a. Driveway Grades (Section 6.7.02); 
b. Driveway Widths (Section 6.7.03); 
c. Number of Commercial entrances (By-Law 2016-32) 

Entrance design must also encompass any recommendations from the Traffic Impact 
 Study. 

22. In review for this Pre-Consultation meeting, it appears Norfolk Street S R.O.W. and 
Decou Street ROW may require a widening along the frontage of the development. 
This will be further explored at the time of Site plan submission.  

  
Potentially Required Notes: 
  

23. Area rough grading plan must be submitted for cut/fill in excess of 0.5m 
24. A Geotechnical report must be submitted if Storm water management practices 

involving infiltration are proposed.  
25. Storm sewer design sheets may be required to prove adequacy in the existing Storm 

sewers depending on future Storm connection location from this property. 
26.  

Stephen Gradish 
Development Technologist  
Stephen.Gradish@norfolkcounty.ca 

 
 

Agreements 
A recommended condition of your planning application approval will be to enter into a 
development agreement with the County that will be registered on title to the subject 
lands, at the Owner’s expense.  The additional requirements for a development 
agreement could include, but are not limited to the following: 
 Engineering drawing review 
 Engineer’s schedule of costs for the works 
 Clearance letter and supporting documentation to support condition clearance 
 User fees and performance securities 
 Current property identification number (PIN printout) (can be obtained by visiting 

https://help.onland.ca/en/home/) 
 Owner’s commercial general liability insurance to be obtained and kept in force 

during the terms of the agreement 
 Postponement of interest. If there are mortgages / charges on your property 

identifier, your legal representative will be required to obtain a postponement 
from your bank or financial institution to the terms outlined in your development 
agreement 

 Transfers and / or transfer easements along with registered reference plan 
 

mailto:Stephen.Gradish@norfolkcounty.ca
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Annette Helmig 
Agreement and Development Coordinator  
Annette.Helmig@norfolkcounty.ca 

 
 

Building 
Zoning Administrator: 

1. Proposing property be rezoned to Central Business District (CBD). 
2. Combining three lots, front lot line considered to be along Norfolk Street South 

(shortest lot line). 
3. Commercial uses permitted on ground floor with residential above. Ensure all 

proposed retail spaces fall within permitted uses in CBD zone. 
4. Zoning table provided, okay. 
5. Property abutting residential zone, section 6.1.6 of ZBL applies: 

 

 
 

6. Lighting to comply with section 3.16 of ZBL. 
7. Parking to comply with section 4.0 of Zoning Bylaw: 

- 1.5 parking spaces per apartment dwelling unit 
- 1 parking space per 30 sqm usable floor area for retail space 
- Accessible parking to comply with section 4.3 of Zoning Bylaw 
- Parking lot required to be minimum 4.5 meters from interior lot line (4.2.4(d) 

of ZBL), proposed concept plan shows 2.0 meter setback 
 
 
Hayley Stobbe 
Zoning Administrator  
Extension 1060 
Hayley.stobbe@norfol
kcounty.ca 
 
 

Building Inspector: 
 

The proposed construction is considered a Group E Mercantile type occupancy on the ground 
floor with Residential group C type occupancies above as defined by the Ontario Building 
Code (OBC). You will need to retain the services of an Architect and a Professional Engineer 

mailto:Annette.Helmig@norfolkcounty.ca
mailto:Hayley.stobbe@norfolkcounty.ca
mailto:Hayley.stobbe@norfolkcounty.ca
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to complete the design documentation for this application.  

The Designer will need to provide a Part 3 Building Code matrix. This matrix represents 
selected elements from your detailed code analysis and presents a quick overview to the 
municipal building official of the key OBC factors concerning your design. The matrix will 
identify OBC review items such as occupant loads, fire separations, project description, 
building size, building classification, fire alarms, type of construction, barrier free 
requirements, plumbing fixture requirements and spatial separations. 

  

The Designer will need to focus on OBC Sections 3.2. Building Fire Safety, 3.3. Safety Within 
Floor Areas, 3.4. Exits and 3.8. Barrier Free requirements. 

The Designer will also need to review OBC Subsection 3.1.19. Above Ground Electrical 
Conductors, depending on the voltage, the clearances to the building will vary. 

The Designer needs to be aware that OBC Sentence 3.2.3.10.(2) Unlimited Unprotected 
Openings pertains only to the exposed building face of a storey facing a street that is on the 
same level as the street. 

A demolition permit will be required for removal of any existing buildings. 

Signs proposed due to development will require a permit as part of Norfolk’s Sign Bylaw and 
may need a Building Permit according to the OBC. 

MORE THAN 2 DWELLINGS-PLUMBING 

The Ontario Building Code (OBC) 7.6.3.4 requires a review of water service connection size 
at the time of application for projects connected to a water system with more than one 
dwelling unit. To help with this the Building Department has created an excel spread sheet. 
This is to be included with at time building permit application.  

 Items for Site Plan  

  
Site plan drawings need to have enough detail, to determine compliance with the code 
references listed.  
  

1. Indicate location of access route and access route design [OBC 3.2.5.4 to 3.2.5.6] 
2. Revised fire water pond design and calculations. [OBC 3.2.5.7] 
1. Indicate location of existing and new fire department connections. Dimensions 

between hydrants and building entrances is required.  
[OBC 3.2.5.16]  

3. Location and specifications of exterior lighting. Lighting to be included in SB-10 report 
– energy efficiency 

4. Indicate barrier free path of travel from parking area to building entrance. Construction 
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of curb cuts and location of tactile attention indicators is required.  [OBC 3.8.1.3, & 
3.8.3.2] 

5. Location of revised septic system (if required) 
6. Provide building elevations and cross section, showing building massing, location of 

proposed entrances and exits, barrier free controls, exterior lighting locations, and 
exterior signage. [Planning Act 41(4).2] 

 Items for Building Permit 

“-Industrial Commercial Institutional (ICI)” & “Applicable Law Checklist” Step by Step Guide 
Building Permit Package has been attached to the minutes herein, this contains information 
on drawing requirements, designers, forms, contact information for Building Department etc. 

If you have any questions on the building permit process or plans required, please contact 
permits@norfolkcounty.ca or 226-NORFOLK (226-667-3655) ext. 6016 

 

Jonathan Weir 
Ext 1832 Building 
Inspector 
jonathan.weir@norfolkcounty.ca 
 
 
Corporate Support Services – Realty Services 

 
Realty Services has no comments on the official plan amendment and zoning by-law 
amendment applications, but our previous notes from the November 25th, 2020 pre-con 
meeting (as attached to MHBC’s July 6th, 2023 letter) are still applicable should this 
development proceed. 
 
    Karen Lambrecht 

Specialist, Realty Services 
realty@norfolkcounty.ca 

 

Corporate Support Services - Accessibility for Ontarians with Disabilities Act 
 
No comments at this stage of the development. Ample accessible parking is supported and 
appreciated from Staff.  
 

Sam McFarlane 
Manager, Accessibility and Special Projects 
Corporate Support Services 
519-426-5870 x. 8099 Sam.McFarlane@norfolkcounty.ca 
 
 

 
 

mailto:permits@norfolkcounty.ca
mailto:Devon.staley@norfolkcounty.ca
mailto:realty@norfolkcounty.ca
mailto:Sam.McFarlane@norfolkcounty.ca
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Fire Department 
 
Norfolk County Fire does not have any concerns with this proposal at this time, however we 
would like to provide the following comment for consideration for the applicant: 
Ensure adequate access is provided for fire apparatus 
All required fire separations, fire protection/detection systems are to be installed and be 
appropriate for the occupancies served 
  
If you have any questions please let me know, 
 
 

Katie Ballantyne 
Community Safety Officer 
Katie. Ballantyne@norfolkcounty.ca 

 
 

Economic Development & Strategic Initiatives 
 
 

In General, Ec Dev is sportive of this type of Mixed used development. We are happy to 
commercial at grade. 
 

John Regan 
Director Economic Development 
john.regan@norfolkcounty.ca 

 
 

mailto:Cory.Armstrong-Smith@norfolkcounty.ca
mailto:john.regan@norfolkcounty.ca
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Appendix A: Planning Reference Materials 

Following is a summary of some land use planning reference materials. It is the 
requirement of the applicant to ensure compliance with applicable legislation, policies and 
regulations. 

 

Provincial Policy Statement, 2020 
https://www.ontario.ca/page/provincial-policy-statement-2020 

 
 

Norfolk County Official Plan 
https://www.norfolkcounty.ca/government/planning/official-plan/ 
Section 9.6.1 outlines requirements in relation to requests to amend the Official Plan. 

Section 9.6.2 outlines requirements in relation to requests to amend the Zoning By-law. 

It is the responsibility of the proponent to review and ensure relevant Official Plan 
policies are addressed in any future development application. 

 
Norfolk County Zoning By-Law 1-Z-2014 
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/ 

 
The provisions of the Norfolk County Zoning By-Law shall apply to all lands within the 
boundaries of Norfolk County. No land, building or structure shall be used, erected, or 
altered in whole or in part except in conformity with the provisions of this By-Law. No land, 
building or structure shall be used or occupied except for uses that are specifically 
identified in the By-Law as permitted uses by the relevant zoning category. 

 
 

It is the responsibility of the proponent to review and ensure relevant Zoning By- 
law provisions are addressed in any future development application 

https://www.ontario.ca/page/provincial-policy-statement-2020
https://www.norfolkcounty.ca/government/planning/official-plan/
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/


 
 
 
 

    

 

     

      

  

   

  

  

  

   

   

  

  

  

  

     

      

     

     

       

     

     

      

     

    

      

 

      

     

  

   

  

      

     

  

   

  

AGREEMENT SERVICES 
SITE PLAN 

REQUIRED INFORMATION 

Name of Owner 

Property Legal Description 

Roll Number 

PIN Number 

Type and Number of Units 

Single Detached 

Semi-Detached 

Duplex 

Triplex 

Four-plex 

Street Townhouse 

Stacked Townhouse 

Apartment 

Transfer Easements Block Number and Purpose 

Transfer Block Number and Purpose 

Geotechnical Report prepared for Lands 

Lands are Within the Source Water Protection Area 

Lands Contain any Contaminated or Impacted Soil 

Lands Contain any Natural Watercourse 

Lands Contain any Wetlands 

Lands Contain any Archaeological Sites 

Lands Contain an Existing Well and or Septic Field 

Species at Risk Branch MECP Screening 

Lands Contain any Endangered Species 

OWNER INFORMATION 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

AGENT INFORMATION 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

Alternate formats can be provided upon request Page 1 of 4 



 
 

 
 
 

     

 

      

     

  

   

 

      

     

  

   

   

      

     

  

   

   

      

     

  

   

  

      

     

  

   

  

  
 

  

     

 
      

   

 

AGREEMENT SERVICES 
SITE PLAN 

ENGINEER INFORMATION 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

LAWYER INFORMATION 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

INSURANCE PROVIDER INFORMATION 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

FINANCIAL INSTITUTION INFORMATION (IF APPLICABLE) 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

MORTGAGEE INFORMATION (IF APPLICABLE) 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

SPECIES AT RISK SCREENING 

The Ontario Endangered Species Act inquiries and Species at Risk screening are now handled by the Ministry of 
the Environment, Conservation and Parks, specifically the “Species at Risk Branch” and the new e-mail address 
for handling these inquiries is now SAROntario@ontario.ca. 

TRANSFERS, EASEMENTS AND POSTPONEMENT OF INTEREST 

The owner acknowledges and agrees that, it is their solicitor’s responsibility on behalf of the owner for the 
registration of all transfer(s) of land to the County, free and clear of any charges or encumbrances, and/or 
transfer(s) of easement in favour of the County and/or utilities at no cost to the County.  In addition, 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 to the County’s agreements. 

Alternate formats can be provided upon request Page 2 of 4 

mailto:SAROntario@ontario.ca


 
 

 
 
 

     

 

  
   

  
   

      
   

 

                                                                                  
   

 
                                                                                  

  
 

 
    

  

    
 

  
 
      

  
 
 

    
     

   
    

  

  

    
  

  
 

 
 
 

  
    

    
 

    
     

AGREEMENT SERVICES 
SITE PLAN 

INSURANCE CERTIFICATES 

Prior to the execution of the development agreement, the owner shall at their expense obtain and keep in 
force, during the term of this development agreement, commercial general liability insurance coverage 
satisfactory to the County.  The owner further acknowledges and agrees that he/she has authorized the County 
to discuss with their insurance provider the specific insurance requirements of the County for agreement 
purposes. In addition, the County will require any professionals hired to carry professional liability insurance to 
provide coverage for acts, errors and omissions arising from their professional services performed. 

OWNER’S AUTHORIZATION 

I/We am/are the registered owner(s) of the lands that is the 
subject of this site plan agreement. 

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

I/We authorize the Agreement Administrator to provide and receive information on my/our behalf in 
connection to the insurance coverage, letter of credit and agreement registration of my/our development. 

I/We acknowledge that if there are any new charges or mortgage holders on the property they will be added 
to the development agreement and will be required to postpone their interest on the property to the County’s 
development conformity interest. 

Owner Signature Date 

To start your agreement, please return the required supporting information and fees along with the first three 
pages of this document completed and signed. Provide your payments by the mail or courier to the address 
below or drop off at ServiceNorfolk customer service desk on the first floor 185 Robinson Street, Simcoe ON 
N3Y 5L6 Monday to Friday from 9 am to 4 pm.   Please make your cheque payable to the Corporation of 
Norfolk County.  If paying by credit card please contact ServiceNorfolk at 519 426-5870 Ext. 4636. 

CONTACT FOR FURTHER INFORMATION AND QUESTIONS 

Annette Helmig, Agreement and Development Coordinator 
Norfolk County, Community Development Division, Planning Department, Agreement Services 
185 Robinson Street Suite 200, Simcoe ON N3Y 5L6 
226.777.1445 
annette.helmig@norfolkcounty.ca 

The information submitted on this form is collected under the authority of the Freedom of Information and 
Protection of Privacy Act (FIPPA) and Municipal Freedom of Information and Protection of Privacy Act (MFIPPA) 
for Norfolk County employees to use for the purpose of preparing and registering a development agreement. 
Questions about the collection of personal information through this form may be directed to the Agreement 
and Development Coordinator or Information and Privacy Coordinator, Corporation of Norfolk County, 50 
Colborne Street South, Simcoe ON N3Y 4H3. 

Alternate formats can be provided upon request Page 3 of 4 

mailto:annette.helmig@norfolkcounty.ca


 
 

 
 
 

      

    

    

   

   

    

    

    

     

   

    

   

         
      
 

     
    
   
    
       

 

AGREEMENT SERVICES 
SITE PLAN 

DOCUMENTATION AND FEES REQUIRED 

Owner’s agreement authorization 

Postponement of interest from mortgagee / chargee (if applicable) 

Current parcel register (property identifier or PIN printout) 

Owner’s commercial general liability certificate of insurance 

Construction estimates (100% for external works and 10% of internal works) 

Professional liability insurance for surveyor and / or engineer 

Final reference plan for any easements and lands to be conveyed 

Letter from owner requesting holding (H) symbol be removed from the subject lands 

Letter of credit or certified cheque for performance securities 

Current property taxes paid 

User fees (according to the By-Law in effect at the time that payment is made). If time is of the 
essence, a certified cheque is requested otherwise it will take three weeks for the cheque to clear our financial 
institution. 

$2,780 for preparation of the site plan agreement 
$924 to remove the holding from the zoning on the property (if applicable) 
$447 for financial administration of this agreement 
$542 per tree cash-in-lieu of trees (if applicable) 
2% or 5% land appraisal cash-in-lieu of parkland as per consolidated by-law 2016-126 (if applicable) 

Alternate formats can be provided upon request Page 4 of 4 



 

  
 

 

    
   

 
   

      
    

   

    

    
     

    

    

     
 

      
     

 

      
     

    

    
 

       
  

 
  

 

       
        

     

    
 

      
   

   
   

  

 

APPLICABLE LAW CHECKLIST 

The Building Code Act prohibits the issuance of a building permit if the proposed construction or demolition will 
contravene an applicable law as defined by the Building Code. The questions below will help you to determine if an 
applicable law applies to your project. No timeframe for building permit review can be established until all required 
applicable law approvals are completed and the approval documents are submitted to the Building Division. 

If the answer is YES to any question, the relevant approval documents must be submitted with this permit application. 
Where any required approval has NOT been obtained, the agencies listed on the back of this form must be contacted to 
obtain approval, and the declaration on the bottom of this form must state accordingly. 

Property Address: _____________________________________ Permit Number (office use)____________________ 

Zoning By-Laws – Norfolk County Planning Department YES NO 
Is/was relief required to permit a minor zoning variance in your proposal? 

Is/was rezoning required to permit the proposed building or land use? 

Is a land division or subdivision required and not yet fully completed? 

Are municipal services required but not yet completed or available? 

Planning Approval - Norfolk County Planning Department YES NO 
Is this property regulated by Site Plan Control under Section 41 of the Planning Act? 

Heritage - Norfolk County Heritage and Culture Department YES NO 
Are you demolishing a building that is listed on the County’s heritage inventory? 

Is the building designated or in the process of being designated? 

Is the property located in a heritage district or study area? 

Construction and Fill Permits – Long Point Regional or Grand River Conservation Authority YES NO 
Is the property located within a regulated area (i.e. abutting a ravine, watercourse, wetland, or 
shoreline)? 

Building and Land Use Permits - Ontario Ministry of Transportation YES NO 
Is the property within 45m of a highway or 180 m from any highway intersection? 

Is the property within 395m of a controlled highway intersection? (applies to Sign Permits) 

Is this a major traffic generating project located within 800m of a highway? 

Clean Water Act – Public Works YES NO 
Is the property located within a Source Water Protection regulated area? 

