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Norfolk.
Planning Department Development Application Form

Complete Application

A complete development application consists of the following: y
1. A properly completed and signed application form (signature must be original in

planners file);

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

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

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

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

Pre-Submission Consultation "Pre-consultation":

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

Development Application Process

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

An additional fee will be required if a review by the Long Point Region Conservation
Authority or by the Grand River Conservation Authority is deemed necessary by
planning staff and/or by the Authority. A separate cheque payable to the Long Point
Region Conservation Authority or the Grand River Conservation Authority is required in
accordance with their fee schedule at the same time your application is submitted.
Additional studies required as part of the complete application shall be at the sole
expense of the applicant. It should also be noted that in some instances peer reviews
may be necessary to review particular studies and that the cost shall be at the expense
of the applicant. The company to complete the peer review shall be selected by the
County.

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

Notification Sign Requirements

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

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

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

removed.

Contact Us

For additional information or assistance in completing this application, please contact a
planner at 519-426-5870 or 519-875-4485 extension 1842 or p!annina@norfolkcoynt^_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.

NorYolk
COUNTY 1
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For Office Use Only:
File Number

Related File Number

Pre-consultation Meeting
Application Submitted
Complete Application

Public Notice Sign
Application Fee
Conservation Authority Fee
Well & Septic Info Provided
Planner

^

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

D Official Plan Amendment

D Zoning By-Law Amendment
D Temporary Use By-law
D Draft Plan of SubdivisionA/acant Land Condominium

Condominium Exemption
Site Plan Application

D Extension of a Temporary Use By-law
D Part Lot Control

D Cash-in-Lieu of Parking
a Renewable Energy Project or Radio Communication Tower

Please summarize the desired end result of this application (for example: a special
zoning provision on the subject lands to include additional use(s), changing the zone
and/or official plan designation of the subject lands, creating a certain number of tots, or
similar) <p<\ f . . 1. \ \,

\0r ^-^ ^)^. vdt^^

^
Property Assessment Roll Number: {c\ \ono^{Q0

Nor/olk.
COUNTY*
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A. Applicant Information

Name of Owner ~S<^\^ ^rA^c[ l^c^rc\ ^.af\^
It is the responsibility of the owner or applicant to notify the planner of any changes in
ownership within 30 days of such a change.

Address \^f^ ^y;A^.^y\ ^^ - t^>
Town and Postal Code ^•\^[(\^ ^y^ ^-tr^V^ , ^J C> ^ Q,
Phone Number

Cell Number

Email

Name of Applicant

Address

S^ ^C/ 0^700
^-(^f ^^.0 (^^^^

j /^\ Q pr^i^A ^4AC^ J ^l/v^

\^ ll^rr ^ c^ ^c ^t^)1 ^ €er m£
^^1. <^> eS^^^_.

Town and Postal Code 4'SIB- H^"| 'S ^S^ , <>i H^C  <f^K^
[5\^^ ^^
(><,ll)'4-1o "14TT

Phone Number

Cell Number

Email rv^<^\ \r\os' < i <>on^ ^ ^ l^^t^a it • <-o \t^

|^^t\ ^(T^S^ ( ^C ^-\^^l^\^Name of Agent

Address

Town and Postal Code

Phone Number

Cell Number

Email

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

/Q Owner JZf Agent D Applicant

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

^4-

Nor 
COUNTY*

Revised March 2021
Development Application

Page 4 of 16



Location, Legal Description and Property Information

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

P,4L^ C^ ^ P'' U

Municipal Civic Address: ^0^( 0^<-^\•'^lC^
Present Official Plan Designation(s):

^
tr^t^^y^1

r epks>^ iPresent Zoning: . S 0 ol<\^*z* ^C. i*^^ ( *^ i c '•3 r^ /" eA>^
^y

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

D Yes B/f^o If yes, please specify corresponding number:

3. Present use of the subject lands:
^<.\nC ^ O/- c\.\

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

Ao^C

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

A <y 1' tApp \ < <-^ < / ^ €<^ b 1^ . ^ \\^

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

1 r^ D o^j^ ^-T .) ^ N> ^ 10 N. \ \c^U'

>^ ^.k ?(^ J^^i4^s]
NorYolk.

COUNTY*
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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 D No

If yes, identify and provide details of the building:

8. If known, the length of time the existing uses have continued on the subject lands:
^>0 v^c\/> "^

9. Existing use of abutting properties: A^r^^lVJ^^ , rc^vA^L'^1
10. Are there any easements or restrictive covenants affecting the subject lands?

D Yes ONo 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:

^^cAcA I^Lil^^'

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

t\[^

3. Does the requested amendment alter all or any part of the boundary of an area of
settlement in the municipalit^-or implement a new area of settlement in the
municipality? d Yes GX^o If yes, describe its effect:

4. Does the requested amendment remove the subject land from an area of
employment? D Yes g^No If yes, describe its effect;

NorVolk
COUNTY*
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5. Does the requjested amendment alter, replace, or delete a policy of the Official Plan?
D Yes B-^Io 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 J>e_ severed in metric units:
Frontage: _G '>^/^^\

&C^^fl-f-.Depth:

Width:

Lot Area:

Present Use:

Proposed Use:

t^l k^
^^ c.c^\\-^^^\

Proposed final lot size (if boundary adjustment): 5^A<:li^ c^ C?<iS^(i
If a boundary adjustment, identify the assessment roll number and property owner of
the lands to which the parcel will be added: /\ I 0\

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):

NorY&lk
COUNTY'
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.^:P<.pe"^Lt ^^"i.V^ j\^i^-('c\^''^ (~<^o^
9. Site Information Zoning

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

Lot frontage

Lot depth

Lot width

Lot area

Lot coverage

Front yard

Rear yard

Left Interior side yard

Right Interior side yard

Exterior side yard (corner lot)

Landscaped open space

Entrance access width

Exit access width

Size of fencing or screening

Type of fencing

10. Building Size

Number of storeys

Building height

Total ground floor area

Total gross floor area

Total useable floor area

Proposed

11.0ff3treet Parking and Loading Facilities

Number of off street parking spaces

Number of visitor parking spaces

Number of accessible parking spaces

Number of off street loading facilities

NorV&lk.
COUNTY*
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12. Residential (if applicable)

Number of buildings existing:

Number of buildings proposed:

t-JlA

Number of Units

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

If yes, describe:

Type

Single Detached

Semi-Detached

Duplex

Triplex

Floor Area per Unit in m2

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:

Number of buildings proposed:

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

If yes, describe:

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

Nor/olk
COUNTY*
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Seating Capacity (for assembly halls or similar):

Total number affixed seats:

Describe the type ofbusiness(es) proposed:

Total number of staff proposed initially:

Total number of staff proposed in five years:

Maximum number of staff on the largest shift:

Is open storage required: D Yes D No

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

D Yes D No If yes please describe:

14. Institutional (if applicable)

Describe the type of use proposed:

Seating capacity (if applicable):

Number of beds (if applicable):

Total numberof 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)

NorYolk
COUNTY*
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D. Previous Use of the Property

1. Has there been an industrial or commercial use on the subject lands or adjacent
lands? D Yes US^!o D Unknown

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

2. Is there reason to believe the subject lands may have been contaminated by former
uses on the site or adjacent sites? D Yes B-Mo D Unknown

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

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

E. Provincial Policy

1. Is the requested amendment consistent with the provincial policy state^perffs issued
under subsection 3(1) of the P/ann/ng Ac?, R.S.O. 1990, c. P. 137 H'Yes D No

If no, please explain:

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

If no, please explain:

Nor/olk.
COUNTY*
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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? D Yes D No

If no, please explain:

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

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

Livestock facility or stockyard (submit MDS Calculation with application)

D On the subject lands or D within 500 meters - distance _^ °
Wooded area

D On the subject lands or D within 500 meters - distance
Municipal Landfill
D On the subject lands or D within 500 meters - distance
Sewage treatment plant or waste stabilization plant
D On the subject lands or D within 500 meters - distance
Provincially significant wetland (class 1, 2 or3) or other environmental feature

