
 
523 JAMES STREET, UNIT 3 

DELHI, ON. 
N4B 2C2 

PH: (519) 582-8222 F: (519) 582-2098 
 
 

ATTN: Planning Department 
 Norfolk County 
 By Electronic Mail / Online Portal Submission Only 
 planning@norfolkcounty.ca 
  
RE: Proposed Manufacturing Building,  

Luscombe Drive, Simcoe, Norfolk County 
Site Plan File: SPPL2025091 

 
DATE: September 30, 2025 
 
To Whom It May Concern, 
 
As per the supplied Agency Comments to this Site Plan Application File, please see the attached 
materials with this letter as a response and resubmission of materials. 
 
In conjunction with this letter, please see the attached CDN Buildings-supplied Comment 
Response Matrix and the items provided by J.H. Cohoon Engineering Limited. 
 
The items from J.H. Cohoon Engineering Limited include their Comment Response Matrix/Letter, 
the Functional Servicing and Stormwater Management Report, the Schedule-H Estimated Cost 
and Securities Schedule, Site Plan, Grading and Siltation and Erosion Control Plan, Servicing Plan, 
and the Site Notes and Details. 
 
Please also see the attached Land Appraisal Report. 
 
We trust that the drawings, reports, and letters attached to this cover letter are satisfactory to 
Norfolk County for the requirements outlined in the Agency Comments.  Please do not hesitate 
to contact the undersigned should any clarification be necessary. 
 
 
 
Sincerely, 
 

 
 
William Reed 
Senior Architectural/Structural Technologist 
CDN Buildings 
523 James St. Unit 3 
Delhi, ON   
N4B 2C2 
wr@cdnbuildings.com 
(519) 582-8222 - 232 



NUMBER COMMENT RESPONSE

1
PLEASE PROVIDE A LAND APPRAISAL AND A 
SECURITY SCHEDULE FOR THE AGREEMENT 
MATERIALS

ATTACHED WITH THIS SUBMISSION.

2 GREAT SITE PLAN DRAWINGS, VERY DETAILED NOTED, WITH THANKS.

NUMBER COMMENT RESPONSE
1 CONDITIONS:

1.1

THE OWNER SHALL AGREE TO MAKE 
APPLICATION FOR A BUILDING PERMIT, AND 
OBTAIN THE NECESSARY BUILDING PERMITS 
PRIOR TO COMMENCING CONSTRUCTION

NOTED, APPLICANT IS APPLYING FOR BUILDING 
PERMIT APPLICATION CONCURRENTLY WITH SITE 
PLAN APPLICATION, DOCUMENTS TO BE 
UPDATED AND SUPPLIED AS MADE AVAILABLE

1.2

AND FURTHER THAT ALL APPLICABLE LAW 
APPROVALS AS REQUIRED BY THE ONTARIO 
BUILDING CODE AND SUPPORTING 
DOCUMENTATION FROM APPROVAL 
AGENCIES RE SUBMITTED WITH A BUILDING 
PERMIT APPLICATION [OBC DIVISION A 
1.4.1.3.] SPECIFICALLY: SOURCE WATER 
PROTECTION AND SITE PLAN APPROVAL.

NOTED. SECTION 59 SOURCE WATER 
PROTECTION AND SITE PLAN APPROVAL 
DOCUMENTS TO BE SUBMITTED WITH BUILDING 
PERMIT APPLICATION.

1.3

AND FURTHER THAT THE OWNER SHALL 
AGREE TO PROVIDE CONFIRMATION FROM 
ENVIRONMENTAL INFRASTRUCTURE SERVICES 
(EIS) OF THE FOLLOWING:

NOTED,

1.3.A.
SERVICING CAPACITY IS CONFIRMED AS 
BEING AVAILABLE FOR ALL WATERMAINS 
AND SANITARY SYSTEMS

REFER TO JH COHOON RESPONSE LETTER.

1.3.B.

WATERMAINS, STORM SEWERS, SANITARY 
SYSTEMS AND HYDRO SERVICE ARE 
CONSTRUCTED AND OPERATIONAL AND ALL 
REGULATORY APPROVALS HAVE BEEN 
RECEIVED TO THE SATISFACTION OF THE 
COUNTY OR APPROPRIATE APPROVAL 
AUTHORITY

REFER TO JH COHOON RESPONSE LETTER.

1.3.C.
STORMWATER MANAGEMENT FACILITIES, IF 
REQUIRED, ARE CONSTRUCTED AND 
OPERATIONAL

REFER TO JH COHOON RESPONSE LETTER.

1.3.D.
ADEQUATE WATER SUPPLY IS AVAILABLE FOR 
FIRE PROTECTION

REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE
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1.3.E.

ROADWAYS AND/OR LANES ARE 
CONSTRUCTED TO THE SATISFACTION OF THE 
COUNTY AND PROVIDE SAFE AND 
ADEQUATE ACCESS TO ALL BUILDINGS OR 
STRUCTURES

AKNOWLEDGED.

NUMBER COMMENT RESPONSE
1 NO COMMENTS NOTED

NUMBER COMMENT RESPONSE

1
ENSURE ADEQUATE SPACE AND ACCESS FOR 
THE FUNCTION FOR THE FIRE DEPARTMENT 
CONNECTION (IF REQUIRED)

PROVIDED; FIRE ROUTE DESIGNED AND SHOWN 
ON SITE PLAN BY CDN BUILDINGS [A0.02], NO 
FDC PROPOSED. FIRE HYDRANT DIRECTLY 
ACROSS FROM SITE, OPPOSITE SIDE OF 
LUSCOMBE, APPROXIMATELY IN-LINE WITH 
NORTH PROPERTY LINE. SITE SERVICING SHOWS 
HYDRANT [17233-3]

2
ADEQUATE FIRE DEPARTMENT ACCESS 
THROUGH THE SITE

PROVIDED; FIRE ROUTE SHOWN ON SITE PLAN 
[A0.02] WITH DISTANCES, WIDTH, CENTRELINE 
RADII AND ACCESS LOCATIONS FOR BUILDINGS 
ON-SITE.

3

IF BATTERY STORAGE (IE TESLA WALL) 
AND/OR ELECTRIC VEHICLE CHARGING 
INFRASTRUCTURE IS PROVIDED PLEASE 
NOTIFY NCFD

NONE CURRENTLY PROPOSED - NOT 
APPLICABLE

NUMBER COMMENT RESPONSE

1

PLEASE BE ADVISED THAT CANADA POST 
DOES NOT HAVE ANY COMMENTS ON THIS 
APPLICATION FOR A NEW BUSINESS ON 
LUSCOMBE DR. THIS NEW BUSINESS WILL 
HAVE MAIL DELIVERY SERVICE THROUGH AN 
EXISTING COMMUNITY MAILBOX ON 
LUSCOMBE DR. THE CUSTOMER WILL HAVE 
TO REGISTER FOR MAIL DELIVERY THROUGH 
THE SIMCOE POST OFFICE OR BY CALLING 
OUR CUSTOMER SERVICE LINE AT 1-800-267-
1177 TO REGISTER.

NOTED, OWNER TO REGISTER.

NUMBER COMMENT RESPONSE

1

THANK YOU FOR YOUR CORRESPONDENCE 
REGARDING THE PROPOSED SITE PLAN 
APPLICATION. ENBRIDGE GAS INC. 
(ENBRIDGE GAS), DOES HAVE SERVICE LINES 
RUNNING WITHIN THE AREA WHICH MAY OR 
MAY NOT BE AFFECTED BY THE PROPOSED 
SITE PLAN.