If yes: does a Water Source Protection Plan restrict the land use you are proposing? 
(s.59 screening form may be required) 



 

       
    

   
 

    
 

    

   
 

     

      
 

      
  

   

    

    

      
 

    

    
 

     

     
 

     

    
 

     

    

      

      
  

   

    

       

      
  

      

Agriculture and Farms - Ontario Ministry of Agriculture and Food YES NO 
Is this a farm building that will house animals or manure? 

Is this a milk processing plant? 

Crown Lands Work Permit – Ministry of Natural Resources YES NO 
Are you proposing to construct or place a structure or combination of structures that are in physical 
contact with more than 15 square meters of shore lands? 

Are you proposing to build on Crown Land? 

Electrical Conductor Clearances - Electrical Safety Authority YES NO 

Are any overhead power lines located above or within 5.5 metres of the proposed building? 

Environmental Approvals - Ministry of Environment, Conservation, Parks YES NO 
Is a Record of Site Condition required to be filed because of a change to more sensitive land use? Is 
the property a former waste disposal site? 
Is this project a major industrial, commercial, or government project? 

Is this a renewable energy project? 

Does this property have a Certificate of Property Use under the Environmental Protection Act? 

Child Care Centres - Ministry of Education YES NO 

Is a daycare proposed in any part of the building? 

Seniors Centres - Ministry of Children, Community and Social Services YES NO 

Is this a seniors project where Ontario Government funding is being sought? 

Long Term Care Centres – Ministry of Health & Long Term Care YES NO 

Construction, alteration or conversion of building used for a nursing home? 

Education Act - Ministry of Education YES NO 

Is the project being carried out on the property of an educational facility? 

If so, is any or all building on the property being fully or partially demolished? 
DELCARATION – I have considered the list of applicable laws in the Ontario Building Code as described above, and do 
hereby declare that: 

None of these applicable law approvals apply to this project 

Applicable laws check ‘yes’ apply to this project, and approval documents are submitted with this application. 

Applicable laws checked ‘yes’ apply to this project; however, all approval documents have not yet been obtained 

The information provided on this form is true to the best of my knowledge. I have authority to act on behalf of the 
owner, corporation, or partnership with respect to this application (if applicable). 

Name: Signature: Date: 



 

    
      

 
    

  
   

     

   
   

 
   

  
    

  
  

 
  

 
 

 
 

    
      

 
    

 
   

 
 

    

   
 

 
    

    
  

  
 

  

Approvals from other agencies are required in many instances before a building permit can be processed and issued. 
These approvals are NOT administered by the Building Department. The fastest way to obtain a building permit is to 
ensure that all other required approvals are completed prior to permit application. The Building Department is required 
by law to prioritize applications that are fully complete in terms of applicable law approvals and document submissions. 
Building permit documents must be consistent with applicable law approvals. If you answer yes to any of the following 
question please reach out to these agencies for approvals. 

Zoning and Planning – Community Services Division – Norfolk County 

Zoning 519-426-5870 ext. 6064 or zoning@norfolkcounty.ca 
Planning 519-426-5870 ext. 1842 or planning@norfolkcounty.ca 

Planning Act, s.34, 34(5), 45, and Part VI 
Zoning By-laws restrict such things as land use, lot size, building size, and setbacks. If your project does not comply 
with any part of the Zoning By-law, a minor variance or rezoning must be obtained before any building permit can be 
issued. Zoning By-laws also restrict the issuance of permits until any associated land division, subdivision, or municipal 
servicing is complete. 
Planning Act, s.41 
Site Plan Approval applies to commercial, industrial, institutional, multi-residential and intensive livestock site plans. 
The site plan agreement must be registered before site plans will be approved. 

Conservation Authority Permits 

Grand River Conservation Authority (GRCA)1-866-900-4722 or grca@grandriver.ca 
Long Point Regional Conservation Authority (LPRCA) 1-888-231-5408 or conservation@lprca.on.ca 

Conservation Authorities Act s. 28 (1)(c), regulation 166/06 
Development within certain conservation regulated areas requires a construction and fill permit from the 
conservation authority before any building permit can be issued. GRCA or LPRCA will confirm if your property falls 
within their jurisdiction. 

Highway Corridor Building & Land Use Permits 

Ministry of Transportation (MTO) 1-800-268-4686 or 
www.mto.gov.on.ca/english/highway-bridges/highway-corridor-management/index.shtml 

Public Transportation and Highway Improvement Act, s.34, 38 
Ministry authorization is required for construction of all buildings within certain distances of a highway or 
intersection. The requirement for Ministry authorization extents to 800m from a highway where development will 
generate major traffic, such as a shopping centre. 

mailto:zoning@norfolkcounty.ca
mailto:planning@norfolkcounty.ca
mailto:grca@grandriver.ca
mailto:conservation@lprca.on.ca
http://www.mto.gov.on.ca/english/highway-bridges/highway-corridor-management/index.shtml
www.mto.gov.on.ca/english/highway-bridges/highway-corridor-management/index.shtml
mailto:conservation@lprca.on.ca
mailto:grca@grandriver.ca
mailto:planning@norfolkcounty.ca
mailto:zoning@norfolkcounty.ca


 

 

   
 

    
     

 
  

 
 

  

   
 

   
     

 
     

      
   

     
 

   
 

    
 

 

    
 

  
   

     
 

 
 

    
 

    
  

    
 

 

    
 

  
     
 

  

Environmental Approvals 

Ministry of the Environment, Conservation and Parks (MECP)1-800-461-6290 or www.ontario.ca 

Environmental Protection Act s. 46, 47.3, 168 and the Environmental Assessment Act s 5. 
Ministry of Environment approvals are required where a property of industrial or commercial use is changed to more 
sensitive residential or parkland use, for major government, industrial and commercial projects where defined by 
regulation, properties formerly used for landfill or waste disposal, or renewable energy projects. 

Electrical Conductor Clearances 

Electrical Safety Authority 1-877-372-7233 or www.esasafe.com 

Subsection 3.1.19. of the Ontario Building Code prohibits buildings being located beneath or within a certain minimum 
distances of overhead electrical conductor wires, other than the power feed to the building. 

Source Water Protection – Environmental and Infrastructure Services – Norfolk County 

Environmental Services – Stephanie Davis- Manager, Water & Wastewater Compliance- 519-426-5870 ext. 8037 or 
Stephanie.Davis@norfolkcounty.ca 
Cambium Inc. Racheal Doyle – sourcewaterprotection@cambium-inc.com 

Clean Water Act s. 59 
Special land use restrictions may apply if a water source protection plan is in effect in the area where the building is 
located. Uses affected by these restrictions require the approval of the designated Risk Management Official 

Agriculture and Farms 

Ministry of Agriculture Food and Rural Affairs 1-877-424-1300 or www.omafra.gov.on.ca 

Nutrient Management Act 2002 s.11 reg 267/03, Milk Act s.14 
Buildings or structures that house animals or store manure may trigger a requirement for a nutrient management 
strategy approved by the Ministry. The Ministry must determine that a milk processing plant is necessary and 
authorize it before a building permit can be issued. 

Child Care Centres 

Ministry of Education (905) 895-9192 or www.ontario.ca 

Child Care and Early Years Act, s. 14 reg 137/15 
Ministry plan approval is required if a new building is proposed to be used as a day nursery, an existing building is 
proposed to be used, altered or renovated for a day nursery, or if an existing day nursery is altered or renovated. 

Seniors Centres 

Ministry of Children, Community and Social Services 1-888-789-4199 or www.mcss.gov.on.ca 

Elderly Persons Centres Act s. 6 of reg 314 
Reports must be submitted to the Minister and approval obtained for all seniors centres to which government funding 
applies. 

http://www.ontario.ca/
http://www.esasafe.com/
mailto:Stephanie.Davis@norfolkcounty.ca
mailto:sourcewaterprotection@cambium-inc.com
http://www.omafra.gov.on.ca/
http://www.ontario.ca/
http://www.mcss.gov.on.ca/
www.mcss.gov.on.ca
www.ontario.ca
www.omafra.gov.on.ca
mailto:sourcewaterprotection@cambium-inc.com
mailto:Stephanie.Davis@norfolkcounty.ca
www.esasafe.com
www.ontario.ca


 

  

    
  

   
    

    
 

 
 

    
 

   
     

  
 

 

  
 

   
   

 
 

 

Long Term Care Homes 

Ministry of Health & Long Term Care 1-800-387-5559 or www.health.gov.on.ca 

Nursing Home Act s. 4, 5 reg 832 
Homes for the Aged & Rest Homes Act s. 14 
The Long Term Heath Care Act is designed to help ensure that residents of long-term care homes receive safe, 
consistent, high-quality, resident-centred care. 

Education 

Ministry of Education (905) 895-9192 or www.ontario.ca 

Education Act s. 194 
The board shall obtain approval from the Minister for the demolition of any buildings located on a school site 
regulated by the Education Act. App 

Crown Lands Works Permits 

Ministry of Natural Resources www.ontario.ca/page/crown-land-work-permits 

Ontario Regulation 239/13 s. 2, s. 5 
Ministry approval is required to construct a building on crown lands or to construct or place a structure along 
shorelines. 

http://www.health.gov.on.ca/
http://www.ontario.ca/
http://www.ontario.ca/page/crown-land-work-permits
www.ontario.ca/page/crown-land-work-permits
www.ontario.ca
www.health.gov.on.ca


Building Permit 
Package

A step by step guide for 
making a building permit 
application

INDUSTRIAL
COMMERCIAL
INSTITUTIONAL

Norfolk County Building Department
Community Development Division
185 Robinson Street, Suite 200 Simcoe, Ontario, N3Y 5L6
norfolkcounty.ca



 

Industrial, Commercial, Institutional 
Large Residential Permit Package  

 

 

Building permits help protect you, your home, and the interests of your community by making sure the 
project is structurally sound and follows the Ontario Building Code, municipal zoning and other 
applicable laws. 
 

 
  
There are multiple steps to the building permit process. The purpose of this permit package is to 
highlight these steps and provide guidance to the building permit process. 
 

STEP 1: Applicable Law. 
 
Approvals from other agencies are required in many instances before a building permit can be 
processed and issued. These approvals are NOT administered by the Building Department. The 
fastest way to obtain a building permit is to ensure that all other required approvals are completed 
prior to permit application. 
 
An Applicable Law Checklist is required as part of a complete application. Agency contacts are 
attached with this form. Our community mapping has many of these layers mapped to help you 
determine if additional approvals are required for your application.  



 

Pre-consultation meeting – Site plan approval. 
Most industrial, commercial and institutional buildings are located on properties where a site plan 
approval is required through the Planning Act. Before you submit a planning application, please 
contact our office about the necessity of a pre-consultation meeting.  
 
These confidential meetings are hosted by the Planning Department with staff from various 
departments (and agencies, as applicable)  who will provide valuable feedback on your proposal and 
outline what will be required as part of a complete planning application. After the meeting, you will 
receive a detailed summary of the meeting which will summarize the feedback from each 
department.  The document will also include a clear list of what you need to submit as part of a 
complete planning application form. 
 
To request a pre-consultation meeting, please email the Planning Department at 
precon@norfolkcounty.ca. You can also call us at (519) 426-5870 ext. 1842.  
 
For more information on the process, please see the Norfolk County Planning Website.  
 

 
 

Site Plan Control.  
Site Plan Control is a tool utilized by the County to ensure that specific development proposals meet 
the Official Plan and Zoning By-law objectives. Essentially, site plans approved under this process 
are very detailed and outline precisely how a particular property will be developed. Site Plan Approval 
is typically the last planning approval necessary before the Building Permit process.  
 
A Site Plan Agreement is sometimes required for more complicated developments. Where a property 
has site plan control designation, but the proposed construction is deemed minor in nature, the 
applicant will need to provided a site plan waiver from the Planning Department as part of an 
Applicable Law review. 

 
  

mailto:precon@norfolkcounty.ca
https://www.norfolkcounty.ca/government/planning/


 

 

Zoning Requirements. 
Finding the zoning associated with your property is easy with our GIS Community Web Map, position 
over your property and turn on the zoning layer by clicking layer list, planning, zoning. Norfolk County 
Zoning Bylaw is available online. 
 

 
 
To confirm your project conforms to the Zoning By-law you will need to provide a plot plan indicating:  

� Property lines and lot dimension, 
� Location of building and all other structures on the lot, 
� Location of all steps and landings, 
� Distance from dwelling to property lines, 
� Parking spots with dimensions, 
� Location of septic system. 

 
If your proposed building / structure does not comply with the zoning requirements, a planning 
application will be required. Zoning and Planning approval is required as part of a complete permit 
application. 
 

Planning Department: planning@norfolkcounty.ca or 519-426-5870 ext. 1842. 
Zoning: zoning@norfolkcounty.ca or 519-426-5870 ext. 1000. 

 

 
  

https://norfolk.maps.arcgis.com/apps/webappviewer/index.html?id=c6683057b83744dfb36afb773ba09135
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/
mailto:planning@norfolkcounty.ca
mailto:zoning@norfolkcounty.ca
https://norfolk.maps.arcgis.com/apps/webappviewer/index.html?id=c6683057b83744dfb36afb773ba09135


 

Lot Grading. 
Where a property has been issued a site plan waiver, and the footprint of the building is increasing in 
size, a lot grading is required.  
 
Proposed grading plans and lot grading form shall be submitted with all building permit applications, 
under Norfolk County Grading and Drainage By-law.  
 
Proposed grading plans needs to identify:  

� all surface features;  
� existing and proposed structures;  
� changes in grade and slopes in percent between such changes; and  
� include sufficient information regarding adjacent properties to confirm conformance with this 

By-Law with respect to drainage onto those properties. 
 
An exemption may be considered for a lot in a rural area (complete form, fee applies) 
 

 

https://www.norfolkcounty.ca/government/clerk-council-services/by-laws/


 

STEP 2: Preparing your application.  
 
A building permit application consists of many documents. The forms attached are to be completed, 
signed, and dated. 

Who can design the building? 
There are many factors to determine who can complete drawings and design documents for these 
types of buildings. Your design team can be made up of qualified individuals with a Building Code 
Identification number (BCIN), an architect, and/or Professional Engineers. If you are unsure what 
qualifications a designer needs for your specific project, reach out to a building inspector for more 
information.  
 
Building Department staff cannot make recommendation on a specific designer or design company.  

Drawings and Documents. 
Drawings are to be legible and to scale. Use a ruler or computer aided drafting (CAD) software to 
complete your drawings. Provide enough information and detail to ensure compliance with the 
Ontario Building Code.  
 
The Ontario Building Code is available online under the ‘regulations under this act’ tab.  
 
Building Department staff are not permitted by law to provide design advice. It is the responsibility of 
the property owner or authorized agent to complete a design that meets the requirements of the 
Ontario Building Code (OBC) and the Building Code Act (BCA). 
 

Building Permits – Application Checklist. 
 
Completed Forms. 

� Building Permit Application Form. 
� Signed Commitment to General Review. 
� Property Owner Consent Form, if application is not completed by the property owner, 
� Applicable Law Checklist and supporting documents.  
� Lot grading form (projects with a site plan waiver). 

Required Documents. 

� Approved Site Plan approval plot plan. 
� Drawings of the building.  

o Architectural, 
o Structural, 
o Electrical, 
o Mechanical, 
o Plumbing. 

� Building Code Matrix. 
� Completed SB-10 report (energy efficiency).  

https://www.ontario.ca/laws/statute/92b23


 

� Septic System or Sewage Works.  
o Sewage system is under 10,000 litres/day daily design flow for the whole site. (separate 

application through Norfolk County)  
o Sewage Works is over 10,000 litres/day daily design flow for the whole site. ECA to be 

obtained from The Ministry of Environment, Conservation, Parks.  
Contact: Christopher O'Connor.  
Phone: 1-800-668-4557, Cell: 905-515-9618  
Email: Chris.O'Connor2@ontario.ca 

Fees. 

� Building Permit fee. 
� Plumbing fee. 
� Occupancy fee. 
� Civic address (where applicable). 
� Water / Sanitary / Storm Connection Permit (where applicable). 
� Development charges (if applicable). 

 

Septic Permits - Application Checklist. 
 
Completed Forms. 

� Building Permit Application Form. 
� Schedule 1: Designer Information. 
� Schedule 2: Sewage System Installer Information. 

Required Documents. 
� Septic System Permit Application Information Package / Worksheets.  
� Percolation time (‘T’ time) report from a licensed testing agency. 

 
Fees. 

� Septic Permit fee. 

 

  

BLOCKED::mailto:Chris.O'Connor2@ontario.ca


 

STEP 3: Applying. 
 
Online Portal: Visit Norfolk Permits Portal and make your application online.  

 
In Person: Visit our service counter located at 185 Robinson Street, Suite 200 Simcoe Ontario.  

 
Our Permit Coordinators will review your application and provide in writing any item which may be 
missing from the application and a cost break down for the permit fees and payment options. 

Step 4: Plans Review. 
 
A Building Inspector will contact you in writing if there are building code concerns or missing 
information from your application.  
 
A building permit is issued once all documentation has been received, fees are paid in full, and your 
plans are check for compliance with zoning by-law and the building code. 

Step 5: Inspections  
 
Once you have obtained a building permit, a building inspector needs to attend your site at several 
milestones in the construction process. For more information, please check the inspection section of 
Norfolk County’s Building Department website. Once all inspections are complete and passed your 
permit is closed.  
 
Need Help? If you have any question on the building permit process or plans required, please 
contact permits@norfolkcounty.ca or 519-426-5870 ext. 6016  
 

Updated October 2022 

https://permits.norfolkcounty.ca/CityViewPortal/
mailto:permits@norfolkcounty.ca
https://permits.norfolkcounty.ca/CityViewPortal/
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 Planning Department Development Application Form  

Complete Application 

A complete development application consists of the following: 

1. A properly completed and signed application form (signature must be original in 
planners file); 

2. Supporting information adequate to illustrate your proposal as indicated in Section 
H of this application form (plans are required in paper copy and digital PDF format); 

3. Written authorization from the registered owner of the subject lands where the 
applicant is not the owner as per Section N; and, 

4. Cash, debit or cheque payable to Norfolk County in the amount set out in the user 
fees By-Law. 

The above information is required to ensure that your application is given full 
consideration.  An incomplete or improperly prepared application will not be accepted 
and may result in delays during the processing of the application. This application must 
be typed or printed in ink and completed in full. 