^€>

t\D_

fl£?

a On the subject lands or C] within 500 meters - distance
Floodplain
D On the subject lands or D within 500 meters - distance
Rehabilitated mine site

D On the subject lands or D within 500 meters - distance
Non-operating mine site within one kilometre
D On the subject lands or D within 500 meters - distance
Active mine site within one kilometre

a On the subject lands or D within 500 meters - distance
Industrial or commercial use (specify the use(s))
D On the subject lands or D within 500 meters - distance
Active railway line
D On the subject lands or D within 500 meters - distance
Seasonal wetness of lands

D On the subject lands or D within 500 meters - distance
Erosion

D On the subject lands or D within 500 meters - distance
Abandoned gas wells
D On the subject lands or D within 500 meters - distance

^0'

/AO

jr\o_

^0

v\o

H0

/It)

•^0

j/UL

l\S

NorVoIk
COUNTY*
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F. Servicing and Access

1. Indicate what services are available or proposed:
Water Supply
D Municipal piped water

Individual wells

D Communal wells

D Other (describe below)

Sewage Treatment

D Municipal sewers D Communal system

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

Storm Drainage
D Storm sewers

D Other (describe below)

^or^

D Open ditches

^<^L i<^^^< "it? ^/M^ipci( c^j^t^

2. Existing or proposed access to subject lands:

D^-Municipal road

D Unopened road

Name of road/street: ^i^L. \(^\o

D Provincial highway

D Other (describe below)

G. Other Information

1. Does the application involve a local business? B^Yes D 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.

C^L <>q ^|<^n^^ ^ ^\^rc^<^-
p<^^~

Nor^Ik.
COUNTY*

Revised March 2021
Development Application

Page 13 of 16



H. Supporting Material to be submitted by Applicant

In order for your application to be considered complete, folded hard copies (number of
paper copies as directed by the planner) and an electronic version (PDF) of the
properly named site plan drawings, additional plans, studies and reports will be
required, including but not limited to the following details:

1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.

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

Revised March 2021
Development Application
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19.
20.
21,
22.
23.
24.

25.
26.
27.
28.

29.
30.

31.
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32. Landscape areas with dimensions
33. Natural features, watercourses and trees

34. Fire hydrants and utilities location
35. Fencing, screening and buffering - size, type and location
36. All hard surface materials

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

38. Business signs (make sure they are not in sight lines)
39. Sidewalks and walkways with dimensions
40. Pedestrian access routes into site and around site

41. Bicycle parking
42. Architectural elevations of all building sides
43. All other requirements as per the pre-consultation meeting

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

D Zoning Deficiency Form

D On-Site Sewage Disposal System Evaluation Form (to verify location and condition)
D Architectural Plan

D Buildings Elevation Plan

D Cut and Fill Plan

D Erosion and Sediment Control Plan

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

D Landscape Plan

D Photometric (Lighting) Plan

D Plan and Profile Drawings

D Site Servicing Plan

D Storm water Management Plan

D Street Sign and Traffic Plan

a Street Tree Planting Plan

D Tree Preservation Plan

D Archaeological Assessment

D Environmental Impact Study
Revised March 2021
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D Functional Servicing Report

D Geotechnical Study/ Hydrogeological Review

D Minimum Distance Separation Schedule

D Noise or Vibration Study

D Record of Site Condition

D Storm water Management Report

D 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

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

Standard condominium exemptions will require the following supporting materials:

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

D Draft condominium declaration

D Property Identification Number (PIN) printout

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

All final plans must include the owner's signature as well as the engineer's
signature and seal.

I. Development Agreements

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

NorVolk
COUNTY*
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J. Transfers, Easements and Postponement of Interest

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

K. Permission to Enter Subject Lands

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

L. Freedom of Information

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

'h/yyj/ _ h ^ i(t w^
• •»

ner/Applicant Signature

I. Owner's Authorization

Date

If the applicanVagent 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.

1/We ^ ^7h {;. ^ /> / ^ ^v^ _ am/are the registered owner(s) of the
lands that is the subject of this application.

1/We authorize Ryan Morrison _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 sp ^ing.

^iff// ______ _j^i^_m^_
/

Date

/HAY /^ 7.4^^
Owner Date

'1k
COUNTY*
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^

I. Declaration

Ryan Morrison ofSimcoe, Ontario

solemnly declare that:

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

€ \^c ^C_

In f<Jc9/-Po^ Coocy/^ Owi}6r/Applicant Signature

This 2. S day of /^^-

A.D., 20'2-

^

Ls
missioner, etc.

Jodi Lynn Pfeff-Schimus, a
Commisswner, etc., Province of Ortario.
for ihe CoTporatwn of Norfolk County.
r-ypires March 1, 202R.

Nor/blk
COUNTY*

Revised March 2021
Development Application

Page 18 of 16





Picard Peanuts
NORFOLK COUNTY -owner -Jim Picard

SECURITIES AND CONSTRUCTION ESTIMATES

REVISION

revised May 19 2023

DATE - COLLECTED AT REGISTRATION

DATE - HELD AFTER ACCEPTANCE

ITEM DESCRIPTION UNIT QTY.
UNIT

PRICE
TOTAL COST Securities

10% 100%

BELOW GROUND

SANITARY SEWERS

Sanitary Sewer

a)  300mm Diameter M 1 $0 $0 $0 $0

b)  200mm Diameter M 1 $0 $0 $0 $0

1200mm Diameter Manholes EACH 1 $0 $0 $0 $0

125mm Sanitary Services EACH 1 $0 $0 $0 $0

Septic Beds and Tanks Lump Sum 1 $30,000 $30,000 $3,000 $0

TOTAL SANITARY SEWERS $30,000 $3,000 $0

WATERMAIN

Watermain
a) 200mm Diameter M 1 $0 $0 $0 $0
b) 150mm Diameter M 1 $0 $0 $0 $0
c) 75 mm Diameter M 1 $0 $0 $0 $0

Watervalves
a) 200mm Diameter EACH 1 $0 $0 $0 $0
b) 150mm Diameter EACH 1 $0 $0 $0 $0

