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Planning Department Development Application Form

Complete Application

A complete development application consists of the following:

1. A completed, signed, and notarized application form

2. Supporting information adequate to illustrate your proposal as indicated in Section
H of this application form

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

4. Cash, debit, credit or cheque payable to Norfolk County in the amount set out in
the user fees By-Law that will be accepted and deposited once the application has
been deemed complete.

Pre-Submission Consultation:

Norfolk County requires a Pre-Consultation Meeting for all applications; however, minor
applications may be exempted depending on the nature of the proposal. 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 Norfolk County and
Agency staff to identify the application requirements. Application requirements, as
detailed in the Pre-Consultation Meeting Comments, are valid for one year after the
meeting date.

Development Application Process

Once an application has been deemed complete by a Planner, Norfolk County staff will
circulate the application to adjacent landowners, public agencies, and internal
departments for comment. The time involved in application processing varies
depending on its complexity, acceptability to the other agencies, and statutory
Planning Act decision time-frames.

Payment is required once your application is deemed complete. Pre-payments will not
be accepted.
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Norfolk County collects personal information submitted through this form under the
Municipal Freedom of Information and Protection Act's authority. Norfolk County will
use this information for the purposes indicated or implied by this form. You can direct
questions about collecting personal information to Norfolk GIS Services at
NorfolkGIS@norfolkcounty.ca.

Additional studies required for the complete application shall be at the applicant's sole
expense. Sometimes, peer reviews may be necessary to review particular studies at
the applicant's expense. In these caseds, Norfolk County staff will select the company
to complete the peer review.

Norfolk County will refund the original fee if applicants withdraw their applications
before circulation. If Norfolk County must recirculate your drawings, there will be an
additional fee. If Norfolk County must do more than three reviews of engineering
drawings due to revisions by the owner or failure to revise engineering drawings as
requested, Norfolk County will charge an additional fee. Full refunds are only available
before Norfolk County has circulated the application.

Notification Sign Requirements

For public natification, Norfolk County will provide you with 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 and not on a tree.

Notify the Planner when the sign is in place.

4. Maintain the sign until the development application is finalized and, after
that, remove it.

w

Contact Us

For additional information or assistance 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.
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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.

I A Y I ™

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

The applicant is seeking an Official Plan Amendment and a Zoning By-law Amendment to redesignate and rezone several parcels

of land in Simcoe. A site specific Official Plan Amendment and site specific Zoning By-law Amendment is requested for the subject lands at

73 Victoria Street; 87, 89, 95, 97 and 129 Pond Street to allow for a variety of uses. A site specific Official Plan Amendment is

proposed for the subject lands located at 86 Argyle Street redesignate the Parks and Open Space portion to Urban Residential

to facilitate the future residential or mixed-use development of the site. A site specific Zoning By-law Amendment is proposed

for 86 Argyle Street to rezone a portion of the property from Open Space to Urban Residential 6.

Property Assessment Ro Il Number: 40100905200, 40100917900, 40100918250, 40100918200, 40100915100
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A. Applicant Information
Name of Owner Norfolk County

Address 12 Gilbertson Drive

Town and Postal Code  Simcoe ON. N3Y 3N3

Phone Number

Cell Number

Email brandon.sloan@norfolkcounty.ca
Name of Applicant Fotenn (Nathan Petryshyn)
Address 174 Spadina Avenue

Town and Postal Code  10ronto, M5T 2C2

Phone Number 416 789 4530 ext. 122

Cell Number

Email petryshyn@fotenn.com
Name of Agent Fotenn (Nathan Petryshyn)
Address 174 Spadina Avenue

Town and Postal Code  10ronto, M5T 2C2

Phone Number 416 789 4530 ext. 122

Cell Number

Email petryshyn@fotenn.com

Unless otherwise directed, Norfolk County will forward all correspondence and notices
regarding this application to both owner and agent noted above.

[] Owner m  Agent m  Applicant

Names and addresses of any holder of any mortgagees, charges or other
encumbrances on the subject lands:
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B.

Location, Legal Description and Property Information
Legal Description (include Geographic Township, Concession Number, Lot Number,

Block Number and Urban Area or Hamlet):
Town of Simcoe, Urban Area

Municipal Civic Address: 73 Victoria St; 86 Argyle St; 87, 89, 95, 97, 129 Pond St

Present Official Plan Designation(s): ~©pPen Space, Hazard Lands,

Present Zoning: Open Space, Hazard Lands

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

[]Yes [l No If yes, please specify corresponding number:

Present use of the subject lands:
86 Argyle Street serves as a municipal parking lot. The remaining properties have historically used as a senior's care center,

a maintenance yard, and an operations yard.

Please describe all existing buildings or structures on the subject lands and
whether they will 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 the 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:
The buildings on Pond and Victoria street is a storey building that has approximately 55 meters of frontage

on Pond Street. This building will be retained.

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.
No new additions are proposed.

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:
There is no proposed buildings on the subject lands.
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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:
The building located at 87, 89, 95, 97 and 129 Pond Street is designated as a Heritage building.

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

n/a

9. Existing use of abutting properties:
Commercial, residential, institutional

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

[1Yes = 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:
The application seeks to rezone and redesignate the subject land to allow for residential development and

commercial uses. Currently, the lands are designated and zoned Open Space and Hazard Lands,

therefore an OPA and ZBA is necessary to allow for the proposed permitted uses. The amendments proposed for

Pond St properties are to permit a range of uses in existing buildings/site, with Argyle St as new development.

2. Please explain why it is not possible to comply with the provision(s) of the Zoning

By-law/and or Official Plan:
The provisions of the ZBL and OP do not allow for any commercial or residential uses on the subject lands.

Therefore an ZBA and OPA is required to allow for the proposed uses.

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? [1 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?
[1Yes = 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):
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9. Site Information Zoning

Proposed

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

Lot frontage 30m

Lot depth

62.8

Lot width

Lot area

Lot coverage

3m

66.75 m

Front yard 3m
Rear yard 9m
Left Interior side yard 5m
Right Interior side yard S5m

29.93

Exterior side yard (corner lot)

3.1

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 1.5/ unit

Number of visitor parking spaces 0-33/ unit

1.5/ unit

Number of accessible parking spaces

0.25 spaces/ unit

Number of off street loading facilities

Revised April 2023
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12.Residential (if applicable)

Number of buildings existing: 0
Number of buildings proposed: Arglye St (1 or more)

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/lndustrial Uses (if applicable)

Number of buildings existing: 3
Number of buildings proposed: 3 (no new additional buildings)

Is this a conversion or addition to an existing building? = Yes [1 No

If yes, describe:
Pond St - Adaptive Reuse of existing buildings

Indicate the gross floor area by the type of use (for example: office, retail, or storage):
Main building (87-97 Pond St) = 2,568.6m2

129 Pond St = Approx. 265m2
73 Victoria St = Approx. 46m2
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Seating Capacity (for assembly halls or similar):

Total number of fixed seats:
Describe the type of business(es) proposed: Fl€ase see Planning Report

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 [1 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: Please see Planning Report

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)

Please see Planning Report.
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D.

Previous Use of the Property

Has there been an industrial or commercial use on the subject lands or adjacent
lands? = Yes [1 No [J Unknown

If yes, specify the uses (for example: gas station or petroleum storage):
Historical industrial and storage uses

Is there reason to believe the subject lands may have been contaminated by former
uses on the site or adjacent sites?m Yes [1 No [l Unknown

Provide the information you used to determine the answers to the above questions:
Phase One and Phase Two Environmental Site Audits for all properties.

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 @l No

Provincial Policy

Is the requested amendment consistent with the provincial policy statements issued
under subsection 3(1) of the Planning Act, R.S.0. 1990, c. P. 13? = Yes [I No

If no, please explain:

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? [J Yes [ No

If no, please explain:

Pond St Properties - No development is proposed on the site, OPA and zoning application seek to add additional uses

permissions to the properties.

Argyle St Property - will be conducted as part of the site plan process
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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? [1 Yes [l No

If no, please explain:
Pond St Properties - No development /site alteration is proposed on the site,

Argyle St Property - To be completed through site plan process.

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

[J 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

[J 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

[J 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 [1 Communal wells
1 Individual wells [] Other (describe below)

Sewage Treatment
= Municipal sewers [J Communal system

[] Septic tank and tile bed in good working order [1 Other (describe below)

Storm Drainage
m Storm sewers [ Open ditches
[J Other (describe below)

2. Existing or proposed access to subject lands:
= Municipal road [1 Provincial highway
[] Unopened road O 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.
Please refer to the Planning Justification Report for an in-depth description of the proposal.
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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:

©oNOOA~®ODNE
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19.
20.
21.
22.
23.
24.

25.
26.
27.
28.

29.
30.

Concept/Layout Plan

All measurements in metric

Key map

Scale, legend and north arrow

Legal description and municipal address

Development name

Drawing title, number, original date and revision dates

Owner’s name, address and telephone number

Engineer's name, address and telephone number

Professional engineer’s stamp

Existing and proposed easements and right of ways

Zoning compliance table — required versus proposed

Parking space totals — required and proposed

All entrances to parking areas marked with directional arrows

Loading spaces, facilities and routes (for commercial developments)

All dimensions of the subject lands

Dimensions and setbacks of all buildings and structures

Location and setbacks of septic system and well from all existing and proposed lot
lines, and all existing and proposed structures

Gross, ground and useable floor area

Lot coverage

Floor area ratio

Building entrances, building type, height, grades and extent of overhangs
Names, dimensions and location of adjacent streets including daylighting triangles
Driveways, curbs, drop curbs, pavement markings, widths, radii and traffic
directional signs

All exterior stairways and ramps with dimensions and setbacks

Retaining walls including materials proposed

Fire access and routes

Location, dimensions and number of parking spaces (including visitor and
accessible) and drive aisles

Location of mechanical room, and other building services (e.g. A/C, HRV)
Refuse disposal and storage areas including any related screening (if indoors,
need notation on site plan)

Winter snow storage location
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32.
33.
34.
35.
36.
37.

38.
39.
40.
41.
42.
43.

Landscape areas with dimensions

Natural features, watercourses and trees

Fire hydrants and utilities location

Fencing, screening and buffering — size, type and location
All hard surface materials

Light standards and wall mounted lights (plus a note on the site plan that all
outdoor lighting is to be dark sky compliant)

Business signs (make sure they are not in sight lines)
Sidewalks and walkways with dimensions

Pedestrian access routes into site and around site

Bicycle parking

Architectural elevations of all building sides

All other requirements as per the pre-consultation meeting

In addition, the following additional plans, studies and reports, including but not limited

to,

O

O 0O oodgof

O 0ogoobododaon

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

m O0o00doid o

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 8% x 11 and an
electronic version in PDF format

Letter requesting that the Holding be removed (if applicable)

A cost estimate prepared by the applicant’s engineer

An estimate for Parkland dedication by a certified land appraiser
Property Identification Number (PIN) printout

abrownN

Standard condominium exemptions will require the following supporting materials:
[] Plan of standard condominium (2 paper copies and 1 electronic copy)
[J Draft condominium declaration

[J Property Identification Number (PIN) printout

Your development approval might also be dependent on 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.

|. Development Agreements

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

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

K. Permission to Enter Subject Lands

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

L. Freedom of Information

For the purposes of the Municipal Freedom of Information and Protection of Privacy
Act, | authorize and consent to the use by or the disclosure to any person or public
body any information that is collected under the authority of the Planning Act, R.S.O.
1990, c. P. 13 for the purposes of processing this application.

BS Dec. 11/24

Owner/Applicant Signature Date

M. Owner’'s Authorization

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

iwe Norfolk County am/are the registered owner(s) of the
lands that is the subject of this application.
I/We authorize Fotenn Consultants to make this application on

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

Norfolk County Dec. 11/24
Owner Date
Owner Date
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N. Declaration
|, Brandon Sloan of Norfolk County

solemnly declare that:

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

Declared before me at:

Sim coe B

Owner/Applicant Signature

This "2 day of %(% W

¢
A.D., 20 i

A Commissioner, etc.

Olivia Catherine Davies, a
Commissioner, etc., Province of Ontario,
for the Coporation of Norfotk County.
Expires May 23, 2027.
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Prepared for Norfolk County

Prepared by Fotenn Planning + Design
304-174 Spadina Avenue
Toronto, ON M5T 2C2

November 2024

© Fotenn

The information contained in this document produced by Fotenn is solely for the
use of the Client identified above for the purpose for which it has been prepared
and Fotenn undertakes no duty to or accepts any responsibility to any third party
who may rely upon this document.
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1.0 1
Introduction

Fotenn Planning + Design has been retained by the County of Norfolk to provide this Planning Justification Report (PJR)
for the Official Plan Amendment (OPA) and Zoning By-law Amendment (ZBA) applications for the lands municipally
known as 73 Victoria St, 87-129 Pond St, the existing parking area with no municipal address, and 86 Argyle Stin Simcoe,
Ontario (“the subject lands”).

The proposal seeks to redesignate and/or rezone several parcels of land in Simcoe. The subject lands located at Argyle
Street, Pond Street, and Victoria Street are municipally known as:

/73 Victoria Street;

/ 87,89, 95, 97, and 129 Pond Street;

/- No Municipal Address (the parcel north of 87 Pond Street, north-east of Water Street and Pond Street); and,
/86 Argyle Street.