Pre-Submission Consultation “Pre-consultation”: 

A pre-consultation meeting with staff is required for all applications; however, minor 
applications may be exempted depending on the nature of the proposal, with approval 
from the Director of Planning or delegate.  The purpose of a pre-consultation meeting is 
to provide the applicant with an opportunity to present the proposed application, discuss 
potential issues, and for the County and Agency staff to identify the required information 
and materials to be submitted with the application in order for it to be considered 
complete. The applicant has the opportunity to make revisions to the application prior to 
submission, without the additional costs of recirculation fees. It may be necessary to 
seek the assistance of independent professional help (for example, a planning 
consultant or engineer) for complex applications. If a pre-consultation meeting has been 
held to discuss your development, please include a copy of the Pre-consultation 
minutes with your application as part of the submission package. It should be noted 
that pre-consultation minutes are valid for one year after the meeting date. 

Development Application Process 

Once an application has been deemed complete by a planner, it will be circulated to 
public agencies and County departments for review and comments. Notice of the 
application is also provided to adjacent land owners.  The comments received assist the 
planner with the review and recommendation/approval of your application. The time 
involved in processing an application varies depending upon its complexity and its 
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acceptability to the other agencies and is subject to statutory Planning Act decision 
timeframes.  

An additional fee will be required if a review by the Long Point Region Conservation 
Authority or by the Grand River Conservation Authority is deemed necessary by 
planning staff and/or by the Authority.  A separate cheque payable to the Long Point 
Region Conservation Authority or the Grand River Conservation Authority is required in 
accordance with their fee schedule at the same time your application is submitted.  

Additional studies required as part of the complete application shall be at the sole 
expense of the applicant. It should also be noted that in some instances peer reviews 
may be necessary to review particular studies and that the cost shall be at the expense 
of the applicant.  The company to complete the peer review shall be selected by the 
County. 

If the application is withdrawn prior to the circulation to commenting agencies, the entire 
original fee will be refunded.  If withdrawn after the circulation to agencies, half the 
original fee will be refunded. If your drawings are required to be recirculated there will 
be an additional fee.  Also, please note that if your engineering drawings require more 
than three reviews due to revisions by the owner or failure to revise your engineering 
drawings as requested, an additional fee will be charged. No refund is available after 
the public meeting and/or after approval of application. 

Notification Sign Requirements 

For the purpose of public notification and in order for staff to locate your lands for 
appropriate applications (zoning, subdivision, condominium or official plan) you will be 
given a sign to indicate the intent and purpose of your development application. It is 
your responsibility to: 

1. Post one sign per frontage in a conspicuous location on the subject lands; 
2. Ensure one sign is posted at the front of the subject lands at least three feet above 

ground level, not on a tree; 
3. Notify the Planner when the sign is in place in order to avoid processing delays; and 
4. Maintain the sign until the development application is finalized and thereafter 

removed. 

Contact Us 
For additional information or assistance in completing this application, please contact a 
planner at 519-426-5870 or 519-875-4485 extension 1842 or planning@norfolkcounty.ca.  
Please submit the completed application and fees to the attention of the Planning 
Department at 185 Robinson Street, Suite 200, Simcoe, ON N3Y 5L6. 
 
 
 

mailto:planning@norfolkcounty.ca
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For Office Use Only: 
File Number  _________________  Public Notice Sign  _________________ 
Related File Number  _________________  Application Fee  _________________ 
Pre-consultation Meeting  _________________  Conservation Authority Fee  _________________ 
Application Submitted  _________________  Well & Septic Info Provided  _________________ 
Complete Application  _________________  Planner   _________________ 

Check the type of planning application(s) you are submitting. 

☐ Official Plan Amendment
☐ Zoning By-Law Amendment
☐ Temporary Use By-law
☐ Draft Plan of Subdivision/Vacant Land Condominium
☐ Condominium Exemption
☐ Site Plan Application
☐ Extension of a Temporary Use By-law
☐ Part Lot Control
☐ Cash-in-Lieu of Parking
☐ Renewable Energy Project or Radio Communication Tower

Please summarize  the desired end result of this application (for example: a special 
zoning provision on the subject lands to include additional use(s), changing the zone 
and/or official plan designation of the subject lands, creating a certain number of lots, or 
similar) 

 __________________________________________________________________ 
 __________________________________________________________________ 
 __________________________________________________________________ 
 __________________________________________________________________ 
 __________________________________________________________________ 
 __________________________________________________________________ 
 __________________________________________________________________ 

Property Assessment Roll Number:  ______________________________________ 

x
x
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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:   ______________________________________________  

Present Official Plan Designation(s):   ____________________________________  

Present Zoning:  _____________________________________________________  

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

☐ Yes  ☐ No   If yes, please specify corresponding number: 
 __________________________________________________________________  

3. Present use of the subject lands: 
 __________________________________________________________________  
 __________________________________________________________________  

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: 
 __________________________________________________________________  
 __________________________________________________________________  
 __________________________________________________________________  

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: 
 __________________________________________________________________  
 __________________________________________________________________  
 __________________________________________________________________  
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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: 

 __________________________________________________________________  
 __________________________________________________________________  

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 easements or restrictive covenants affecting the subject lands? 

☐ Yes  ☐ No  If yes, describe the easement or restrictive covenant and its effect: 
 __________________________________________________________________  

C. Purpose of Development Application 

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: 
 __________________________________________________________________  
 __________________________________________________________________  
 __________________________________________________________________  
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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:  ____________________________________________________  

Depth:  ____________________________________________________  

Width:  ____________________________________________________  

Lot Area:  ____________________________________________________  

Present Use:  ____________________________________________________  

Proposed Use:  ____________________________________________________  

Proposed final lot size (if boundary adjustment): ____________________________  

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:  ____________________________________________________  

Depth:  ____________________________________________________  

Width:  ____________________________________________________  

Lot Area:  ____________________________________________________  

Present Use:  ____________________________________________________  

Proposed Use:  ____________________________________________________  

Buildings on retained land: _____________________________________________  

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): 
 __________________________________________________________________  



Revised March 2021 
Development Application 

Page 8 of 16 

9. Site Information   Zoning   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______________   ________________ 
Number of visitor parking spaces  _______________   ________________ 
Number of accessible parking spaces ____________   ________________ 
Number of off street loading facilities _____________   ________________ 
  



Revised March 2021 
Development Application 

Page 9 of 16 

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:  ___________________________________________  

Number of buildings proposed:  ___________________________________________  

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

If yes, describe: 

 _____________________________________________________________________  

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

 _____________________________________________________________________  

 _____________________________________________________________________  

 _____________________________________________________________________  
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Seating Capacity (for assembly halls or similar): _______________________________  

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 shift:  _________________________________  

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  ☐ within 500 meters – distance  __________  
 Wooded area   
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Municipal Landfill 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Sewage treatment plant or waste stabilization plant 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Provincially significant wetland (class 1, 2 or 3) or other environmental feature 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Floodplain 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Rehabilitated mine site 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Non-operating mine site within one kilometre 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Active mine site within one kilometre 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Industrial or commercial use (specify the use(s)) 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Active railway line 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Seasonal wetness of lands 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Erosion 
☐ On the subject lands or  ☐ within 500 meters – distance  __________  
Abandoned gas wells 
☐ On the subject lands or  ☐ within 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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☐  Functional Servicing Report 

☐  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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Site Statistics
ZONING: Central Business District (CBD)

Mixed Use Commercial Residential Building

Required Provided

Total Units n.a.
Retail: 8 units

Apartments: 42 units

A Lot Area n.a.
9,447.84 m²

(0.94 ha)
B Lot Frontage (Norfolk St S*) n.a. 92.69 m

C Front Yard (Norfolk St S*) 0.0 m (min)
3.0 m (max) 3.0 m

D Interior Side Yard (min.) 1.2 m 11.2 m

E Exterior Side Yard (min.) 0.0 m 5.5 m

F Rear Yard (min.) 6.0 m 53.1 m

G
Parking

(Residential 1.5 spaces/unit, Retail 1 spaces/30 m2,
6 B.F.)

Residential 63
Retail 45

6 B.F.
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10 B.F.
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I Lot Coverage (max.) 80% 16.7%

K Building Area n.a. 16.7%

L Landscaped Open Space (min.) n.a. 28.8%

M Building Height 6 storeys 3 storeys

N Density (Units/ha) n.a. 45 Units/ha
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1.0 INTRODUCTION 
MHBC has been retained to assist with an Official Plan and Zoning By-law Amendment 
Application to support a three storey mixed-use building in the Town of Simcoe. The 
development site is made up of three lots, municipally addressed as 481 and 487 Norfolk 
Street S, and 37 Decou Road, Simcoe, in Norfolk County (hereinafter referred to as ‘the 
subject lands’). Collectively these lands form the development site and measure 
approximately 9,647.78m² (0.96 ha) in area, with approximately 92 metres of frontage 
on Norfolk Street S and 103 metres of frontage on Decou Road. The subject lands are 
occupied by two residential dwellings and five accessory buildings. The subject lands are 
located on the northeast corner of the Norfolk Street S and Decou Road intersection in 
southeast Simcoe. 

The owner of the subject lands is proposing to redevelop the site as mixed use with 
commercial and residential units. The building will contain eight ground floor commercial 
units and 42 residential units above. Vehicular and pedestrian access to the development 
will be provided by way of a driveway and sidewalk connected to Decou Road. Parking 
will be provided in the form of a surface parking area with a total of 125 parking spaces. 

An Official Plan and Zoning By-law Amendment Application are required to facilitate the 
proposed development. This Planning Justification Report supports the required 
applications and assess the proposed redevelopment in the context of the applicable 
planning framework.  

1.1 Pre-Consultation  
A Pre-Consultation meeting was held with Norfolk County with meeting minutes circulated 
on November 25, 2020. A second Pre-consultation meeting was held September 13th, 
2023. A copy of this Pre-Consultation meeting document is provided in Appendix A. The 
Pre-Consultation document identified the planning procedure required to permit the 
proposed redevelopment.  

As part of the amendment applications, Norfolk County has identified other technical 
plans, reports and studies to be completed. The following have been prepared as part of 
the Official Plan and Zoning By-law Amendment applications: 

- Planning Justification Report, prepared by MHBC Planning; 
- Concept Plan, prepared by MHBC Planning; 
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- Functional Servicing Report, prepared by Fred Jewett;
- Stormwater Management Report, prepared by MC Engineering; 

and,
- Traffic Impact Study, prepared by Paradigm.
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2.0 SITE DESCRIPTION & 
CONTEXT 

The subject lands are comprised of three lots municipally addressed as 481 and 487 
Norfolk Street S, and 37 Decou Road. The location of the subject lands is shown on 
Figure 1. The subject lands have an area of approximately 9,647.78m² (0.96 hectares) 
with dual frontage on Norfolk Street S (92 metres) and Decou Road (103m). A single 
detached dwelling resides on the property addressed as 481 Norfolk Street S. A single 
detached dwelling and five accessory buildings occupy the lands addressed as 487 Norfolk 
Street S and 37 Decou Road. The subject lands are located within the Urban Boundary of 
Simcoe and are located two kilometres from downtown Simcoe. 

The surrounding area is characterized predominantly by low-rise residential uses. The 
surrounding context is described in detail below.  

NORTH:  Single detached dwellings organized within a development with access 
provided from Decou Road. Further north are single detached dwellings 
with frontage on Norfolk Street. Interior to the residential dwellings is Brook 
Conservation Area. 

EAST:  Single detached dwellings abut the subject lands. Further east on Decou 
Road are vacant parcels and more single detached dwellings, with a 
transition area into agricultural lands. 

SOUTH:  On the south frontage of Decou Road are single detached dwellings, Simcoe 
Animal Hospital and a future development site of single detached dwellings. 
Single detached dwellings front on south Norfolk Street. Further south on 
Norfolk Street are agricultural lands.  

WEST:  A commercial plaza with retail/service uses. Beyond the plaza are single 
detached dwellings. 

The subject lands are conveniently located near commercial retail/service uses, as well 
as provide access to alternative forms of transit, including active and public transit. There 
is an existing sidewalk along Decou Road that connects to Norfolk Street South, which is 
an arterial road. Additionally, Ride Norfolk, the County’s public transit system has a transit 
stop within the nearby commercial plaza offering stops throughout Simcoe.   
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3.0 PROPOSED DEVELOPMENT 
AND APPLICATIONS 

The owner of the subject lands is proposing to amend the Official Plan and Zoning By-
law in order to permit the proposed redevelopment. The overall vision for the site is for 
a higher density, residential and commercial mixed use building.  
 

3.1 Overview of Proposed Development  
The proposal involves the demolition of the existing structures on the subject lands and 
the redevelopment of a three storey building. A preliminary concept plan of the proposed 
redevelopment is included as Figure 2.  

The proposed building will be oriented towards Norfolk Street S and Decou Road and will 
occupy 16 percent of the total land area. The new building will provide 50 units, including 
8 commercial units and 42 residential units. The commercial units are proposed to be 
located at ground floor with residential units occupying the second and third storeys. 
Pedestrian access to the ground floor commercial units will be provided from sidewalk 
connections along Norfolk Street S and Decou Road, with one driveway connection on 
Decou Road. The proposed redevelopment is intended to: 

• Introduce a new land use to the subject lands that is complementary to the 
surrounding area; 

• Increase the current supply of commercial/retail uses;  

• Support economic vitality and provide employment opportunities; and 

• Broaden housing choice within Simcoe and Norfolk County.  

 

Design considerations for the proposed development include the following:  

• The ground floor of the proposed development will consist of eight commercial 
units intended for retail use. 
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• The second and third storeys of the proposed development will provide 42 purpose 
built rental units, with each floor containing 21 units. The building will offer a mix 
of residential unit types, including one and two bedroom units. 

• The proposed development provides a residential density of 43 residential units 
per hectare and a total density of 51 units per hectare including both the residential 
and commercial units. The subject lands provide an intensification opportunity 
within the Simcoe Urban Area and Intensification Area in close proximity to a range 
of land uses.  

• One vehicular access point will be provided from Decou Road and will provide 
access to the surface parking area, which will be located internal to the 
development site. 

• Pedestrian access to the proposed development will be provided via connections 
to the existing sidewalk network along Decou Road as well as the creation of a 
new walkway along the Norfolk Street S frontage. There is currently only one 
sidewalk along Norfolk Street S that is located opposite of the subject lands. A new 
walkway along the subject lands frontage is proposed to connect to the existing 
Decou Road sidewalk and provide additional access to the proposed building.  

• A total of 125 parking spaces will be provided in the form of surface parking. This 
includes 10 barrier free parking spaces. Parking will be accessed from Decou Road 
and will be located interior to the building. No parking is proposed to be located in 
the front yard of the subject lands.  

• The proposed development will be serviced by existing municipal services, 
including municipal water and sanitary systems. A Functional Servicing Report has 
been prepared by Fred Jewett and has been submitted with the applications.  

• Landscaped areas will be provided throughout the development, including 
landscape buffers surrounding the vehicular parking area and along all property 
lines. Approximately 28.8% of the total property area is proposed to be 
landscaped.  

3.2 Proposed Official Plan Amendment  
The subject lands are designated ‘Urban Residential’ in the Norfolk County Official Plan. 
High Density Residential uses in the form of apartment units are permitted, as well as 
convenience commercial uses. The current proposal does not meet the provisions outlined 
in the Norfolk Official Plan, and therefore an amendment is required to permit the mixed-
use development. Specifically, amendments are required as follows: 
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• Whereas the Official Plan, section 7.7.2(d) Urban Residential, policy permits a 
maximum commercial Gross Floor Area of 300m², the proposed development 
proposes a commercial Gross Floor Area of 1,507m²; 

• Whereas the Official Plan, section 7.7.2(c) Urban Residential policy, prescribes that 
density be subject to the surrounding density provisions, in this case low-density 
15 units per hectare, the proposed development will have a density of 51 units per 
hectare. 

The proposed Official Plan Amendment is described in detail in Section 4.2 of this report.  

3.3 Proposed Zoning By-law Amendment  
The subject lands are zoned ‘Urban Residential Type 1B’ (R1B) which limits residential 
uses to single detached dwellings, bed and breakfasts establishments, home occupations 
and an accessory residential dwelling unit. The current zoning applied to the subject lands 
does not permit the proposed mixed-use development. Therefore, a zoning by-law 
amendment is required. 

The proposed amendment is seeking to rezone the subject lands from ‘Urban Residential 
Type 1B’ to ‘Central Business District Zone’ (CBD) in order to permit the mixed-use 
building. A detailed overview of the proposed zoning is provided in Section 4.3 of this 
Report.   
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4.0 POLICY ANALYSIS  
The following discussion outlines how the proposed development of the subject lands 
addresses relevant policies of the Provincial Policy Statement and the County of Norfolk 
Official Plan.   

4.1 Provincial Policy Statement (2020) 
The Provincial Policy Statement, 2020 (PPS) was issued by the Province of Ontario in 
accordance with Section 3 of the Planning Act. The PPS provides overall policy direction 
on maters of provincial interest related to land use planning and development and sets 
the policy foundation for regulating the development and use of land. A key consideration 
of the PPS is that planning decisions “shall be consistent with” the PPS. Part IV of the PPS 
provides a vision for land use planning in Ontario that focuses growth within settlement 
areas and encourages efficient development patterns to optimize the use of land, 
resources and public investment in infrastructure. The PPS applies to all decisions 
regarding the exercise of any authority that affects a land use planning matter made on 
or after May 1st, 2020.  