19mm Copper Services EACH 1 $0 $0 $0 $0

U/G tanks (2) and dry hydrant LumpSum 1 $40,000 $40,000 $4,000 $0

TOTAL WATERMAIN $40,000 $4,000 $0

STORM SEWERS

Storm Sewer

a) 1000mm Diameter M 1 $0 $0 $0 $0

b) 750mm Diameter M 1 $0 $0 $0 $0

c) 300mm Diameter M 1 $0 $0 $0 $0

d) 200mm Diameter M 1 $0 $0 $0 $0

1200mm Diameter Manholes EA 1 $0 $0 $0 $0

125mm Services EA 1 $0 $0 $0 $0

Inline Stormceptor EA 1 $0 $0 $0 $0

Storm Pond and Headwall Lump Sum 1 $0 $0 $0 $0

TOTAL BELOW STORM SEWER $0 $0 $0

$70,000 $7,000 $0

ABOVE GROUND

AIR TREATMENT SYSTEM

(IN GREENHOUSE) EA 0 $0 $0 $0 $0

TOTAL $0 $0 $0

ROAD CONSTRUCTION

Granular 'A' Lump Sum 1 $80,000 $80,000 $8,000 $0

CLICK HERE FOR INFORMATION



ITEM DESCRIPTION UNIT QTY.
UNIT

PRICE
TOTAL COST Securities

10% 100%

Granular 'B' Lump Sum 1 $80,000 $80,000 $8,000 $0

Curb and Gutter Lump Sum 1 $15,000 $15,000 $1,500 $0

HL4 Base Asphalt Lump Sum 1 $40,000 $40,000 $4,000 $0

Sidewalk Lump Sum 1 $15,000 $15,000 $1,500 $0

Tactile (at sidewalk ramps) Lump Sum 1 $500 $500 $50 $0

Painted Linework on Pavement Lump Sum 1 $5,000 $5,000 $500 $0

Driveway Aprons and Culverts Lump Sum 0 $20,000 $0 $0 $0

TOTAL ROAD CONSTRUCTION $235,500 $23,550 $0

STREETLIGHTING

Streetlights

(Pole, Mast Arm and Luminaire) EACH 1 $0 $0 $0 $0

Streetlight Disconnect Pedestal EACH 1 $0 $0 $0 $0

Conduit for Streetlight Conductor

a) 50mm Conduit M 1 $0 $0 $0 $0

b) 100mm Conduit (Road Crossings) M 1 $0 $0 $0 $0

Streetlighting Conductor M 1 $0 $0 $0 $0

TOTAL STREETLIGHTING $0 $0 $0

$235,500 $23,550 $0

FINISHING WORKS

40mm HL3 Asphalt (Top Lift) Lump Sum 1 $40,000 $40,000 $4,000 $0

Top Soil and Sodding Lump Sum 1 $15,000 $15,000 $1,500 $0

Driveway Apron Lump Sum 2 $20,000 $40,000 $0 $40,000

Lot Grading 1 $0 $0 $0 $0

$95,000 $5,500 $40,000

STORM WATER MANAGEMENT POND

SWM pond and headwall Lump Sum $0 $15,000 $1,500 $0

1 $0 $0 $0 $0

$15,000 $1,500 $0

LANDSCAPING AND ON SITE WORKS

Trees 6 $200 $1,200 $1,200

Trails and Walkways (topsoil to a depth 

of 0.15 metres and sod) 1 $0 $0 $0

Park (topsoil to a depth of 0.15 metres and sod)

Plants and Materials 0 $0 $0 $0

Flagstone 0 $0 $0 $0

Fencing 0 $0 $0 $0

Lighting 0 $0 $0 $0

Signage 0 $0 $0 $0

Parking Lot 0 $0 $0 $0



ITEM DESCRIPTION UNIT QTY.
UNIT

PRICE
TOTAL COST Securities

10% 100%

$1,200 $1,200

SUMMARY

BELOW GROUND $70,000 $7,000 $0

ABOVE GROUND $235,500 $23,550 $0

FINISHING WORKS $95,000 $5,500 $40,000

STORM WATER MANAGEMENT POND $15,000 $1,500 $0

LANDSCAPING AND ON SITE WORKS $0 $1,200

TOTAL SECURITIES REQUIRED AT REGISTRATION     $78,750



CLICK HERE FOR INFORMATION











WATER SUPPLY CALCULATIONS

QTY FIXTURE Fu/COLD Fu / HOT TOTAL Fu
6 WC 2.2 0 13.2
2 Lavatory Total 2 4
2 Kitchen sink Total 4 8
2 Bar sink Total 2 4
3 Trough sink  Total 2 12
1 Janitor sink 2.25 2.25 4.5
1 H+C Hose bib Total 2.5 2.5
2 C Hose bib 2.5 5

Future 6.8
60

  each trough sink has 2 faucets 

CONVERSION OF Fu TO GPM

Fixture units in service = 60.0 Fu 44 GPM (166 L/min)

PICARD PEANUTS 
FUNCTIONAL SERVICING REPORT

OBC Table 7.6.3.2.A

APPENDIX A

OBC Table 7.4.10.5
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DISCLAIMER 

This report was prepared by the team at LandPro Planning Solutions Inc. It is based on the information 
provided to us by the applicant. The planning policy research and opinions are based on our own research 
and independent analysis of the applicable policy. 

Michael Sullivan, RPP Project Manager, Quality Control 

Mackenzie Trepanier Research, Design 

This report was written by professionals and supervised by Registered Professional Planners, who are full 
members of the Ontario Professional Planners Institute as defined by the Ontario Professional Planners 
Act. 1994. The contents of this report represent the author’s independent professional opinions and 
comply with the OPPI Code of Professional Practice and the opinions presented herein will be defended 
as required. 

LandPro Planning Solutions Inc. 

 

____________________________    ______________________________ 

Mackenzie Trepanier, B.A., Dipl.     Michael Sullivan, RPP, MCIP 
Planning Technician | Designer     President | Principal Planner 
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INTRODUCTION 
LandPro Planning Solutions Inc. (LandPro) has been retained by Picard Peanuts Ltd. (Owner) to provide land 
planning services in support of establishing a processing and storage facility to support their existing peanut 
business, located on the adjacent lot being 1867 Windham Road 10. 

The subject property has frontages on both Windham Road 10 and Highway 24, is without a municipal 
address. It is currently used for agricultural purposes and the applicant wishes to introduce an on-farm 
diversified use to the southern portion of this property which would be an expansion of their existing 
building on the neighbouring property (1867 Windham Road 10). 

 

PURPOSE 
The property owner attended a Pre-Consultation in September of 2022, and it was determined that a 
Planning Justification Report will be required to be submitted with the Site Plan Approval application to 
identify how the proposed use meets Provincial Policy Statement, Official Plan policies and Zoning By-Law 
requirements.  

This report serves to demonstrate how this application should be considered “good planning.” 

 

SITE CONTEXT 
The property is located at on Windham Road 10, about 4.5 kilometres north of Simcoe and 3.8 kilometres 
west of Waterford. The location is presented in Figure 1, below.  
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Figure 1. Property Location (in red). 

 

 

LEGAL DESCRIPTION & LAND USE CONTEXT 
The property is legally described as on WDM CON 9 PT LOT 1 REG, Windham. The property is currently used 
for agricultural purposes and has maintained this use since at least the 1960s, according to Norfolk County 
GIS mapping. The immediate surrounding land uses are predominately agricultural. 

North = Agricultural 
South = Agricultural, Residential 
East = Agricultural, Commercial (Picard’s Peanuts processing and retail) 
West = Agricultural 

 

PROPERTY DIMENSIONS & PHYSICAL ATTRIBUTES 
The property fronts onto Windham Road 10 and Highway 24 and currently contains no structures. Per 
County Zoning, the lot fronts onto Windham Road 10. The property and subject lands dimensions are 
presented in Table 1.  
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Table 1. Property Dimensions 

Item Entire Property 

Lot Frontage ±547 m (Highway 24), ±203m (Windham Road 10) 

Lot Depth Up to ±585 m 

Lot Area 28.72 ha (70.98 acres) per Norfolk County GIS 

PROPOSED DEVELOPMENT 
The Owner proposes to develop the southern portion of the property into a peanut manufacturing and 
storage facility. Picard’s Peanuts has a manufacturing facility on the neighbouring property, 1867 Windham 
Road 10, which the evolving business has outgrown. The proposed facility will be comprised of one main 
manufacturing and storage building with parking and loading areas. To achieve this, it was determined that 
a Site Plan Approval application be submitted. 

Figure 2, below, is a conceptual sketch of the planned development on this property (a larger version is 
included as part of the submission).  

Figure 2. Development Site Plan, MC Engineering (May 2023) 
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LAND USE PLANNING FRAMEWORK 
In preparing this application, several policy and regulatory documents were reviewed that need to be 
addressed to demonstrate good planning. They include the following:  

1. The Planning Act, RSO, 1990, as amended, 
2. The Provincial Policy Statement, (PPS 2020), 
3. Norfolk County Official Plan (2021), and 
4. Norfolk County Zoning By-law 1-Z-2014 (2020). 

The proposed development was assessed against these policies and associated regulations. A detailed 
analysis is presented below. 

 

PLANNING ACT, RSO, 1990 (PA) 
The PA is provincial legislation that details the rules and regulations governing land use planning in Ontario. 

This application has regard for Section 2 (Provincial Interest), particularly subsections b, k, l, and p.  

Regarding 2b, “the protection of the agricultural resources of the Province,” this development is proposed 
as an on-farm diversified use and is an appropriate and beneficial use on this existing agricultural property. 