86 Argyle St

Figure 1: Aerial Image of the Subject Lands
1.1 Application Overview
Applications for an Official Plan Amendment and Zoning By-law Amendment are required for the subject lands on behalf of

the County of Norfolk. The applications seek to permit a range of uses, and to enable new residential and mixed-uses for
the subject lands. The subject lands consist of municipally-owned riverfront properties located in Downtown Simcoe.

The properties at Pond Street and Victoria Street are designated as Hazard Lands in the Norfolk County Official Plan
(referred to as the "OP"). The aim of the OPA is to introduce special policies that would allow a variety of uses within the

November 2024 Simcoe Lands
Planning Justification Report
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existing buildings. Additionally, these majority of the lands are zoned as Open Space (OS) in the Zoning By-law, with
portions zoned Hazard Lands (HL) along the river. The Zoning By-law Amendment (ZBA) seeks to establish special provisions
permitting a range of non-residential uses within the existing structures, as well as to permit the existing parking areas at
the properties.

The property at 86 Argyle Street is currently designated as Open Space and Hazard Lands (HL) in the Official Plan. The
proposed Official Plan Amendment (OPA) seeks to redesignate the site to Urban Residential. Similarly, the property is
currently zoned Open Space (OS) and Hazard Land (HL) under the Zoning By-law, and the Zoning By-law Amendment (ZBA)
aims to rezone the Open Space area to an Urban Residential Type 6 (R6) Zone, with special provisions.

To illustrate the development potential of the Argyle Street property, two conceptual designs were created. The first

demonstrates a six-storey residential building with 47 units, while the second demonstrates a five-storey mixed-use
building featuring 37 residential units and ground-floor commercial space. These concepts offer a visual representation of
the possible future development of the site and are included in Appendix A.

Based on a review of the proposal, it is our professional opinion that the proposed applications are generally consistent
with the relevant policies of the Provincial Planning Statement (2024). The proposal also conforms with the general
intent of the Norfolk County Official Plan and Zoning By-law 1-Z-2014. Accordingly, it is our opinion that the proposed
applications for the Official Plan Amendment and Zoning By-law Amendment should be approved, subject to the site-
specific provisions as outlined herein.

November 2024 Simcoe Lands
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2.0 3
Subject Lands and Surrounding Context

2.1  Subject Lands

The Pond and Victoria Street properties are located in Downtown Simcoe, comprising irregularly shaped parcels at the
intersection of Pond Street and Victoria Street. Bounded by the Lynn River to the east and Argyle Street to the north, the
site features approximately 188 metres of frontage along Pond Street on its western side and around 239 metres of
frontage along the Lynn River on its eastern side.

Historically, the properties have served various purposes, including as a municipal parking lot, a former senior’s care
center, a maintenance yard, and an operations yard. The building is designated as a heritage property. One of the
buildings on the property is actively leasing space, which includes a theatre space. To the north, the land is bordered by
a single-storey commercial building, while the south faces Victoria Street.

Figure 2: Pond and Victoria Street Site Photos

The 86 Argyle Street property is situated to the east of the Lynn River and fronts the southern side of Argyle Street.
Currently, this area serves as a municipal parking lot. It features approximately 63 metres of frontage on Argyle Street
and 79 metres along the Lynn River. To the east, the lot adjoins the Norfolk Sunrise Trail, which is a walking and cycling
path that runs through Simcoe. The southern boundary of the parcel is adjacent to open space.
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Figure 3:Argyle Street Property Site Photos
2.2 Surrounding Context

The surrounding area is characterized by a mix of residential and commercial zones, enhanced by parks and open spaces.
The Lynn River acts as a natural boundary: to the east, the area is mostly residential, enhanced with parks and a golf
club. In contrast, the western side is largely commercial, featuring the Downtown and Central Business District (CBD)
directly next to the site, along with surrounding residential neighborhoods. To the north, Queensway East (Highway 3), a
provincial highway, is lined with commercial establishments. Meanwhile, the southern area is predominantly residential,
with parks and hazard lands interspersed throughout.

The subject lands are served by Norfolk public transit buses, specifically stops S7, which stops at the intersection of
Argyle Street and Pond Street, and S6f, located near Pond Street and Water Street. Additionally, there are sidewalks
along Argyle Street, while Pond Street features intermittent sidewalks that connect and disconnect at various points. The
Norfolk Sunrise Trail runs north to south, parallel to the Lynn River and to the subject lands.

Surrounding land uses include:

North: Single detached residential homes.

East: Open Space, Golf Club, and Single detached residential homes.

South: One-storey commercial uses with single detached residential homes throughout.

West: Simcoe downtown area and Central Business District. Norfolk St S lies to the west of the site, which is lined with
stores and restaurants.

The subject lands are located within an established neighbourhood comprise of low and medium density residential/
commercial/ employment uses. The Simcoe Composite School is approximately 300 metres from the subject lands. There
are multiple places of worship near the site, as well as Norfolk General Hospital just over 1 kilometre from the subject
lands.
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3.0 5
Policy & Regulatory Review

3.1 Provincial Planning Statement, 2024

The 2024 Provincial Planning Statement (PPS) provides high-level land use policy direction on matters of Provincial
Interest as they relate to land use planning in Ontario municipalities. The Provincial vision for land use planning centres
around increasing the supply and mix of housing options while strengthening a competitive economy, ensuring that
residents have the support for long-term prosperity through a comprehensive design of communities. Decisions of
municipal councils must be consistent with the PPS, which outlines key objectives such as building strong healthy
communities, wise use and management of resources, and protecting public health and safety.

The proposed OPA and ZBA applications are consistent with a number of key directions to develop healthy liveable and
safe communities as set outin Section 2.1.6 of the PPS. The intention of the OPA and ZBA is to allow future residential
development on underutilized lands, while incorporating an adaptive re-use of existing buildings to complement the
nearby downtown area and Central Business District. The proposed application will support the achievement of
complete communities by allowing future development of a range of housing options, employment opportunities, and
other public service facilities. By proposing an efficient and intensified use of the lands, this proposal integrates growth
management, and intensification and infrastructure planning to achieve cost-effective development patterns.

Section 2.2.1 states that planning authorities shall provide for an appropriate range and mix of housing options and
densities to meet projected needs of current and future residents [...]. The proposed amendment will allow for future
mixed-use residential development on an underutilized lot. The site located at Argyle Street proposes residential
development, which promotes intensification on under utilized land, efficiently using land, resources, infrastructure and
public service facilities. Additionally, the subject lands on Pond and Victoria Street may be able to accommodate
residential units with the second-storey.

Section 2.3.1 discusses Settlement Areas and the intent of how they should be the focus of growth and development.
The subject lands are located within the Settlement Area of Norfolk County. The proposed amendment applications aim
to permit a range of new uses and development at the subject lands in order to promote growth and development in the
forms of the future possibility of development of residential, public service facilities, and employment opportunities.
Section 2.4.1 discusses Strategic Growth Areas’ goal to create complete communities through a range of housing
options, intensification, and more mixed-use development. The OPA and ZBA applications support this goal through the
intensification of underutilized land into a mixed-use development with a range of housing options, and the special
provisions to allow a range of non-residential uses into existing buildings.

Section 2.8.1 discuses promoting economic development. Through the rezoning and resignation of the subject lands,
there is opportunity for future employment and businesses within the existing building located on Pond Street and
Victoria Street. The subject lands on Argyle Street proposes to allow a mixed-use development and a hotel, which will
contribute to the economic vitality of downtown Simcoe and Norfolk County.

Section 3.6.1 discusses planning for sewage and water services. The subject lands will use municipal services, thereby
optimizing existing municipal sewage services and municipal water services. Section 3.6.8 discusses stormwater
management. The proposed application seeks to ensure adequate stormwater management is in place for future
developments.

Section 4.6 discusses protecting cultural heritage. The subject lands contain heritage buildings, which will be conserved
and reused for a range of uses. Development and site alteration are not proposed on subject lands that contain heritage
properties, the OPA and ZBA intends to conserve the existing heritage buildings while efficiently reusing them for a
range of uses.
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Chapter 5 of the PPS discusses Natural Hazards and protecting public health and safety. The abutting Lynn River may be
considered a natural hazard due to flood risks. The proposed OPA and ZBA applications seek to introduce a range of uses
within existing buildings, and do not pose additional natural hazard risk. Further, new development at the Argyle Street
property is demonstrated as being located outside of the floodplain, and would be subject to additional plans and
studies prior to approval.

The proposal represents a significant intensification within a settlement area and the built-up area of the City. It

proposes to efficiently use existing municipal infrastructure and services, will provide for increased densities within
proximity to existing transit services, and is within walking distance of three elementary schools and parks, places of
worship, and commercial areas on Norfolk Street.

It is our planning opinion that the proposed amendments to support the development and redevelopment of the
subject lands are consistent with the policies and objectives of the Provincial Policy Statement 2024.

3.2  Norfolk County Official Plan

The Norfolk Official Plan ("the OP") offers vital resources for steering future growth, development, and transformation
within the County, aligning with the visions of Norfolk’s residents. It establishes a clear planning framework and
processes, ensuring that Norfolk County continues to thrive as a healthy, safe, and prosperous community with a strong
agricultural foundation, robust economy, diverse natural environment, and an exceptional quality of life. The Plan serves
as a guide for Council in fulfilling its responsibilities while providing clarity and direction for the citizens and businesses
of Norfolk County.

As per Section 2.2, the relevant strategic goals from the Official Plan are as follows:

2.2.1 Strong and Diversified Economy

2.2.1.1 Goal

Create a planning framework that promotes a flexible and adaptable economic environment that encourages
investment and a broad range of employment opportunities, supports the growth of tourism in the County,
protects the vitality and growth of the agricultural industry, and revitalizes Downtown Areas while recognizing
retail trends and community needs

2.2.2. Protecting and Enhancing the Natural Environment

2.2.2.1 Goal

Protect and enhance the quality of the natural environment through a planning framework that conserves and
enhances the diversity and connectivity of the natural forms, features and functions of Norfolk’s natural
heritage, surface water and ground water resources, and that minimizes and mitigates impacts on air quality

2.2.3 Maintaining and Enhancing the Rural and Small Town Character

2.2.3.1 Goal

Protect the unique character of Norfolk’s cultural landscapes, Urban Areas, Hamlet Areas and Agricultural Area
through heritage conservation, community design and redevelopment policies that promote community health,
safety and broad aesthetic appeal.

2.2.4 Maintaining a High Quality of Life

2.2.4.1 Goal

Reinforce Norfolk’s strong sense of community through the provision of public services, the development of safe
and attractive communities and the celebration of Norfolk’s unique cultural and natural heritage, by involving
residents in making decisions on planning matters and by promoting a healthy community through active
lifestyles.
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2.2.6 A Well Governed, Well Planned and Sustainable County

2.2.6.1 Goal

Support an open and responsive municipal government that actively builds public and private sector partnerships
in the pursuit of the responsible and efficient use of land, resources, and services, while ensuring community and
financial sustainability.

Section 3 of the OP, Sustainable Natural Heritage, discusses protecting and improving the Natural Environment. In
partnership with Long Point Region Conservation Authority (LPRCA), the Grand River Conservation Authority (GRCA) and
the Province, the county strives to protect the natural environment.

The proposed amendments comply with the County’s goals of protecting the natural environment through the efficient
use of land. The proposed amendments will allow for future residential and mixed-use intensification, inhibiting sprawl.
The proposed OPA and ZBA’s will not have negative effect on the natural environments and seeks to highlight the Lynn
River and other natural features in the community.

Section 4 of the OP, Ensuring Economic Vitality, discusses how the County envisions to create and maintain a strong and
diversified economy. The proposed OPA and ZBA seek to allow new permitted uses within the subject lands, which will
diversify economic and employment opportunities.

4.2 Link to Economic Development

a) This Plan provides links to Norfolk County’s Tourism and Economic Development Strategy to foster
emerging economic development opportunities within the existing planning policy framework.
Specifically, the policies of this Plan shall support the objectives of the Tourism and Economic
Development Strategy which include:

i) enhancing the profile of the County and its Urban Areas as investment opportunities;
ii) identifying growth sectors and new economic opportunities for the County in the land use
policies of this Plan;

iv) strengthening the County’s economic base through a greater diversification of available
business and employment land;

v) improving opportunities for local industries and businesses, especially small businesses
within the County;

vi) addressing the role of tourism in the County’s economic base;

vii) promoting the County as a destination for tourists;

viii) acknowledging the role of the Urban Areas in influencing the County’s economy;

The subject lands are located within the Urban Areas boundary and are adjacent to the downtown area. The proposed
OPA and ZBA will permit a range of new uses that will foster the expansion of economic development within the Urban
Area. The proposed OPA and ZBA will permit uses that will create investment opportunities within Norfolk County by
allowing for new businesses and employment within the downtown urban area, fostering economic growth and creating
new spaces for employment and businesses. The proposal aims to create new opportunities for local industries and
businesses through permitted new uses in the subject lands.

The proposed OPA and ZBA will enhance the role of tourism's contribution to the County's economic base by permitting
a mix of uses, including new shops, restaurants, hotels, and other amenities. These establishments will be allowed to
open on suitable lands near the Lynn River and downtown area, providing an ideal setting for tourists and visitors.

Section 4.3 of the OP addresses the geographical aspects of economic activity, emphasizing that certain types of
economic endeavors have specific locational requirements. Meeting these requirements is essential for creating an
successful economic environment.
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¢) Commercial and office employment uses shall be encouraged in the Downtown Areas to create strong central
business district environments.

e) Tourism uses shall be encouraged in close proximity to areas of natural and recreational amenity, areas of
natural heritage appreciation, the Lakeshore Area, the Downtown Areas and waterfronts of Urban Areas, where
appropriate.