The proposed development has been evaluated with regard to the policy direction and 
provisions of the PPS. Based on this analysis, it is our opinion that specific policies within 
Section 1.0 (Building Strong Healthy Communities) are of particular relevance to this 
project. 

4.1.1 Settlement Areas (Section 1.1.3) 
The subject lands are located within the Simcoe Urban Area as identified on Schedule A-
1 of the Norfolk County Official Plan. The PPS states that Settlement Areas shall be the 
focus of growth and development, and that their vitality and regeneration shall be 
promoted. New development taking place in designated growth areas should occur 
adjacent to the existing built-up area and is to have a compact form and a mix of uses 
and densities that allow for the efficient use of land, infrastructure and public service 
facilities. Further, land use patterns within settlement areas shall be based on densities 
and a mix of land uses which minimize negative impacts to air quality and climate change, 
and promote energy efficiency, and support active transportation.  

The proposed redevelopment provides an opportunity for the intensification of 
underutilized lands within the urban area, in the form of residential and commercial units. 
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The proposed development will provide 42 new residential units in an area that is in close 
proximity to commercial uses, including service (restaurants and personal care) and retail. 
The subject lands are also located near Simson Park and Brook Conservation Area, which 
provide recreational open space. Additionally, the proposed development will provide 8 
commercial units that will assist in serving the surrounding low density residential 
neighbourhood. The proposal will provide a compact built form, further minimizing the 
impacts on air quality and climate change. Active transportation is supported through the 
provision of a sidewalk improvements and connection to the existing sidewalk network. 

In summary, the proposed redevelopment will make efficient use of existing land and is 
within the Urban Centre of the County. The redevelopment will provide commercial uses 
that will serve the existing residential neighbourhood, as well as introduce purpose built 
rental units that will broaden housing choice within an area comprised mostly of single 
detached dwellings.  

4.1.2 Employment Areas (Section 1.3)  
The PPS provides that planning authorities are to encourage economic development by 
providing opportunities for diversifying the economic base and encouraging compact, 
mixed-use development that incorporates compatible employment uses to support 
resilient communities.  

The proposed redevelopment will provide 8 commercial units that will provide increased 
employment opportunities which will contribute to the economic base of Simcoe and more 
broadly, Norfolk County. The redevelopment will be compact, compatible with existing 
employment in Simcoe and is intended to serve the surrounding low-density area. 

4.1.3 Housing (Section 1.4)  
The PPS identifies that 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:  

• Establishing and implementing minimum targets for the provision of housing which 
is affordable to low and moderate income households;  

• Permitting and facilitating: 

o All forms of housing required to meet the social, health and wellbeing 
requirements of current and future residents, including special needs 
requirements; and 

o All forms of residential intensification, including redevelopment; 
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• 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;  

• 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 is exists or is to be developed; and,  

• 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. 

The proposed redevelopment will see the intensification of underutilized lands within the 
urban area. The proposal will introduce a new mixed-use building that will be comprised 
of 8 commercial units and 42 apartment units. The residential component of the building 
will contribute to the overall housing stock in Norfolk County and provide increased 
housing options for varying socio-economic and demographics. The intent of apartment 
dwelling units is to provide an alternative housing type that can accommodate current 
and future housing needs. 

4.1.4 Sewage, Water and Stormwater (Section 1.6.6) 

As per the PPS, municipal water services are the preferred form of servicing for settlement 
areas. Intensification and redevelopment within settlement areas on existing municipal 
sewage services and municipal water services should be promoted, wherever feasible.  

Municipal services, including water and sanitary services, are currently provided for the 
subject lands. The proposed redevelopment is to be serviced by the existing municipal 
services. A Stormwater Management Report has been prepared by MC Engineering in 
support of the application.  

4.1.5 Transportation Systems (Section 1.6.7) 
The PPS identifies that transportation and land use considerations shall be integrated at 
all stages of the planning process. Further, the PPS promotes land use patterns, density 
and mix of uses that minimize the length and number of vehicle trips and support current 
and future use of transit and active transportation. 

Active transportation is supported through the provision of sidewalk connections to Decou 
Road and sidewalk construction on the east Norfolk Street frontage. The proposed 
development is designed to accommodate pedestrians and cyclists by providing active 
transportation opportunities, including sidewalk connection and bicycle parking storage. 

The proposed development is located within close proximity to a shopping plaza, schools 
and parks, encouraging active transportation via walking and cycling. Public transit can 
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be accessed from the adjacent commercial plaza. Given the location of the development 
and the mixed-use nature, opportunities for social interaction will be made available and 
will provide access to public spaces. 

On-site parking will be provided for both the commercial and residential units.  

4.1.6 Energy Conservation, Air Quality and Climate Change 
(Section 1.8) 

The PPS identifies that planning authorities shall support energy conservation and 
efficiency, improved air quality, reduced greenhouse gas emissions, and preparing for the 
impacts of a changing climate through land use and development patterns which: 

• Promote compact form and a structure of nodes and corridors;  

• Promote the use of active transportation and transit in and between residential, 
employment (including commercial and industrial) and institutional uses and other 
areas; 

• Encourage transit-supportive development and intensification to improve the mix 
of employment and housing uses to shorten commute journeys and decrease 
transportation congestion; 

The proposed redevelopment provides a compact built form that is located within the 
Urban Boundary of Simcoe and within close proximity to employment and institutional 
uses, including the Holy Trinity High School (1.4 km), Simcoe Recreation Center (1.5 km) 
as well as downtown Simcoe (1.6 km). The proposed development also provides an 
intensification opportunity that improves the mix of housing uses in Simcoe.  The site 
design has considered active transportation connections to surrounding uses and the 
existing transportation network.  

Based on the above, the proposed Official Plan Amendment and Zoning By-law 
Amendment are consistent with the policies of the Provincial Policy Statement. 

 

4.2 Norfolk County Official Plan  
The Norfolk County Official Plan was adopted by Council on May 9, 2006 and approved 
by the Ministry of Municipal Affairs and Housing on January 31, 2018. The Official Plan 
provides a framework of goals, strategic directions, land use designations and policies 
intended to guide the future development and redevelopment of Norfolk County. Below 
is a review and discussion of the policies associated with the designations within the 
Official Plan.  



   

487 Norfolk Street South                        March 2024                                                                                                  
Town of Simcoe, Norfolk County                                                                                                      13                                                                                                                                                                                                                                                                                                                                                             

The subject lands are located within the Built Boundary of the Town of Simcoe, as 
identified in Schedule A-1 – Community Structure. Land Use Schedule B-15 further 
designates the subject lands as ‘Urban Residential’ (see Figure 3). 

 
4.2.1 Goals and Objectives (Section 2.2)  

The County sets out six goals that guide the policy framework for the official plan. These 
goals include having a strong and diversified economy, protecting the natural 
environment, maintaining the rural and small town character, maintaining a high quality 
of life, upgrading infrastructure, and ensuring a well planned sustainable county. The 
proposal is generally consistent with the Official Plan policies and has developed a 
proposal that will reflect the intent of the Official Plan and its policy direction. 

4.2.2 Urban Areas (Section 6.4)  
The county structure is made up of Settlement Areas and the Rural Area. To preserve the 
agricultural lands within the County, growth is directed to Urban Areas and Rural 
Settlement Areas (Hamlet and Resort areas). There are a total of six urban areas in the 
county that are the focal points for growth and development and will accommodate the 
largest amount of growth in the County.  

The Simcoe Urban Area, as delineated on Schedule A, is the largest Urban Area in Norfolk. 
As such, Simcoe will continue to develop as a complete, balanced and sustainable urban 
community that reflects an efficient pattern of development. The Official Plan states that: 

a) Simcoe will continue to function as the major service centre, providing a range of 
activities, goods, services, with a strong commercial structure to meet the needs 
of residents, visitors, work force, business and intuitional sectors; 

b) The urban structure of Simcoe is influenced by the locational pattern of commercial 
functions carried out in the Urban Area; and 

c) A major priority of the county shall be to maintain and enhance the range, intensity 
and continued viability of retail functions. 

The proposed development is located within the Simcoe Urban Area and supports the 
Urban Areas policies by growing Norfolk’s commercial structure to meet the demands of 
current and future residents, in an area planned for further urban development. The 
proposed redevelopment is consistent with the Urban Areas policies. 
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4.2.3 Urban Residential Designation (Section 7.7)  
The subject lands are designated ‘Urban Residential’ in the Norfolk County Official Plan – 
Schedule B-15 - Land Use Plan. Residential uses within this designation vary from low to 
high density residential, with housing types ranging from single to fourplex dwellings, 
townhouses, walk-up apartments and multiple unit residential apartments. Small scale 
neighbourhood convenience commercial and personal service uses are permitted within 
high density residential uses.  

The commercial land use policies within the Urban Residential designation outline that no 
more than one commercial structure or building is permitted on any site and the gross 
floor area of the commercial use is not to exceed 300m². The building height for 
commercial use is limited to one storey, unless residential apartments are located on the 
upper levels. 

The proposed redevelopment contemplates the intensification of the subject lands by way 
of a three storey mixed-use building providing 8 commercial units and 42 residential units. 
The commercial units will oriented at the ground-floor with the residential units occupying 
the second and third storeys. A Major Official Plan Amendment is required in order to 
permit increased commercial floor area as well as higher density. 

The County’s Official Plan provides development criteria policies in Section 7.7.2(c). The 
table below describes how the proposed redevelopment satisfies the criteria for High 
Density and identifies how the proposed density contributes to the Simcoe Urban Area.  

Table 1 – High Density Official Plan Criteria 

Official Plan Criteria Response 

a) the density, height and character 
of the development shall be 
compatible with adjacent uses; 

The proposed building will be of a higher 
density and height than what currently exists 
within the surrounding area. Adjacent land 
uses include low-density residential comprised 
of single detached dwellings ranging in height 
from 1 to 2 storeys. The proposed building will 
be 3 storeys, which will be compatible with the 
adjacent uses.  

The additional storey will provide more 
dwelling units, which will support housing 
needs in Simcoe.  

Notwithstanding, generous setbacks to the 
low-density residential uses have been 
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included as part of the proposal, and the 
building is sited away from the existing 
residential uses.  

There is a commercial plaza across the street 
from the subject lands, and the proposed 
mixed use building will be compatible with the 
area in terms of its use and scale. 

b) the ability of the site to 
accommodate necessary facilities 
and amenities, such as garbage 
storage, parking and landscaped 
areas; 

The proposed redevelopment will be able to 
accommodate the necessary facilities and 
infrastructure. Additional parking has been 
provided than what is required by the Zoning 
By-law and generous landscaping has been 
included, including along all property lines. 

c) the height, form and density of 
the proposed development is 
such that no undue adverse 
impacts in terms of 
overshadowing, increased traffic 
or loss of amenity area are 
created for surrounding 
residential uses; 

The proposed building will be three storeys in 
height, which will not cause significant adverse 
impacts as it relates to shadowing. On site 
private amenity area will be provided. A traffic 
impact study has been prepared as part of the 
application, which concludes that no major 
impacts to traffic conditions are anticipated. 

d) the relationship of the site to 
nearby lower density residential 
uses, in view of the desire to 
provide a gradual transition in 
height and density wherever 
possible; 

The proposed building has been oriented 
towards Norfolk Street S with parking internal 
to the site. The building will be located as far 
as possible from the existing residential 
properties with landscaping and parking 
located closest to the residential properties to 
assist with the transition in height from the 3-
storey building to low-density uses. 

e) the degree to which the site has 
access to significant open space 
amenities such as valleylands or 
major parks; 

The subject lands are located within 300m of 
Lynn Valley Trails, which is located in Brook 
Conservation Area. The lands are also within 
1km of Simcoe Memorial Park and the L.E. & N 
Rail Trail. 

f) municipal watermains and 
sanitary sewers shall be required 

A stormwater management report has been 
completed as part of this application which 
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and shall be capable of 
accommodating the 
development, or the proponent 
shall commit to extending 
services at no cost to the 
County; 

confirms that the existing infrastructure will 
sufficiently accommodate the proposed 
redevelopment. 

g) the proximity of the site to 
arterial or collector roads, and/or 
pedestrian accessibility to a 
Downtown Area or, in the case 
of the Simcoe Urban Area, a 
Secondary Centre, or other 
locations of supporting services 
and facilities; 

The subject lands are well situated relative to 
the existing road network and are easily 
accessible. The subject lands are located at the 
corner of Norfolk Street S and Decou Road. 
Norfolk Street is designated as an Arterial Road 
and Decou Road is designated as a Collector 
Road. Norfolk Street provides access to 
downtown Simcoe and is serviced by public 
transit. Both Norfolk Street and Decou Road 
provide connections to the Provincial Highway 
network. 

h) the adequacy of local services 
including schools and other 
community services. It is 
recognized that accessibility to 
such facilities, including health 
care services, may be 
particularly important to 
residents with special needs; and 

The subject lands are within 200 metres of 
West Lynn Elementary School, within 1.5km of 
Holy Trinity High School, and within 2km of 
community services such as senior support, 
social services, as well as various medical 
services. The building will be compliant with 
current accessibility requirements in the 
Ontario Building Code.  

i) the use shall be subject to site 
plan control, in accordance with 
the policies of Section 9.6.5 (Site 
Plan Control) of this Plan. 

A site plan application will be required as part 
of the process to address design details.  

The proposed redevelopment satisfies the criteria for High Density development and will 
contribute to the range and mix of housing options in Simcoe, and more broadly Norfolk 
County. Section 4B.3.5 states that residential uses may be permitted to a maximum 
height of six (6) storeys where considered appropriate. The proposed building will be 
three storeys. 

Based on the evaluation described in Table 1 above, the proposed three-storey 
development is considered appropriate for the subject lands and the proposed density of 
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approximately 51 units per hectare is compatible with the surrounding area and is not 
anticipated to cause adverse impacts on adjacent uses.  
 

4.2.4 Housing (Section 5.3) 
Housing policy for the county includes ensuring that a full range of housing types are 
provided to meet the varying needs of current and future residents. The Official Plan 
outlines several housing policies which have been considered in the development of the 
proposal, including targets for multi-residential housing.   

Further to these policies, the County provides that housing is to be provided in part by 
urban residential intensification, which includes infill and development of underutilized 
lands, or the replacement of existing residential uses. The County has a target that a 
minimum of 25% of annual residential growth be accommodated through infill, 
intensification and redevelopment within built-up areas. The County will consider 
applications for infill, intensification or redevelopment of sites 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; 

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. 

The proposed development is located within the Urban Area, and in keeping with the 
housing policies contained within the Official Plan. The proposal will broaden housing 
choice within Simcoe by introducing 42 multiple unit residential apartment dwellings in 
an area that is predominantly comprised of single detached dwellings. The proposal 
represents an efficient form of development that will be compatible with the surrounding 
residential and commercial area. The proposal contemplates the intensification of 
underutilized lands that will improve housing stock and provide more housing choice. 
Further, the proposal meets the criteria for intensification as the development is within 
the Urban Area, can be accommodated by existing infrastructure, is well situated relative 
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to the Simcoe road network, will be compatible with the surrounding area, and will be in 
keeping with the land use designation of the lands. 

4.2.5 Ensuring Economic Vitality (Section 4.0) 
The county has a diverse economic base that has historically been dominated by 
agriculture as the principal economic driver. The Official Plan recognizes that there are a 
broad range of evolving economic activities throughout the county. Section 4.2 sets out 
that land use policies need to be linked to the economic development plan that provide 
opportunities for innovation, technological advancement and changing employment 
trends.  

The proposed redevelopment will provide 8 units of commercial space that will be 
intended for retail businesses to serve the local neighbourhood. The commercial 
component of the development will support the economic vitality policies by creating 
opportunities for future investment in Simcoe, broadening and diversifying economic 
opportunities beyond the traditionally agriculturally dominated economy, and will provide 
opportunities for small and/or local business owners. 

In conclusion, the proposed redevelopment achieves the intent of the Official 
Plan and provides an intensification opportunity that will support the economy 
and improve housing supply and housing choice for Simcoe and Norfolk 
County.  
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4.3 Norfolk County Zoning By-law 1-Z-2014 
The Norfolk County Zoning By-law was approved by Council on July 14, 2014 and was 
subsequently approved by the Ontario Municipal Board on July 22, 2015. The Zoning By-
law has since been consolidated as of January 2021. 

The subject lands are zoned as Urban Residential Type 1B (R1-B) (Figure 4). Section 5.1 
of the Zoning By-law identifies the permitted uses in the R1-B zone which are limited to 
single detached dwelling, bed and breakfast, home occupation and accessory dwelling 
unit. The R1-B zone does not permit mixed-use commercial and residential use. 

In order to facilitate the proposed redevelopment concept, a zoning amendment is 
required. The proposed amendment seeks to rezone the subject lands from the 
current R1-B zone to ‘Central Business District’ zone (CBD) (see Figure 5).  

Section 6.1 of the Zoning By-law outlines the permitted uses in the CBD zone, which 
include a range of commercial uses and dwelling units. The proposed use of the property 
will be ground oriented retail use with dwelling units above, which are permitted in the 
CBD zone. The proposed redevelopment will conform to all regulations of the CBD zone 
and no site-specific regulations are required as part of the zone change application.  

The proposed change in land use from predominantly low-density residential to mixed-
use commercial and multiple-dwelling residential is supported by both the Provincial 
Policy and Norfolk County Official Plan. Both policy frameworks encourage the 
intensification of underutilized lands within built-up areas and the provision for more 
housing choice as well as employment opportunities. The proposed redevelopment will 
result in the highest and best use of underutilized lands within the urban area of Norfolk, 
will be consistent with the Urban Residential land use designation, as well as bring Official 
Plan policies and objectives to fruition. The proposed rezoning of the subject lands will 
facilitate the mixed-use redevelopment concept and support the land use policies of the 
Province and Norfolk County.  