NOTED, CDN TO CONFIRM WITH ENBRIDGE 
REGARDING SITE PLANS AND SERVICING PLANS, 
THAT THE PROPOSED WORKS DO NOT IMPACT 
ENBRIDGE GAS' EXISTING WORKS. CDN TO 
PERFORM LOCATES PRIOR TO ANY 
CONSTRUCTION.

NUMBER COMMENT RESPONSE
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2

SHOULD THE PROPOSED SITE PLAN IMPACT 
THESE SERVICES, IT MAY BE NECESSARY TO 
TERMINATE THE GAS SERVICE AND RELOCATE 
THE LINE ACCORDING TO THE NEW 
PROPERTY BOUNDARIES. ANY SERVICE 
RELOCATION REQUIRED WOULD BE AT THE 
COST OF THE PROPERTY OWNER.

REFER TO POINT 1, CDN DOES NOT INTEND TO 
IMPACT SERVICES. NEW PROPERTY BOUNDARIES 
DO NOT APPEAR TO IMPACT EXISTING SERVICES. 
NOTED THAT RELOCATION COST IS BORNE BY 
THE OWNER IF REQUIRED.

3

IF THERE IS ANY WORK (I.E. UNDERGROUND 
INFRASTRUCTURE REBUILD OR GRADING 
CHANGES) AT OUR EASEMENT AND 
ON/NEAR ANY OF OUR EXISTING FACILITIES, 
PLEASE CONTACT US AS EARLY AS POSSIBLE 
(MINIMUM 1 MONTH IN ADVANCE) SO WE 
CAN EXERCISE ENGINEERING ASSESSMENT 
OF YOUR WORK TO ENSURE THE INTEGRITY 
OF OUR MAIN IS MAINTAINED AND 
PROTECTED.

NATURAL GAS DEMARCATION POSTS ARE 
LOCATED IN THE BOULEVARD ON THE OPPOSITE 
FACE OF THE RIGHT OF WAY OF THE PROPOSED 
SITE DEVELOPMENT, APPROXIMATELY 3-4m 
FROM THE ASPHALT EDGE, ON THE OPPOSING 
SIDE OF THE STREET. CDN BUILDINGS DOES NOT 
FORSEE CONFLICT OR CHANGES AT THESE 
LOCATIONS. CONTACT TO BE GAINED WITH 
ENBRIDGE TO CONFIRM LOCATIONS OF GAS 
SERVICES FOR COORDINATION WITH THE SITE 
SERVICING. RESTORATIONS WITHIN THE RIGHT 
OF WAY, AS REQUIRED, FOR THE INSTALLATION 
OF SERVICE LATERALS TO BE COMPLETED TO THE 
COUNTY'S SATISFACTION AND EXISTING GRADES 
MAINTAINED. CONNECTION TO NATURAL GAS 
TO BE CARRIED OUT IN CONFORMANCE WITH 
ENBRIDGE GAS'S STANDARDS.

4

CONFIRMATION OF OUR NATURAL GAS 
PIPELINE SHOULD BE MADE THROUGH 
ONTARIO ONE CALL 1-800-400-2255 PRIOR 
TO ANY ACTIVITY. WE TRUST THE FORGOING 
IS SATISFACTORY.

CDN TO OBTAIN NATURAL GAS PIPELINE 
CONFIRMATION WITH ENBRIDGE.

NUMBER COMMENT RESPONSE

1
PLEASE PROVIDE A RESPONSE MATRIX IN 
YOUR NEXT SUBMISSION TO ADDRESS ALL 
COMMENTS

NOTED, PLEASE REFER TO THIS DOCUMENT AND 
JH COHOON LETTER AS RESPONSE MATRIX FOR 
THIS APPLICATION

2

SANITARY AND WATER MODELLING WILL BE 
REQUIRED. THIS IS TO BE COMPLETED BY 
NORFOLK COUNTY'S THIRD-PARTY 
CONSULTANT. THE COST TO COMPLETE THE 
MODELLING AND ANY RECOMMENDATIONS 
FROM REPORTS ARE TO BE IMPLEMENTED 
INTO THE DESIGN AT THE APPLICANT'S 
EXPENSE. THE FOLLOWING INFORMATION 
WILL BE REQUIRED TO RECEIVE A QUOTE 
AND COMPLETE THE MODELLING.

REFER TO JH COHOON RESPONSE LETTER.

2.A. GENERAL PLAN OF SERVICES REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE

DEVELOPMENT ENGINEERING COMMENTS

CONTINUED ON NEXT PAGE



2.B. FUNCTIONAL SERVICING REPORT REFER TO JH COHOON RESPONSE LETTER.

2.B.I.
TOTAL WASTEWATER DESIGN FLOWS SHOWN 
IN SANITARY DESIGN SHEETS

REFER TO JH COHOON RESPONSE LETTER.

2.B.II.
TOTAL DOMESTIC WATER AND FIRE FLOWS 
AS PER NORFOLK COUNTY DESIGN CRITERIA 
SECTION 10.1.1.

REFER TO JH COHOON RESPONSE LETTER.

2.1

THE FUNCTIONAL SERVICING REPORT MUST 
INCLUDE WATER/SANITARY SERVICING AND 
FIRE FLOW CALCULATIONS. FIRE FLOW 
CALCULATIONS ARE TO BE COMPLETED IN 
ACCORDANCE WITH "WATER SUPPLY FOR 
PUBLIC FIRE PROTECTION 2020" BY FIRE 
UNDERWRITERS SURVEY.

REFER TO JH COHOON RESPONSE LETTER.

2.2
ONCE THE QUOTE HAS BEEN RECEIVED, 
APPROVAL FROM THE APPLICANT WILL BE 
REQUIRED BEFORE PROCESSING.

NOTED, APPLICANT TO PROVIDE APPROVAL 
ONCE QUOTE IS RECEIVED

3

SECURITIES WILL BE REQUIRED IN THE FORM 
OF A SCHEDULE H TEMPLATE. 10% FOR SITE 
WORKS COMPLETED ON PRIVATE PROPERTY 
AND 100% OF WORKS COMPLETED WITHIN 
THE MUNICIPAL R.O.W.

REFER TO JH COHOON RESPONSE LETTER.

3.A.

AS-CONSTRUCTED DRAWINGS MUST BE 
INCLUDED AS PART OF THE SECURITIES. THE 
MINIMUM AMOUNT OF $1500.00 @ 100% 
WILL BE REQUIRED.

REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE

4
IN ADDITION TO L/s PLEASE PROVIDE 
AVERAGE AND PEAK FLOW RATES IN 
m3/DAY

REFER TO JH COHOON RESPONSE LETTER.

5
PLEASE PROVIDE COMMENTARY ON THE 
SITE'S PROPOSED DRAINAGE, OUTLET 
CONTROLS AND OVERALL SWM STRATEGY

REFER TO JH COHOON RESPONSE LETTER.

6

ASSESS AND VERIFY THE DOWNSTREAM 
HYDRAULIC CAPACITY OF THE EXISTING 
750mm STORM SEWER INFRASTRUCTURE 
WITHIN THE MUNICIPAL RIGHT-OF-WAY, 
RECOGNIZING IT WAS ORIGINALLY 
DESIGNED FOR A 5-YEAR STORM EVENT.

REFER TO JH COHOON RESPONSE LETTER.