The subject lands are situated next to the Downtown Area. The proposed OPA and ZBA permitted uses include business
and employment opportunities, which will contribute to enhancing the vitality of the adjacent Downtown and CBD.
Additionally, the subject lands are situated along the scenic Lynn River and the Norfolk Sunrise Trail, a well-frequented
route for walking and cycling. This proposal aims to expand the range of permitted uses in underutilized buildings and
lots within the Urban Area, ultimately boosting tourism and enhancing the area's appeal.

Section 4.5 of the County’s OP seeks to improve and strengthen tourism, particularly within Urban Areas.

b) The County recognizes and supports the development of tourism uses within the Urban Areas and specifically
the Downtowns that will encourage visitor stops, provided such uses do not detract from the principal functions
and uses of these areas. Such initiatives may include support for:
i) tourist-recreational activities along the Lynn River in Simcoe, including initiatives to enhance the
Downtown in conjunction with increased retail development east of Norfolk Street;
i) promotion of a multi-purpose trails system connecting Norfolk’s Urban Areas and natural amenities,
including Simcoe as a destination on the recreational trail/utility corridor linking Simcoe and Port Dover,
a waterfront trail linking Port Dover to Long Point, the Trans Canada Trail, the Simcoe-Waterford-
Brantford trail and the Delhi-Simcoe-Brantford trail;

iif) new and existing tourism related attractions such as craft markets, farmer’s markets, summer
theatre and outdoor festivals, arts and culture programs and activities, particularly if such uses are
located to encourage interaction with the major activity nodes in the Downtowns;

v) tourism related projects as a component in the redevelopment or conversion of older buildings and
underutilized sites in and around the Downtowns;

The proposed OPA and ZBA aim to expand the range of permitted uses on the subject lands along the Lynn River in
Simcoe. This includes uses for hotels, restaurants, museums, brew-your-own establishments, shops, and more. These
uses are anticipated to boost tourism and invigorate the downtown area. For the Argyle lands, potential new
development could promote connections the Norfolk Sunrise Trail. For the Pond and Victoria Street Lands, the proposal
aims to revitalize an underutilized heritage building located near Simcoe’s downtown and Central Business District. It
includes a range of permitted uses designed to attract and enhance tourism. Specifically, the site on Argyle Street is
proposed for a mixed-use residential development or a hotel, both of which would contribute to the vibrancy and
tourism appeal of Simcoe’s downtown area.

Section 5 of the Official Plan discusses maintaining healthy communities, in turn, maintaining a high quality of life. The
county aims to provide land to ensure there is higher-order educational and skills facilities. The proposal seeks to include
college and trade school as a permitted use in the subject lands at Pond Street and Victoria Street.

Section 5.3 contains policies related to Housing, which state:

a) At all times, the County shall maintain the ability to accommodate residential growth for a minimum of 10
years through land which is designated and available for residential development. Additionally, the County shall
ensure that where new development is to occur, land with servicing capacity sufficient to provide at least a 3-
year supply of residential units in draft approved and registered plans, or in cases of residential intensification
and redevelopment, land appropriately zoned in the Zoning By-law and available for development or
redevelopment.
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b) The County shall ensure that a full range of housing types and densities are provided to meet the anticipated
demand and demographic change. All forms of housing required to meet the social, health and well-being of
current and future residents, including those with special needs shall be encouraged. The County shall target
that 15 percent of all new housing built in Norfolk County be Mult residential dwellings and 15 percent be semi-
detached and townhouse dwellings.

e) The County shall encourage innovative and appropriate housing development that exhibits design and
adaptability characteristics, and may represent nontraditional additions to the County’s housing stock.

g) The County shall encourage that housing be considered when opportunities for redevelopment become
available. This includes the redevelopment of existing single-use and underutilized areas with full municipal
services, such as shopping plazas, business and employment sites and older commercial and residential areas,
especially where the land is in close proximity to human services. Special attention shall be given to the design of
buildings, the landscaping treatment and features of the site to ensure that the proposed redevelopment is
physically compatible with the adjacent uses.

The proposal seeks to rezone and redesignate lands in the Simcoe Area to enable new residential development,
addressing housing needs and supporting at least 10 years of anticipated growth. The proposed OPA and ZBA aim to
incorporate residential and mixed-use development, enhancing the variety and diversity of housing options available in
the county.

The conceptual development at 86 Argyle Street demonstrates that innovative and suitable housing options can be
achieved on the site. This type of development seeks to revitalize underutilized land by encouraging appropriate
residential intensification. With full municipal services readily available, the site is well-equipped to support this
redevelopment and enhance its overall community value.

Section 5.3.1 discusses Residential Intensification:

a) Housing shall, in part, be provided through urban residential intensification, which may include any of the
following:
ii) infill development and residential development of vacant land or underutilized land in existing
neighbourhoods; and/or,
iif) redevelopment which includes either the replacement of existing residential uses with compatible
new residential developments at a high density or the replacement of non-residential uses with
compatible residential or mixed use development with a residential component.

b) The County shall target that a minimum 25 percent of its annual residential growth be accommodated
through infill, intensification and redevelopment within the existing built-up areas in the Urban Areas with full
municipal services [...]

f) The County shall consider applications for infill development, intensification and redevelopment of sites and
buildings through intensification based on the following criteria:
i) the development proposal is within an Urban Area, and is appropriately located in the context of the
residential intensification study;
i) 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 conceptual development located at 86 Argyle Street will contribute to the infill residential development of
vacant land, which is currently a municipal parking lot. The proposal will contribute to the County’s goal of a minimum of
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25% of its annual residential growth be accommodated through infill, intensification, and adaptive reuse within the
existing built-up area. The subject lands are located within the Simcoe Urban Area, and while the residential
development is preliminary and conceptual at this point, further studies will be required through the Site Plan Control
process.

Section 5.4 of the Official Plan discusses Community Design, specifically how safe and attractive neighbourhoods
contribute to the overall community health of the County. The proposed OPA and ZBA will ensure that developmentis
consistent with the existing traditional image of the Urban Area, utilizing existing buildings. The proposed conceptual
development shows that residential intensification can be achieved while developing a mixed-use development that fits
in with the downtown and surrounding image. The character and economic vitality of the surrounding areas will be
complemented and supported through the OPA and ZBA.

Section 5.7 of the OP discusses the importance of preserving the County’s cultural heritage resources, including
significant buildings. The subject lands at 87-129 Pond Street are designated as heritage, originally serving as the Simcoe
Gas and Water Company, constructed in 1891 with later additions completed in 1928. The proposed initiative will
introduce a variety of permitted uses within the building, aimed at revitalizing the space while preserving its historical
integrity. Importantly, no alterations to the structure itself are planned. The OPA and ZBA will support enhancing and
rehabilitating this valuable heritage asset.

Section 6 of the Official Plan outlines growth projections for Norfolk County, designating Simcoe as a key settlement
area. By 2036, the population is projected to reach 17,210, the number of households is anticipated to increase to 7,600,
and employment is anticipated to rise to 10,290. Section 6.4 discusses the six Urban Areas within the County, which
includes Simcoe.

b) It is the policy of this Plan that the Urban Areas will incorporate the following:
i) a full range of housing types, including affordable and special needs housing;
i) business opportunities at appropriate locations to provide a wide range of employment and services
to residents, businesses and visitors;

¢) The County shall ensure through its planning activities that each Urban Area develops with efficient land use
patterns that minimize the extension of municipal services and infrastructure and will sustain the community
and financial wellbeing of the County over the long-term.

h) Intensification, infill and redevelopment of designated and underutilized sites, and areas in transition in the
Urban Areas will be encouraged. The intensification, infill and redevelopment of designated and underutilized
sites that are contaminated, or suspected of contamination, shall be subject to the policies of Section 5.7
(Potentially Contaminated Sites). The County shall target 25 percent of its growth in the Urban Areas to be
accommodated through infill, intensification and redevelopment.

The proposal aims to redesignate and rezone the subject lands at Argyle Street to facilitate the future development of a
mixed-use or residential use. Additionally, it seeks to expand the range of permitted uses for the subject lands at Pond
Street and Victoria Street, promoting employment and business opportunities. This initiative will enhance the diversity
of commercial opportunities and economic prospects within Simcoe’s Urban Area. The proposal seeks to ensure that an
efficient land use is practiced within Simcoe’s Urban Area. The proposal will allow for new uses to locate within the
Urban Area, facilitating the adaptive re-use of existing buildings and lands in a prime location. The proposal will ensure
that municipal services and infrastructure are not over extended, as the subject lands are central to Simcoe’s Urban
Area.

Section 6.5 contains policies for the Simcoe Urban Area. Simcoe is designated as a Specific Urban Area within Norfolk
County’s Official Plan, as outlined on Schedule “A”. According to Policy 6.5.1.2, the Urban Structure of Simcoe is
designed to enhance its role as the primary service center, offering a diverse array of activities, goods, and services, with

November 2024 Simcoe Lands
Planning Justification Report



11

a strong commercial focus on the Downtown Area. This proposal aims to strengthen Simcoe's Urban Area by expanding
the range of permitted uses and facilitating residential development on currently underutilized land.

Gilbertville A
Aynedoch Wi

Figure 4: Schedule A-1 Community Structure, Norfolk County Official Plan

Section 6.5.1.3 contains policies for the Simcoe’s Downtown Area. The subject lands on Pond Street and Victoria Street
are adjacent to the Downtown Area. The intent of the proposal is to support Simcoe’s Downtown Area and to meet the
diverse needs of the County’s residents, work force, business and visitors.

Section 7 of the OP addresses land use management as outlined in Schedule “B.” Currently, the lands at 86 Argyle Street
are designated as Open Space (OS) and Hazard Lands (HL). The proposal seeks to amend only the portion of the subject
land designated as OS, reclassifying it to Urban Residential to allow for residential development. Additionally, the OPA
aims to incorporate permitted uses for lands located at 73 Victoria Street and 87-129 Pond Street, which remain
designated as Hazard HL. Section 7.3 of the OP discusses the Hazard Land designation:

Hazard lands are lands that have inherent environmental hazards such as flood susceptibility, erosion
susceptibility, instability and other physical conditions which are severe enough, if developed upon, to pose a risk
to occupants of loss of life, property damage and social disruption.
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Figure 5: Schedule B-15, Simcoe Land Use, Norfolk County Official Plan

The subject lands are designated as Hazard Lands due to the Lynn River which is adjacent to the lands. Currently, the
permitted uses in HL do not include employment or residential uses. The proposal seeks to include a wider range of
permitted uses site specific to the subject lands. Any future new development will be subject to additional detailed plans
and studies which will more specifically address the Hazard Lands.

The OPA seeks to redesignate the subject site located at 86 Argyle Street from OS to Urban Residential. Relevant
permitted uses in the Urban Residential designation include:

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

) Small scale neighbourhood convenience commercial and personal service uses to serve the daily shopping
needs of a neighbourhood shall be permitted, subject to the policies of Section 7.7.2 (d) (Urban Residential
Designation — Land Use Policies).

The proposed OPA and ZBA will allow for a residential or mixed-use development. The proposed conceptual
development includes two concept plans, one with retail space at grade and one without. The OPA and ZBA seeks to
permit small scale neighbourhood convenience commercial and personal service uses to serve the daily shopping needs
of the neighbourhood, in the retail space of the mixed-use development. The subject site at Argyle Street is
approximately 0.5 Hectares. The proposal includes conceptual development plans ranging from 38 to 47 units, which
would make the proposed conceptual development a high density residential use.

Section 7.7.2 (c) of the OP discusses land use policies for high density residential uses.
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i) the density, height and character of the development shall be compatible with adjacent uses;

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

iii) 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;
iv) 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;

v) the degree to which the site has access to significant open space amenities such as valley lands or major
parks;

vi) municipal watermains and sanitary sewers shall be required and shall be capable of accommodating the
development, or the proponent shall commit to extending services at no cost to the County;

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

ix) 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.

The proposed conceptual development demonstrates the feasibility of a high-density mixed-use residential project on
the subject lands, fully aligning with relevant policies for such developments. This multi storey residential design
promotes efficient land use while mitigating potential adverse impacts related to height, overshadowing, traffic increase,
and loss of amenity spaces. Additionally, this development will enhance the vibrancy of the urban area by incorporating
retail spaces, contributing positively to the local economy and community.

d) In evaluating applications for neighbourhood commercial uses in the Urban Residential Designation, the
following criteria shall be met:
i) no more than one commercial structure or building shall be permitted on any site, and the gross floor
area of the commercial use shall generally not exceed 300 square metres;
ii) building height shall be limited to one storey unless residential apartments are located on the upper
floor(s), in which case the maximum building height shall be subject to the surrounding residential
density provisions;
iii) landscaping, fencing, berms and other forms of visual screening, as may be necessary, shall be
provided adjacent to residential land uses;
iv) all required parking shall be provided on the site, and cash-in-lieu of required parking in accordance
with the policies of Section 8.2.3 (Parking) of this Plan, shall not be accepted by the County;
v) driveway access shall be approved by the County;
vi) the facility shall be located at or in proximity to the intersection of arterial or collector roads, and
shall not be located mid-block within a residential area; and
vii) 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.

The proposed development features an option with 460 square metres of retail space on the ground floor. This one-
storey retail area will incorporate landscaped elements, and all necessary parking will be available on-site.