The CBD permits a maximum height of 6 storeys. The proposed redevelopment height is 
three storeys which will accommodate 8 commercial/retail units and 42 purpose built 
rental units. The proposed height is not anticipated to cause adverse impacts to abutting 
residential uses due to the building orientation away from adjacent land uses and 
significant setbacks proposed. Residential uses to the north-east are located 
approximately 11 metres from the closest point of the proposed building. Landscaping 
features will be included in the detailed design of the subject lands to further screen the 
proposed development, and minimize impacts.  
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High quality building materials and architectural features will be utilized for the proposed 
development to create a building that is visually interesting and respectful of the 
surrounding neighbourhood character. Further details regarding site and building design 
will be determined during the site plan phase. 

The subject lands are located in proximity to several commercial and recreational areas, 
including a grocery store, pharmacy, and restaurants and financial institutions. The 
proposal also includes sidewalk improvements to the De Cou Road sidewalk as well the 
construction of a sidewalk for the portion along Norfolk Street S (there is currently no 
sidewalk). The subject lands are located with frontage along Norfolk Street which is 
serviced by public transit and provides access to broader Norfolk, as well as downtown 
Simcoe, where a cluster of services are available. 

In summary, the proposed zone change from R1-B to CBD will permit the proposed 
mixed-use development, which will provide flexibility to achieve the objectives of the 
current policy framework and assist the County in achieving their planning objectives for 
increasing housing stock, choice, and meeting the intensification target. 

Based on the above, it is concluded that the Zoning By-law amendment is 
appropriate and implements the objectives and policies of the Official Plan.   
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5.0 SUPPORTING STUDIES 
As part of the Official Plan and Zoning amendment application, the county has requested 
the completion of various technical studies and reports. The following reports have been 
completed in support of the proposed redevelopment and are summarized below.  

5.1 Functional Servicing Report  
Fred Jewett (P. Eng.) was retained to provide engineering services for the proposed 
redevelopment. The Functional Servicing Report provides information on the proposed 
functional servicing scheme for the development. The report concludes that the proposed 
development can be adequately serviced by municipal services.  

5.2 Stormwater Management Report  
A stormwater management report has been prepared by MC Engineering and provides 
information on flow rates from the proposed redevelopment. The report concludes that 
existing storm sewer will support the proposed development and retention will be 
provided in the parking area. The proposed development will sufficiently meet the 
standards set out by Norfolk County.  

 

5.3 Transportation Impact Study  
A Transportation Impact Study (2024) has been prepared by Paradigm Transportation 
Solutions Ltd. The purpose of the report is to analyse existing traffic conditions and 
forecast future traffic conditions resulting from the development. The report does not 
identify any transportation constraints and recommends that the proposal be considered 
for approval as proposed, based on the following conclusions: 

• The development is forecast to generate 75 AM trips and 150 PM trips; 

• The intersection at Norfolk Street South and Decou Road is forecast to operate at 
acceptable levels of service under the 2023, 2028, and 2033 horizon years; and, 

• The intersection at Norfolk Street South and Decou Road and the access 
intersection at Norfolk Street South are forecast to operate at acceptable levels of 
service under the 2026, 2031, and 2036 horizon years. 
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6.0 PUBLIC 
CONSULTATION 
STRATEGY  

The Planning Act (specifically O. Reg 544/06, amended by O. Reg. 178/16) requires that 
applicants submit a proposed strategy for consulting with the public with respect to an 
application as part of the ‘complete’ application requirements. This section summarizes 
the proposed Public Consultation Strategy. 

The public consultation process for the proposed Official Plan and Zoning By-law 
Amendment is anticipated to follow the Planning Act statutory requirements.  The 
following points of public consultation are proposed and generally align with the County’s 
Public Consultation and Participation policies:  

• A notice sign will be installed on site in accordance with County procedures.  
• Direct written responses to comments raised through the application review 

process will be provided to County Staff for review and consideration in the 
preparation of a Staff Report.  

• Preparation of a County Staff Report, with the Report to be available to the public 
in advance of Council’s consideration of the applications.  It is understood that 
County Staff will post information on the County’s website for public review.  This 
will include the County Staff Report and may also include technical studies and 
reports prepared in support of the applications.   

• A Statutory Public Meeting will be held at which time public input will be 
considered.  

• A Council Meeting, at which time the County Staff Report, all available information, 
and public input will be considered in Council’s final decision.  

The consultation strategy proposed will provide members of the public with opportunity 
to understand and comment on the proposed Official Plan and Zoning By-law Amendment 
applications. The consultation strategy will be coordinated with County Staff and 
additional opportunities for consultation will be considered and may be warranted based 
on the input received. 
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7.0 SUMMARY & 
CONCLUSIONS  

The proposed Official Plan and Zoning By-law Amendment Application for the subject 
lands is appropriate and represents good planning for the following reasons:  

1. The applications are consistent with the Provincial Policy Statement.  
 

2. The proposed development implements the policy direction of the Norfolk County 
Official Plan by providing for an opportunity for appropriate intensification and 
additional housing choice in the Simcoe Urban Area. 
 

3. The proposed development will increase employment opportunities and support 
the economy of Norfolk, and increase housing supply and provide more housing 
options that will serve current and future residents of all demographics.  
 

4. The proposed development is well situated along key transportation corridors and 
is serviced by public transit, and can be serviced by existing infrastructure.  
 

5. The proposed development is located near schools, community services, 
commercial services, and recreational opportunities. 

 
In conclusion, the proposed Official Plan and Zoning By-law Amendment application 
should be accepted for processing and deemed complete.  
 
 
Yours Truly,  
MHBC 
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Pre-Consultation Meeting Notes 

Date: September 13, 2023 
Description of Proposal: The applicant proposes to combine three lots into one, remove 
existing buildings, and redevelop with a 3-storey mixed use building with commercial/retail 
use on the ground floor and residential units above. 
Property Location: 487 Norfolk Street South, Simcoe 

Roll Number: 3310401015366000000; 3310401015366000000; 3310401015366000000 
 

Please read all the information in this document on the requirements for future 
development planning applications. As a result of the information shared at the pre- 
consultation meeting dated September 13, 2023, the following applications and qualified 
professional documents/reports are required as part of a complete application. Please 
include all listed items with the application to ensure a complete application. The County 
reserves the right to change, reduce or add requirements for a complete application, 
particularly if the submission does not match the proposal as reviewed during the pre-
submission consultation meeting. 

 
Please note that various fees are associated with each application, and there are also 
costs for qualified professionals retained to complete various documents/reports. All 
requirements identified are minimum and determined as of the date of the pre- 
consultation meeting, with the information available at that time. As the proposal 
proceeds, more information is made public, additional applications, studies, reports, 
etc., may be required. The information in this document is applicable for a maximum of 
one (1) year from the meeting date. 

 

 
As part of a complete application, a signed version of these meeting notes is required. 
Proponent / Agent Name Signature Date 
Rick Clarke (Owner)   

 Stephanie Mirtitsch 
(Planning Consultant) 

  

Travis Forrest (Architect)   
Ryan Morrison (Civil 
Consultant) 

  

   
   

 

Before you submit your application, please contact the assigned Planner to 
confirm submission requirements and the applicable fee.  Fees will not be 
accepted until the submission has been reviewed and confirmed by the Planning 
Department.  
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Proposal Summary: 

 
The applicant proposes to combine all three lots into one and remove all existing structures in 
order to redevelop with one 3-storey mixed use building containing ground floor 
commercial/retail space with 2 storeys of residential apartments above.  
 
The development is proposed to include 8 commercial/retail spaces and 42 residential units. 
A lot of 137 parking spaces are proposed to be provided including 10 accessible spaces.  
 

List of Application Requirements* and General Comments 

Planning Department 
 

Planning application(s) required to proceed Required 
Official Plan Amendment Application            X 
Zoning By-law Amendment Application            X 
Site Plan Application            X 
Draft Plan of Subdivision Application  
Draft Plan of Condominium Application           X (TBD) 
Part Lot Control Application  
Consent / Severance Application  
Minor Variance Application  
Removal of Holding Application  
Temporary Use By-Law Application  
Other - Click here to enter text.  
Planning requirements for a complete 
application 
The items below are to be submitted as part of 
the identified Planning Application(s). 
** electronic/PDF copies of all plans, studies and 
reports are required** 

Required at 
OPA/ Zoning 

Stage 

Required at 
Site Plan Stage 

Agricultural Impact Assessment   
Air Treatment Control Study   
Archeological Assessment   
Contaminated Site Study   
Dust, Noise and Vibration Study   
Elevation Plan  X 
Environmental Impact Study   
Geotechnical Study   
Heritage Impact Assessment   
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Hydrogeological Study   
Tree Plantation Plan  X 
Market Impact Analysis   
Minimum Distance Separation Schedule   
MOE D-Series Guidelines Analysis   
Neighbourhood Plan   
Odour Mitigation Plan   
Parking Assessment    X (if deficient)   
Planning Justification Report/Impact Analysis    X   
Photometrics (Lighting) Plan  X 
Record of Site Condition   
Restricted Land Use Screening Form   
Site Plan/Drawing    X X 
Topographical Study  X 
Other:    
Other:    

Additional Planning Requirements Required 
Development Agreement  X 
Parkland Dedication/Cash-in-lieu of Parkland  X 
Other:    

* Any changes to a proposal may necessitate changes to Planning Department submission 
requirements. Reports and studies are subject to peer review. 
 
Summary of Fees, Forms, and other information pertaining to the Planning process can found 
by visiting https://www.norfolkcounty.ca/government/planning/ 

 
See Appendix A for additional information 
 

Planning Comments 
 

The subject lands are located along Norfolk Street South just outside of Downtown Simcoe 
and within the settlement area as defined in the Provincial Policy Statement, 2020. 
 
The subject lands are designated Urban Residential in the Norfolk County Official Plan and 
zoned R1-B in the Norfolk County Zoning By-law, 1-Z-2014. The redevelopment of the 
existing site into a mixed-use retail-commercial and residential structure is not currently 
permitted in the designation or the zone; therefore, both a Zoning By-law and Official Plan 
Amendment would be required to permit the proposed use. 
 
Site Plan Control: 
 
The subject lands are within site plan control area. A site plan application will be 

https://www.norfolkcounty.ca/government/planning/
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required. 
 
Standard site plan components are required to be included with the application, which 
include: 

- Key map 
- Site Plan 

o Development name 
o All measurements in metric 
o All dimensions of the subject lands 
o Dimensions and setbacks of all buildings and structures 
o Gross, ground and useable floor area 
o Scale, legend and north arrow 
o Legal description and municipal address 
o Drawing title, number, original date and revision dates 
o Owner’s name, address and telephone number and signature 
o Engineer’s name, address and telephone number 
o Professional engineer’s stamp 
o Any existing and proposed easements and right of ways 
o Zoning compliance table – required versus proposed 
o Parking space totals – required and proposed 
o All entrances to parking areas marked with directional arrows 
o Loading spaces, facilities and routes (for commercial & Industrial 
developments) 
o Building entrances, building type, height, grades and extent of overhangs 
o All exterior stairways and ramps with dimensions and setbacks 
o Names, dimensions and location of adjacent streets including daylighting 
triangles 
o Driveways, curbs, drop curbs, pavement markings, widths, radii and traffic 
directional signs 
o Retaining walls including materials proposed 
o Fire access and routes, including fire route signs 
o Fire hydrants and utilities location 
o Location, dimensions and number of parking spaces (including visitor and 
accessible) and drive aisles 
o Location of mechanical room, and other building services (eg. A/C, HRV) 
o Refuse disposal and storage areas including any related screening (if indoors, 
need notation on site plan and route used for truck pick-up) 
o Winter snow storage location 
o All hard surface materials 
o Light standards and wall mounted lights (plus a note on the site plan that all 
outdoor lighting is to be dark sky compliant) 
o Business signs (make sure they are not in sight-lines) 
o Pedestrian access routes into site and around site 
o Bicycle parking 

- Other Features 
o Landscape areas with dimensions 
o Natural features and trees 
o Fencing, screening and buffering – size, type and location 
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o All hard surface materials 
o Light standards and wall mounted lights (plus a note on the site plan that all 
outdoor lighting is to be dark sky compliant) 
o Business signs (make sure they are not outside of the property line) 
o Sidewalks and/or walkways with dimensions 
 

In relation to the residential uses, a plan of Condominium may be required depending on the 
proposed housing options and ownership model (i.e. apartments or condominiums).  
 
Endangered and threatened species and their habitat are protected under the provinces 
Endangered Species Act, 2007 (ESA), O. Reg. 242/08 & O. Reg. 830/21. The Act 
prohibits development or site alteration within areas of significant habitat for endangered or 
threatened species without demonstrating that no negative impacts will occur. The 
Ministry of Environment, Conservation and Parks provides the service of responding to 
species at risk information requests and project screenings. The proponent is responsible 
for discussing the proposed activity and having their project screened with MECP (Ministry 
of Environment, Conservation and Parks). 
 
Please be advised that it is the owner’s responsibility to be aware of and comply with all 
relevant federal or provincial legislation, municipal by-laws, or other agency approvals. 
 
Assigned Planner: 
Mohammad Alam, MPL, MUD, RPP, MCIP 
Planner 
185 Robinson Street, Simcoe, Ontario, Canada, N3Y 5L6 
519-426-5870 x 8060 | 226-NORFOLK 
Mohammad.alam@norfolkcounty.ca 
 

 
Development Engineering 

Development Engineering – 487 Norfolk St South 
(Zoning Change) 

  
Development Engineering requirements 
to proceed 
The below requirements are to be submitted 
as part of the Planning application. 
  
  
  

Required 
at OPA/ 
Zoning 
Stage 

Required at 
Site Plan 
Stage 

Potentially 
Required  
(See Notes 
Section) 

General Requirements 
Concept Plan X X   
Area Rough Grading Plan     X23 
Lot Grading Plan    X7   
Siltation and Erosion Control Plan   X7   
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General Plan of Services   X2, 7   
Utility Plan   X8  
Geotechnical Report      X24 
Functional Servicing Report X2 X2   
Water Servicing Requirements– Section 10.0 Norfolk County Design Criteria and ISMP 
Section 4.0 
Disconnection of Water Service(s) to 
Property Line 
  

  X9   

Disconnection of Water Service(s) to Main 
  

  X10   

Water Modelling (County Consultant) X2 X   

Backflow Preventer (RPZ)  
  

  X11   

Sanitary Servicing Requirements – Section 9.0 Norfolk County Design Criteria and ISMP 
Section 4.0 
Extension of Sanitary Mainline   X12   
Disconnection of Sanitary Service(s) to Main 
  

  X12   

Sanitary Modelling (County Consultant) X2 X   

Property Line Inspection Maintenance Hole 
  

  X13   

Storm Water Servicing Requirements – Section 7.0 and Section 8 Norfolk County Design 
Criteria and ISMP Section 4.0 

Storm Water Management Design Report 
(including calculations) 

X3 X15,19   

Storm Water Drainage Plan   X16   
Storm Sewer Design Sheet     X25 
Establish/Confirm Legal and Adequate 
Outlet 

X4 X17   

Anticipated Flow/Analysis to Receiving 
Collection System  

  X18   

Property Line Inspection Maintenance Hole 
  

  X20   

Transportation Requirements – Section 6.0 Norfolk County Design Criteria, ISMP Section 
5.0, Section 6.0 and Appendix J 

Traffic Impact Study X5 X   
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Improvements to Existing Roads & Sidewalk 
(urbanization, pavement structure, widening 
sidewalk replacement, upgrades, extension 
and accessibility) 

  X21, 22 
  

  

      
 General Comments: 

• Securities will be required in the form of a schedule. Any works completed within the 
Municipal Right-of-Way (R.O.W.) is to be shown as 100% security. Any works 
completed within private property is to be shown as 10% security. This can be 
submitted at time of Site Plan.  

• All reports and plans are to be signed and stamped by a Professional Engineer 
(P.Eng.). 

• All reports are to be completed in reference to Norfolk County’s Design Criteria and 
Integrated Sustainable Master Plan (ISMP). 

• Recommendations from all reports (FSR, SWM, TIS, Modelling, etc.) must be 
incorporated into the design and is to adhere to Norfolk County’s Design Criteria. 

• All applicable permits and inspections to be issued by Public Works. 
• Norfolk County’s Design Criteria can be provided.  
• Water / Wastewater allocation will not be issued as part of the Zoning By-law 

amendment stage. The applicant is to confirm capacities at the time of Site Plan 
application and at the time registration of agreement\approval allocation will be 
provided for the development, if available 

• As-constructed drawings are available upon request.  
  
Required at Official Plan Amendment and Zoning By-law Amendment Stage: 
  

1. The following reports/studies will be required at time of Official Plan Amendment 
and/or Zoning By-law Amendment: 

  
a. Concept Plan; 
b. Functional Servicing Report (as per Norfolk County Design Criteria); 
c. Water / Sanitary Modelling. 
d. Storm Water Management Report. 
e. Traffic Impact Study (as per ISMP Appendix J – TIS Guidelines); 

 
2. Sanitary and Water modelling will be required. This is to be completed by Norfolk 

County’s third-party consultant. The cost to complete the modelling and any 
recommendations from reports are to be implemented into the design at the applicant’s 
expense. The following information will be required to receive a quote and complete 
the modelling. 

a. General Plan of Services  
b. Functional Servicing Report; 

i. Total Wastewater Design Flows as per Norfolk County Design Criteria 
Section 9; 

ii. Total Domestic Water and Fire Flows as per Norfolk County Design 



Privileged Information and Without Prejudice 
 

Page | 9 

 

 

Criteria Section 10.1.1 
The Functional Servicing Report must include water /sanitary servicing and fire flow 

 calculations. Fire Flow calculations are to be completed in accordance with “Water 
 Supply for Public Fire Protection 2020” by Fire Underwriters Survey. 