7

CONFIRM AND EVALUATE THE MAJOR 
SYSTEM'S HISTORICAL DESIGN, WHICH 
PROVIDED ON-SITE PONDING IN LOW AREAS 
TO ACCOMMODATE A 25-YEAR STORM 
FREQUENCY. ENSURE THAT THE MAJOR 
SYSTEM CAPACITY AND DESIGN CRITERIA 
ARE STILL VALID AND ADEQUATE FOR THE 
PROPOSED DEVELOPMENT.

REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE
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8
PLEASE IDENTIFY RUNOFF COEFFICIENTS FOR 
ALL AREAS

REFER TO JH COHOON RESPONSE LETTER.

9

CONFIRM IF PIPE STORAGE IS REQUIRED FOR 
THE 100-YEAR STORM EVENT. PROVIDE 
CALCULATIONS SHOWING THE ADEQUATE 
CAPACITY OF ONSITE PIPE STORAGE

REFER TO JH COHOON RESPONSE LETTER.

10
PROVIDE CALCULATIONS FOR SIZING ALL 
STORM PIPES, CATCH BASINS AND CULVERTS

REFER TO JH COHOON RESPONSE LETTER.

11

PLEASE REVISE THE CONCLUSION TO 
DESCRIBE ACCURATE DEVELOPMENT 
DETAILS, REFLECTING AN INDUSTRIAL 
DEVELOPMENT INSTEAD OF RESIDENTIAL

REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE
12 NO COMMENTS NOTED

NUMBER COMMENT RESPONSE

13
PROPERTY BOUNDARIES ARE TO BE EXACT 
SURVEYS COORDINATES, NOT 'APPROXIMATE 
BOUNDARIES'

NOTED, CDN WILL PROVIDE SURVEYED 
BEARINGS AND DISTANCES ON THE SITE PLAN. 
REFER TO JH COHOON RESPONSE LETTER.

14 INDICATE SNOW STORAGE AREAS REFER TO JH COHOON RESPONSE LETTER.

15
PROVIDE A SECTION THROUGH THE SWM 
FACILITY IN BOTH DIRECTIONS

REFER TO JH COHOON RESPONSE LETTER.

16
PROVIDE INTERIOR GRAVEL DRIVEWAY AND 
ASPHALT ENTRANCE SPECIFICATIONS

REFER TO JH COHOON RESPONSE LETTER.

17

PLEASE PROVIDE A DIMENSION BETWEEN THE 
TWO PROPOSED ENTRANCES, AND THE 
WIDTH OF THE DRIVEWAYS. PER ENTRANCE 
BY-LAW 2016-32, A MINIMUM SPACING OF 
30 METERS BETWEEN ENTRANCES IS 
REQUIRED ON COMMERCIAL/INDUSTRIAL 
LANDS.

CDN BUILDINGS SITE PLAN [A0.02] WILL 
PROVIDE DIMENSIONS FOR DISTANCING OF 
DRIVEWAYS. CONFIRMING THAT THE 
DRIVEWAYS HAVE MORE THAN 30m BETWEEN 
ENTRANCES

18
PLEASE CONFIRM IF THE POND NO. 1 AND 
NO. 2 AREA RETAINS THE 100 YR. STORM.

REFER TO JH COHOON RESPONSE LETTER.

19
PLEASE PROVIDE ADDITIONAL GRADES AND 
OVERLAND FLOW ARROWS NEAR PROPERTY 
LINES ON ADJACENT SITES

REFER TO JH COHOON RESPONSE LETTER.

20

DRAINAGE AREA 210 IS NOT PERMITTED TO 
DISCHARGE TO NEIGHBORING PROPERTIES. 
THE SITE STORMWATER AND OVERLAND 
FLOW MUST BE SELF-CONTAINED.

REFER TO JH COHOON RESPONSE LETTER.

21
SWM POND OVERFLOW SHALL NOT 
DISCHARGE TO NEIGHBOURING PROPERTIES

REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE

SITE PLAN COMMENTS

GRADING AND SILTATION AND EROSION CONTROL PLAN COMMENTS

CONTINUED ON NEXT PAGE
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22
IT SHOULD BE NOTED THAT 3:1 SLOPE ON A 
SWM POND REQUIRE THE INSTALLATION OF A 
CHAIN LINK FENCE

CDN BUILDINGS TO PROVIDE CHAIN LINK FENCE 
AROUND SWM POND ON ITS SITE PLAN [A0.02]. 
REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE

23

PLEASE REVISE THE NAME OF THIS SHEET IN 
THE TITLE BLOCK. IT IS ASSUMED THAT THIS 
DRAWING IS INTENDED TO BE THE SITE 
SERVICING PLAN

REFER TO JH COHOON RESPONSE LETTER.

24
INSULATION FOR ALL PIPE REQUIRED 
STRUCTURES IS TO BE INDICATED ON THIS 
PLAN.

REFER TO JH COHOON RESPONSE LETTER.

25

AS PER NORFOLK COUNTY DESIGN CRITERIA 
SECTION 9.7.00., ALL SANITARY SEWER 
LATERAL CONNECTIONS SHALL BE INSTALLED 
USING PREFABRICATED TEES. HOWEVER, IT IS 
ACCEPTABLE TO TIE INTO THE EXISTING 
MANHOLE PROVIDED THERE ARE NO 
CONFLICTS WITH INLET/OUTLETS ON THE 
STRUCTURES, MINIMUM ADEQUATE 
SEPARATIONS ARE MAINTAINED AND THE 
MANHOLE IS RE-BENCHED TO CONFIRM ALL 
ELEVATIONS ARE SUFFICIENT.

REFER TO JH COHOON RESPONSE LETTER.

25.1

THE USE OF ANY SERVICE SADDLE MUST BE 
APPROVED BY NORFOLK COUNTY 
ENVIRONMENTAL SERVICES DIVISION. ALL 
CONNECTIONS SHALL CONFORM TO 
CURRENT OPSD 1006.010 AND OPSS 410. 
PLEASE INCLUDE THIS INFORMATION AS A 
NOTE ON THE DRAWING IN YOUR NEXT 
SUBMISSION.

REFER TO JH COHOON RESPONSE LETTER.

26
PER NORFOLK COUNTY DESIGN CRITERIA 
9.7.00, SANITARY LATERALS SHALL BE 
INSTALLED ON A MINIMUM GRADE OF 2%

REFER TO JH COHOON RESPONSE LETTER.

27
SANITARY INSPECTION MANHOLE SHALL BE 
LOCATED ON THE MUNICIPAL SIDE OF THE 
PROPERTY LINE

REFER TO JH COHOON RESPONSE LETTER.

28

PLEASE INCLUDE A PIPE CROSSING CHART IN 
YOUR NEXT SUBMISSION, INCLUDING ALL 
SEPARATIONS BETWEEEN INTERSECTING 
WATER, SANITARY AND STORM 
INFRASTRUCTURE. SEPARATIONS MUST 
CONFORM TO MINIMUM MECP 
DIMENSIONS.

REFER TO JH COHOON RESPONSE LETTER.

29
LOCATE ADJACENT HYDRANTS AND THE 
ASSOCIATED FIRE SERVICE RADIUS

TO BE SHOWN ON CDN SITE PLAN [A0.02]; REFER 
TO JH COHOON RESPONSE LETTER.