Section 7.15 of the Official Plan addresses lands designated as Parks and Open Space. The subject land on Argyle Streetis
currently designated as Open Space, which does not permit the proposed residential multi-storey development. The
current permitted uses for Open Space lands are as follows:

a) Large-scale recreational facilities, arenas, community centres, cemeteries, fairs or exhibition grounds, golf
courses, community parks, major parks and other public park uses shall be permitted, subject to the policies of
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Section5.6.1 (Parks). While driving ranges shall be permitted in association with a golf course, stand-alone
driving ranges are not permitted in the Parks and Open Space Designation.

b) The conservation and enhancement of land and/or environment, as well as the provision of active and passive
outdoor recreational and educational opportunities shall be permitted, particularly on land exhibiting
environmental sensitivity or containing Natural Heritage Features.

¢) Commemorative structures and public art may be permitted except on lands identified as hazard lands.

d) Uses accessory to any of the permitted uses in the Parks and Open Space Designation are permitted, subject
to the policies of Section 5.6.1 (Parks).

Since the range of permitted uses in Open Space areas is limited, an Official Plan Amendment (OPA) is required to allow
for future use and development of the subject lands.

Section 8 outlines the general framework for the provision and extension of municipal services to new development. All
new development will be required to connect to full municipal services, including sanitary, water, stormwater

management, solid waste management, electrical power, and transportation networks. Supporting studies have
demonstrated adequate servicing capacities at the subject lands, while the proposed land uses are generally supported
from a transportation perspective, with some of the uses requiring further study depending on future proposals.

3.3 Assessment of the Official Plan Amendment

3.3.1  General Overview

The OPA for the lands at Pond Street and Victoria Street aims to expand the range of permitted uses within areas
designated as Hazard Lands. This amendment is necessary to support the adaptive re-use of an existing building,
promoting residential, tourism, and employment uses near the CBD and Downtown Area, as well as to permit parking
associated with adjacent lands.

The proposed Official Plan Amendment seeks to redesignate subject lands at 86 Argyle Street from Open Space to Urban
Residential to permit the development of a mixed-use or residential development. Additionally, the Official Plan
Amendment seeks to included permitted uses in subject lands located at Pond Street and Victoria Street to include a
broader range of uses within the existing Hazard Land zoning . The proposed conceptual development for Argyle Street
includes a five or six storey building that includes 38 and 47 units, respectively. Both proposed concept plans will include
81 parking spaces, ensuring that residential, retail and public parking needs are met. The proposed OPA will redesignate
the subject land from Open Space to Urban Residential, with site specific provisions.

The applicant’s development proposal to introduce a wider range of permitted uses in underutilized lot in Simcoe’s
Urban Area aligns with the OP’s strategic goal of strengthening tourism in Simcoe and introducing a range of housing
densities. The conceptual proposal to develop a residential development with retail at grade represents an appropriate
use of land that is aligned with the OP’s policy for the built-up area. Intensification projects are encouraged throughout
the built-up area, particularly near a mix of uses, amenities and transit. The subject lands are within 200 metres of
transit facilities, schools, places of worship, and shopping centres.

With regards to housing objectives, the introduction of housing units will contribute positively towards the provisions of
efficient use of land to create housing in the County. The proposal also conforms with policies that direct higher density
residential development in proximity to transit, open spaces and other public amenities to optimize investments in
public infrastructure.

The proposed Official Plan Amendments align with the urban strategic goal of promoting compact and attractive
developmentin urban areas. By expanding the range of permitted uses on the subject lands within the Simcoe Urban
Area, it supports the County's objectives to enhance economic growth, tourism, and a balanced mix of residential and
employment opportunities.

November 2024 Simcoe Lands
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3.4  Zoning By-law 1-Z-2014

3.4.1 Argyle Street

The Argyle Street property is currently zoned Open Space (OS) under Zoning By-law 1-Z-2014. The proposed
Zoning By-law Amendment seeks to rezone the lands on Argyle Street to Urban Residential Type 6 (R6 - ##),
incorporating site-specific provisions. These provisions would allow for a range of non-residential uses on the ground
floor of a mixed-use building, including a daycare nursery, laundromat, merchandise service shop, personal services
shop, restaurant, and hotel. Additional provisions, including a reduced visitor parking rate and setback amendments are
further proposed based on the concept plans prepared for the property.

Figure 6: Zoning Map for 86 Argyle Street, Simcoe, ON.

The below table provides an overview of the proposed R6-## zoning, overall compliance to the provisions, and highlights
where site specific provisions are required.

Provision Reference Required Provided Compliance
Urban Residential Type 6 Zone (R6) — Section 5.6
Permitted Uses 5.6.1 Dwelling, apartment Residential No
Home occupation Mixed-use

Retirement home
*special ground floor
non-residential use
permission for day
care nursery,

November 2024 Simcoe Lands
Planning Justification Report



16

Provision Reference Required Provided Compliance
laundromat,
merchandise service
shop, personal service
shop, restaurant.
*special provision to
add hotel as
permitted use
Minimum Lot Frontage | 5.6.2 a) 30 metres 62.8 metres Yes
Minimum Front Yard 5.6.2 b) 3 metres 3 metres Yes
Minimum Exterior Side | 5.6.2 ¢) 3 metres n/a
Yard
Minimum Interior Side | 5.6.2 d) 5 metres 3.1 metres (east), No
Yard 29.93 metres (west)
Minimum Rear Yard 5.6.2¢€) 9 metres 66.75 metres Yes
Maximum Building 5.6.2f) Eight (8) storeys Five (5) to six (6) Yes
Height storeys
Maximum Floor Area | 5.6.2 g) i) four (4) storey building | Proposed No
Ratio 0.72 Amendment:
ii) five (5) storey building = Maximum 1.0 for any
0.79 building up to eight
iii) six (6) storey building | (8) storeys
0.86
iv) seven (7) storey Concept 1 (5st)
building 0.93 0.71 gross, 0.61 (net)
v) eight (8) storey
building 1 Concept 2 (6st)
0.81 (gross), 0.69
(net)
Step Back of Upper 5.6.3 The exterior wall of each | 2 metres above the | Yes
Floors floor of a building facing | 4" storey
a street and located
above four (4) storeys
shall be stepped back 2
metres from the exterior
wall of the 4th storey
and each floor above six
(6) storeys shall be
setback an additional 2
November 2024 Simcoe Lands
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Parking Requirements

Visitor Parking
Requirements
(residential)

Visitor Parking
Requirements (non-
residential)

Location of Parking

November 2024

4.9 a) and b)

4.9 f)

4.9 00)

4.2

metres from the exterior
wall facing a street.

Other Provisions

Single detached, semi-
detached, duplex, tri-
plex, four-plex,
townhouse dwellings:

2 parking spaces / unit

Apartment dwelling:
1.5 parking spaces / unit

Apartment dwellings,
duplex dwellings, tri-plex
dwellings, four-plex
dwellings, townhouse
dwellings:

1 visitor parking space /
3 units

Retail store or
merchandise service
shop 1 parking space for
every 30 square metres
of usable floor area

For tri-plex dwellings,
duplex dwellings, four-
plex dwellings, street
townhouses, stacked
townhouses, required
parking spaces shall be
prohibited within the
required front yard or
required exterior side
yard

For group townhouses
and apartment
dwellings, no parking lot
or parking space shall be
located between a
dwelling and the street
line, except for
individual or tandem

1.5 spaces / unit
(including 0.25 spaces
/ unit visitor)

0.25 spaces/unit
(combined with
above)

14

Parking will be
located in the rear
yard.

Simcoe Lands
Planning Justification Report
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Provision Reference Required Provided Compliance

parking spaces leading
directly to each
townhouse dwelling

unit.
Parking and 4.2.5 In the case of a corner | Minimum of 50 Yes
Landscaped Area lot, @ minimum of 50 percent of the front

percent of each of the | yard and exterior side
front yard and exterior | yard will be

side yard shall be landscaped
maintained as

landscaped area

Hazard Land Zone (HL) — Section 11.1

Permitted Uses 11.11 No buildings or Parking lot Yes
structures, except for:

c¢) parking lot or any
similar non-structural use
accessory to a permitted
use or accessory to a
permitted use in an
adjacent Zone but on
same lot

3.4.2 Pond Street and Victoria Street

The Pond Street and Victoria Street properties are primarily zoned “Open Space” (OS), under Zoning By-law 1-Z-2014,
with portions of the property abutting the Lynn River zoned “Hazard Lands” (HL). The proposed Zoning By-law
Amendment seeks to maintain this zoning, however, introduces a range of permitted uses which align with the nearby
Central Business District zoning, as described in the table below. Further, a site specific provision is proposed which will
allow for the existing parking lot use to continue within the OS zone.

November 2024 Simcoe Lands
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Figure 7: Zoning Map for Pond and Argyle Street properties, Simcoe, ON.

The below table provides an overview of the proposed Zoning By-law Amendments to the OS and HL zones,

demonstrating where site specific provisions are required.

following uses:
* Antique shop

a) campground * Art gallery

b) dwelling, single detached | *Auction centre

c) dwelling unit in any * Bar or night club
permitted non-residential * Boarding or lodging house
building — maximum one (1) | * Boutique

d) fairground * Brew-your-own

» Clinic or doctors office

* College or trade school
 Contractor supply / service
shop

» Convenience store

e) golf course

f) golf driving range
g) home occupation
h) park

Provision Reference Required Provided Compliance
Open Space (OS) — Section 9.1
Permitted Uses 9.1.1 In an OS Zone, no land, For 73 Victoria Street and 87, | No
building or structure shallbe | 89, 95, and 129 Pond Street
used except in The following permitted uses
accordance with the shall be added:

November 2024 Simcoe Lands
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Provided Compliance

November 2024

i) place of recreation
ancillary to a golf course but
excluding an arena

j) place of sports and
recreation.

* Deli and specialty food sop
» Department store
Equipment rental

» Farmers market

* Financial institution

* Florist shop

* Fruit and veg outlet

» Hardware store

* Hotel or hostel

* Library

* Lumber yard & building
supply

* Merchandise service shop
* Museum

« Office, all types

» Parking lot

* Personal service shop
* Pharmacy

* Photo studio or shop

* Place of entertainment
* Place of sports and
recreation

* Printing & publishing
establishment

* Private club

* Radio, TV studio

* Restaurant, all types

* Retail store

» Supermarket

* Training & rehab centre
* Video store

* Wholesale outlet

Storage shall be permitted to be
located in the lower-level of the
existing building, and shall

accessory to the permitted uses.

For the lands along Pond Street
north-east of Water Street
The following permitted uses
shall be added:

* a parking lot or any similar
non-structural use accessory to
a permitted use or accessory to
a permitted use may be used in
association with permitted uses
on lands municipally known as
87-97 Pond St.

Simcoe Lands
Planning Justification Report
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Official Plan and Zoning By-law Amendments

4.1 Pond and Victoria Street Proposed Amendments

411 Proposed Official Plan Amendment

The proposed Official Plan Amendment application seeks text amendments to the County of Norfolk Official Plan to
introduce a policy that allow a variety of uses within the existing buildings, and to allow for the continued uses of the
existing associated parking lot use.

A site specific Official Plan Amendment is proposed as follows:

/ Despite Section 7.3.1 and 7.3.2,(g), a range of non-residential uses and existing parking facilities may be
permitted within the existing buildings and structures at the lands municipally known as 73 Victoria Street; 87,
89, 95, 97, and 129 Pond Street; and the parcel north of 87 Pond Street (with no municipal address), provided
that the use will not pose additional risk to life or property and the requirements of the appropriate
Conservation Authority have been satisfied.

It is Fotenn’s opinion that the proposed Official Plan Amendment applicable to the subject lands above are
appropriate in allowing for the continued and future use existing underutilized buildings within Simcoe’s downtown
area. The proposed amendment seeks to allow for a range of non-residential uses and adaptive reuse
of the underutilized buildings and lots which have historically contained similar uses.

4.1.2 Proposed Zoning By-law Amendment

The proposed Zoning By-law Amendment application seeks text and map amendments to Zoning By-law 1-Z-2014 to
permit a range of non-residential uses in the Open Space (OS) zone within the existing Pond and Victoria Street
buildings, and to permit the existing parking lot use. The proposed permitted uses are consistent with the uses
permitted in the nearby Central Business District zone.

A site specific Zoning By-law Amendment (OS-##) is proposed as follows:

/ Despite the provisions in 9.1.1., the following uses are permitted within the existing buildings and structures at
the lands municipally known as 73 Victoria Street; 87, 89, 95, 97, and 129 Pond Street;

o Antique shop, Art gallery, Auction centre, Bar or night club, Boutique, Brew-your-own, Clinic or doctors
office, College or trade school, Contractor supply / service shop, Convenience store, Deli and specialty
food shop, Department store, Equipment rental, Farmers market, Financial institution, Florist shop,
Fruit and veg outlet, Hardware store, Library, Lumber yard & building supply, Merchandise service
shop, Museum, Office (all types), Parking lot, Personal service shop, Pharmacy, Photo studio or shop,
Place of entertainment, Place of sports and recreation, Printing & publishing establishment, Private
club, Radio, TV studio, Restaurant (all types), Retail store, Supermarket, Training & rehab centre, Video
store, Wholesale outlet.

o Storage shall be permitted to be located in the lower-level of the existing building, and shall accessory
to the permitted uses.