Once the quote has been received, approval from the applicant will be required before 
 proceeding. 

3. Stormwater Management Report is to be completed as per Norfolk County Design 
Criteria Section 7.0 and Section 4.0 of the ISMP. A full Stormwater Management 
Report will be required at the time of Site Plan submission. However, for the Zoning 
application at a minimum the applicant must prove that Stormwater Management is 
conceptually possible. At Zoning the Stormwater Report should include the following: 

− Site Area (existing and proposed) 
− Impervious Area (existing and proposed) 
− Pre and Post runoff coefficients  
− Estimated peak runoff for five-year storm. 

 
4. Confirmation of Legal and Adequate outlet. 

  
According to Norfolk County records there is a local storm sewer along Norfolk St S. 

 However, it is unclear if those sewers are deep enough to capture storm water from 
 the lowest portions of this property or if this property is tributary to the sewer. In  
 addition, as these are old MTO constructed sewers, Norfolk County does not have the 
 original design sheets. It will be the responsibility of the developer to provide a legal 
 and adequate storm outlet. There are no Storm sewers in Decou Road. 
 

5. As per Norfolk County’s Integrated Sustainable Master Plan (ISMP) – Appendix J: 
Traffic Impact Study (TIS) Guidelines, a Traffic Impact Study will be required. The 
traffic consultant shall prepare the TIS based on the following sections of the Appendix 
J - TIS Guidelines: 

a. Section A1.2 Data Requirements 
b. Section A1.3 – Existing Conditions; 
c. Section A1.4 – Study Area; 
d. Section A1.5 – Development Land Use Type & Site Plan; 
e. Analysis: 

i. Sightlines; 
f. Conclusions and Recommendations 

The Traffic consultant must ensure that adequate assessment of any proposed  
 driveway location in proximity to the Traffic signals is included in the TIS.  
  
Required at Site Plan Stage Notes: 
  
All Site Plan submissions are to comply with Section 16 of the Norfolk County Design Criteria 
in addition to the comments below. All requirements mentioned above are to be resubmitted 
at the time of Site Plan review. 

6. Any recommendations/upgrades from the modelling reports must be implemented at 
the time of Site Plan submission. Upgrades, if any, are to be completed at the 
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Developer’s expense.  
7. Lot Grading Plan, Siltation and Erosion Control Plan, and General Plan of Services 

drawing can be shown on one engineering plan as long as it’s legible for review. 
8. A Utility Plan is required as per Section 4.4.07 of Norfolk County Design Criteria for all 

utilities to be installed in the Municipal ROW. An Electrical Services Plan as per 
Section 16.4.05 and 16.5.05 shall also be included with the Utility Plan 

9. As per Norfolk County By-Law 2013-65, only one domestic water service pipe shall be 
installed per lot. In the submitted application it was assumed multiple lots may be 
amalgamated. Decommissioning details and installation of a possible new water 
service should be corrected during Site plan design. 

10. Disconnection of existing water services will be required prior to installation of the new 
water service. Permits are required prior to any work being completed. It should be 
assumed that disconnection will probably be required earlier at the Demolition stage.  

11. Depending on eventual design of proposed water service and the proposed usage 
within the development a Backflow Preventer (RPZ) may be required. Approval from 
the Manager of Environmental Services must be obtained as per Norfolk County 
Design criteria. A Testable DCVA Backflow device may be required in a watertight 
chamber at property line.  

12. From previous work in this area, it is the understanding of Norfolk County that current 
sanitary servicing comes through an easement off Turner Drive. Confirmation whether 
this will be the intended sanitary outlet will be required prior to Modelling but at the Site 
plan stage further confirmation of the pipe size and capacity will be required. If size 
and/or condition is not adequate, then disconnection of existing Sanitary service will be 
required prior to installation of a new sanitary service. The minimum size of lateral for a 
proposal such as this is 150mm as per NCDC Section 9.7.1.   

13. A Sanitary Inspection manhole will be required on Property line. 
14. Any additional sanitary service connections will require approval from Norfolk County 

Public Works – Environmental Services department.  
15. A Stormwater Management Report will be required at time of Site Plan submission. 

The Stormwater Management Report is to be completed as per Norfolk County Design 
Criteria Section 7.0 and ISMP Section 4. 

16. A Storm Drainage area plan will be required as per Norfolk County Design Criteria and 
must identify any external overland flows tributary to this site. The drainage plan must 
also identify that all Stormwater is self-contained on site and does not travel to 
neighboring properties.  

17. Confirmation of Legal and Adequate outlet will be required. According to Norfolk 
County records there is a local storm sewer along Norfolk St S. However, it is unclear 
if those sewers are deep enough to capture storm water from the lowest portions of 
this property. In addition, as these are old MTO constructed sewers, Norfolk County 
does not have the original design sheets. It will be the responsibility of the developer to 
provide a legal and adequate storm outlet. There are no Storm sewers in Decou Road 

18.  The developer will be responsible to confirm anticipated flow to the existing storm 
system and ensure adequate capacity exists to accept the proposed development. It 
shall be the developer’s responsibility to satisfy themselves that there is an adequate 
storm collection to the proposed development. All associated costs of construction for 
upgrades to existing and new infrastructure shall be the responsibility of the owner / 
applicants of the development. 

19. The ultimate handling of all Storm water discharge shall be identified in the Stormwater 
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Management Report, including all overland discharges from site.  
20. A Storm Inspection manhole will be required on Property line.    
21. All entrances are to be shown on the plans. Entrances must conform to Norfolk County 

Design Criteria and By-law 2016-32 and encompass any recommendations from the 
TIS. All entrances are to be paved on municipal property as a minimum. For 
commercial entrance please refer to the following for minimum driveway design. 

a. Driveway Grades (Section 6.7.02); 
b. Driveway Widths (Section 6.7.03); 
c. Number of Commercial entrances (By-Law 2016-32) 

Entrance design must also encompass any recommendations from the Traffic Impact 
 Study. 

22. In review for this Pre-Consultation meeting, it appears Norfolk Street S R.O.W. and 
Decou Street ROW may require a widening along the frontage of the development. 
This will be further explored at the time of Site plan submission.  

  
Potentially Required Notes: 
  

23. Area rough grading plan must be submitted for cut/fill in excess of 0.5m 
24. A Geotechnical report must be submitted if Storm water management practices 

involving infiltration are proposed.  
25. Storm sewer design sheets may be required to prove adequacy in the existing Storm 

sewers depending on future Storm connection location from this property. 
26.  

Stephen Gradish 
Development Technologist  
Stephen.Gradish@norfolkcounty.ca 

 
 

Agreements 
A recommended condition of your planning application approval will be to enter into a 
development agreement with the County that will be registered on title to the subject 
lands, at the Owner’s expense.  The additional requirements for a development 
agreement could include, but are not limited to the following: 
 Engineering drawing review 
 Engineer’s schedule of costs for the works 
 Clearance letter and supporting documentation to support condition clearance 
 User fees and performance securities 
 Current property identification number (PIN printout) (can be obtained by visiting 

https://help.onland.ca/en/home/) 
 Owner’s commercial general liability insurance to be obtained and kept in force 

during the terms of the agreement 
 Postponement of interest. If there are mortgages / charges on your property 

identifier, your legal representative will be required to obtain a postponement 
from your bank or financial institution to the terms outlined in your development 
agreement 

 Transfers and / or transfer easements along with registered reference plan 
 

mailto:Stephen.Gradish@norfolkcounty.ca
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Annette Helmig 
Agreement and Development Coordinator  
Annette.Helmig@norfolkcounty.ca 

 
 

Building 
Zoning Administrator: 

1. Proposing property be rezoned to Central Business District (CBD). 
2. Combining three lots, front lot line considered to be along Norfolk Street South 

(shortest lot line). 
3. Commercial uses permitted on ground floor with residential above. Ensure all 

proposed retail spaces fall within permitted uses in CBD zone. 
4. Zoning table provided, okay. 
5. Property abutting residential zone, section 6.1.6 of ZBL applies: 

 

 
 

6. Lighting to comply with section 3.16 of ZBL. 
7. Parking to comply with section 4.0 of Zoning Bylaw: 

- 1.5 parking spaces per apartment dwelling unit 
- 1 parking space per 30 sqm usable floor area for retail space 
- Accessible parking to comply with section 4.3 of Zoning Bylaw 
- Parking lot required to be minimum 4.5 meters from interior lot line (4.2.4(d) 

of ZBL), proposed concept plan shows 2.0 meter setback 
 
 
Hayley Stobbe 
Zoning Administrator  
Extension 1060 
Hayley.stobbe@norfol
kcounty.ca 
 
 

Building Inspector: 
 

The proposed construction is considered a Group E Mercantile type occupancy on the ground 
floor with Residential group C type occupancies above as defined by the Ontario Building 
Code (OBC). You will need to retain the services of an Architect and a Professional Engineer 

mailto:Annette.Helmig@norfolkcounty.ca
mailto:Hayley.stobbe@norfolkcounty.ca
mailto:Hayley.stobbe@norfolkcounty.ca
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to complete the design documentation for this application.  

The Designer will need to provide a Part 3 Building Code matrix. This matrix represents 
selected elements from your detailed code analysis and presents a quick overview to the 
municipal building official of the key OBC factors concerning your design. The matrix will 
identify OBC review items such as occupant loads, fire separations, project description, 
building size, building classification, fire alarms, type of construction, barrier free 
requirements, plumbing fixture requirements and spatial separations. 

  

The Designer will need to focus on OBC Sections 3.2. Building Fire Safety, 3.3. Safety Within 
Floor Areas, 3.4. Exits and 3.8. Barrier Free requirements. 

The Designer will also need to review OBC Subsection 3.1.19. Above Ground Electrical 
Conductors, depending on the voltage, the clearances to the building will vary. 

The Designer needs to be aware that OBC Sentence 3.2.3.10.(2) Unlimited Unprotected 
Openings pertains only to the exposed building face of a storey facing a street that is on the 
same level as the street. 

A demolition permit will be required for removal of any existing buildings. 

Signs proposed due to development will require a permit as part of Norfolk’s Sign Bylaw and 
may need a Building Permit according to the OBC. 

MORE THAN 2 DWELLINGS-PLUMBING 

The Ontario Building Code (OBC) 7.6.3.4 requires a review of water service connection size 
at the time of application for projects connected to a water system with more than one 
dwelling unit. To help with this the Building Department has created an excel spread sheet. 
This is to be included with at time building permit application.  

 Items for Site Plan  

  
Site plan drawings need to have enough detail, to determine compliance with the code 
references listed.  
  

1. Indicate location of access route and access route design [OBC 3.2.5.4 to 3.2.5.6] 
2. Revised fire water pond design and calculations. [OBC 3.2.5.7] 
1. Indicate location of existing and new fire department connections. Dimensions 

between hydrants and building entrances is required.  
[OBC 3.2.5.16]  

3. Location and specifications of exterior lighting. Lighting to be included in SB-10 report 
– energy efficiency 

4. Indicate barrier free path of travel from parking area to building entrance. Construction 
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of curb cuts and location of tactile attention indicators is required.  [OBC 3.8.1.3, & 
3.8.3.2] 

5. Location of revised septic system (if required) 
6. Provide building elevations and cross section, showing building massing, location of 

proposed entrances and exits, barrier free controls, exterior lighting locations, and 
exterior signage. [Planning Act 41(4).2] 

 Items for Building Permit 

“-Industrial Commercial Institutional (ICI)” & “Applicable Law Checklist” Step by Step Guide 
Building Permit Package has been attached to the minutes herein, this contains information 
on drawing requirements, designers, forms, contact information for Building Department etc. 

If you have any questions on the building permit process or plans required, please contact 
permits@norfolkcounty.ca or 226-NORFOLK (226-667-3655) ext. 6016 

 

Jonathan Weir 
Ext 1832 Building 
Inspector 
jonathan.weir@norfolkcounty.ca 
 
 
Corporate Support Services – Realty Services 

 
Realty Services has no comments on the official plan amendment and zoning by-law 
amendment applications, but our previous notes from the November 25th, 2020 pre-con 
meeting (as attached to MHBC’s July 6th, 2023 letter) are still applicable should this 
development proceed. 
 
    Karen Lambrecht 

Specialist, Realty Services 
realty@norfolkcounty.ca 

 

Corporate Support Services - Accessibility for Ontarians with Disabilities Act 
 
No comments at this stage of the development. Ample accessible parking is supported and 
appreciated from Staff.  
 

Sam McFarlane 
Manager, Accessibility and Special Projects 
Corporate Support Services 
519-426-5870 x. 8099 Sam.McFarlane@norfolkcounty.ca 
 
 

 
 

mailto:permits@norfolkcounty.ca
mailto:Devon.staley@norfolkcounty.ca
mailto:realty@norfolkcounty.ca
mailto:Sam.McFarlane@norfolkcounty.ca
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Fire Department 
 
Norfolk County Fire does not have any concerns with this proposal at this time, however we 
would like to provide the following comment for consideration for the applicant: 
Ensure adequate access is provided for fire apparatus 
All required fire separations, fire protection/detection systems are to be installed and be 
appropriate for the occupancies served 
  
If you have any questions please let me know, 
 
 

Katie Ballantyne 
Community Safety Officer 
Katie. Ballantyne@norfolkcounty.ca 

 
 

Economic Development & Strategic Initiatives 
 
 

In General, Ec Dev is sportive of this type of Mixed used development. We are happy to 
commercial at grade. 
 

John Regan 
Director Economic Development 
john.regan@norfolkcounty.ca 

 
 

mailto:Cory.Armstrong-Smith@norfolkcounty.ca
mailto:john.regan@norfolkcounty.ca
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Appendix A: Planning Reference Materials 

Following is a summary of some land use planning reference materials. It is the 
requirement of the applicant to ensure compliance with applicable legislation, policies and 
regulations. 

 

Provincial Policy Statement, 2020 
https://www.ontario.ca/page/provincial-policy-statement-2020 

 
 

Norfolk County Official Plan 
https://www.norfolkcounty.ca/government/planning/official-plan/ 
Section 9.6.1 outlines requirements in relation to requests to amend the Official Plan. 

Section 9.6.2 outlines requirements in relation to requests to amend the Zoning By-law. 

It is the responsibility of the proponent to review and ensure relevant Official Plan 
policies are addressed in any future development application. 

 
Norfolk County Zoning By-Law 1-Z-2014 
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/ 

 
The provisions of the Norfolk County Zoning By-Law shall apply to all lands within the 
boundaries of Norfolk County. No land, building or structure shall be used, erected, or 
altered in whole or in part except in conformity with the provisions of this By-Law. No land, 
building or structure shall be used or occupied except for uses that are specifically 
identified in the By-Law as permitted uses by the relevant zoning category. 

 
 

It is the responsibility of the proponent to review and ensure relevant Zoning By- 
law provisions are addressed in any future development application 

https://www.ontario.ca/page/provincial-policy-statement-2020
https://www.norfolkcounty.ca/government/planning/official-plan/
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/


 
 
 
 

    

 

     

      

  

   

  

  

  

   

   

  

  

  

  

     

      

     

     

       

     

     

      

     

    

      

 

      

     

  

   

  

      

     

  

   

  

AGREEMENT SERVICES 
SITE PLAN 

REQUIRED INFORMATION 

Name of Owner 

Property Legal Description 

Roll Number 

PIN Number 

Type and Number of Units 

Single Detached 

Semi-Detached 

Duplex 

Triplex 

Four-plex 

Street Townhouse 

Stacked Townhouse 

Apartment 

Transfer Easements Block Number and Purpose 

Transfer Block Number and Purpose 

Geotechnical Report prepared for Lands 

Lands are Within the Source Water Protection Area 

Lands Contain any Contaminated or Impacted Soil 

Lands Contain any Natural Watercourse 

Lands Contain any Wetlands 

Lands Contain any Archaeological Sites 

Lands Contain an Existing Well and or Septic Field 

Species at Risk Branch MECP Screening 

Lands Contain any Endangered Species 

OWNER INFORMATION 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

YES NO UNKNOWN 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

AGENT INFORMATION 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

Alternate formats can be provided upon request Page 1 of 4 



 
 

 
 
 

     

 

      

     

  

   

 

      

     

  

   

   

      

     

  

   

   

      

     

  

   

  

      

     

  

   

  

  
 

  

     

 
      

   

 

AGREEMENT SERVICES 
SITE PLAN 

ENGINEER INFORMATION 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

LAWYER INFORMATION 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

INSURANCE PROVIDER INFORMATION 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

FINANCIAL INSTITUTION INFORMATION (IF APPLICABLE) 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

MORTGAGEE INFORMATION (IF APPLICABLE) 

NAME AND CONTACT 

ADDRESS WITH POSTAL CODE 

PHONE NUMBER 

EMAIL 

SPECIES AT RISK SCREENING 

The Ontario Endangered Species Act inquiries and Species at Risk screening are now handled by the Ministry of 
the Environment, Conservation and Parks, specifically the “Species at Risk Branch” and the new e-mail address 
for handling these inquiries is now SAROntario@ontario.ca. 

TRANSFERS, EASEMENTS AND POSTPONEMENT OF INTEREST 

The owner acknowledges and agrees that, it is their solicitor’s responsibility on behalf of the owner for the 
registration of all transfer(s) of land to the County, free and clear of any charges or encumbrances, and/or 
transfer(s) of easement in favour of the County and/or utilities at no cost to the County.  In addition, 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 to the County’s agreements. 