30
PLEASE SHOW THE LIMITS OF ALL TRENCHING 
AND LIMITS OF PROPOSED RESTORATION OF 
ALL TRENCHES

REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE
CONTINUED ON NEXT PAGE
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31
PLEASE ADD A NOTE "ALL APPLICABLE 
PERMITS ARE TO BE APPLIED FOR PRIOR TO 
THE INSTALLATION OF ANY SERVICES"

REFER TO JH COHOON RESPONSE LETTER.

32

PLEASE ADD A NOTE TO THE DRAWINGS "NO 
WORK ON WATER SERVICES CAN TAKE 
PLACE WITHOUT SUPERVISION OF A 
LICENSED NORFOLK COUNTY WATER 
OPERATOR ON-SITE"

REFER TO JH COHOON RESPONSE LETTER.

33

PER NORFOLK COUNTY DESIGN CRITERIA 
7.4.00, AREAS SUBJECT TO THE COLLECTION 
OF CONTAMINANTS OR SPILLS SHALL BE 
FITTED WITH ADEQUATE OIL/GRIT 
SEPARATORS

REFER TO JH COHOON RESPONSE LETTER.

NUMBER COMMENT RESPONSE

1
…THERE ARE NO THREATS ASSOCIATED WITH 
THE PROPOSAL THAT ARE PROHIBITED OR 
REQUIRE A RISK MANAGEMENT PLAN

NOTED, RESTRICTED LAND USE NOTICE ISSUED 
MAY 20, 2025 BY MORGAN MARROTT, RMO.

2

THE PROPOSED SEWAGE INFRASTRUCTURE 
WILL BE A THREAT WITHIN THE WELLHEAD 
PROTECTION AREA AND IS SUBJECT TO THE 
DESIGN REQUIREMENTS SET OUT IN NORFOLK 
COUNTY'S ENVIRONMENTAL COMPLIANCE 
APPROVAL DEVELOPED UNDER THE 
CONSOLIDATED LINEAR APPROACH.

REFER TO JH COHOON RESPONSE LETTER.

3

POSSIBLE THREATS ARE LISTED IN APPENDIX A 
WHICH IS BASED ON THE 2017 TECHNICAL 
RULES WHICH ARE CURRENTLY IN EFFECT. 
PLEASE CONTACT THE RISK MANAGEMENT 
OFFICE IF ANY LISTED ACTIVITY IS PROPOSED 
AND LET US KNOW IF YOU HAVE ANY 
QUESTIONS OR REQUIRE FURTHER 
ASSISTANCE.

NOTED

CAMBIUM COMMENTS

CONTINUED ON NEXT PAGE
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NUMBER COMMENT RESPONSE
1 COMMENTS PENDING NOTED

NUMBER COMMENT RESPONSE

1

IF PERFORMANCE SECURITIES FOR THE 
INFRASTRUCTURE WORKS IS AN OBLIGATION 
OF YOUR SITE PLAN APPROVAL YOU WILL BE 
REQUIRED TO ENTER INTO A DEVELOPMENT 
AGREEMENT WITH THE COUNTY. THE 
AGREEMENT WILL BE REGISTERED ON TITLE AT 
THE OWNER'S EXPENSE. THE OWNER WILL 
ALSO BE REQUIRED TO SECURE 
COMMERCIAL GENERAL LIABILITY 
INSURANCE COVERAGE. THE COVERAGE 
MUST BE KEPT IN FORCE DURING THE 
DURATION OF CONSTRUCTION UNTIL AFTER A 
SUCCESSFUL SITE INSPECTION AND RELEASE 
OF THE PERFORMANCE SECURITIES. PLEASE 
REACH OUT IF AN AGREEMENT IS REQUIRED.

NOTED - DEVELOPMENT AGREEMENT PER 
OWNER, SECURITIES SCHEDULE SUBMITTED WITH 
THIS SUBMISSION.

NUMBER COMMENT RESPONSE

1

PLEASE CONTACT NORFOLK GIS FOR NEW 
CIVIC ADDRESSES WHEN BUILDING. YOU 
CAN APPLY FOR A NEW CIVIC ADDRESS 
HERE. IF A GREEN SIGN IS REQUIRED IN 
ORDER TO ISSUE AN ADDRESS (GENERALLY 
ANYWHERE OUTSIDE OF AN URBAN AREA) 
YOU WILL HAVE TO CALL NORFOLK COUNTY 
CUSTOMER SERVICE AFTER APPLYING TO 
MAKE PAYMENT BEFORE THE ADDRESS IS 
ISSUED (519-426-5870)(226-NORFOLK)

NOTED, VACANT PARCEL, TO BE DEALT WITH AS 
PART OF THE BUILDING PERMIT PROCESS.

2

IF YOU WOULD LIKE TO APPLY FOR A NEW 
CIVIC ADDRESS BECAUSE YOU ARE 
PLANNING TO BUILD ON A VACANT PARCEL 
OF LAND, THIS IS DEALT WITH AS PART OF THE 
BUILDING PERMIT PROCESS. THE BUILDING 
INSPECTOR CAN PROVIDE YOU WITH A 
COPY OF A CIVIC ADDRESS REQUEST FORM 
OR IT CAN BE DOWNLOADED BELOW. ON 
THE FORM THERE ARE SEVERAL AREAS THAT 
NEED TO BE FILLED OUT WITH INFORMATION, 
AND A SKETCH SHOWING THE LOT LAYOUT 
OF THE PROPERTY FOR WHICH THE CIVIC 
ADDRESS IS BEING REQUESTED. A SAMPLE 
SKETCH WILL BE INCLUDED WITH THE FORM.

NOTED, INSPECTOR TO PROVIDE COPY OF 
FORMS.

GIS COMMENTS

CONTINUED ON NEXT PAGE
HYDRO ONE COMMENTS

REALTY SERVICES COMMENTS



NUMBER COMMENT RESPONSE
1 COMMENTS PENDING NOTED

NUMBER COMMENT RESPONSE
1 COMMENTS PENDING NOTED

NUMBER COMMENT RESPONSE
1 COMMENTS PENDING NOTED

END OF DOCUMENT

MISSISSAUGA'S OF THE CREDIT COMMENTS

FIRST NATIONS COMMENTS















PROPOSED MIXED USE BUILDING
Luscombe Drive
SCHEDULE H ESTIMATED COST AND SECURITIES
OUR PROJECT NO. 17233 "2025-09-18

REVISION

 

ITEM DESCRIPTION UNIT QTY.
UNIT

PRICE
TOTAL COST Securities

10% 100%  .