/ Despite the provisions in 9.1.1., a parking lot is a permitted use at the parcel north of 87 Pond Street (with no
municipal address) and may be used in association with permitted uses on lands municipally known as 87-97
Pond St.

It is Fotenn’s opinion that the proposed Zoning By-law Amendment is appropriate for the subject lands, as it will allow
for the continued and future use existing underutilized buildings within Simcoe’s downtown area. The proposed
amendment seeks to allow for a range of non-residential uses consistent with those permitted in the
nearby Central Business District (CBD) zone, and will allow for the adaptive reuse of the underutilized

November 2024 Simcoe Lands
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buildings in downtown Simcoe. The proposed uses are appropriate to be accommodated at the existing buildings and
parcels and will not cause undue negative impacts on the surrounding lands.

4.2  Argyle Street Proposed Amendments

4.21 Proposed Official Plan Amendment

The proposed Official Plan Amendment application seeks text and map amendments to the County of Norfolk Official
Plan to redesignate the portion of 86 Argyle Street from Parks and Open Space to Urban Residential from a policy that
allow a variety of uses within the existing buildings, and to allow for the continued uses of the existing associated
parking lot use.

A site specific Official Plan Amendment is proposed as follows:

/ Amend Schedule “B” of the Official Plan to redesignate the portion of 86 Argyle Street from “Parks and Open
Space” to “Urban Residential”’; and,

/ To apply Site Specific Policy Area 7.7.3.X on Schedule “B” at 86 Argyle Street with the following policy:

o Onlands designated Urban Residential — Site Specific Policy Area 7.7.3.X on Schedule “B” to this Plan, in
addition to the uses permitted, a hotel shall also be permitted.

Its is Fotenn’s opinion that the proposed Official Plan Amendment application is appropriate for the subjectlands. The
subject lands are currently split into two zones: Hazard Lands and Parks and Open Space. The OPA is seeking to
redesignate the Parks and Open Space portion to Urban Residential to facilitate the future residential or mixed-use
development of the site while maintaining the Hazard Land designation in the western portion of the property along
the Lynn River. As demonstrated by the conceptual plans prepared for the subject lands, the residential uses can be
situated outside of the Hazard Land designation, and it is not expected that future development would have undue
negative impacts on this area. Any new development at the subject lands would be subject to a future Site Plan
Control application, in where detailed plans and studies would be required to demonstrate no negative impacts or
risks relative to the Hazard Lands. Additionally, the Official Plan permits a mix of uses to be located at the subject
property as small scale neighbourhood convenience commercial and personal service uses, which may be achieved
within a mixed-use built form.

4.2.2 Proposed Zoning By-law Amendment

The proposed Zoning By-law Amendment application seeks text and map amendments to Zoning By-law 1-Z-2014 to
rezone a portion of the subject lands from Open Space (OS) to Urban Residential 6 (R6). Additionally, special provisions
would permit ground floor non-residential uses in a mixed-use building, such as day care nursery, laundromat,
merchandise service shop, personal services shop, and restaurant, as well as permitting a hotel use at the property.

To illustrate potential development, two concept plans were created. The first Concept Plan demonstrates a five-storey
mixed-use building with ground-floor retail space, while the second Concept Plan demonstrates a six-storey residential
building. Both concept plans demonstrate surface parking located within the Hazard Land zone, as well as ten parking
space retained as public parking. The concept plans demonstrate site specific provisions required such as permitting
limited non-residential uses, a reduced exterior side yard setback, and a reduced visitor parking requirement.

As such, rezoning the property and including a site specific Zoning By-law Amendment (R6-##) is proposed as follows:

/- Amend Zoning By-law 1-Z-2014 to rezone a portion of the property at 86 Argyle Street from Open Space (OS) to
Urban Residential 6 (R6); and,

/ Add site-specific provisions (R6-##) to permit the following non-residential uses:

o Despite 5.6.1, a hotel and hostel are permitted uses;

November 2024 Simcoe Lands
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o Despite 5.6.1, a daycare nursery, laundromat, merchandise service shop, personal service shop, and
restaurant are permitted to be located within the ground floor of a mixed-use building;

o Despite 5.6.1, a boarding or lodging house, or emergency shelter are permitted in accordance with the
provisions of the R6 zone;

o Despite 5.6.2.(c), the minimum interior side yard setback is 3 metres;
o Despite 5.6.2.(g), the maximum FSI shall be 1.0 for any building up to eight (8) storeys; and,

o Despite Section 4.9, vehicle parking is required at a rate of 1.5 spaces / dwelling unit for residential and
visitor spaces combined.

»= In addition to the provision above, ten (10) vehicle parking spaces shall be provided and
maintained for public use.

It is Fotenn’s opinion that the proposed Zoning By-law Amendment is appropriate to support a viable future use at the
subject lands. The subject lands are currently used as a municipal parking lot, with the Zoning By-law Amendment
proposing a new residential or mix of uses near Simcoe’s downtown. The proposed Zoning By-law Amendments are
intended to support efficient development that aligns with the goals of the County of Norfolk and enhances the
Simcoe Downtown Area. The Zoning By-law Amendment and Concept Plans demonstrate the site's potential to
contribute to downtown Simcoe’s intensification while providing valuable services to the community.

The proposed site specific amendments to permit non-residential uses are appropriate in allowing for a range of uses
to locate at the property. The Official Plan permits a mix of uses to be located at the subject property as small scale
neighbourhood convenience commercial and personal service uses, which may be achieved within a mixed-use built
form. Additionally, the Official Plan permits group homes, hostels, temporary shelters, emergency shelters and other
similar forms of special needs housing, subject to the policies of Section 5.3.2.

The proposed interior side yard setback reduction is appropriate to accommodate a built form outside of the Hazard
Land zone and maintain adequate separation from the Lynn River. Finally, the proposed slight reduction to the
required parking is appropriate in facilitating both the new residential development while maintaining ten (10)
parking spaces on the subject lands for public use.
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Supporting Studies

5.1 Preliminary Functional Servicing and Stormwater Management Report

A Preliminary Functional Servicing and Stormwater Management Report was prepared by LandSmith Engineering &
Consulting Ltd. for the subject lands, dated November 2024. The report provides supporting documentation and analysis
related to the planning applications and intention for the subject lands. The report provides a review of water and
wastewater servicing, and stormwater management considerations for each of the properties. The existing buildings
located on Pond and Victoria Streets have available existing municipal infrastructure within Pond Street and are already
serviced for water and sanitary. Future confirmation of the adequacy of water-service sizes can be completed through
the Building Department depending on the ultimate use of the existing spaces. The Argyle Street property and proposed
building concepts can be serviced by existing and adjacent water and wastewater infrastructure. Water calculations,
preliminary design and recommendations for on-site stormwater management are included in the report, while
recommendations on the final design for stormwater management can be completed through the Site Plan Control
process. Additional stormwater recommendations are included in the report for the Pond and Victoria Street properties
should surface level development of parking areas take place, to be implemented through a future Site Plan Control
process.

5.2  Transportation Brief

A Transportation Brief was prepared by CGH Transportation for the subject lands, dated November 2024. The
Transportation Brief provides detailed analysis on the existing conditions, future background conditions, planned
network improvements, and trip generation relative to the proposed planning applications and concept plans for the
subject lands. The transportation brief has determined that further investigation may be required relative to the several
of the proposed land uses and their potential gross floor areas at the Pond and Victoria Street properties, while the
proposed parking lot use at the property with no municipal address is not expected to generate additional
transportation impacts. Finally, the transportation increases contemplated based on the proposed concept plans is
expected to be negligible, however ground floor non-residential land uses may require further investigation as the
proposed land uses are susceptible to exceeding trip generation thresholds. The report recommends that the proposed
applications proceed, with respect to the potential need for a further investigation at subsequent development
application stages by future proponents of development applications on each parcel. Should a proposed land use
exceeds the TIS trip generation threshold, the report recommends that a full study be required.
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Conclusion

Itis Fotenn’s opinion that the proposed Official Plan Amendments and Zoning By-law Amendments at the subjectlands is
consistent with Provincial policies and the purpose and intent of the Norfolk County Official Plan.

The proposed Official Plan Amendment is appropriate in allowing for the continued and future use existing underutilized
buildings within Simcoe’s downtown area, as well as the future use and development of municipally owned lands near to
the downtown. Permitting a range of residential and non-residential uses amongst the properties will both allow the
adaptive reuse of a heritage building, and permit uses and development to locate in an area which contains similar
existing uses and built forms. complementary uses.in the proposed OPA seeks to introduce adaptive re-use of the
underutilized buildings and lots which have historically contained similar uses. through a range of permitted uses that
include commercial and residential uses.

The proposed Zoning By-law Amendments are appropriate for the subject lands in that it will establish rights for
a range of non-residential uses consistent with those permitted in the nearby Central Business District (CBD) zone, and
will allow for the adaptive reuse of the underutilized buildings in downtown Simcoe. The proposed uses are appropriate
to be accommodated at the existing buildings and parcels and will not cause undue negative impacts on the surrounding
lands. Further, the Zoning By-law Amendment will establish a residential zone and permit both a limited mix of uses and
supports the viable future use and development of the subject lands. As demonstrated by the conceptual plans prepared
for the subject lands, proposed uses and forms can be situated outside of the Hazard Land designation, and it is not
expected that future development would have undue negative impacts on this area. Any new development at the
subject lands would be subject to a future Site Plan Control application, in where detailed plans and studies would be
required to demonstrate no negative impacts or risks relative to the Hazard Lands.

Overall, it is our professional land use planning opinion that the applications are appropriate to support the future and
continued use of the subject lands and should be approved.

Sincerely,

%'/ﬁ' f 9 Nl e

Nathan Petryshyn, MCIP RPP Michael Keene, MCIP RPP

Senior Planner Principal, Planning and Development
November 2024 Simcoe Lands

Planning Justification Report



APPENDIX A
CONCEPT PLANS FOR ARGYLE STREET



86 ARGYLE

STREET
SIMCOE

Concept Plan

<
%,
Q,(?g’é i
"
2, o
K3
DY
DEVELOPMENT STATISTICS
SITE AREA 5,356m?
BUILDING FOOTPRINT: 800m?
GFA (GROSS) Retail Residential

420m° 3,356m°

RESIDENTIAL UNITS
Apartment: 38
Assumes an 85% efficiency, 75m?/unit (807f%/unit)

PARKING PROVIDED: 81-spaces
Residential (1.5 spaces/unit) 57-spaces
Retail (1 space/30 sm) 14-spaces
Public Parking (Retained) 10-spaces
NOTES

1. Assumes typical Residential floor height of 3.0m. Assumes
Retail Ground floor height of 4.5m.

2. Assumes 85% efficiency and 70m? (754f2) unit size is used to
calculate approximate total number of units.

3. Assumes 1.5 spaces / unit (including 0.25 spaces / unit
visitors). Assumes 1 space / 30m? retail. Approximately
81-spaces (provided), (61-spaces above-grade, 20-spaces
below-grade). 10 public parking spaces provided/retained.

4. The base plan (lot lines, existing roads and surrounding
areas) is based on the topographic survey (23-3682) and aerial
images (Norfolk County Web Map). The site area is
approximate and all dimensions need to be confirmed by a
legal survey.
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NOTES

1. Assumes typical Residential floor height of 3.0m. Assumes
Retail Ground floor height of 4.5m.

2. Assumes 85% efficiency and 74m? (800f2) unit size is used to
calculate approximate total number of units.

3. Assumes 1.5 spaces / unit (including 0.25 space / unit
visitors). Approximately 81-spaces (provided), (61-spaces
above-grade, 20-spaces below-grade).

3. Assumes 1.5 spaces / unit (including 0.25 spaces / unit
visitors). Assumes 1 space / 30m? retail. Approximately
81-spaces (provided), (61-spaces above-grade, 20-spaces
below-grade). 10 public parking spaces provided/retained.

4. The base plan (lot lines, existing roads and surrounding
areas) is based on the topographic survey (23-3682) and aerial
images (Norfolk County Web Map). The site area is
approximate and all dimensions need to be confirmed by a
legal survey.
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1. Introduction

1.1. Background

LandSmith Engineering & Consulting Ltd. was retained by Norfolk County through Fotenn Planning +
Design for the completion of a Functional Servicing & Stormwater Management Report for lands
known as the ‘Riverfront Lands’ in the community of Simcoe in Norfolk County. The purpose of this
report is to provide supporting documentation and analysis for development applications being
completed on behalf of Norfolk County for County owned lands located along the Lynn River in the

community of Simcoe.

A Terms of Reference for the reports required to support these development applications was prepared
by the County and provided to the various consultants for review prior to beginning their work. The
following report is intended to fulfill the requirements outlined by the County in the noted terms of
reference and to provide engineering support and information relating to water, wastewater and
stormwater management for the various forms of re-development which are proposed for the five

parcels of land in question.

1.2. Site Location & Topography

As noted in the previous section, the subject lands are located in the community of Simcoe in Norfolk
County and are located adjacent to the Lynn River. There are five separate areas of land to be studied
and they have been identified by the County by letter as Parcels A, B, C, D, and E. All the properties
are located between Argyll Street and Victoria Street. Parcels A through D are located to the west of
the Lynn River, east of Pond Street, and downstream (south) of the Quance Dam, while Parcel E is
located to the east of the river and upstream of the Quance Dam immediately to the south of Argyll
Street. The Site Location Plan on the following page provides a further description of the location of
the lands to be studied.