Regarding 2k (“the adequate provision of employment opportunities”) and 2l (“the protection of the 
financial and economic well-being of the Province and its municipalities”), this SPA application involves the 
expansion of a local business which will benefit the County economically and provide additional 
employment opportunities in the area. 

Regarding 2p, “the appropriate location of growth and development,” the proposed development is an 
extension of the Picard’s Peanuts operation on the adjacent property and so is a logical and appropriate 
location for the development being applied for. 

 

PROVINCIAL POLICY STATEMENT, 2020 (PPS) 
The PPS provides policy direction on matters of provincial interest for all land use development throughout 
Ontario. It provides direction for appropriate development while protecting resources of provincial interest, 
public health and safety, and the quality of the natural and built environment.  

The PPS promotes healthy communities which promote “efficient development and land use patterns which 
sustain the financial well-being of the Province and municipalities over the long term” and which 
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accommodate an appropriate amount of employment opportunities (1.1.1.a-b). Rural areas should be 
supported by “promoting diversification of the economic base and employment opportunities through 
goods and services, including value-added products and the sustainable management or use of resources” 
and “providing opportunities for economic activities in prime agricultural areas, in accordance with policy 
2.3,” (1.1.4.1.f, i).  

According to Policy 2.3.3, permitted uses in agricultural areas include agricultural uses, agriculture-related 
uses and on-farm diversified uses. Proposed on-farm diversified uses “shall be compatible with, and shall 
not hinder, surrounding agricultural operations.” The PPS defines on-farm diversified uses as “uses that are 
secondary to the principal agricultural use of the property and are limited in area,” (pg. 48). 

This application does not hinder surrounding agricultural uses, but rather enhances them. It involves an 
extension to an existing agri-commercial operation on an abutting property. This application maintains the 
existing agricultural nature of the subject property and is clearly secondary to its primary agricultural use, 
which is reinforced by historical air photos, which demonstrate this property continues to be cropped. This 
application is limited in area as it is understood that no further expansions will be possible at this property. 

Further to the PPS’s definition, the Province’s Guidelines on Permitted Uses in Ontario’s Prime Agricultural 
Areas includes a Section 2.3 “On-Farm Diversified Uses,” which expands on this definition. Section 2.3.1.3 
of the Guidelines outlines the intentions of the PPS criterion of being “limited in area,” which includes 
“minimiz[ing] the amount of land taken out of agricultural production, if any,” “ensur[ing] agriculture 
remains the main land use in prime agricultural areas,” and “limit[ing] off-site impacts (e.g., traffic, changes 
to the agricultural-rural character) to ensure compatibility with surrounding agricultural operations.” 

The proposed development minimized the amount of land taken out of agricultural production as it 
occupies only the space necessary for the proposed use, including required parking and servicing. The 
proposed use is still of agricultural nature, adding value to produce grown in Ontario and abroad, while the 
rest of the property will remain in agricultural production. Finally, no significant off-site impacts are 
anticipated as the proposed use will maintain the agricultural character of the area and a Traffic Impact 
Study was completed by RC Spencer Associates in December 2022 which found that “the proposed 
development will not adversely impact area traffic operations,” (pg. 3). For more information, please see 
the Technical Studies and Additional Reports section of this report. 

The location of the proposed development is logical in terms of land-use patterns and will provide economic 
and employment opportunities in the County. The development meets the PPS’s definition of an on-farm 
diversified use as it is secondary to the principal agricultural use of the property and is limited in area. As 
an on-farm diversified use, it is permitted in the agricultural area. 

This proposed SPA is consistent with the PPS.  
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NORFOLK COUNTY OFFICIAL PLAN, 2021 (NCOP) 
The Norfolk County Official Plan (NCOP) provides direction for development within the County to best meet 
the needs of their current and future population. It contains goals and objectives to maintain or improve 
the character, quality of life, community, and environmental features within the County. 

A large portion of the County is agricultural which is a valuable asset to the economy. The NCOP promotes 
development of the County’s agricultural industry through policies in Section 4.4. Included in these policies 
are c, to "facilitate the development of on-farm diversified businesses, in accordance with provincial 
guidelines, that provide the opportunity for farm operators to earn a supplementary income in a manner 
that minimizes the use of prime productive agricultural lands.”  

The subject property is designated Agricultural and Hazard Lands. The southern part of the site, where the 
development is proposed, is exclusively in the Agricultural designation. Please see Appendix 1 for the 
relevant schedule. Permitted uses in this designation include a range of farming practices, farm residences, 
uses which retain or add value to farm products (processing, storing, packaging of farm produce), on-farm 
diversified uses and agriculture-related commercial and industrial operations (7.2.1). 

Section 7.2.2b-c contains criteria that on-farm diversified uses shall meet. Please see Tables 2 and 3, below, 
for an analysis of this criteria in relation to the proposed development. 

 

Table 2 – Section 7.2.2.b Policies: On-farm diversified uses 

Policy Proposed Note 

i) the use is located on a parcel of land 
which has an existing farm operation 
established on it 

The development is proposed on an 
existing farmed parcel. 

Complies 

ii) the use is secondary to the principal 
agricultural use of the property 

The development is secondary to the 
agricultural use of the property. 

Complies 

iii) the use is limited in area, as outlined 
in Section 7.2.2 c); 

 See Table 3 for 
Section 7.2.2.c 
policies. 

iv) the use may include, but is not 
limited to, home occupations, home 
industries, agri-tourism uses including 
overnight tourist accommodation and 
uses that produce value-added 
agricultural products, including those 
that use crops from other producers; 

The development will produce value-
added agricultural products to produce 
grown in Ontario and abroad. 

Complies 
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v) the use is compatible with, and will 
not hinder, surrounding agricultural 
operations; 

The proposed development is 
compatible with, and will not hinder, 
surrounding agricultural operations 

Complies 

vi) the use is appropriate to available 
rural services and infrastructure 

The proposed development is 
appropriate to available rural services 
and infrastructure. 

Complies 

vii) the use maintains the agricultural / 
rural character of the area 

The proposed maintains the 
agricultural character of the area. 

Complies 

viii) the use meets all applicable 
environmental standards; and 

Please see the Technical Studies and 
Additional Reports section of this 
report. 

Complies 

ix) outside storage areas, associated 
with the on-farm diversified use shall 
be included in the limited area 
calculations outlined in Section 7.2.2 c). 
Outside storage areas shall be screened 
from the road and residential 
buildings on adjacent properties 

No outdoor storage is proposed. Complies 

 

Table 3 – Section 7.2.2.c Policies: On-farm diversified use size 

Policy Proposed Note 

i) the acceptable area occupied by an 
on-farm diversified use is up to 2% of a 
farm parcel to a maximum of 1 ha 
(10,000m2) 

The farm parcel is 28.72 ha.  

The proposed on-farm diversified use 
takes up approximately 8,000 m2 of 
the property, or 2.8% of the farm 
parcel. 

Meets the 
general intent of 
the policy 

The proposed 
development 
occupies 0.8% 
more land than 
permitted. 

ii) the gross floor area of buildings used 
for on-farm diversified uses is limited to 
an approximate 20% of the acceptable 
land area, as calculated in 7.2.2 c) i) 

The proposed building is a total of 
2,866 m2.  

If the acceptable land area is 2% of the 
farm parcel (5,744m2), the proposed 
building is 49.9% of the acceptable 
land area. 