A. SANITARY SEWERS

1 Excavate to existing sanitary   

sewer stub at Property Line L.S. 1 $1,000 $1,000 $0 $1,000

2 Sanitary Sewer Size Noted below
a.  Existing MH to S2 150 mm Dia metre 10 $150 $1,470 $0 $1,470
b. S2 to S1 150mm Dia metre 29 $150 $4,275 $428 $0  
b. S2 to S1 150mm Dia metre 7 $150 $1,050 $105 $0
d. S2 to S1 150mm Dia metre 24 $150 $3,660 $366 $0

3 Construct 1200mm Dia concrete

maintenance holes complete. EA 2 $4,500 $9,000 $900 $0

4 CCTV and Report L.S. 1 $2,500 $2,500 $250 $0

TOTAL SANITARY SEWERS $22,955 $2,049 $2,470

B. WATERMAIN

1 Excavate to existing watermain, L.S. 1 $700 $700 $0 $700
 

2 Watermain

of granular base complete.       

a. Main to Property Line - 50mm Dia metre 15 $105 $1,575 $0 $1,575
a. Property Line to Bldgs - 50mm Dia metre 42 $105 $4,410 $441 $0

TOTAL WATERMAIN $5,985 $441 $1,575

C. STORM SEWERS
1 Supply and install storm sewer 

a.  375 mm Dia metre 207 $175 $36,278 $3,628 $0

b.  250 mm dia. metre 47 $175 $8,260 $826 $0

c.  450 mm Dia. metre 16 $175 $2,730 $273 $0

d.  525 mm Dia. metre 15 $175 $2,573 $257 $0

e.  250 mm dia. In ROW metre 14 $175 $2,363 $0 $2,363

2 Construct 600x600 precast 
concrete catchbasin
including associated legs EA 3 $3,500 $10,500 $1,050 $0

 in ROW EA 1 $3,500 $3,500 $0 $3,500

 

3 Construct 1200 mm P/C CB MH

complete EA 5 $3,500 $17,500 $1,750 $0

4 Stormceptor L.S. 1 $35,000 $35,000 $3,500 $0

5 Outlet Structure L.S. 1 $3,500 $3,500 $350 $0

6 Headwall L.S. 1 $4,500 $4,500 $450 $0

TOTAL  STORM SEWER $126,703 $12,084 $5,863

D. ROAD CONSTRUCTION

1 Sub excavation to a depth of 
590mm below finish grade
 sq.m. 8125 $15 $121,875 $12,188 $0

2 Supply, place and compact 

300mm granular 'B' 

 sq.m. 8125 $15 $121,875 $12,188 $0

3 Supply, place and compact 

150mm granular 'A'  sq.m. 8125 $8 $60,938 $6,094 $0

4 Supply, place and compact

50mm HL4 asphalt pavement 

including road cut
 tonne 1025 $165 $169,125 $16,913 $0



ITEM DESCRIPTION UNIT QTY.
UNIT

PRICE
TOTAL COST Securities

10% 100%  .

5 Supply, place and compact

40mm HL3 asphalt for road. tonne 725 $175 $126,875 $12,688 $0

 

6 Mud Mat and Site Controls L.S. 1 $4,000 $4,000 $400 $0

7 Line Painting L.S. 1 $1,500 $1,500 $150 $0

8 Proposed Topsoil and Seed sq. m. 2700 $8 $20,250 $2,025 $0

TOTAL ROAD CONSTRUCTION $626,438 $62,644 $0

E.  HYDRO

1 Intestinally Removed L.S. 1 $0 $0 $0 $0

TOTAL HYDRO $0 $0 $0

SUMMARY
A. SANITARY SEWERS $22,955 $0 $22,955

B. WATERMAIN $5,985 $441 $1,575

C. STORM SEWERS $126,703 $12,084 $5,863

D. ROAD CONSTRUCTION $626,438 $62,644 $0

E.  HYDRO $0 $0 $0

TOTAL NORFOLK COUNTY ITEMS $782,080 $75,169 $30,393

TOTAL HYDRO ITEMS $0 $0 $0

TOTALS $782,080 $75,169 $30,393

TOTAL SECURITIES REQUIRED     $105,561.25
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EXECUTIVE SUMMARY 

 

DATE OF REPORT:     July 7, 2025 

 

DATE OF INSPECTION:     July 1, 2025 

 

EFFECTIVE DATE OF VALUATION:   July 1, 2025 

 

ROLL NUMBER:      403-025-03825-0000 

 

REGISTERED OWNERS:     2712300 Ontario Inc. 

 

MUNICIPAL ADDRESS:     Luscombe Drive, 

Simcoe, Ontario 

 

AREA OF SUBJECT PROPERTY:   290.35’ X Irr. – 2.87 acres 

(Tax Notice) 

 

OFFICIAL PLAN:      `Protected Industrial` 

 

ZONING:       “General Industrial Zone - (MG)” 

 

EXISTING USE:      Vacant Industrial Land 

 

HIGHEST AND BEST USE:    Vacant Industrial Land 

 

EXPOSURE TIME:       49 to 240 days 

 

 

 

 

 



MARKET VALUE ESTIMATE 

 

One approach to value was used in the valuation of the subject as a vacant parcel of 

industrial land.  This approach utilized market data to support the resulting value estimate 

or range.  This approach represents the most reasonable current market value estimate, for 

the subject property, as of the effective date of valuation.  

 

ESTIMATE OF THE CURRENT MARKET VALUE BY THE: 

 

COST APPROACH TO VALUE:          Not Applicable  

 

INCOME APPROACH TO VALUE:         Not Applicable 

         

DIRECT COMPARISON APPROACH:         $861,000.00 

 

FINAL ESTIMATE OF THE CURRENT MARKET VALUE:      $861,000.00 

 

The foregoing opinion of value is subject to the limiting conditions appearing in the 

following report. 

The estimated market value is based on `Fee Simple` rights and does not include 

consideration of any extraordinary financing, rental or income guarantees, special tax 

considerations or any other typical benefit which may influence the ordinary market value of 

the property, unless the effects of such considerations have been specifically described 

and measures in this report.  

 

 EFFECTIVE DATE OF APPRAISAL 

 

The principal of change is an important consideration in any appraisal assignment.  

Change is a constant process with economic factors, land use patterns, development 

trends, etc. occurring all the time.  Therefore, an estimate of the Market Value must be 

effective as of a specific date or dates. 

 

This appraisal is effective as of July 1, 2025. 
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Moir Luft Real Estate Appraisal Services Ltd. 
 

July 7, 2025 
 
Authorized Client and User 

CDNbuildings 

 

  

RE: Luscombe Drive, 

   Simcoe, Ontario  

  
Pursuant to the request, an examination of the above-mentioned property, a vacant 

parcel of industrial land, was completed on July 1, 2025. 

The purpose of the appraisal is to estimate the Current Market Value, of the subject 

property, in the Fee Simple, as of July 1, 2025. 

This report is a `Narrative Appraisal Report` in accordance with the Canadian 

Uniform Standards of Professional Appraisal Practice (CUSPAP). 

After a thorough analysis of all information available at this time, it is my opinion that 

the Current Market Value, of the subject property, as of July 1, 2025, is: 

 

 

---EIGHT HUNDRED AND SIXTY-ONE THOUSAND DOLLARS--- 

($861,000.00) 

 

 

The foregoing opinions of value are subject to the limiting conditions appearing in 

the following report. 

 
Respectfully submitted          

     MOIR LUFT 
REAL ESTATE APPRAISAL SERVICES LTD. 

      
R. A. (SANDY) MOIR, P. App., AACI, H.B. Comm 

 
Date Signed:       July 11, 2025                       

 
37148 Bush Line, R.R. #2 Pt. Stanley, ON N5L 1J2 

Tel: (519) 769-1234 



      CONTINGENT AND LIMITING CONDITIONS Page 1 

 

1. This report has been prepared at the request of the Authorized Client and User - 

CDNbuildings, for the Purpose of providing an estimate of the Current Market Value, 

for Luscombe Drive, Simcoe, Ontario.  The Intended Use of the report is to assist in 

internal matters and NOT FOR LENDING PURPOSES.  It is not reasonable for any 

person other than to whom this report is addressed to rely upon this appraisal 

without first obtaining written authorization from the client and the author of this 

report.  This report has been prepared on the assumption that no other person will 

rely on it for any other purpose and all liability to all such persons is denied. 