No topographic survey was provided for review by LandSmith for the completion of this report,
however a walkthrough / site assessment was completed on October 10™ in which the topography was
reviewed. This, together with a desktop review of available contour information, forms the basis of
our description of the existing topography. All the parcels, save and except Parcel D are sloped
towards the Lynn River, and would discharge runoff under rainfall events directly to the river. Parcel
D as the exception, is primarily sloped towards Pond Street where runoff under rainfall events enters
street catch-basins before discharging to storm sewers which drain to the Lynn River. Some of the
parcels, including C, D and E, contain stormwater infrastructure. This will be discussed further within

this report under the headings for each Parcel.
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Figure 1: Site Location Plan
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1.3. Proposed Development

The proposed forms of development for the various parcels are noted by the County in the provided
terms of reference. The applications to be completed on behalf of the County are Official Plan

Amendments and Zoning Bylaw Amendments as follows:

Parcels A-C: Redesignation and rezoning from Hazard Lands designation and Open Space zoning to

add a special policy and add special provisions to allow a list of permitted uses within the existing
buildings only (with the proviso of only accessory storage in the basement) that aligns with many of

the existing non-residential uses within the CBD Zone. The list of uses excludes residential or other

uses for health and safety due to floodplain and other site-contextual reasons.

Parcel D: Redesignation and rezoning to add special policy and provision to the existing Hazard Lands
designation and Open Space zoning to allow parking, including that which may be associated with

adjacent lands.

Parcel E: Redesignation and rezoning from Parks & Open Space designation and Open Space zoning
to Urban Residential designation and Residential Six (R6) zoning with special provisions to allow a
limited range of non-residential uses on the ground floor of a mixed-use building, including day care
nursery, laundromat, merchandise service shop, personal services shop, restaurant and to also permit
hotel.

The list of permitted uses for Parcels A-C are included in Appendix ‘A’ together with the original
Terms of Reference as provided by the County.

To support the re-designation and re-zoning as described above, the following report will provice
high-level servicing information describing the implications of the re-designations and additional uses
from a water, wastewater and stormwater management perspective. Specific focus will be given to
Parcel E, as the proposal for this parcel will entail permissions for the construction of a new building
thereby creating greater servicing implications than with the other parcels for which no new

construction is proposed.

This report will address each parcel separately within the following sections and provide commentary
and analysis pertaining to water, wastewater and stormwater management (SWM) for each. This
report will reference the Norfolk County Engineering Design Criteria and is completed in conjunction
with review of the Norfolk County Integrated Sustainable Master Plan (ISMP).
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2. SERVICING ANALYSIS
2.1. PARCEL A

2.1.1 - Parcel Description

Parcel A consists of vacant lands located at 73 Victoria Street. The exact limit of the lands are
described on the Registered Plan provided by Jewitt and Dixon Ltd. which is provided in Appendix ‘A’
for reference. This parcel has frontage on both Pond Street and Victoria Street, there is a driveway
access to the parcel from Victoria Avenue, however it is not directly on the frontage of Parcel A. There
is one abandoned building located on Parcel A. Plans illustrating the existing and available municipal
sewers and services for this parcel are included within Appendix B of this report for reference.

Based on review of the available infrastructure drawings for the adjacent streets as provided by the
County this building appears to be un-serviced and may contain electrical equipment as part of a

former transformer station located on these lands. See image below.

Figure 2: Parcel A, Existing Building
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2.1.2 - Water Servicing Review

There is a 150mm diameter watermain along the frontage of the Parcel within Pond Street, and a
30omm diameter watermain located along the frontage of the Parcel within Victoria Street. Review of
the Norfolk County Integrated Sustainable Master Plan (ISMP), Appendix C ‘Water Distribution
System Model Outputs’ indicates that there is good available water pressure and fire-flow within the
adjacent watermains even up to the 2041 ‘Maximum Day’ projected scenario. The pages from
Appendix ‘C’ relating to the community of Simcoe water model are included in Appendix B of this

report for reference.

Fire-flow servicing has not been considered, as this is an existing building. Domestic water flow
requirements would be dependent upon the requested use from among the permitted uses
contemplated as part of the current development applications. Were a tenant for the existing building
to arise, co-ordination with the Building Department should be carried out to review the expected
domestic water demand requirements and to ensure an appropriately size water service for the

building is provided.

2.1.2 - Wastewater Servicing Review

There is an existing 750m diameter trunk watermain located within Pond Street along the frontage of
Parcel A. Review of the Norfolk County ISMP, ‘Appendix F’ - Wastewater Figures, indicates that there
are no current capacity constraints within the local trunk sewer, downstream to the Simcoe

Wastewater Treatment Plan.

Should a tenant arise for the existing building it is not expected that the sanitary generation, based on
the list of permitted uses, would exceed the available capacity within the downstream sanitary system.
Were the future development of the Parcel to take place for re-use of the existing building detailed
sanitary calculations could be provided to the County under site-plan control requirements. As noted
above, the existing structure is not serviced and so a new sanitary service connection would be

required to be provided were the building to be put to use in the future.

2.1.3 - Stormwater Review & Considerations

It appears to be no internal storm sewers within Block A. There are storm sewers within Pond Street
adjacent to the parcel. These sewers drain to the Lynn River via a 525mm storm sewer which passes
beside the building within Parcel C to an outfall to the Lynn River. Stormwater for the subject lands
sheets easterly onto and across Parcel B and then continues easterly to the Lynn River. Were the lands
to be developed as an asphalt parking area Stormwater Management would be required. A general
section describing typical stormwater management requirements and recommendations has been

attached to this report for reference purposes within Appendix D.
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PARCEL B
2.2.1 - Parcel Description

Parcel B consists of vacant lands located at 129 Pond Street. The exact limit of the lands are described
on the Registered Plan provided by Jewitt and Dixon Ltd. which is provided in Appendix A for
reference. This parcel has frontage primarily on Victoria Street, however there is a 2.91m space of
frontage on Pond Street as well. Driveway access to the parcel is available via an existing curb-cut on

Victoria Street.

There is a single existing building on Parcel B. This structure was formerly used as a garage for the
storage of Norfolk County Public Works vehicles. Based on the records provided by Norfolk County it
appears that the building is un-serviced for sanitary, however it is possible that a water service is

present (see following section) this should be reviewed with the County.

Plans illustrating the existing and available municipal sewers and services for this parcel are included

within the Appendices of this report for reference.

2.2.2 - Water Servicing Review

There is a 150mm diameter watermain along the frontage of the Parcel within Pond Street, and a
30omm diameter watermain located along the frontage of the Parcel within Victoria Street. Review of
the Norfolk County ISMP, Appendix C ‘Water Distribution System Model Outputs’ indicates that there
is good available water pressure and fire-flow within the adjacent watermains even up to the 2041
‘Maximum Day’ projected scenario. The pages from Appendix C relating to the community of Simcoe

water model are included in Appendix C of this report for reference.

Fire-flow servicing has not been considered, as this is an existing building. Domestic water flow
requirements would be dependent upon the requested use from among the permitted uses
contemplated as part of the current development applications. Were a tenant for the existing building
to arise, co-ordination with the Building Department should be carried out to review the expected
domestic water demand requirements and to ensure an appropriately size water service for the

building is provided.

It should be noted that the plans provided by the County do not illustrate any existing services to the
building, however based on the site review it does appear that there is an existing water service which
was brought to the building. It may be possible to re-use this existing service, subject to review of the

size.
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Figure 3: Parcel B, Existing Building Water Service

2.2.3 - Wastewater Servicing Review

There is an existing 750mm diameter trunk watermain located within Pond Street along the frontage
of Parcel A. Review of the Norfolk County ISMP, Appendix F - Wastewater Figures, indicates that
there are no current capacity constraints within the local trunk sewer, downstream to the Simcoe

Wastewater Treatment Plan.

Should a tenant arise for the existing building it is not expected that the sanitary generation, based on
the list of permitted uses, would exceed the available capacity within the downstream sanitary system.
Were the future development of the Parcel to take place for re-use of the existing building detailed
sanitary calculations could be provided to the County under site-plan control requirements.

As noted above, the existing structure is not serviced for sanitary, and so a new sanitary service

connection would be required to be provided were the building to be used in the future.

Functional Servicing Report
Simcoe Riverfront Lands (Norfolk County) Page 7



i LandSmith

ENGCINEERING & CONSULTING LTD.

2.2.4 - Stormwater Management Review & Considerations

There appears to be no internal storm sewers within Block B. There are storm sewers within Pond
Street adjacent to the parcel. These sewers drain to the Lynn River via a 525mm storm sewer which
passes between the building on Parcel B and Parcel C to an outfall to the Lynn River. Stormwater for
the subject lands sheets easterly onto and across Parcel B and then continue easterly to the Lynn River.
Were the subject lands to be developed as an asphalt parking area Stormwater Management would be
required to be provided. A general section describing typical stormwater management requirements

and recommendations has been attached to this report for reference purposes.
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2.2. PARCEL C
2.3.1 - Parcel Description

Parcel C is occupied by an existing 2-storey flat-roofed brick building with municipal addresses
including 87, 89, 95 and 97 Pond Street. Together with the building the Parcel encompasses existing
asphalt parking areas to the rear (east) of the building. The exact limit of the lands are described on

the Registered Plan provided by Jewitt and Dixon Ltd. which is provided in Appendix A for reference.

This parcel has frontage on Pond Street, and there appears to be multiple sanitary and water services
to the structure, based on the multiple addresses. Driveway access to the parcel is available via an
existing curb-cut on Pond Street within Parcel C, and a separate driveway entrance to the north which

crosses into Parcel D.

This building has numerous units and some are currently occupied, while others remain empty. The
servicing of the existing building will be discussed in the following sections. Plans illustrating the
existing and available municipal sewers and services for this parcel have been provided by the County

are included within Appendix B of this report for reference.

2.3.2 - Water Servicing Review

Norfolk County plans illustrate a 1I50mm water service to the main southern area of the existing
building at 95 Pond Street. In addition, there appears to be a second water service of 5omm diameter

which extends to the northern portion of the building at 87 Pond Street.

There is an existing 150mm diameter watermain on Pond Street along the frontage of the entire
building face. As in the cases of Parcels A and B, the Norfolk County ISMP illustrates adequate
pressures and fire-flow availability from this watermain for the servicing of the building under existing

conditions.

The addition of the permitted uses listed by the County are not expected to impact the local water

system or the ability to continue to provide domestic and fire-flows from the municipal mains.

Fire-flow considerations are not included herein as the building is an existing structure and the level of
service to the building would remain the same regardless of the tenancy. Domestic water flow
requirements would be dependent upon the requested use from among the permitted uses
contemplated as part of the current development applications. Were a tenant for the existing building
to arise, co-ordination with the Building Department should be carried out to review the expected
domestic water demand requirements and to ensure an appropriately sized water service for the

building is provided if not already available.
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2.3.3 - Wastewater Servicing Review

There is an existing 750m diameter trunk watermain located within Pond Street along the frontage of
Parcel C. Review of the Norfolk County ISMP, Appendix F - Wastewater Figures, indicates that there
are no current capacity constraints within the local trunk sewer, downstream to the Simcoe

Wastewater Treatment Plan.

Should a tenant arise for the existing building it is not expected that the sanitary generation, based on

the list of permitted uses would exceed the available capacity within the downstream sanitary system.

2.3.3 - Stormwater Review & Considerations

There are no storm sewers within Pond Street immediately at the frontage of the building, however
there are storm sewers to the south of the existing building and there are two outfalls which pass
through the Parcel C property to the Lynn River. The 525mm pipe mentioned above, which runs
along the south limit, and a 975mm pipe which services a significant area of the Simcoe downtown

passes along the north of the building to an outfall to the Lynn River.

There is an internal catchbasin network within the parking area at the rear of the building, and most
(if not all) of the asphalt parking area is captured by these internal catchbasins before being
discharged to the Lynn River via one of the outfalls. It does not appear that any stormwater controls
are in place to provide stormwater quality treatment. Were it the case that the parking area was to be
re-developed by the County with new curbs and asphalt stormwater quality control measures should
be included with the design. This would be subject to review by City Development Engineering staff

and their review of future Site Plan applications.

A general section describing typically applicable stormwater management requirements and

recommendations has been attached to this report for reference purposes.
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2.3. PARCEL D
2.4.1 - Parcel Description

Parcel D is not occupied by any buildings under existing conditions. The exact extents of the Parcel are
described on the Registered Plan provided by Jewitt and Dixon Ltd. which is provided in Appendix A

for reference.

The property does not have a municipal address, it contains an existing parking area that is
immediately adjacent to the travelled way of Pond Street, and includes an entrance to the parking area
located behind Parcel C.

2.4.2 - Water Servicing Review

As noted in the County’s terms of reference for this project, there are no existing buildings on the site,
and the proposed development applications will not contain consideration for any uses which would

involve the construction of new structures.

2.4.3 - Wastewater Servicing Review

As noted in the County’s terms of reference for this project, there are no existing buildings on the site,
and the proposed development applications will not contain consideration for any uses which would

involve the construction of new structures.

2.4.4 - Stormwater Review & Considerations

Storm drainage for the existing parking area enters the catchbasins within Pond Street and discharges
to the 975mm drainage pipe which extends from Water Street easterly to the Lynn River adjacent to
the building on Parcel C. There do not appear to be any water quality control measures currently in
place to service the parking area. Were re-development of the parcel to be completed for the
expansion / improvement of the parking areas stormwater quality measures should be included in the

design to protect the downstream receiving Lynn River drainage system.