Alternate formats can be provided upon request Page 2 of 4 

mailto:SAROntario@ontario.ca


 
 

 
 
 

     

 

  
   

  
   

      
   

 

                                                                                  
   

 
                                                                                  

  
 

 
    

  

    
 

  
 
      

  
 
 

    
     

   
    

  

  

    
  

  
 

 
 
 

  
    

    
 

    
     

AGREEMENT SERVICES 
SITE PLAN 

INSURANCE CERTIFICATES 

Prior to the execution of the development agreement, the owner shall at their expense obtain and keep in 
force, during the term of this development agreement, commercial general liability insurance coverage 
satisfactory to the County.  The owner further acknowledges and agrees that he/she has authorized the County 
to discuss with their insurance provider the specific insurance requirements of the County for agreement 
purposes. In addition, the County will require any professionals hired to carry professional liability insurance to 
provide coverage for acts, errors and omissions arising from their professional services performed. 

OWNER’S AUTHORIZATION 

I/We am/are the registered owner(s) of the lands that is the 
subject of this site plan agreement. 

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

I/We authorize the Agreement Administrator to provide and receive information on my/our behalf in 
connection to the insurance coverage, letter of credit and agreement registration of my/our development. 

I/We acknowledge that if there are any new charges or mortgage holders on the property they will be added 
to the development agreement and will be required to postpone their interest on the property to the County’s 
development conformity interest. 

Owner Signature Date 

To start your agreement, please return the required supporting information and fees along with the first three 
pages of this document completed and signed. Provide your payments by the mail or courier to the address 
below or drop off at ServiceNorfolk customer service desk on the first floor 185 Robinson Street, Simcoe ON 
N3Y 5L6 Monday to Friday from 9 am to 4 pm.   Please make your cheque payable to the Corporation of 
Norfolk County.  If paying by credit card please contact ServiceNorfolk at 519 426-5870 Ext. 4636. 

CONTACT FOR FURTHER INFORMATION AND QUESTIONS 

Annette Helmig, Agreement and Development Coordinator 
Norfolk County, Community Development Division, Planning Department, Agreement Services 
185 Robinson Street Suite 200, Simcoe ON N3Y 5L6 
226.777.1445 
annette.helmig@norfolkcounty.ca 

The information submitted on this form is collected under the authority of the Freedom of Information and 
Protection of Privacy Act (FIPPA) and Municipal Freedom of Information and Protection of Privacy Act (MFIPPA) 
for Norfolk County employees to use for the purpose of preparing and registering a development agreement. 
Questions about the collection of personal information through this form may be directed to the Agreement 
and Development Coordinator or Information and Privacy Coordinator, Corporation of Norfolk County, 50 
Colborne Street South, Simcoe ON N3Y 4H3. 

Alternate formats can be provided upon request Page 3 of 4 

mailto:annette.helmig@norfolkcounty.ca


 
 

 
 
 

      

    

    

   

   

    

    

    

     

   

    

   

         
      
 

     
    
   
    
       

 

AGREEMENT SERVICES 
SITE PLAN 

DOCUMENTATION AND FEES REQUIRED 

Owner’s agreement authorization 

Postponement of interest from mortgagee / chargee (if applicable) 

Current parcel register (property identifier or PIN printout) 

Owner’s commercial general liability certificate of insurance 

Construction estimates (100% for external works and 10% of internal works) 

Professional liability insurance for surveyor and / or engineer 

Final reference plan for any easements and lands to be conveyed 

Letter from owner requesting holding (H) symbol be removed from the subject lands 

Letter of credit or certified cheque for performance securities 

Current property taxes paid 

User fees (according to the By-Law in effect at the time that payment is made). If time is of the 
essence, a certified cheque is requested otherwise it will take three weeks for the cheque to clear our financial 
institution. 

$2,780 for preparation of the site plan agreement 
$924 to remove the holding from the zoning on the property (if applicable) 
$447 for financial administration of this agreement 
$542 per tree cash-in-lieu of trees (if applicable) 
2% or 5% land appraisal cash-in-lieu of parkland as per consolidated by-law 2016-126 (if applicable) 

Alternate formats can be provided upon request Page 4 of 4 



 

  
 

 

    
   

 
   

      
    

   

    

    
     

    

    

     
 

      
     

 

      
     

    

    
 

       
  

 
  

 

       
        

     

    
 

      
   

   
   

  

 

APPLICABLE LAW CHECKLIST 

The Building Code Act prohibits the issuance of a building permit if the proposed construction or demolition will 
contravene an applicable law as defined by the Building Code. The questions below will help you to determine if an 
applicable law applies to your project. No timeframe for building permit review can be established until all required 
applicable law approvals are completed and the approval documents are submitted to the Building Division. 

If the answer is YES to any question, the relevant approval documents must be submitted with this permit application. 
Where any required approval has NOT been obtained, the agencies listed on the back of this form must be contacted to 
obtain approval, and the declaration on the bottom of this form must state accordingly. 

Property Address: _____________________________________ Permit Number (office use)____________________ 

Zoning By-Laws – Norfolk County Planning Department YES NO 
Is/was relief required to permit a minor zoning variance in your proposal? 

Is/was rezoning required to permit the proposed building or land use? 

Is a land division or subdivision required and not yet fully completed? 

Are municipal services required but not yet completed or available? 

Planning Approval - Norfolk County Planning Department YES NO 
Is this property regulated by Site Plan Control under Section 41 of the Planning Act? 

Heritage - Norfolk County Heritage and Culture Department YES NO 
Are you demolishing a building that is listed on the County’s heritage inventory? 

Is the building designated or in the process of being designated? 

Is the property located in a heritage district or study area? 

Construction and Fill Permits – Long Point Regional or Grand River Conservation Authority YES NO 
Is the property located within a regulated area (i.e. abutting a ravine, watercourse, wetland, or 
shoreline)? 

Building and Land Use Permits - Ontario Ministry of Transportation YES NO 
Is the property within 45m of a highway or 180 m from any highway intersection? 

Is the property within 395m of a controlled highway intersection? (applies to Sign Permits) 

Is this a major traffic generating project located within 800m of a highway? 

Clean Water Act – Public Works YES NO 
Is the property located within a Source Water Protection regulated area? 

If yes: does a Water Source Protection Plan restrict the land use you are proposing? 
(s.59 screening form may be required) 



 

       
    

   
 

    
 

    

   
 

     

      
 

      
  

   

    

    

      
 

    

    
 

     

     
 

     

    
 

     

    

      

      
  

   

    

       

      
  

      

Agriculture and Farms - Ontario Ministry of Agriculture and Food YES NO 
Is this a farm building that will house animals or manure? 

Is this a milk processing plant? 

Crown Lands Work Permit – Ministry of Natural Resources YES NO 
Are you proposing to construct or place a structure or combination of structures that are in physical 
contact with more than 15 square meters of shore lands? 

Are you proposing to build on Crown Land? 

Electrical Conductor Clearances - Electrical Safety Authority YES NO 

Are any overhead power lines located above or within 5.5 metres of the proposed building? 

Environmental Approvals - Ministry of Environment, Conservation, Parks YES NO 
Is a Record of Site Condition required to be filed because of a change to more sensitive land use? Is 
the property a former waste disposal site? 
Is this project a major industrial, commercial, or government project? 

Is this a renewable energy project? 

Does this property have a Certificate of Property Use under the Environmental Protection Act? 

Child Care Centres - Ministry of Education YES NO 

Is a daycare proposed in any part of the building? 

Seniors Centres - Ministry of Children, Community and Social Services YES NO 

Is this a seniors project where Ontario Government funding is being sought? 

Long Term Care Centres – Ministry of Health & Long Term Care YES NO 

Construction, alteration or conversion of building used for a nursing home? 

Education Act - Ministry of Education YES NO 

Is the project being carried out on the property of an educational facility? 

If so, is any or all building on the property being fully or partially demolished? 
DELCARATION – I have considered the list of applicable laws in the Ontario Building Code as described above, and do 
hereby declare that: 

None of these applicable law approvals apply to this project 

Applicable laws check ‘yes’ apply to this project, and approval documents are submitted with this application. 

Applicable laws checked ‘yes’ apply to this project; however, all approval documents have not yet been obtained 

The information provided on this form is true to the best of my knowledge. I have authority to act on behalf of the 
owner, corporation, or partnership with respect to this application (if applicable). 

Name: Signature: Date: 



 

    
      

 
    

  
   

     

   
   

 
   

  
    

  
  

 
  

 
 

 
 

    
      

 
    

 
   

 
 

    

   
 

 
    

    
  

  
 

  

Approvals from other agencies are required in many instances before a building permit can be processed and issued. 
These approvals are NOT administered by the Building Department. The fastest way to obtain a building permit is to 
ensure that all other required approvals are completed prior to permit application. The Building Department is required 
by law to prioritize applications that are fully complete in terms of applicable law approvals and document submissions. 
Building permit documents must be consistent with applicable law approvals. If you answer yes to any of the following 
question please reach out to these agencies for approvals. 

Zoning and Planning – Community Services Division – Norfolk County 

Zoning 519-426-5870 ext. 6064 or zoning@norfolkcounty.ca 
Planning 519-426-5870 ext. 1842 or planning@norfolkcounty.ca 

Planning Act, s.34, 34(5), 45, and Part VI 
Zoning By-laws restrict such things as land use, lot size, building size, and setbacks. If your project does not comply 
with any part of the Zoning By-law, a minor variance or rezoning must be obtained before any building permit can be 
issued. Zoning By-laws also restrict the issuance of permits until any associated land division, subdivision, or municipal 
servicing is complete. 
Planning Act, s.41 
Site Plan Approval applies to commercial, industrial, institutional, multi-residential and intensive livestock site plans. 
The site plan agreement must be registered before site plans will be approved. 

Conservation Authority Permits 

Grand River Conservation Authority (GRCA)1-866-900-4722 or grca@grandriver.ca 
Long Point Regional Conservation Authority (LPRCA) 1-888-231-5408 or conservation@lprca.on.ca 

Conservation Authorities Act s. 28 (1)(c), regulation 166/06 
Development within certain conservation regulated areas requires a construction and fill permit from the 
conservation authority before any building permit can be issued. GRCA or LPRCA will confirm if your property falls 
within their jurisdiction. 

Highway Corridor Building & Land Use Permits 

Ministry of Transportation (MTO) 1-800-268-4686 or 
www.mto.gov.on.ca/english/highway-bridges/highway-corridor-management/index.shtml 

Public Transportation and Highway Improvement Act, s.34, 38 
Ministry authorization is required for construction of all buildings within certain distances of a highway or 
intersection. The requirement for Ministry authorization extents to 800m from a highway where development will 
generate major traffic, such as a shopping centre. 

mailto:zoning@norfolkcounty.ca
mailto:planning@norfolkcounty.ca
mailto:grca@grandriver.ca
mailto:conservation@lprca.on.ca
http://www.mto.gov.on.ca/english/highway-bridges/highway-corridor-management/index.shtml
www.mto.gov.on.ca/english/highway-bridges/highway-corridor-management/index.shtml
mailto:conservation@lprca.on.ca
mailto:grca@grandriver.ca
mailto:planning@norfolkcounty.ca
mailto:zoning@norfolkcounty.ca


 

 

   
 

    
     

 
  

 
 

  

   
 

   
     

 
     

      
   

     
 

   
 

    
 

 

    
 

  
   

     
 

 
 

    
 

    
  

    
 

 

    
 

  
     
 

  

Environmental Approvals 

Ministry of the Environment, Conservation and Parks (MECP)1-800-461-6290 or www.ontario.ca 

Environmental Protection Act s. 46, 47.3, 168 and the Environmental Assessment Act s 5. 
Ministry of Environment approvals are required where a property of industrial or commercial use is changed to more 
sensitive residential or parkland use, for major government, industrial and commercial projects where defined by 
regulation, properties formerly used for landfill or waste disposal, or renewable energy projects. 

Electrical Conductor Clearances 

Electrical Safety Authority 1-877-372-7233 or www.esasafe.com 

Subsection 3.1.19. of the Ontario Building Code prohibits buildings being located beneath or within a certain minimum 
distances of overhead electrical conductor wires, other than the power feed to the building. 

Source Water Protection – Environmental and Infrastructure Services – Norfolk County 

Environmental Services – Stephanie Davis- Manager, Water & Wastewater Compliance- 519-426-5870 ext. 8037 or 
Stephanie.Davis@norfolkcounty.ca 
Cambium Inc. Racheal Doyle – sourcewaterprotection@cambium-inc.com 

Clean Water Act s. 59 
Special land use restrictions may apply if a water source protection plan is in effect in the area where the building is 
located. Uses affected by these restrictions require the approval of the designated Risk Management Official 

Agriculture and Farms 

Ministry of Agriculture Food and Rural Affairs 1-877-424-1300 or www.omafra.gov.on.ca 

Nutrient Management Act 2002 s.11 reg 267/03, Milk Act s.14 
Buildings or structures that house animals or store manure may trigger a requirement for a nutrient management 
strategy approved by the Ministry. The Ministry must determine that a milk processing plant is necessary and 
authorize it before a building permit can be issued. 

Child Care Centres 

Ministry of Education (905) 895-9192 or www.ontario.ca 

Child Care and Early Years Act, s. 14 reg 137/15 
Ministry plan approval is required if a new building is proposed to be used as a day nursery, an existing building is 
proposed to be used, altered or renovated for a day nursery, or if an existing day nursery is altered or renovated. 

Seniors Centres 

Ministry of Children, Community and Social Services 1-888-789-4199 or www.mcss.gov.on.ca 

Elderly Persons Centres Act s. 6 of reg 314 
Reports must be submitted to the Minister and approval obtained for all seniors centres to which government funding 
applies. 

http://www.ontario.ca/
http://www.esasafe.com/
mailto:Stephanie.Davis@norfolkcounty.ca
mailto:sourcewaterprotection@cambium-inc.com
http://www.omafra.gov.on.ca/
http://www.ontario.ca/
http://www.mcss.gov.on.ca/
www.mcss.gov.on.ca
www.ontario.ca
www.omafra.gov.on.ca
mailto:sourcewaterprotection@cambium-inc.com
mailto:Stephanie.Davis@norfolkcounty.ca
www.esasafe.com
www.ontario.ca


 

  

    
  

   
    

    
 

 
 

    
 

   
     

  
 

 

  
 

   
   

 
 

 

Long Term Care Homes 

Ministry of Health & Long Term Care 1-800-387-5559 or www.health.gov.on.ca 

Nursing Home Act s. 4, 5 reg 832 
Homes for the Aged & Rest Homes Act s. 14 
The Long Term Heath Care Act is designed to help ensure that residents of long-term care homes receive safe, 
consistent, high-quality, resident-centred care. 

Education 

Ministry of Education (905) 895-9192 or www.ontario.ca 

Education Act s. 194 
The board shall obtain approval from the Minister for the demolition of any buildings located on a school site 
regulated by the Education Act. App 

Crown Lands Works Permits 

Ministry of Natural Resources www.ontario.ca/page/crown-land-work-permits 

Ontario Regulation 239/13 s. 2, s. 5 
Ministry approval is required to construct a building on crown lands or to construct or place a structure along 
shorelines. 

http://www.health.gov.on.ca/
http://www.ontario.ca/
http://www.ontario.ca/page/crown-land-work-permits
www.ontario.ca/page/crown-land-work-permits
www.ontario.ca
www.health.gov.on.ca


Building Permit 
Package

A step by step guide for 
making a building permit 
application

INDUSTRIAL
COMMERCIAL
INSTITUTIONAL

Norfolk County Building Department
Community Development Division
185 Robinson Street, Suite 200 Simcoe, Ontario, N3Y 5L6
norfolkcounty.ca



 

Industrial, Commercial, Institutional 
Large Residential Permit Package  

 

 

Building permits help protect you, your home, and the interests of your community by making sure the 
project is structurally sound and follows the Ontario Building Code, municipal zoning and other 
applicable laws. 
 

 
  
There are multiple steps to the building permit process. The purpose of this permit package is to 
highlight these steps and provide guidance to the building permit process. 
 

STEP 1: Applicable Law. 
 
Approvals from other agencies are required in many instances before a building permit can be 
processed and issued. These approvals are NOT administered by the Building Department. The 
fastest way to obtain a building permit is to ensure that all other required approvals are completed 
prior to permit application. 
 
An Applicable Law Checklist is required as part of a complete application. Agency contacts are 
attached with this form. Our community mapping has many of these layers mapped to help you 
determine if additional approvals are required for your application.  



 

Pre-consultation meeting – Site plan approval. 
Most industrial, commercial and institutional buildings are located on properties where a site plan 
approval is required through the Planning Act. Before you submit a planning application, please 
contact our office about the necessity of a pre-consultation meeting.  
 
These confidential meetings are hosted by the Planning Department with staff from various 
departments (and agencies, as applicable)  who will provide valuable feedback on your proposal and 
outline what will be required as part of a complete planning application. After the meeting, you will 
receive a detailed summary of the meeting which will summarize the feedback from each 
department.  The document will also include a clear list of what you need to submit as part of a 
complete planning application form. 
 
To request a pre-consultation meeting, please email the Planning Department at 
precon@norfolkcounty.ca. You can also call us at (519) 426-5870 ext. 1842.  
 
For more information on the process, please see the Norfolk County Planning Website.  
 

 
 

Site Plan Control.  
Site Plan Control is a tool utilized by the County to ensure that specific development proposals meet 
the Official Plan and Zoning By-law objectives. Essentially, site plans approved under this process 
are very detailed and outline precisely how a particular property will be developed. Site Plan Approval 
is typically the last planning approval necessary before the Building Permit process.  
 
A Site Plan Agreement is sometimes required for more complicated developments. Where a property 
has site plan control designation, but the proposed construction is deemed minor in nature, the 
applicant will need to provided a site plan waiver from the Planning Department as part of an 
Applicable Law review. 

 
  

mailto:precon@norfolkcounty.ca
https://www.norfolkcounty.ca/government/planning/


 

 

Zoning Requirements. 
Finding the zoning associated with your property is easy with our GIS Community Web Map, position 
over your property and turn on the zoning layer by clicking layer list, planning, zoning. Norfolk County 
Zoning Bylaw is available online. 
 