 

2. This report has been prepared at the request of, and for the exclusive (and 

confidential) use of, the recipient as named herein and for the specific purpose and 

function as stated herein.  All copyright is reserved to the author and this report is 

considered confidential by the author and the client.  Possession of this report, or a 

copy thereof, does not carry with it the right to reproduction or publication in any 

manner, in whole or in part, nor may it be disclosed, quoted from or referred to in 

any manner, in whole or in part, without the prior written consent and approval of the 

author as to the purpose, form and content of any such disclosure, quotation or 

reference.  Without limiting the generality of the foregoing, neither all nor any part of 

the contents of this report shall be disseminated or otherwise conveyed to the public 

in any manner whatsoever or through any media whatsoever or disclosed, quoted 

from or referred to in any report, financial statement, prospectus, or offering 

memorandum of the client, or in any documents filed with any governmental agency 

without the prior written consent and approval of the author as to the purpose, form 

and content of such dissemination, disclosure, quotation or reference.       

 

 

 

 

 



  CONTINGENT AND LIMITING CONDITIONS (CONTINUED) Page 2 

 

3. The estimated market value of the real estate which is the object of this appraisal 

pertains to the value of the freehold estate in the real property, based on vacant 

possession.  The property rights appraised herein exclude mineral rights, if any. 

 

4. The estimate of value contained in this report is founded upon a thorough and 

diligent examination and analysis of information gathered and obtained from 

numerous sources.  Certain information has been accepted at face value; especially 

if there was no reason to doubt its accuracy.  Other empirical data required 

interpretive analysis pursuant to the objective of this mandate.  For these reasons, 

the analyses, opinions and conclusions contained in this report are subject to the 

following assumptions and limiting conditions: 

 

5. The property has been valued on the basis that title to the real estate herein 

appraised is good and marketable. 

 

6. The author of this report cannot accept responsibility for legal matters, questions of 

survey, opinions of title, hidden or unapparent conditions of the property, toxic 

wastes or contaminated materials, soil or sub-soil conditions, environmental, 

engineering or other technical matters which might render this property more or less 

valuable than as stated herein.  If it came to our attention as the result of our 

investigation and analysis that certain problems may exist, a cautionary note has 

been entered in the body of this report. 

 

 

 

 

 

 

 



 CONTINGENT AND LIMITING CONDITIONS (CONTINUED) Page 3 

 

7. The legal description of the property and the area of the site was obtained from 

plans provided by the client.  Further, the plans and sketches contained in this report 

are included solely to aid the recipient in visualizing the location of the property, the 

configuration and boundaries of the site and the relative position of the 

improvements on the said lands. 

 

8. The property has been valued on the basis that the real estate is free and clear of all 

value influencing encumbrances, encroachments, restrictions or covenants except 

as may be noted in this report and that there are no pledges, charges liens or 

special assessments outstanding against the properties combined other than as 

stated and described herein. 

 

9. The property has been valued on the basis that there are no outstanding liabilities 

except as expressly noted herein, pursuant to any agreement with a municipal or 

other government authority, pursuant to any contract or agreement pertaining to the 

ownership and operation of the real estate or pursuant to any lease or agreement to 

lease, which may affect the stated value or saleability or the subject properties 

combined or any portion thereof. 

 

 

 

 

 

 

 

 

 

 

 



 CONTINGENT AND LIMITING CONDITIONS (CONTINUED) Page 4 

 

10. The property has been valued on the basis that the real estate complies in all 

material respects with any restrictive covenants affecting the site and has been built 

and is occupied and being operated, in all material respects, in full compliance with 

all requirements of law, including all zoning, land use classification, building, 

planning, fire and health by-laws, rules, regulations, orders and codes of all federal, 

provincial, regional and municipal governmental authorities having jurisdiction with 

respect thereto.  (It is recognized there may be work orders or other notices of 

violation of law outstanding with respect to the real estate and that there may be 

certain requirements of law preventing occupancy of the real estate as described in 

this report.  However, such possible circumstances have not been accounted for in 

the appraisal process.) 

 

11. Investigations have been undertaken in respect of matters which require the use of 

land.  However, no inquiries have been placed with the fire department, the building 

inspector, the health department or any other government regulatory agency, unless 

such investigations are expressly represented to have been made in this report.  

The subject property - Hypothetical – As If Complete must comply with such 

regulations and, if it does not comply, its non-compliance may affect the market 

value of this property.  To be certain of such compliance, further investigations may 

be necessary. 

 

12. The property has been valued on the basis that there is no action, suit, proceeding 

or investigation pending or threatened against the real estate or affecting the titular 

owners of the property, at law or in equity of before or by any federal, provincial or 

municipal department, commission, board, bureau, agency or instrumentality which 

may adversely influence the value of the real estate herein appraised. 

 

 

 



 CONTINGENT AND LIMITING CONDITIONS (CONTINUED) Page 5 

 

13. The data and statistical information contained herein was gathered from reliable 

sources and are believed to be correct.  However, this data is not guaranteed for 

accuracy, even though every attempt has been made to verify the authenticity of this 

information as much as possible. 

 

14. Should the author of this report be required to give testimony or appear in court or at 

any administrative proceeding relating to this appraisal, prior arrangements shall be 

made therefore, including provisions for additional compensation to permit adequate 

time for preparation and for any other of these assumptions and limiting conditions is 

an attempt to limit the use that might be made of this report should it properly 

become evidence in a judicial proceeding.  In such a case, it is acknowledged that it 

is the judicial body which will decide the use of this report which best serves the 

administration of justice. 

 

15. Because market conditions, including economic, social and political factors, change 

rapidly and, on occasion, without notice or warning, the estimate of market value 

expressed herein, as of the effective date of this appraisal, cannot necessarily be 

relied upon as of any other date without subsequent advice of the author of this 

report. 

 

16. The distribution of value between land, buildings and other improvements applies 

only in regard to the purpose and function of this appraisal, as outlined in the body 

of this report. 

 

17. The value expressed herein is in Canadian dollars. 

 

18. This report is only valid if it bears the original signature(s) of the author(s). 

 

 

 



   Extraordinary Assumptions & Limiting Conditions          Page 6 

 

 Extraordinary Assumption   

 

  Values contained in this appraisal are based on market conditions as at the time of 

this report. This appraisal does not provide a prediction of future values. In the event of 

market instability and/or disruption, values may change rapidly and such potential future 

events have been NOT been considered in this report. As this appraisal does not and 

cannot consider any changes to the property appraised or market conditions after the 

effective date, readers are cautioned in relying on the appraisal after the effective date 

noted herein.     

  

The value derive in this report is based on the subject site being used for a purpose 

that meets the current “Permitted Uses’, as set out in the zoning bylaws for Norfolk County. 

  

 

Hypothetical Condition 

    

  None 

 

          

 

 

 

 

 

 

 

 

 

 

 



         SCOPE OF APPRAISAL              Page 7 

 

Each appraisal assignment is unique, depending upon the type and size of the 

property being appraised, the complexity and significance of the appraisal problem, and the 

intended function of the appraisal. 

 

The appraisal that is the focus of this engagement has been discussed and defined 

with the client ordering the appraisal. The specific tasks and items necessary in completing 

this assignment included the following: 

 

Assembly and analysis of relevant information pertaining to the property being 

appraised, including acquisition or listing particulars within the last three years prior to the 

date of this appraisal. 

 

A final estimate of value by the relevant approach or approaches to value.  An 

inspection of the subject properties combined and surrounding area. 