A general section describing typically applicable stormwater management requirements and

recommendations has been attached to this report for reference purposes.
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2.4.PARCEL E
2.5.1 - Parcel Description

Parcel E is located on the opposite side of the Lynn River from the other parcels already discussed
within this report. This Parcel consists of an existing municipal parking lot, some landscaped and
treed areas adjacent to the Lynn River, walking trails and grassed areas to the south of the main
parking area. The municipal address of these lands is 86 Argyll Street. Figure 4: Site Location,
Parcel E can be found below and illustrates further the site area via the Norfolk County aerial
mapping. The exact limits of the Parcel area are described in the Registered Plan prepared by

Jewett & Dixon which is included in Appendix A for reference purposes.

LasTREELL

Figure 4: Site Location, Parcel E

Functional Servicing Report
Simcoe Riverfront Lands (Norfolk County) Page 12



i LandSmith

ENGCINEERING & CONSULTING LTD.

2.5.2 - Proposed Development

In the case of this parcel, the proposed OPA and Re-zoning will not only add uses but will also include
provision for new construction of the highest and best use for the lands. Development planning work
by FOTENN Planning + Design in conjunction with County staff has determined a development
concept and site layout which represents the best use for the property. Two concept plans are

provided, P1 and P2, and these plans are included in Appendix C for reference.

As can be seen, the proposals are for either a 5-storey mixed use building (P1) with 420 square meters
of retail space, and 38 apartment units, or a 6-storey building (P2) with 47 apartment units. Both
concepts provide surface level parking surrounding the proposed building. These provided Concept
Plans P1 and P2 form the basis of the provide the basis for the provided engineering analysis in the

following sections.

2.5.3 — Water Servicing Review

Water Service Assessment

The Ontario Building Code has been utilized to calculate the expected maximum hydraulic load and
associated flow rate for the proposed building with the Fixture Unit Method, per OBC Table 7.6.3.2.A.
These calculations have been based on the Concept Plans provided by Fotenn Planning + Design which

are attached to this letter report for reference purposes.

Concept Plan Pi:

As per Concept Plan P1, the proposed building is to have a total of 38 residential units and one ground
floor commercial unit. It was assumed that each residential unit will contain: one three-piece
bathroom, one powder room, dishwasher, clothes washer, and kitchen sink. The commercial unit was

assumed to have two public bathrooms.

Based on the fixture units method the building in Concept P1 will have a total of 328 fixture units.
This is equivalent to a maximum hydraulic load for the building of 6.96 L/s. The supporting
calculations describing how this value was determined have been attached to this report within

Appendix C for reference purpose.

Concept Plan P2:

As per Concept Plan P2, the proposed building is to have a total of 47 residential units. It was assumed
that each residential unit will contain: one three-piece bathroom, one powder room, dishwasher,
clothes washer, and kitchen sink.
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Based on the fixture units method the building in Concept P2 will have a total of 503 fixture units.
This is equivalent to a maximum hydraulic load for the building of 8.74 L/s. The supporting
calculations describing how this value was determined have been attached to this report within

Appendix C for reference purpose.

In addition to domestic flow calculations, the fire-flows for the proposed building were calculated
using both the Fire-Underwriters Survey (FUS) method which is used by Norfolk County, and also via
the Ontario Fire Marshall’s Method as per Part 3 of the Ontario Building Code for comparison
purposes. These calculations are contained within Appendix C for reference, together with a Fire-

Protection Plan which illustrates the proximity of the nearest buildings.

As can be seen through review of the provided methods, the FUS calculation reveals a needed fire-flow
for the building of 105 L,/s while the OFM Method also results in a needed fire-flow of 105 L/s.

There is a 250mm watermain located within Argyll Street on the site frontage which can be used for
the servicing of the proposed building. Based on the information about the existing water system
found within the Norfolk County ISMP the adjacent watermain ranges in pressure from 350 - 550 kPa
and can provide a fire-flow of more than 159 L/s. Therefore, based on this information the proposed
building can be serviced for water - with a peak demand of 114 L/s including both domestic and fire-

flow requirements - from the adjacent watermain.

At the time of development under site-plan control these calculations should be verified and the
available pressure and fire-flow can be reviewed through private hydrant flow tests from the nearest

adjacent fire hydrant.

2.5.4 - Wastewater Servicing Review

Wastewater Assessment

Concept Plan P1:

Concept Plan P1 proposes a 5-storey mixed use building which includes a ground floor commercial
area of 420 square metres and 38 residential units covering 3,356 square metres. Based on the
Norfolk County Sanitary Design Criteria, the calculation for expected generation of sanitary effluent

based on the proposed building is as follows:

Tributary Population:
Residential = 2.75 persons/unit x 38 units = 105 persons
Commercial = 9o persons/ha x 0.042 ha = 4 persons

Site Total = 109 persons
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Sewage Flows:
Residential = 450 L/person/day x 105 persons = 47,250 L/day = 0.547 L/s
Commercial = 40,000 I./ha/day x 0.042 ha = 1,680 I./day = 0.019 L,/s

Total Wastewater Generation = 0.547 + 0.019 = 0.566 L/s

Peaking Factor (Modified Harmon) = 5.0
Infiltration Allowance = 0.28 L,/s/ha x 0.536 ha = 0.150 L/s

Estimated Peak Design Flow = (0.566 x 5.0) + 0.150 = 2.98 L/s

Concept Plan P2:

Concept Plan P2 proposes a 6-storey residential building which includes 47 units covering 4,352
square metres. Based on the Norfolk County Sanitary Design Criteria, the calculation for expected

generation of sanitary effluent based on the proposed building is as follows:

Tributary Population:

Residential = 2.75 persons/unit x 47 units = 130 persons

Sewage Flows:

Residential = 450 L/person/day x 130 persons = 58,500 L/day = 0.677 L/s

Peaking Factor (Harmon) = 5.0
Infiltration Allowance = 0.28 L/s/ha x 0.536 ha = 0.150 L/s

Estimated Peak Design Flow = (0.677 x 5.0) + 0.150 = 3.54 L/s

The County’s g9oomm diameter trunk sanitary sewer crosses the subject lands and will provide an
outlet for sanitary flows from the site. Based on information in the ISMP there are no current capacity
constraints on this pipe between the subject lands and the Simcoe Waste-water Treatment Plant.
Projected sanitary flows for the site can be input to the County’s sanitary model for confirmation of

available capacity prior to the development of the property under Site Plan control.
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2.5.5- Stormwater Management (SWM) Review

2.5.5.1 -Existing Conditions

The topography of the existing site has been described above in Section 1.2. The existing parking lot
drains westerly towards the Lynn River, and there are several outfalls along the riverbanks where the
internal catch-basin network for the existing parking areas are discharging. Further to the south
runoff from the landscaped areas sheet flow directly to the Lynn River. Based on our visual
assessment during the site visit of October 10", and available contour information Figure 2 - Existing
Drainage Conditions was created which described the existing drainage pattern of the site. This figure
is contained within Appendix C for reference purposes. As can be seen, the existing parcel is 0.537
hectares, with 58.3% imperviousness.

2.5.5.2 - Stormwater Criteria

As per Norfolk County Design Criteria for SWM and drainage, peak flows from the site shall not
increase compared to the existing conditions as a result of the proposed development for the 2
through 100-year return period storm events. In addition, stormwater quality control must be
provided to MECP Level 1 “Enhanced” protection with 80% long term total suspended solids (TSS)

removal.

The following sections provide high-level design guidance illustrating how the lands can be serviced

for stormwater based on the Norfolk County Design Criteria.

2.5.5.3 - Preliminary Stormwater Management Design

SWM Quantity Controls:

Figure 3 - Post-Development Drainage Area Plan attached in Appendix ‘C’ illustrates the drainage area
for the proposed development. The development includes a 6-storey residential building and an
asphalt parking lot providing a total of 81 parking spaces. The imperviousness of the site increases to
65.1% under the post-development condition. As in the existing condition, all post-development site

drainage will continue to be conveyed to the adjacent Lynn River.

Peak flows and runoff volumes for the pre- and post-development areas were found using MIDUSS v2
and the 3-Hour Chicago design storm distribution. Norfolk County IDF Curve Values were used for
the 5, 25, and 100-year storm events. Table 1 below summarizes and compares the peak flows and
runoff volumes for the pre- and post-development conditions. MIDUSS Output files can be found

within Appendix ‘C’ for reference purposes.
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Based on the post-development peak flows for the site increasing from the pre-development

conditions, on-site stormwater storage will be required. The storage volume required in order to

control the post-development flows to the pre-development levels for each return period are also

indicated in Table 1 below.

Return Peak Runoff (m3/s) Runoff Volume (m3) Post-Dev. St?rage
) Volume Required to
Period % % limit flows to Pre
(Year) | Pre-Dev. | Post-Dev. 0 Pre-Dev. | Post-Dev. 0
Increase Increase Dev. levels (m3)
5 0.083 0.092 10.8% 146.93 157.21 7.0% 8.7
25 0.119 0.131 10.1% 226.91 239.95 5.7% 13.0
100 0.149 0.164 10.1% 298.39 313.23 5.0% 17.0

Table 1: Pre- and Post-Development Hydrologic Analysis Summary

Various means can be used to provide the necessary level of storage to limit post-development flows to
the pre-development levels. CULTEC underground polyethylene storage tanks are a product that is
frequently used and provide an economic means for provision of stormwater controls that can be
installed below parking areas. Alternatively, the grading for the site could be designed such that
surface storage is used within the parking areas with flow limiters on the future catchbasins in order

to limit flows to pre-development levels.

A combination of these means or other measures can be utilized at the time of the development of the
site under Site Plan control. The developer should expect that at minimum 17 cubic meters of storage
would be required for development of the site in accordance with the provided Concept Plans. Should
alternative designs be pursued at the time of Site Plan stormwater management storage requirements

may differ.

SWM Quality Controls:

To address quality control requirements for the development a treatment train approach should be

utilized. Some measures which are frequently used on similar development sites are as follows:

e Qil-grit separator (OGS) units constructed within the site area, through which site runoff must
flow before entering the receiving watercourse. Can provide water quality improvement up to

50% TSS removal, based on ETV verification and subject to the model selected.

e Separator Row to be incorporated into the CULTEC storage tank. The separator row is an

ETV verified technology that can provide up to 80% TSS removal as a stand-alone measure.
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e Installation of CB Shield devices within all site catchbasins. CB Sheilds are also an ETV
verified technology which can provide up to 50% TSS removal at the inlet catchbasins, subject

to contributing areas and imperviousness.

Documentation regarding these various means of provision of stormwater quality control is contained
within Appendix C for reference. A preliminary OGS sizing report is also included, which indicates
that a HydroDome HD6 oil-grit separation chamber can provide up to 83% TSS removal as a stand-

alone measure.

In addition to these measures, which are associated with the construction of infrastructure items
expected to be used on site in the development, the inclusion of Low-Impact Development (LID)

measures should be considered as part of the design of the site under future Site Plan control.

LID measures include features such as:
e Bioswales
e Infiltration Galleries / Soak away Pits
e Permeable Pavers
e Green Roofs

e Rainwater Harvesting

Use of these measures is subject to site conditions, including ground-water elevations and underlying
soil conditions. Further details regarding each of LID measures including design guidance can be

found via the Sustainable Technologies online information portal found here:

https://sustainabletechnologies.ca/home/urban-runoff-green-infrastructure/low-impact-

development/low-impact-development-stormwater-management-planning-and-design-guide/

Consideration should be given for the inclusion of LID features to supplement the on-site stormwater

quality control at the time of the development of the site under Site Plan Control.

Functional Servicing Report
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3. Conclusions

In conclusion, based on the foregoing analysis we recommend that the applications for Official Plan
Amendments, and Re-Zoning of Parcels A, B, C, D and E can be supported from the existing municipal
infrastructure as follows:

1. Existing buildings on Parcels A, B and C have available existing municipal infrastructure
within Pond Street. Parcel C is already serviced for water and sanitary, future confirmation of
the adequacy of water-service sizes can be completed through the Building Department

depending on the tenant and use of the existing spaces.

2. Stormwater recommendations are included in Appendix D. Should surface level development
of parking areas for Parcels A, B, C or D take place in the future stormwater management can
be implemented through future Site Plan control applications in accordance with these

recommendations.

3. Parcel E and the proposed building concepts can be serviced by existing and adjacent water
and wastewater infrastructure. Calculations of water demands, and wastewater generation
are contained in Section 2.5. Preliminary design and recommendations for on-site stormwater
management are also included in Section 2.5.5. Final design for SWM can be completed at the

time of future development under Site Plan control.

Thank you for your consideration of the above Functional Servicing and Stormwater Management
Report. Should you have any questions or require clarification with respect to any part of the above

please do not hesitate to contact the undersigned.

Respectfully submitted,

S
< ImdrunanS L
‘A /

Andrew Smith, P. Eng.
Principal & Director

289-775-9374
andrew@landsmithec.com

Atticus Francisci, E.I.T.