Meets the 
general intent of 
the policy 

The proposed 
building occupies 
29.9% more of 
the acceptable 
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Policy Proposed Note 

land area than 
permitted. 

iii) the land area and the area of existing 
buildings used for on-farm diversified 
uses may be discounted at the rate of 
50%. Where the on- farm diversified use 
occupies the same footprint as a 
demolished building, the land area for 
the use may be similarly discounted by 
50% 

N/A N/A 

iv) where the on-farm diversified use 
uses an existing farm laneway, the area 
of the laneway will not be included in 
the area calculations 

N/A N/A 

v) 100% of the area needed for parking 
and outdoor storage for the on-farm 
diversified uses will be included in the 
area calculation 

This area is included in the calculation. Complies 

vi) If more than one on-farm diversified 
use is proposed on a single property, 
the combined area of all on-farm 
diversified uses shall be within the land 
area and building area requirements 

N/A N/A 

vii) On-farm diversified uses that are 
proposed to grow beyond the area 
limits, either incrementally or otherwise, 
will not be permitted and will be 
encouraged to locate in areas of the 
County appropriately designated for 
the use 

N/A N/A 

viii) On-farm diversified uses will be 
subject to site plan control, where 
warranted and appropriate (e.g. for 
those uses requiring outdoor storage 
areas, visitor parking and/or a new farm 
access, etc.), in accordance with the 

This report accompanies a Site Plan 
Application. 

Complies 
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Policy Proposed Note 

policies of Section 9.6.5 (Site Plan 
Control) 

ix) Severances to separate the on-farm 
diversified uses from the farm property 
will not be permitted 

N/A N/A 

 

The proposed development generally conforms to the NCOP policies and certainly meets the intent of the 
agricultural policies, which promotes protection of agricultural resources. This application leverages the 
on-farm diversified class of agricultural uses.  The proposed development occupies 0.8% (or 2256 m2) more 
of the total property than the NCOP policy supports, and the proposed building occupies 29.9% (or 1717 
m2) more of the total permissible on-farm diversified lands than the NCOP supports. This approach indicates 
best efforts to work with the NCOP policies, while supporting the expansion of a well-established and 
reputable value-added agriculture business. 

It should also be noted that this approximate size of proposed building was presented at the September 
2022 Pre-Consultation and no concern was expressed about the building’s size, as well no further planning 
requirements were given to address the building’s size.  

Although these two guidelines are exceeded, it is our opinion that the context of this application – being 
an expansion of an existing development on the adjacent site, and in line with the County’s vision for the 
property and farm-based economic activity – makes this proposed development appropriate for the area 
and still meets the general intent and purpose of the Official Plan. The proposed development is located 
on, and is secondary to, an existing farm operation, and will produce value-added agricultural products to 
produce grown in Ontario and abroad. It remains appropriate to its location in terms of character, servicing, 
and agricultural impact. 

It is our opinion that, despite not meeting all criteria listed in policies 7.2.2.c.i and ii, the proposed 
development meets the intent and purpose of the NCOP. 

 

NORFOLK COUNTY ZONING BY-LAW 1-Z-2014 (ZBL) 
The Norfolk County Zoning By-law 1-Z-2014 (ZBL) is used to manage land use compatibility, character, and 
appearance of communities, and to implement the policies of the Official Plan.  The property is currently 
zoned A (Agricultural) and HL (Hazard Lands). Please see Appendix 2 for a visual of the property’s zoning. 

The proposed development is located solely within the Agricultural zoning on the property. Please see Table 
4, below, for the provisions of the zoning.  
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Table 4 – Agricultural (A) Zoning Provisions 

Provision Required Proposed Note 

Minimum Lot Area 40 ha 28.72 ha (70.98 acres) Legal Non-
Conforming 
(existing) 

Minimum Lot Frontage 30 m ±547 m (Highway 24), 
±203m (Windham Road 
10) 

Complies 

Minimum Front Yard 13 m 25 m Complies 

Minimum Interior Side Yard 3 m 36 m Complies 

Minimum Rear Yard 9 m >9 m Complies 

Maximum Building Height 11 m 8.15 m Complies 

Parking 32 

(1 space per 90m2 of 
usable floor area - 
Industrial 
Establishment) 

34 Complies 

Minimum Separation 
Between Farm Processing 
Facility and Dwelling on 
Adjacent Lot 

30 m 130 m Complies 

 

As noted in the table above, the proposed development meets all Agricultural zoning provisions except for 
the existing lot size deficiency. Because this deficiency has existed since before the current property owners 
purchased the property and has not been identified as an issue in the past, it is our opinion that this 
deficiency may be considered Legal Non-Conforming. 

The property is currently used for agricultural purposes, and no change in use is proposed. The majority of 
the land will remain farmland with the proposed development being in an isolated area adjacent to an 
existing commercial development. As the proposed development will be considered an on-farm diversified 
use, the following criteria apply according to the ZBL (12.3): 
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Table 5 – On-farm diversified use Zoning Provisions (Section 12.3) 

Policy Proposed Note 

a) an on-farm diversified use shall only 
be permitted on an existing farm 
operation 

The proposed development is on an 
existing farm operation. 

Complies 

b) no on-farm diversified use shall 
exceed a combined total of one (1) 
hectare 

The proposed on-farm diversified use 
is approximately 8000 m2. 

Complies 

c) the gross floor area of all buildings 
used for an on-farm diversified use shall 
not exceed 20 percent of the acceptable 
land area, as calculated in 12.3.1 b) 

The proposed building is a total of 
2,866 m2, or 2.9% of the acceptable 
land area as calculated in 12.3.1.b. 

Does Not Comply 

The proposed 
building occupies 
0.9% more of the 
acceptable land 
area than 
permitted. 

d) the land area and the area of existing 
buildings used for an on-farm diversified 
use may be discounted at the rate of 50 
percent. Where an on-farm diversified 
use uses the same footprint as a 
demolished building, the land area for 
the use may be similarly discounted by 
50 percent 

N/A N/A 

e) 100 percent of the area needed for a 
parking space and outdoor storage for 
the on-farm diversified use will be 
included in the area calculation 

 Complies 

f) where an on-farm diversified use uses 
an existing farm laneway, or parking 
area, the area of the laneway or parking 
area will not be included in the area 
calculations 

N/A N/A 

 

As noted in the table above, the proposed development meets on-farm diversified use zoning provisions, 
save and except for 12.3.c as the proposed building occupies 0.9% (or 866 m2) more of the total permissible 
on-farm diversified lands than the ZBL permits. 
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Although this provision is slightly exceeded, it is our opinion that the context of this application, as 
previously described, makes this proposed development appropriate for the area and still meets the intent 
and purpose of the Zoning By-law. The proposed development is located on an existing farm operation and 
is an expansion of the commercial operation on the adjacent property. This proposed development will 
produce value-added agricultural products to produce grown in Ontario (and abroad) and be of economic 
value to the County. 

It should also be noted that this approximate size of proposed building was presented at the September 
2022 Pre-Consultation and no concern was expressed about the building’s size, as well no further planning 
requirements were given to address the building’s size.  

The proposed development meets the intent and spirit of the County’s Zoning By-law. 

 

TECHNICAL STUDIES & ADDITIONAL REPORTS 
The most recent Pre-Consultation resulted in the requirement of a variety of studies and reports for the 
development, including a Lot Grading Plan and General Plan of Services, a Functional Servicing Report, 
Erosion and Sediment Control Plan, a Stormwater Management Design Report, Traffic Impact Study, and a 
Landscaping Plan. The following is a summary of each report requirement: 

 

FUNCTIONAL SERVICING REPORT (G.N. CATT, MAY 2023) 

A water well will be installed by McLeod Water Wells. A septic system for domestic sanitary sewage will be 
designed and installed by Ken Gilbert Excavating and Trucking of Vanessa. Regarding fire water supply, this 
report proposes an impounded water supply as well as a ‘dry’ fire hydrant. The full report is attached to 
this application. 