 

Assembly and analyses of pertinent economic and market data. Inclusion of all 

appropriate photographs, maps and sketches. Reconciliation of the collected data into an 

estimate of market value as at the effective date of the appraisal. 

 

Nothing in this report is intended as legal opinion as to the state of title. This report is 

prepared on the premise that the improvements do not encroach onto adjacent lands. The 

appraisal assumes that title is good and marketable. 

 

I am not qualified in technical or professional matters related to improvements like 

legal surveys, engineering reports, the sizing and adequacy of the mechanical systems and 

components such as the heating, plumbing and electrical systems. No inspections were 

made with regards to termites. I am not qualified to inspect or identify if the subject property 

has a problem with rodents, small animals or insect infestation. If you have a concern with 

any of these mentioned items it is up to you to obtain the proper inspectors to help identify 

any of these problem areas. 



SCOPE OF APPRAISAL (Continued)             Page 8 

 

Audits and Technical Investigations:  I did not complete technical investigations such 

as:  Inspections or engineering review of the structure, roof or mechanical systems.  If there 

is an on-site oil tank, I have assumed that this tank is insured against leakage or spillage.  

Technical review of the utility servicing.  Investigations into the bearing, percolation or other 

qualities of the soils.  An environmental review, an archaeological survey or an 

environmental review of the property. Audits of financial and legal arrangement reported by 

the owner concerning any of the leases. The inspection is not to confirm building code 

compliance. These items are beyond the expertise of the appraiser. 

 

Verification of Third-Party Information:  The time and cost to confirm third party 

information can exceed a reasonable appraisal budget. Consequently, the analysis set out 

in this report relied on written and verbal information from primary and heresy sources, 

some of which we did not confirm.  Except as described herein, I did not verify client-

supplied information, which I have assumed to be correct. The new privacy laws limit the 

information that real estate agents can reveal to us. 

 

Building size for the subject improvement was obtained from one of the following 

sources. A builder’s floor plan, management office, listing information, regional tax office, 

and municipal offices or from measurements made during the inspection. Building sizes for 

the comparables is obtained from the same sources noted above or by using a formula that 

adds up the above grade room sizes from a listing and then multiplying by a factor based 

on the age of the building to obtain an approximate square footage. 

 

Zoning Information:  The zoning information in this report is provided for 

convenience only without any assumption for liability. Zoning doesn't remain constant. By-

laws are amended and at times interim controlling by-laws are passed for a specified 

period. An attempt is made in most cases to verify zoning. Due to time constraints, it is 

sometimes not possible to wait for a return call from a zoning officer. It is up to you to 

satisfy yourself as to the specific zoning of the property. This appraisal assumes that the 

subject properties cannot be subdivided. 



SCOPE OF APPRAISAL (Continued)             Page 9 

 

Comparable Sale Data:  The sources of our data included Land Registry/Land Titles 

records, builder sales, local Multiple Listing Services & listing details, of comparable 

properties that were concluded to provide evidence of market value for the subject 

property.  The comparable sales evidence relied on in this appraisal are believed to be from 

reliable sources.  All of the comparable MLS listings were examined.  It is not possible to 

inspect and research them fully.  A concerted effort is made to verify the accuracy of the 

information contained within this report.  The value conclusions are subject to the accuracy 

of said data. 

 

The information used in this report was gathered from a personal inspection, which 

were completed on July 1, 2025 and from survey/tax notice provided by the client.  During 

this inspection the subject site was photographed. 

 

This report is considered to be a `Narrative Appraisal Report` in accordance with  

CUSPAP.  The Highest and Best Use of the subject, has been considered - `As Is`. 

 

All information used in this report is considered accurate and reliable and all normal 

measures, to ensure the accuracy of this information, have been undertaken. 

 

 

 

 

 

 

 

 

 

 

 



         EXPOSURE TIME               Page 10 

 

DEFINITION OF REASONABLE EXPOSURE TIME 

 

The estimated length of time the property being appraised would have been offered 

on the market prior to the `Hypothetical` sale at Current Market Value, as of the effective 

date of valuation.  This is a retrospective estimate based upon an analysis of past events of 

a competitive and open market - comparable sales. 

The fact that exposure time is always presumed to occur prior to the effective date of 

valuation is substantiated by related facts in the appraisal process; supply/demand, as of 

the effective date of valuation, the use of current cost information, analysis of historical 

sales data (after the property had been exposed and the sale has been completed) and the 

analysis of future income streams, estimated from the effective date of valuation. 

 

 

 

ESTIMATE OF EXPOSURE TIME 

 

EXPOSURE TIME 

 

The comparable sales used in Direct Comparison Approach had exposure times of 

between 49 - 240 days. 

Based on a current market value of $861,000.00, research of market trends for 

competing properties indicates an exposure time (prior to the effective date) of 49 - 240 

days; however, 4 of the 5 sales had exposure times of 166 days or less. 

 

 

 

 

 

 

 

 

 



 PURPOSE AND INTENDED USE OF THE APPRAISAL Page 11 

 

The "Purpose of the Appraisal" is to estimate the Current Market Value, of the 

subject property, a vacant parcel of industrial land, as of July 1, 2025, the date of valuation. 

The “Intended Use” is to assist in internal matter, only and NOT FOR FINANCING 

PURPOSES. 

 

"Market Value" is defined by The Canadian Uniform Standards of Professional Appraisal 

Practice (CUSPAP) as: 

"The most probable price which a property should bring in a competitive and open 

market under all conditions requisite to a fair and typical sale, the buyer and seller 

each acting prudently and knowledgeably, and assuming the price is not affected by 

undue stimulus.” 

 
Implicit in this definition are the consummation of a sale as of a specified date and 

the passing of title from seller to buyer under conditions whereby: 

 

1. buyer and seller are typically motivated; 

2. both parties are well informed or well advised, and acting in what they 

   consider their best interests; 

3. a reasonable time is allowed for exposure in the open market; 

4. payment is made in terms of cash in Canadian dollars or in terms of financial  

arrangements comparable thereto; 

5. the price represents the normal consideration for the property sold 

 unaffected by special or creative financing or sales concessions granted by  

anyone associated with the sale." 

 

 

PROPERTY RIGHTS APPRAISED           

 

The property rights being appraised are those of the ̀ Fee Simple`, which is defined 

as: 

“An absolute fee; a fee without limitations to any particular class of heirs or 

restrictions, but subject to the limitations of eminent domain, escheat, police powers and 

taxation” 

 

This does not necessarily imply that the subject or the comparable properties are 

free and clear of any encumbrances such as mortgages, liens, easements or rights-of-way.



                                                    REGISTERED OWNERS Page 12 

 

According to the Tax Notice, the subject property is registered in the name of: 

 

2712300 Ontario Inc. 

 

 

 IDENTIFICATION AND LEGAL DESCRIPTION 

 

According to the Tax Notice, the subject property is known municipally as: 

 

Luscombe Drive, 

Simcoe, Ontario 

 

 

According to the Tax Notice, the subject property is known legally as: 

 

 WDM Con. 14, Pt. Lot 4; 

 R.P. 37R-11237, Part 1; 

 in the County of Norfolk, 

 (a single-tier Municipality) 

 Province of Ontario 

 

 

 ASSESSMENT AND TAXES 

 

Assessment:   $147,000.00 (2024) 

 

Taxes:    $   3,554.20 (2024) 
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OFFICIAL PLAN 

 

The Official Plan is defined in The Planning Act as follows: 

 

“A document approved by the Minister of Municipal Affairs and Housing containing 

 objectives and policies established primarily to provide guidance for the physical 

 development of a municipality while having regard to relevant social, economic and 

 environmental matter,” 

 

The Official Plan consists of the texts and maps describing such objectives and 

policies approved by the Ministry of Housing from time to time as provided in the Planning 

Act.  The purpose of the Official Plan is to provide a formally adopted text of public policies 

and standards as guidelines for the future development of the community.  It is a projection 

of anticipated growth and planning needs. 