 
 
To confirm your project conforms to the Zoning By-law you will need to provide a plot plan indicating:  

� Property lines and lot dimension, 
� Location of building and all other structures on the lot, 
� Location of all steps and landings, 
� Distance from dwelling to property lines, 
� Parking spots with dimensions, 
� Location of septic system. 

 
If your proposed building / structure does not comply with the zoning requirements, a planning 
application will be required. Zoning and Planning approval is required as part of a complete permit 
application. 
 

Planning Department: planning@norfolkcounty.ca or 519-426-5870 ext. 1842. 
Zoning: zoning@norfolkcounty.ca or 519-426-5870 ext. 1000. 

 

 
  

https://norfolk.maps.arcgis.com/apps/webappviewer/index.html?id=c6683057b83744dfb36afb773ba09135
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/
mailto:planning@norfolkcounty.ca
mailto:zoning@norfolkcounty.ca
https://norfolk.maps.arcgis.com/apps/webappviewer/index.html?id=c6683057b83744dfb36afb773ba09135


 

Lot Grading. 
Where a property has been issued a site plan waiver, and the footprint of the building is increasing in 
size, a lot grading is required.  
 
Proposed grading plans and lot grading form shall be submitted with all building permit applications, 
under Norfolk County Grading and Drainage By-law.  
 
Proposed grading plans needs to identify:  

� all surface features;  
� existing and proposed structures;  
� changes in grade and slopes in percent between such changes; and  
� include sufficient information regarding adjacent properties to confirm conformance with this 

By-Law with respect to drainage onto those properties. 
 
An exemption may be considered for a lot in a rural area (complete form, fee applies) 
 

 

https://www.norfolkcounty.ca/government/clerk-council-services/by-laws/


 

STEP 2: Preparing your application.  
 
A building permit application consists of many documents. The forms attached are to be completed, 
signed, and dated. 

Who can design the building? 
There are many factors to determine who can complete drawings and design documents for these 
types of buildings. Your design team can be made up of qualified individuals with a Building Code 
Identification number (BCIN), an architect, and/or Professional Engineers. If you are unsure what 
qualifications a designer needs for your specific project, reach out to a building inspector for more 
information.  
 
Building Department staff cannot make recommendation on a specific designer or design company.  

Drawings and Documents. 
Drawings are to be legible and to scale. Use a ruler or computer aided drafting (CAD) software to 
complete your drawings. Provide enough information and detail to ensure compliance with the 
Ontario Building Code.  
 
The Ontario Building Code is available online under the ‘regulations under this act’ tab.  
 
Building Department staff are not permitted by law to provide design advice. It is the responsibility of 
the property owner or authorized agent to complete a design that meets the requirements of the 
Ontario Building Code (OBC) and the Building Code Act (BCA). 
 

Building Permits – Application Checklist. 
 
Completed Forms. 

� Building Permit Application Form. 
� Signed Commitment to General Review. 
� Property Owner Consent Form, if application is not completed by the property owner, 
� Applicable Law Checklist and supporting documents.  
� Lot grading form (projects with a site plan waiver). 

Required Documents. 

� Approved Site Plan approval plot plan. 
� Drawings of the building.  

o Architectural, 
o Structural, 
o Electrical, 
o Mechanical, 
o Plumbing. 

� Building Code Matrix. 
� Completed SB-10 report (energy efficiency).  

https://www.ontario.ca/laws/statute/92b23


 

� Septic System or Sewage Works.  
o Sewage system is under 10,000 litres/day daily design flow for the whole site. (separate 

application through Norfolk County)  
o Sewage Works is over 10,000 litres/day daily design flow for the whole site. ECA to be 

obtained from The Ministry of Environment, Conservation, Parks.  
Contact: Christopher O'Connor.  
Phone: 1-800-668-4557, Cell: 905-515-9618  
Email: Chris.O'Connor2@ontario.ca 

Fees. 

� Building Permit fee. 
� Plumbing fee. 
� Occupancy fee. 
� Civic address (where applicable). 
� Water / Sanitary / Storm Connection Permit (where applicable). 
� Development charges (if applicable). 

 

Septic Permits - Application Checklist. 
 
Completed Forms. 

� Building Permit Application Form. 
� Schedule 1: Designer Information. 
� Schedule 2: Sewage System Installer Information. 

Required Documents. 
� Septic System Permit Application Information Package / Worksheets.  
� Percolation time (‘T’ time) report from a licensed testing agency. 

 
Fees. 

� Septic Permit fee. 

 

  

BLOCKED::mailto:Chris.O'Connor2@ontario.ca


 

STEP 3: Applying. 
 
Online Portal: Visit Norfolk Permits Portal and make your application online.  

 
In Person: Visit our service counter located at 185 Robinson Street, Suite 200 Simcoe Ontario.  

 
Our Permit Coordinators will review your application and provide in writing any item which may be 
missing from the application and a cost break down for the permit fees and payment options. 

Step 4: Plans Review. 
 
A Building Inspector will contact you in writing if there are building code concerns or missing 
information from your application.  
 
A building permit is issued once all documentation has been received, fees are paid in full, and your 
plans are check for compliance with zoning by-law and the building code. 

Step 5: Inspections  
 
Once you have obtained a building permit, a building inspector needs to attend your site at several 
milestones in the construction process. For more information, please check the inspection section of 
Norfolk County’s Building Department website. Once all inspections are complete and passed your 
permit is closed.  
 
Need Help? If you have any question on the building permit process or plans required, please 
contact permits@norfolkcounty.ca or 519-426-5870 ext. 6016  
 

Updated October 2022 

https://permits.norfolkcounty.ca/CityViewPortal/
mailto:permits@norfolkcounty.ca
https://permits.norfolkcounty.ca/CityViewPortal/


 

 

 
 
 

 
 
 
 
 
 
 
 

STORM WATER MANAGEMENT REPORT 
 

 
 

PROPOSED BUILDING  
487 NORFOLK STREET SOUTH 

SIMCOE, NORFOLK COUNTY, ONTARIO 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
PREPARED BY: 
MC ENGINEERING 
SIMCOE, ONTARIO 
(519) 428 6790 
 
 
REVISION  0 -  MARCH 3 2022   
 
 
 
 
 

 

 



 

 

 
GENERAL 
 
This report is to be read in conjunction with Site Plan & Grading Plan (DWG SP1 & DWG SP2), 
prepared by MC Engineering. 
 
 
The modified rational method has been used to determine pre development and post 
development flow rates.  Calculations and Data are contained at the back of this report. 
 
The following documents have been referenced and reviewed in the preparation of this report: 
 
 
- Ministry of the Environment Stormwater Management Planning and Design Manual 2003 
 
 
-MTO Drainage Management Manual 
 
 
-Norfolk County Design Criteria  
 
 
 
SITE INFORMATION & DESCRIPTION OF DEVELOPMENT 
 
The subject property is located at , 487 Norfolk Street South in Simcoe. 
 
The subject property is partially developed. All Existing buildings are to be removed. 
 
The proposal is to construct 1580m2 building area and associated asphalt  parking areas.  
 
Quantity control will be provided.  Storm water runoff will be directed to a retention area and 
discharge at the 2 year pre development rate to the existing storm sewer on the road. 
 
Quality controls to be provided by the inclusion of a Stormceptor EFO-8.  Reference attached 
sizing report. 
 
 
DESIGN CRITERIA    
 
Quantity controls will be provided on site.  The allowable release rate is based on the  pre 
development 2-year runoff rate.  The allowable release rate is 0.090m3/sec. (Please reference 
Appendix A).  On Site storage has been provided to accommodate 100 year  storm event. 
 
QUALITY CONTROL 
 
Quality controls to be provided by the inclusion of a Stormceptor, Model - EFO-8.  
Reference attached sizing report. 
 
 
 
 
 
 
 
 
 



 

 

 
 
DATA SUMMARY  
 
*Reference appendix #1 - Modified rational method calculations 
 
Pre Development 
 
Total Lot Area = 0.94ha 
Tc = 10min. 
Pre Development C = 0.30 
Post Devlopment C = 0.90 
Max storage required = 365m3 (55 min / 100 year storm) 
Storage provided = 400d m3 
 
 
OUTLET INFORMAITON 
 
The outlet from the on-site storm sewer is the existing municipal storm sewer. Runoff will 
discharge to EX STM MH #1A. 
 
Runoff will discharge at allowable discharge rate of 0.090m3/sec (2-year storm).  A 185mm dia. 
orifice plate will be provided to restrict flow to the allowable discharge rate.   
 
Quantity controls will be provided on site.  Storm water will be directed to a suitable above grade 
retention area via the on-site storm sewer. The designed orifice plate will control outflow to 
0.090m3/sec.  Detailed information is provided at the back of this report. 
 
 
 
CONCLUSION 
 
The quantity & quality controls provided in this report and on the design drawings will  sufficiently 
meet the design objectives of this report, as well as the standards of Norfolk County.  No impact 
to the road allowance, or adjacent property is anticipated. 
 
 
Yours Truly, 
 
 
 
Zoltan Lakatos, P Eng. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
SECTION 2 :  DATA AND CALCULATIONS  
 
 
 
SUMMARY OF AREAS 
 
 
TOTAL SITE AREA:       0.94ha 
 
AREA TO BE CONTROLLED:      0.94ha  
 
 
 
PRE DEVELOPMENT TO POST DEVELOPMENT CONTROL TABLE 
 
*reference SWM Calculations / Appendix 'A' 
 
  Pre Dev Runoff  Post Dev Discharge 
 
2 year  0.090m3/sec  0.090m3/sec 
 
5 year  0.104m3/sec  0.090m3/sec 
 
10 year  0.122m3/sec  0.090m3/sec 
 
25 year  0.145m3/sec  0.090m3/sec 
 
50 year  0.163m3/sec  0.090m3/sec 
 
100 year 0.179m3/sec  0.090m3/sec 
 
 
RETENTION INFORMATION 
 
Retention will be provided in the asphalt parking area. 
 
Required retention, 100 year/55 min event = 367m3 
 
High water mark (all ponding areas) = 215.90m.   
 
Max Depth =0.35m 
 
Total area of retention= 3500m2 
 
Total proposed above ground storage= 400m3  
 
*retention areas are listed on drawing SP2, and are indicated by hatching (dotted areas) 
 
 
 
 
 
 
 
 



 

 

 
 
 
DISCHARGE RATE THROUGH RESTRICTED OUTLET 
 
The total maximum discharge must not exceed the allowable discharge rate of 0.090m3 per 
second.   
 
*185mm dia. Orifice plate is required to be welded over the east outlet of CBMH#1 
 
Release Rate Calculation 
 
Orifice Diameter  = 185mm (7.2" DIA.) 
H = 1.55m   
 
Qp = 0.6 x A (2 x 9.81x H)^0.5 
 
Cd = 0.68 
A = 0.027 (185mm DIA.) 
G = 9.81 m/s2 
H = 1.55 
Qp = 0.6 x 0.020 x (2 x 9.81 x 1.55 )^0.5 
 
Qp =  0.068m3/PER SEC. 
 
Design release rate = 0.068m3/sec 
 
 
 
QUANTITY CONTROL SUMMARY 
 
ALLOWABLE POST DEVELOPMENT DISCHARGE RATE = 0.090m3/sec 
 
MAXIMUM FLOW THROUGH CONTROLED OUTLET=  0.090m3/sec  
 
REQUIRED STORAGE VOLUME= 367m3 
 
PROPOSED STORAGE VOLUME=400m3 
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FUNCTIONAL SERVICING REPORT
for
Proposed 3 storey – Commercial/Residential Building
487 Norfok Street,
Simcoe, Ontario

1.0  Introduction

  .1 The County of Norfolk required a servicing report for the proposed
 commercial/residential building.  Building is comprised of 3 floors of 1530.0 sq m size
 with first floor being retail.  The 2nd and 3rd have 879.7 sq m of office plus 5 apartment

units per floor .  Total commercial space is 3289.4 sq m.  See attached site plan.

 The site is located at the Northeast corner of Norfolk Street south and Decou  Road.

   .2 This report addresses the sanitary and domestic/fire water servicing for the site.

2.0  Site Investigation

  .1 The 0.9531 hA site presently contains 2  houses and related out buildings.  Out buildings
total appx. 391 sq. meters.

3.0  Sanitary Sewer Servicing

  .1 The building will have commercial space of 3289.4 square meters and 10 apartment
units.

  .2 Using the County of Norfolk population and sewage loading calculations the estimated
total occupant load and sewage loading are as follows:

Commercial Population:  0.9531 hA x 90 person/hA = 86 persons
Commercial loading: 0.9531 hA x 40 cu meters/day-hA = 38.1 cu meters/day

  Apartments: 10 x 2.75 persons/unit = 27.5 persons rounded up to 28 persons
            Residential Loading:  28 x 0.45 cu meters/day = 12.6 cu meters/day.

Total sewage loading is 38.1 + 12.6 = 50.7 cubic  meters/day = 0.587 litres/second
average.

Total population = 86 + 28 = 114 persons

Peak sewage flow per County of Norfolk standard is based on combined
residential/commercial/industrial lands rate.  There is no county rate for vertically
combined complexes.  I have therefore allocated areas based on population:

Mav = Kav * (1 + (14 /(4 + (P+Pe)^0.5)))
Where Kav = AR + (0.80 * ((AI + AC) /(AR+AI+AC)))

P   =  residential population in 1000’s
Pe =  non residential equivilent population in 1000’s
AR = residential area= 0.9531 (28/114) = 0.234hA
AI = industrial area = NA = 0
AC = commercial area = 0.9531 (86/114) = 0.719 hA

Kav = 0.234 + (0.80 x ((0 + 0.719)/( 0.234 +0 + 0.719))
       = 0.8376
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Mav = 0.8376 x (1 + (14/(4 +  (0.028 + 0.086)^0.5)))
        = 3.541

Peak sanitary flow is therefore 3.541 x 0.587 litres/second = 2.079 litres/second or 124.7
litres/minute.

The county requires the addition of an infiltration allowance of 0.28 l/s per hectacre
which increases total design peak sanitary flow to 2.079 l/s + 0.28 l/s x 0.9531 hA =
2.346 l/s.

A sanitary sewer of 150mm trade size with friction factor of n=0.013 and minimum
slope of 1.0% would have a capacity of 17 litres/second when flowing full which exceeds
the required flow by a factor of 7:1 and will be satisfactory.

4.0  Domestic Water Servicing

  .1 Domestic water demand was calculated using Norfolk County standard:

Daily Average Flow Q = 114 persons x 0.45 cubic  meters/day-capita = 51.3 cubic
meters/day = 2138 litres/hour = 0.594 litres/second average.

Peak Daily flow factor = 2.25  therefore

Peak Daily flow = 51.3 x 2.25 = 115.5 cubic meters/day.

Peak hour peaking factor is averaged for commercial and residential components based
on population.  Residential fraction = 28/114 = 0.25.

Q = (resid. fraction x hourly flow x PF res) + (comm. fraction x hourly flow x PF comm)

Q = (0.25 x 2138 x 4) + (0.75 x 2138 x 2) =  5345 litres/peak hour = 1.49 l/s

The county standard does not include guidance for instantaneous peak flows which
determine service water pipe sizing.  Further complicating instantaneous peak flow
calculation is that the individual commercial tenant needs cannot be established at this
time.  Some users such as dine in restaurants have minimum pressure requirements.
Some users such as laundromats have high water usage.  Therefore I recommend a
minimum of a 50mm domestic water service for the above noted peak flow which
provides a pressure drop per 30 meters of .appx 2.8 kPa and a velocity of appx 0.75m/s
with room to double the water flow at pressure losses that are still within a reasonable
range of approximately 17 kPa per 30 meters.

5.0  Fire Water Servicing

  .1   The subject building is over 1500 sq meters and under the Ontario Building Code will be
required to be equipped with a full fire sprinkler system due to the retail major
occupancy.  Generally this size of building has a peak fire water demand on the first floor
and in basement areas of appx. 700 USGPM including hose allowances in a well laid out
sprinkler design and less than 500 USGPM (including fire hose flows) on upper
residential/office use only floor.  The minimum water pressure required for these flows
is appx. 40 psig on ground floor.

  .2 The Underwriters Fire Flow Survey was prepared and indicates that the site requires a
fire water flow  of 4350 l/m = 72.5 l/s).  Water pressure for this flow is
min. 140 kPa at the hydrant. See attached figure 2
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6.0     Combined Fire Water and Domestic Water Flow

  .1   The County requires the water supply to be calculated for 2 scenarios of combined fire
water and domestic flow.

Scenario 1:  Daily Demand + Fire Flow
= 0.594 l/s + 72.5 l/s = 73.1 litres/second

Scenario 2: Peak Hourly Demand
=  1.49 litres/second

The peak water flow is Scenario 1 with a demand of 73.1 litres/second.

7.0  Deduction Due to Demolition of Existing Buildings.

  .1   The existing 2 houses and outbuildings on the site will be demolished.

Using the County of Norfolk Engineering Standard the existing estimated sanitary
Flow for existing site is:

Residential:  2 houses at 2.75 persons x 0.45 cu m/day        =   2.45 cu m/day

Existing estimated water flow is:

Residential: 2 houses at 2.75 persons x 0.45 cu m/day        =   2.45 cu m/day

8.0  Net Increase in Sanitary and Domestic Water Flows

Taking Sections 3 & 4 and subtracting Section 7 yields daily sewage and domestic water
flow increases for the property as follows:

Net Increase in Daily Sewage Flow =   50.7  -  2.45 =  48.25 cubic meters/day

Net Increase in Daily Domestic Water Flow =   51.3  -  2.45 =  48.85 cubic meters/day

Report prepared by 2021.09.09

Fred Jewett P. Eng.
7635 Aughrim Line, RR 2
Bothwell, Ontario N0P 1C0
(905) 973-9590
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