 

TRAFFIC IMPACT STUDY (RC SPENCER ASSOCIATES INC., DECEMBER 2022) 

This report found that all existing intersections “will continue to operate satisfactorily in all horizon traffic 
scenarios” (pg.2) and “there is sufficient intersection sight distance to accommodate safe egress” from the 
site access (pg. 3). The final recommendation is as follows: 

“Therefore, it is the engineers’ opinion that the proposed development will not adversely impact area traffic 
operations. Both Windham Road 10 and Highway 24 have the capacity to accept the additional site 
generated trips, but a northbound left turn lane should be provided in accordance with the MTO’s left turn 
lane guidelines,” (pg.3). The full report is attached to this application. 
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STORMWATER MANAGEMENT DESIGN REPORT (MC ENGINEERING, MAY 2023) 

This report outlines the proposed stormwater management for the site, with the following conclusion: “The 
SWM quantity controls provided in this report and on the design, drawings will sufficiently meet the design 
objectives of this report, as well as the standards of Norfolk County. No impact to the road allowance, or 
adjacent property is anticipated,” (pg. 3). The full report is attached to this application. 

 

PLANNING ANALYSIS 
This application seeks the appropriate Planning Act permissions and has regard for Section 2 (Provincial 
Interest of the Planning Act. It is also consistent with the PPS (2020) as it promotes healthy communities, 
efficient land use patterns, and employment opportunities. It states that rural areas should be supported 
by a diversified economic base and employment opportunities, including value-added products. This 
application involves a agri-commercial development on an agricultural property which abuts another 
commercial use property, creating a logical land-use pattern. It will provide economic and employment 
opportunities in the County. The development meets the PPS’s definition of an on-farm diversified use as 
it is secondary to the principal agricultural use of the property and is limited in area. As an on-farm 
diversified use, is permitted in the agricultural area. This application also includes value-added agricultural 
uses. 

The Norfolk County Official Plan promotes development of the County’s agricultural industry, including 
facilitating the development of on-farm diversified businesses. The southern part of the site, where the 
development is proposed, is exclusively in the Agricultural designation. On-farm diversified uses are 
permitted in this designation. The proposal meets all criteria for on-farm diversified uses according to the 
Norfolk County Official Plan except for the on-farm diversified use policies 7.2.2.c.i and ii. Regarding these 
policies, the proposed development occupies 0.8% (or 2256 m2) more of the total property than the NCOP 
permits, and the proposed building occupies 29.9% (or 1717 m2) more of the total permissible on-farm 
diversified lands than the NCOP permits. It is our opinion that the context of this application – being an 
expansion of an existing development on the adjacent site, and in line with the County’s vision for the 
property and farm-based economic activity – makes this proposed development appropriate for the area 
and still meets the intent and purpose of the Official Plan. The proposed development is located on, and is 
secondary to, an existing farm operation, and will produce value-added agricultural products to produce 
grown in Ontario and abroad. It remains appropriate to its location in terms of character, servicing, and 
agricultural impact. 

We note that Section 7.2.2 are based on a publication of the Ontario government entitled “Guidelines for 
Permitted Uses on Prime Agricultural Lands,” which provides guidance on on-farm diversified uses, value 
added agricultural and agriculture-related matters. These guidelines are not intended as policy, but rather 
as a guide to assist in interpreting the PPS. That they have been transposed into both Official Plan policy 
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and Zoning is admirable, yet they were not intended to be used in this manner. We ask for the County’s 
support in this area to enable the application to move forward. We further note that the County’s Pre-
Consultation notes contained no concern for the size of the proposed development, including the proposed 
structure. 

The property is zoned Agricultural and Hazard Lands in the Norfolk County Zoning By-law 1-Z-2014 and the 
proposed development is located wholly within the Agricultural zone. The proposal meets all provisions 
within this zone, except for the existing lot size deficiency. Because this deficiency has existed since before 
the current property owners purchased the property and has not been identified as an issue in the past, it 
is our opinion that this deficiency may be considered Legal Non-Conforming. The Zoning By-law also 
contains criteria for on-farm diversified uses, all of which the development meets except for 12.3.c, 
mirroring the deficiency in the Official Plan. Regarding this provision, the proposed building occupies 0.9% 
(or 866 m2) more of the total permissible on-farm diversified lands than the ZBL permits. Although this 
provision is minorly exceeded, it is our opinion that the context of this application, as previously described, 
makes this proposed development appropriate for the area and still meets the intent and purpose of the 
Zoning By-law. The proposed development is located on an existing farm operation and is an expansion of 
the commercial operation on the adjacent property. This proposed development will produce value-added 
agricultural products to produce grown in Ontario (and abroad) and be of economic value to the County. 

As noted above, these requirements are from the provincial Guidelines, which were never intended to be 
transposed into zoning. While they have been, some flexibility is appropriate to consider in supporting the 
expansion of a well-established, local value added agricultural business. This application is consistent with 
the Provincial Policy Statement and meets the spirit and intent of the Norfolk County Official Plan . In 
addition, it meets the spirit and intent of the Norfolk County Zoning By-law 1-Z-2014 

The property owners have presented this expansion in a clear and honest manner, which meets most of 
the applicable policies and zoning provisions. They require the expansion to maintain an existing local 
business operation, which survived and prospered during the recent pandemic, which is to be celebrated.  

This application addresses all matters requested by the County at Pre-Consultation. Based on the County’s 
review, this value-added agricultural business expansion is best considered an on farm diversified use, per 
applicable planning policy. LandPro has demonstrated, through this report, how this application meets the 
applicable policy and believes it is an appropriate use for this location and that Site Plan approval is the 
correct tool to permit this. 

CLOSING 
This application meets provincial planning policy and meets the intent and purpose of municipal policy and 
zoning provisions. Subject to review of this application, this property will be well situated for the expansion 
of the Picard’s Peanuts facility in Norfolk County.  
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It is our opinion that this application represents good planning and should be approved. 

LandPRO Planning Solutions Inc. 

 

 

 

Mackenzie Trepanier, B.A., Dipl.    Michael Sullivan, MCIP, RPP 
Planning Technician | Designer    President | Principal Planner   
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APPENDIX 1: NORFOLK COUNTY OFFICIAL PLAN, SCHEDULE B-6 
Subject property indicated by black circle. 
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APPENDIX 2: PROPERTY ZONING (NORFOLK COUNTY GIS) 
Subject property indicated in red. 

 
 





Modified Rational Method - Mericann, Norfolk County

Q= 0.00278CIA Area (ha)

Time of 

Concentration 

(min)

Time 

Increments 

(min)

Pre Development 

Runoff Coefficient

Post 

Development 

Runoff 

Coefficient Pre-Development Runoff Rate(10 MIN) APPENDIX A
0.58 10 5 0.3 0.9 2 Year 5 Year 10 Year 25 Year 50 Year 100 Year

C 0.3 0.3 0.3 0.3 0.3 0.3

SWM Pond Design Input - drainage area #2 - outflow I 115 133 156 185 208 228

Storm (yrs)

Allowable 

Outflow 

Post Development 

Runoff Coefficient Results A 0.58 0.58 0.58 0.58 0.58 0.58

A B C (m3/s) Storm Storage Time Q 0.056 0.064 0.075 0.089 0.101 0.110

2 646 6 0.718 0.064 0.9 m
3

min

5 1049.5 8 0.803 0.064 0.9 2 0.00 0 Rainfall Station MOUNT HOPE
10 1343.7 9 0.814 0.064 0.9 5 0.00 0

25 1719.5 10 0.823 0.064 0.9 10 0.00 0

50 1954.8 10 0.826 0.064 0.9 25 0.00 0 Only Enter Values In Blue Boxes
100 2317.4 11 0.836 0.064 0.9 50 0.00 0

100 166.00 55

2 Year 5 Year 10 Year 25 Year 50 Year 100 Year 

Time Intensity Inflow Outflow Storage Difference Intensity Inflow Outflow Storage Difference Intensity Inflow Outflow Storage Difference Intensity Inflow Outflow Storage Difference Intensity Inflow Outflow Storage Difference Intensity Inflow Outflow Storage Difference