Junior Engineer

Functional Servicing Report
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Attachments:

Appendix A - Background Information

Norfolk County Terms of Reference & Supporting Documentation
Plan of Survey - Parcels A, B, C & D
Plan of Survey - Parcel E

Long Point Region Conservation Authority - Regulated Areas Mapping

Appendix B - Existing Infrastructure Drawings

Norfolk County Local Infrastructure Plans:
Pond Street
Argyll Street

Norfolk County Integrated Sustainable Master Plan:
Water Figures

Wastewater Figures

Appendix C - Parcel E, Servicing Analysis

Appendix D -

Parcel E - Site Development Concept Plans & Rendering
Domestic Water Usage Calculations

Figure 1 - Fire Protection Plan

Fire-Flow Calculations:

Fire Underwriters Survey Method

Ontario Fire Marshall Method

Pre-Development Drainage Area Plan

Post-Development Drainage Area Plan
MIDUSS v2 Output Files

Preliminary Water Quality Provision Options Documentation

SWM Recommendations, Parcels A, B, C, D

Stormwater Management Best Practices and Recommendations

Functional Servicing Report
Simcoe Riverfront Lands (Norfolk County)
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APPENDIX A - Background Information

Norfolk County Terms of Reference & Supporting Documentation
Plan of Survey - Parcels A, B, C & D
Plan of Survey - Parcel E

Long Point Region Conservation Authority - Regulated Areas Mapping
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Office of the General Manager
Or Community Development Division
COUNTY 12 Gilbertson Dr, Simcoe, Ontario, N3Y 3N3

Phone: 519-426-5870 x8166
Email: brandon.sloan@norfolkcounty.ca
www.norfolkcounty.ca

August 19, 2024

Dear Recipient,

RE: Consultant Services:
Development Applications — County-owned Land, Simcoe

Norfolk County requires the services of a qualified planning and design professional to
undertake development applications for County-owned land on behalf of Norfolk. As
one of the County’s Planning Consultant firms on our roster we are looking for a
response and quote on the following scope of work.

General Scope:
1. The Subject Lands include County-owned riverfront lands in the Downtown

Simcoe area. See attached map of Parcels A-E, which includes 73 Victoria St,
87-129 Pond St inclusive and 86 Argyle St. (see attached map)

2. Prepare, submit and complete Official Plan Amendment (OPA) and Zoning
Bylaw Amendment (ZBA) applications and supporting materials for the Subject
Lands.

3. Supporting materials are expected to include:

a. Planning Justification Report (all sites)

b. Functional Servicing Report (all sites). Input to County’s water and
wastewater modelling.

c. Transportation Impact Study (all sites)

Stormwater Management Report (all sites)

e. Iltemsb.) to e.) would be scoped to be high level information and
justification for the land use amendment changes with more detailed
study at any subsequent site plan stage. Maximum proposed zoning
permissions (use and density) and concept plan would be used to input
to technical reports at this stage.

f. Concept Plans (2) and Conceptual 3-D Visualizations (2) for 86 Argyle St
(Parcel E) potential development scenario

4. The OPA & ZBA would have the following initial parameters:

a. Parcels A-C — Redesignation and rezoning from Hazard Lands
designation and Open Space zoning to add a special policy and add
special provisions to allow a list of permitted uses within the existing
buildings only (with the proviso of only accessory storage in the
basement) that aligns with many of the existing non-residential uses
within the CBD Zone (see attached for preliminary list). The list of uses

Q

Norfolk,


mailto:brandon.sloan@norfolkcounty.ca
http://www.norfolkcounty.ca/

excludes residential or other uses for health and safety due to floodplain
and other site contextual reasons and has been preliminarily vetted
through the Long Point Region Conservation Authority.

b. Parcel D — Redesignation and rezoning to add special policy and
provision to the existing Hazard Lands designation and Open Space
zoning to allow parking, including that which may be associated with
adjacent lands.

c. Parcel E — Redesignation and rezoning from Parks & Open Space
designation and Open Space zoning to Urban Residential designation
and Residential Six (R6) zoning with special provisions to allow a limited
range of non-residential uses on the ground floor of a mixed-use
building, including day care nursery, laundromat, merchandise service
shop, personal services shop, restaurant and to also permit hotel.

5. The process would include:

a. Regular check-ins with the County’s Project Lead (expect 2 hr biweekly
call).

b. Preparing and submitting the development applications and supporting
materials to Norfolk County’s complete application standards.

c. Reviewing and responding to any technical and planning comments
received on the applications, as appropriate and subject to confirmation
through the County’s Project Lead. This may include issue resolution as
required.

d. Presentation of the proposal and assistance with answering questions at
one (1) Public Hearing Committee meeting (of Council), which is the
Statutory Public Meeting for development applications.

e. Attendance (no presentation) at one (1) Council decision meeting.

County’s Role:

The County will undertake a preliminary pre-consultation type meeting with affected
departments and agencies to determine the list of requirements for a complete
application. Norfolk will cover the submission cost of the development applications.
Norfolk Planning staff will complete typical tasks associated with development review,
including but not limited to notification of the applications, submission and application
review, staff reports and notice of decision.

The County’s Project Lead will be Brandon Sloan, GM Community Development with
back-up through the Economic Development Department via John Regan, Director,
Strategic Innovation and Economic Development with support from other internal staff
related to County-owned land (Realty, Operations-Facilities, etc.). The County will
provide background information and documents as needed (including survey/draft
reference plan of the properties), mapping and guidance. The County has undertaken
preliminary work with the Long Point Region Conservation Authority regarding
floodplain implications and potential future uses of the parcels. A preliminary list of
Community Development

Norfolk County
Page 2



permitted uses from the existing Central Business District Zone vetted with the
LPRCA is provided in the attachment. The County has supporting materials for the
sites which may be used confidentially, in support of and potentially some in public —
including survey/draft reference plan, Phase 1 and 2 Environmental Site
Assessments, Building Condition Assessment, Heritage Designation Bylaw, etc. The
County will prepare public communications (potentially including media release and
social media) around the time of the notice of applications and public hearing
committee going public along with contact with the Downtown Simcoe BIA.

Deliverables

1.

2.
3.
4.

Complete Development Application — including submission form completion
and supporting material studies/drawings.

Response to comments / issue resolution.

Presentation at Public Hearing Committee and response to questions.

Any updated materials or responses for Council meeting report/decision.

Timeline
Ideally the coordinated timing would target:

1.
2.
3.

Submission of complete application by approximately Oct. 25, 2024.

Public Hearing Committee on Jan. 7, 2025 (or Feb 4)

Council Meeting (Decision) on February (19" TBD), 2025 or by March (25"
TBD)

Budget
Please include the following in the quote:

1.
2.
3.
4.

5.

An overall cost estimate with a general work breakdown structure and
schedule.

Hourly rates of staff involved.

Identify HST, incidentals and contingency as separate line items.

Estimated breakdown of any subconsultants for supporting materials and
project support.

Note: travelling to view the site once is expected. Attendance at the PHC and
Council meeting may be virtual or in person.

Any invoicing/payments shall be directed through the County Project Lead. The
consultant shall have any necessary insurance as required, not indemnify the County
and shall maintain safety while providing the services.

Community Development
Norfolk County

Page 3



Please submit a response and quote for the above requested consultant services to
brandon.sloan@norfolkcounty.ca and john.regan@norfolkcounty.ca no later than
September 6, 2024.

Thank you,

B

Brandon Sloan
General Manager, Community Development

cc. John Regan, Director, Strategic Innovation and Economic Development
Marie Steiner, Division Coordinator, Community Development

Attachments:
Overview Map of Subject Lands
Preliminary Land Use Amendment Proposed List

Community Development Noyré]lf
Norfolk County
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D S
Area E
*» 86 Argyle Street
* Municipal Parking Lot ¢
*0.44 Hectares
\g, » Includes some parking spaces
\ for adjacent use and trail.
» Was Alligator Tug location
at waterfront with some

* No Municipal address

* Municipal Parking Lot

*0.15 Hectares

* Potential maintenace
s access for dam.

\
\

| —— = ..A =

Area C
* 87, 89 & 95 Pond Street : _ e
* Former Senior's Centre ; 82 \S =+ 129 Pond Street
* 0.48 Hectares : . \ | NS\ « Park Operations Yard
» Some current uses leasing  § " - . : ‘ " @ 0.18 Hectares
# space including Potters Guild L ' \ e § * Existing Operations yard
& Young Theatre Players b b : 1 and building.

/‘,

L Area A

§° 73 Victoria Street
¥ ¢ Operations Yard
=*0.13 Hectares

. * Existing fenced maintenance




DTS Riverfront Lands

OPA & ZBA



Pond/Victoria St Sites — Existing Buildings/Uses

* OPA: Hazard Lands —to add special policy to allow range of uses

within existing buildings

 /BA: Open Space —to add special provisions to allow range of
uses within existing buildings

 Add

uses from the CBD Zone:
Antique shop

Art gallery

Auction centre

Bar or night club

Boutique

Brew-your-own

Clinic or doctors office?
College or trade school?
Contractor supply / service shop
Convenience store

Deli and specialty food sop
Department store

Equipment rental
Farmers market

Financial institution
Florist shop

Fruit and veg outlet
Hardware store

Library

Lumber yard & building supply
Merchandise service shop
Museum

Office, all types

Parking lot

Personal service shop
Pharmacy

Photo studio or shop

Place of entertainment

Place of sports and recreation
Printing & publishing establishment
Private club

Radio, TV studio

Restaurant, all types

Retail store

Supermarket

Training & rehab centre

Video store

Wholesale outlet



Argyle St

* OPA from Open Space to Urban Residential

 /BA from Open Space to R6 with special provision for:

« ground floor non-residential uses in a mixed use building:
day care nursery, laundromat , merchandise service shop, personal
services shop, restaurant.

* Add hotel as a permitted use
* Increase the maximum floor area ratio to 2.0

* Intentis to not take away from CBD space/uses but support new
development and complement downtown.



Supporting Materials

Planning Justification Report (all sites)

Preliminary Functional Servicing Report (all sites)*
Transportation Impact Study (all sites)*

SWM Report (all sites)*

Concept Plan(s) and Visualization of potential development
scenario (Argyle St site)

a kb=

*Phased/scoped for high level justification of land use amendments with
detailed study further completed at any subsequent site plan stage
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APPENDIX B - Existing Infrastructure Drawings

Norfolk County Local Infrastructure Plans:
Pond Street

Argyll Street

Norfolk County Integrated Sustainable Master Plan:
Water Figures

Wastewater Figures
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NOTES:
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13.

17.

18.

19,

RAIL ELEMENTS SHALL BE STRUCTURAL TUBING SUPPLIED IN
ACCORDANCE WITH CSA G40.21-M32 GRADE 350.

STEEL IN POSTS SHALL BE CAST STEEL SUPPLIED IN
ACCORDANCE WITH ASTM A27-60 GRADE 65-35.

RAIL SHALL BE SUPPLIED WITH SPUCE IN LENGTHS OF
6980mm (EXCLUDING SPLICE) EXCEPT AS NOTED.
GALVANIZED RAIL TUBING MATING SURFACES TO HAVE A

2 + 0.5mm GAP ALL ARQUND TO ENSURE A SLIDE AT,
POSTS AND RAILS SHALL BE GALVANIZED IN ACCORDANCE
WITH CSA G164—M. ALL GALVANIZING SHALL BE DONE AFTER
FABRICATION.

ELECTRODES SHALL BE A LOW HYDRGGEN SPECIFICATION
E7015, E7016 OR E7018.

POST AND ANCHORAGE TQ INCLUDE ALL BOLTS AND WASHERS.
END CAP TO INCLUDE SST SELF TAPPING FASTENERS.
L—-BOLT, NUT AND WASHERS FOR FASTENING STEEL TUBING
TO POSTS SHALL BE GALVANIZED (CSA G164-M).
ALTERNATE RAIL CAPS MAY BE USED WITH APPROVAL OF
ENGINEER.

RAIL SHALL BE PREBENT TO FOLLOW ROAD CURVATURE
WHERE RADIUS 15 LESS THAN 150m.

RAIL POSTS SHALL BE SET PERPENDICULAR TQ GRADE.
WHERE LAYQUT OF POSTS IS NOT SHOWN, POST LOCATION
SHALL BE DETERMINED BY THE CONTRACTOR.

. RAIL MAY BE CUT AS REQUIRED IN FIELD WITH PtPE CUTTERS.

CUT TO BE SURFACE TREATED WITH ZINC RICH PAINT.

. WHEN CONNECTING TO EXISTING RAILING, RAIL MUST BE MADE

CONTINUQUS AND POST SPACING DETERMINED WITH REFERENCE
TO EXISTING POSTS,

. ALTERNATIVE ALUMINUM RAIL AND POST DESIGNS WILL BE

PERMITTED SUBJECT TO PRIOR APPROVAL BY MTO. THE RAL
SHALL BE 6061 ALLOY T-6 HEAT TREATED. WHEN AN
EXTRUDED POST IS USED, THE ALLOY AND HEAT TREATMENT
SHALL BE THE SAME AS SPECIFIED FOR THE RAIL. ALUMINUM
DESIGNS SHALL BE EQUIVALENT IN STRENGTH TO THE DESIGN
SHOWN ON THIS DRAWING, WITH A CONFIGURATION T PERMIT
COMPLETE INTERCHANGEABILITY WITH GALVANIZED STEEL FOSTS
AND RALLS.

LENGTH FOR 88.9 mm OD PIPE WITH SPLICE GVEN IN TABLE
DOES NOT INCLUDE 300 mm FROTRUSION OF SPLICE TUBE.
SPLICING OF RAIL TUBES MAY BE DONE BY WELDING ON

OF SPLICE PIECE OR SY SWEDGING OF RAIL END.

RAILING ANCHORAGE INSERT TO BE PLACED PRIOR TO
CONCRETING.
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