(min) mm/hr m
3
/s m

3
/s m

3
mm/hr m

3
/s m

3
/s m

3
mm/hr m

3
/s m

3
/s m

3
mm/hr m

3
/s m

3
/s m

3
mm/hr m

3
/s m

3
/s m

3
mm/hr m

3
/s m

3
/s m

3

5 115.48 0.168 0.064 21.47 16.96 133.81 0.194 0.064 29.41 21.84 156.80 0.227 0.064 39.41 28.58 185.13 0.268 0.0640 51.73 36.98 208.76 0.303 0.064 62.01 42.80 228.22 0.331 0.064 70.476 49.30

10 88.24 0.128 0.064 38.43 8.37 103.04 0.149 0.064 51.24 11.20 122.29 0.177 0.064 67.99 15.96 146.10 0.212 0.0640 88.71 21.97 164.61 0.239 0.064 104.81 25.85 181.81 0.264 0.064 119.778 30.69

15 72.59 0.105 0.064 46.81 4.03 84.63 0.123 0.064 62.44 5.70 101.11 0.147 0.064 83.95 9.27 121.59 0.176 0.0640 110.67 13.81 136.90 0.199 0.064 130.65 16.65 152.08 0.221 0.064 150.470 20.37

20 62.27 0.090 0.064 50.84 1.43 72.26 0.105 0.064 68.14 2.41 86.68 0.126 0.064 93.22 5.21 104.65 0.152 0.0640 124.49 8.80 117.76 0.171 0.064 147.30 11.00 131.29 0.190 0.064 170.840 13.95

25 54.88 0.080 0.064 52.27 -0.30 63.33 0.092 0.064 70.54 0.25 76.15 0.110 0.064 98.43 2.52 92.18 0.134 0.0640 133.29 5.46 103.68 0.150 0.064 158.31 7.24 115.86 0.168 0.064 184.795 9.65

30 49.30 0.072 0.064 51.96 -1.53 56.55 0.082 0.064 70.79 -1.27 68.10 0.099 0.064 100.95 0.63 82.59 0.120 0.0640 138.75 3.09 92.85 0.135 0.064 165.55 4.58 103.92 0.151 0.064 194.440 6.58

35 44.90 0.065 0.064 50.43 -50.43 51.20 0.074 0.064 69.52 -2.39 61.74 0.090 0.064 101.58 -0.77 74.96 0.109 0.0640 141.84 1.34 84.25 0.122 0.064 170.13 2.61 94.39 0.137 0.064 201.024 4.31

40 41.34 0.060 0.000 0.00 0.00 46.88 0.068 0.064 67.13 -67.13 56.56 0.082 0.064 100.82 -1.84 68.73 0.100 0.0640 143.18 0.00 77.22 0.112 0.064 172.74 1.10 86.59 0.126 0.064 205.336 2.57

45 38.39 0.056 0.000 0.00 0.00 43.29 0.063 0 0.00 0.00 52.26 0.076 0.064 98.98 -2.68 63.55 0.092 0.0640 143.18 -1.06 71.38 0.103 0.064 173.84 -0.08 80.08 0.116 0.064 207.907 1.20

50 35.89 0.052 0.000 0.00 0.00 40.27 0.058 0 0.00 0.00 48.62 0.071 0.064 96.30 -3.36 59.15 0.086 0.0640 142.12 -1.91 66.43 0.096 0.064 173.76 -1.04 74.55 0.108 0.064 209.106 0.09

55 33.76 0.049 0.000 0.00 0.00 37.68 0.055 0 0.00 0.00 45.51 0.066 0.064 92.95 -92.95 55.38 0.080 0.0640 140.21 -2.61 62.18 0.090 0.064 172.72 -1.82 69.8011 0.101212 0.064 209.1982679 -0.82

60 31.90 0.046 0.000 0.00 0.00 35.44 0.051 0 0.00 0.00 42.80 0.062 0 0.00 0.00 52.11 0.076 0.0640 137.59 -3.20 58.49 0.085 0.064 170.90 -2.48 65.67 0.095 0.064 208.383 -1.57

65 30.27 0.044 0.000 0.00 0.00 33.48 0.049 0 0.00 0.00 40.43 0.059 0 0.00 0.00 49.23 0.071 0.0640 134.39 -3.69 55.25 0.080 0.064 168.42 -3.03 62.04 0.090 0.064 206.811 -2.21

70 28.83 0.042 0.000 0.00 0.00 31.74 0.046 0 0.00 0.00 38.34 0.056 0 0.00 0.00 46.68 0.068 0.0640 130.70 -4.12 52.38 0.076 0.064 165.38 -3.51 58.82 0.085 0.064 204.599 -2.76

75 27.54 0.040 0.000 0.00 0.00 30.20 0.044 0 0.00 0.00 36.47 0.053 0 0.00 0.00 44.41 0.064 0.0640 126.58 -126.58 49.82 0.072 0.064 161.87 -3.92 55.94 0.081 0.064 201.840 -3.23

80 26.38 0.038 0.000 0.00 0.00 28.81 0.042 0 0.00 0.00 34.79 0.050 0 0.00 0.00 42.37 0.061 0.0000 0.00 0.00 47.52 0.069 0.064 157.96 -4.28 53.36 0.077 0.064 198.608 -3.64

85 25.33 0.037 0.000 0.00 0.00 27.56 0.040 0 0.00 0.00 33.28 0.048 0 0.00 0.00 40.53 0.059 0.0000 0.00 0.00 45.45 0.066 0.064 153.68 -153.68 51.03 0.074 0.064 194.964 -4.01

90 24.38 0.035 0.000 0.00 0.00 26.43 0.038 0 0.00 0.00 31.90 0.046 0 0.00 0.00 38.85 0.056 0.0000 0.00 0.00 43.56 0.063 0.000 0.00 0.00 48.91 0.071 0.064 190.957 -4.33

95 23.50 0.034 0.000 0.00 0.00 25.39 0.037 0 0.00 0.00 30.65 0.044 0 0.00 0.00 37.32 0.054 0.0000 0.00 0.00 41.84 0.061 0.000 0.00 0.00 46.97 0.068 0.064 186.629 -4.61

100 22.70 0.033 0.000 0.00 0.00 24.44 0.035 0 0.00 0.00 29.50 0.043 0 0.00 0.00 35.92 0.052 0.0000 0.00 0.00 40.26 0.058 0.000 0.00 0.00 45.20 0.066 0.064 182.015 -182.02

105 21.96 0.032 0.000 0.00 0.00 23.57 0.034 0 0.00 0.00 28.44 0.041 0 0.00 0.00 34.63 0.050 0.0000 0.00 0.00 38.81 0.056 0.000 0.00 0.00 43.56 0.063 0.000 0.000 0.00

110 21.28 0.031 0.000 0.00 0.00 22.76 0.033 0 0.00 0.00 27.47 0.040 0 0.00 0.00 33.44 0.048 0.0000 0.00 0.00 37.47 0.054 0.000 0.00 0.00 42.05 0.061 0.000 0.000 0.00

115 20.64 0.030 0.000 0.00 0.00 22.02 0.032 0 0.00 0.00 26.56 0.039 0 0.00 0.00 32.33 0.047 0.0000 0.00 0.00 36.23 0.053 0.000 0.00 0.00 40.65 0.059 0.000 0.000 0.00

120 20.05 0.029 0.000 0.00 0.00 21.33 0.031 0 0.00 0.00 25.72 0.037 0 0.00 0.00 31.31 0.045 0.0000 0.00 0.00 35.07 0.051 0.000 0.00 0.00 39.35 0.057 0.000 0.000 0.00

125 19.50 0.028 0.000 0.00 0.00 20.68 0.030 0 0.00 0.00 24.94 0.036 0 0.00 0.00 30.35 0.044 0.0000 0.00 0.00 34.00 0.049 0.000 0.00 0.00 38.14 0.055 0.000 0.000 0.00

130 18.98 0.028 0.000 0.00 0.00 20.08 0.029 0 0.00 0.00 24.20 0.035 0 0.00 0.00 29.45 0.043 0.0000 0.00 0.00 32.99 0.048 0.000 0.00 0.00 37.00 0.054 0.000 0.000 0.00

135 18.50 0.027 0.000 0.00 0.00 19.51 0.028 0 0.00 0.00 23.52 0.034 0 0.00 0.00 28.62 0.041 0.0000 0.00 0.00 32.05 0.046 0.000 0.00 0.00 35.94 0.052 0.000 0.000 0.00

140 18.04 0.026 0.000 0.00 0.00 18.98 0.028 0 0.00 0.00 22.87 0.033 0 0.00 0.00 27.83 0.040 0.0000 0.00 0.00 31.16 0.045 0.000 0.00 0.00 34.94 0.051 0.000 0.000 0.00

145 17.61 0.026 0.000 0.00 0.00 18.48 0.027 0 0.00 0.00 22.27 0.032 0 0.00 0.00 27.09 0.039 0.0000 0.00 0.00 30.33 0.044 0.000 0.00 0.00 34.01 0.049 0.000 0.000 0.00

150 17.20 0.025 0.000 0.00 0.00 18.01 0.026 0 0.00 0.00 21.70 0.031 0 0.00 0.00 26.39 0.038 0.0000 0.00 0.00 29.55 0.043 0.000 0.00 0.00 33.12 0.048 0.000 0.000 0.00

155 16.82 0.024 0.000 0.00 0.00 17.56 0.025 0 0.00 0.00 21.16 0.031 0 0.00 0.00 25.73 0.037 0.0000 0.00 0.00 28.80 0.042 0.000 0.00 0.00 32.28 0.047 0.000 0.000 0.00

160 16.45 0.024 0.000 0.00 0.00 17.14 0.025 0 0.00 0.00 20.64 0.030 0 0.00 0.00 25.10 0.036 0.0000 0.00 0.00 28.10 0.041 0.000 0.00 0.00 31.49 0.046 0.000 0.000 0.00

165 16.10 0.023 0.000 0.00 0.00 16.74 0.024 0 0.00 0.00 20.16 0.029 0 0.00 0.00 24.51 0.036 0.0000 0.00 0.00 27.44 0.040 0.000 0.00 0.00 30.74 0.045 0.000 0.000 0.00

170 15.77 0.023 0.000 0.00 0.00 16.36 0.024 0 0.00 0.00 19.70 0.029 0 0.00 0.00 23.95 0.035 0.0000 0.00 0.00 26.81 0.039 0.000 0.00 0.00 30.03 0.044 0.000 0.000 0.00

175 15.46 0.022 0.000 0.00 0.00 16.00 0.023 0 0.00 0.00 19.26 0.028 0 0.00 0.00 23.42 0.034 0.0000 0.00 0.00 26.21 0.038 0.000 0.00 0.00 29.36 0.043 0.000 0.000 0.00

180 15.16 0.022 0.000 0.00 #REF! 15.66 0.023 0 0.00 #REF! 18.85 0.027 0 0.00 #REF! 22.91 0.033 0.0000 0.00 #REF! 25.64 0.037 0.000 0.00 #REF! 28.71 0.042 0.000 0.000 #REF!

Calculate Storage 
Volume
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GENERAL 

 

This report is to be read in conjunction with Site Plan & Grading Plan (drawings SP1 through 
SP5), prepared by MC Engineering, dated May 18th 2023. 
 
 
The modified rational method has been used to determine pre development and post 
development flow rates.  Calculations and Data are contained at the back of this report. 
 
The following documents have been referenced and reviewed in the preparation of this report: 
 
 
- Ministry of the Environment Stormwater Management Planning and Design Manual 2003 
 
 
-MTO Drainage Management Manual 
 
 
-Norfolk County Design Criteria  
 
 
 
SITE INFORMATION & DESCRIPTION OF DEVELOPMENT 

 
The subject property is located at, 1867 Windham Road 10, ON-24, in Norfolk County. 
 
The subject property is not developed. The current use is agricultural. 
 
The proposal is to construct 2,678m2 building area and associated asphalt parking areas.  
 
Quantity control will be provided.  Storm water runoff will be directed to a retention area and 
discharge at the 2 year pre development rate to the existing storm sewer on the road. 
 
 
 

DESIGN CRITERIA    

 
Quantity controls will be provided on site.  The allowable release rate is based on the pre 
development 5-year runoff rate.  The allowable release rate is 0.064m3/sec. (Please reference 
Appendix A).  On Site storage has been provided to accommodate 100 year storm event. 
 
 

 

 
 
 
 
 



 

 

 
 
 
 
 
 
 

DATA SUMMARY  
 

*Reference appendix #1 - Modified rational method calculations 

 

Pre Development 
 
Total Lot Area = 40ha (+/-) 
Area to be controlled = 0.58ha   (total area of development considered in SWM calculations) 
Tc = 10min. 
Pre Development C = 0.30 
Post Development C = 0.90 
Max storage required = 166m3 (55 min / 100 year storm) 
Storage provided = 250m3 + 
 
 
OUTLET INFORMAITON 

 
The historical outlet is the municipal drain running through the subject property, located north 
west of the development 
 
Runoff will discharge at allowable discharge rate of 0.064m3/sec (5-year storm).  A concrete 
headwall with a weir (notch) will control outflow from the retention pond. 
 
Quantity controls will be provided on site.  Storm water will be directed to a suitable above grade 
retention area via overland drainage. The designed weir will control outflow to 0.064m3/sec.   
 
The existing site outlet will continue to receive runoff.  No impacts are anticipated. 
 
 
 
CONCLUSION 

 
The SWM quantity controls provided in this report and on the design, drawings will sufficiently 
meet the design objectives of this report, as well as the standards of Norfolk County.  No impact 
to the road allowance, or adjacent property is anticipated. 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
 
 
 
 
SECTION 2 :  DATA AND CALCULATIONS  
 
 
 
SUMMARY OF AREAS 

 
 
TOTAL SITE AREA:       40ha 
 
AREA TO BE CONTROLLED:      0.58ha  
 
 
 
PRE DEVELOPMENT TO POST DEVELOPMENT CONTROL TABLE 

 
*reference SWM Calculations / Appendix 'A' 
 
  Pre Dev Runoff  Post Dev Discharge 
 
2 year  0.058m3/sec  0.064m3/sec 
 
5 year  0.064m3/sec  0.064m3/sec 
 
10 year  0.075m3/sec  0.064m3/sec 
 
25 year  0.089m3/sec  0.064m3/sec 
 
50 year  0.101m3/sec  0.064m3/sec 
 
100 year 0.110m3/sec  0.064m3/sec 
 

 

RETENTION INFORMATION 

 
Retention will be provided by the proposed retention pond. 
 
Required retention, 100 year/55 min event = 166m3 
 
High water mark (all ponding areas) = 232.00m.   
 
Max Depth =1.0m 
 
Total area of retention= 400m2 
 
Total proposed above ground storage= 250m3  
 
*retention areas are listed on drawing SP2, and are indicated by hatching (dotted areas) 
 



 

 

 
 
 
 
 
 
 
 
DISCHARGE RATE THROUGH RESTRICTED OUTLET 

 
The total maximum discharge through the proposed weir must not exceed the allowable 
discharge rate of 0.064m3 per second.   
 
A concrete headwall complete with a weir (notch) is proposed to restrict runoff. 
 

Total allowable discharge = 0.064m3/sec 
 
Capacity of discharge through each weir = 0.064m3/sec 
 
Height (H)= 0.11m 
 
Crest Length (L)=0.10m 
 
Q= 3.27  x  L  x  H  ^1.5 
 
Capacity of weir=  0.064m3/sec 
 
 
 

 

SUMMARY 
 

ALLOWABLE POST DEVELOPMENT DISCHARGE RATE = 0.064m3/sec 

 

MAXIMUM FLOW THROUGH CONTROLED OUTLET=  0.064m3/sec  

 

REQUIRED STORAGE VOLUME= 166m3 
 

PROPOSED STORAGE VOLUME=250m3 
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