The Official Plan does not directly regulate the use of private lands and therefore 

must be supported by Zoning By-laws.  The by-laws implement the policies established by 

the Official Plan guidelines.  Requirements change from time to time and it is often 

necessary for the municipality to reassess the relevance of their plan to the supply and 

demand situation.  There are, therefore, provisions for amendments to the Official Plan 

where reasonable grounds exist. 

The Official Plan designates this area as `Protected Industrial`. 
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A zoning by-law is a precise document used by a municipality to regulate the use of 

land.  It states exactly what land uses are currently permitted in a community and provide 

detailed information such as; 

 

a)  where building or structures may be located 

b)  types of uses and dwellings permitted 

c)  standards for lot size, parking requirements, building heights, side  

  yard dimensions and setback from street 

 

The subject property, is located in an area designated “General Industrial Zone - 

(MG)”.  The ̀ Permitted Uses` and ̀ Minimum Requirements`, for the County of Norfolk, can 

be found in the addendum. 

As the subject property is currently vacant, it is assumed the it is in conformity with 

the 'Permitted Uses' and ̀ Minimum Requirements`, as set out in the zoning by-laws for the 

County of Norfolk.  

 

 

RECENT SALES HISTORY 

  

According to, MLS and the owner, there have been no changes in ownership within 

the prior 36 months. 

According to MLS, there are no known current agreements for sale, options, listings 

or marketing of the subject property, within the last 12 months. 
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The subject property is located on the east side of Luscombe Drive, one lot south of 

Grigg Drive, near the west boundary of the Town of Simcoe, in County of Norfolk. 

The immediate surround area is an industrial park, composed of improved properties 

and vacant land sites.  The improved properties range from small size service operations to 

larger industrial plants to mini-storage facilities. 

West of the improved properties, on the west side of Luscombe Drive, the land use 

changes to agricultural; but the area also includes residential developments at the corner of 

Queensway West and Luscombe and across Queensway West, further south. 

To the east of Luscombe, along Queensway, land use also begins to change to 

more commercial in nature and then residential on the side streets.   

Luscombe Drive is a two-way, paved, north-south roadway with open ditches and 

gravel shoulders, that extends from Queensway West (A.K.A. Highway #3), past the 

subject, ending one block north of Grigg Drive. 

Grigg Drive is an east-west, paved road that extends from Luscombe Drive, for one 

block, ending at Park Road.  Queensway West (A.K.A. Highway #3), is a major roadway, 

which extends from Windsor to Fort Erie and it experiences high volumes of commercial, 

commuter, tourist and local traffic. 

Approximately 3-4 blocks east of Luscombe, Queensway West, intersects with 

Norfolk Street North (A.K.A. Highway #24), which is a major north-south route that 

eventually interests with Highway #403 and the City of Brantford. 

Overall, the subject has a good location, for a future industrial use, because of the 

excellent surrounding road systems; Highways #3 and #24, which provide quick and direct 

access to other major highways – Highways #401 and #403; as well as many large urban 

areas. 

There were no adverse influences noted at the time of inspection that would affect 

the marketability of the subject. 
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According to the information provided by the client, the subject site is a slightly 

irregular-shaped parcel of land with a frontage on Luscombe Drive of 290.35’ and a total 

site area of 2.87 acres (Municipal Tax Notice). 

 The site is vacant and heavily covered by natural vegetation; so, the topography was 

difficult to ascertain, but it appears to be rolling and not completely level. 

The site is contiguous to an improved industrial operation and from the block plan 

provided by the client, the subject’s south boundary, will be defined by a proposed 

roadway, leading eastward and providing access to several other vacant sites, including 

one that backs to the subject (See Site Sketch). 

As the site is currently, it is not serviced; however, when eventual development 

begins, it is assumed that services will be connected to the site. 

The appraiser assumes that the subject property currently conforms to the zoning 

bylaws and regulations.  There were no negative features noted at the time of this report.  

The subject is a suburban property, bordering on both industrial and vacant land parcels.  

There are no apparent adverse soil conditions and no local indicators of potential 

contamination; however, the subject is contiguous to an industrial operation.  With that 

being said this report DOES NOT warrant that the property is Free and Clear of any 

adverse soil conditions or contamination and if any are found then the appraiser has the 

right to re-evaluate the current market value estimate derived at in this report. 

 

 

MUNICIPAL SERVICES, ROADS AND UTILITIES  

 

It is assumed that the subject site will be fully serviced when developed and current 

all services are at the lot line, but not installed. 

Currently the subject property can be accessed from Luscombe Drive, only, which is 

a two-way paved roadway with open ditches and gravel shoulders and no streetlights. 
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The subject property is vacant land; so, there is no building description. 
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The principle of "Highest and Best Use" is fundamental to the concept of value.  It 

could be defined as: 

 

"that particular legal land use, which at the date of appraisal, is most likely to 

produce, the greatest net return (money and/or amenities) over a given period of 

time (the foreseeable future)." 

 

The Highest and Best Use analysis provides a focus for the choice of an appropriate 

valuation methodology.  If a property’s current use is its highest and best use, then its most 

probable selling price would be based on its existing use.  Should the use of either the land 

alone, ̀ As If Vacant`, or an alternative use of the land and improvement, ̀ As Improved`, be 

deemed as the highest and best use, then the market value of the subject will likely be 

based on this alternative. 

Is in analyzing the "Highest and Best Use" of the subject property, both for the site 

`As If Vacant` and `As Improved`, the following main factors have been considered: 

 

1. Official Plan 

2. Zoning By-Laws 

3. Locational Features 

4. Lot size, shape, frontage and flankage  

5. Municipal and private services available 

6. Easements 

7. Availability and cost of financing 

8. Building and Site Improvements 

9. Present Use 

10. Condition of buildings (depreciation evident) 

11. Type of operation to which the buildings are suited, 

adaptability to alternative use 

12. Income Producing levels 

13. Parking availability 

14. Investment potential 
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15. Competition is in the area 

16. Real Estate Market Trends 

17. Demand 

 

After a thorough inspection of the subject property and analysis of the foregoing 

factors, it is my opinion that the "Highest and Best Use" of the subject property, `As If 

Vacant and Unimproved` and ‘As Improved’ is some form of industrial use. 
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APPROACHES TO VALUE 

 

Is in estimating the market value of an improved property, there may be three 

important factors: 

 

I) The current cost of replacing a property, including the cost of the land `As  

  If Vacant`, less the accrued depreciation from all sources.  

ii) The value indicated by market activity including recent sales of comparable 

  properties and the availability of similar facilities offered for sale. 

iii) The value that the property’s actual or potential net income would support  

  based on a market capitalization of that income stream. 

 

The result of the above considerations is three basic approaches to value: 

 

I) The Cost Approach 

ii) The Direct Comparison Approach 

iii) The Income Approach 

 

If all three approaches are applicable, then the result is three value estimates.  

These three resulting estimates are then analysed and reconciled to arrive at a final 

estimate of value for a property. 

The subject property is a vacant parcel of industrial land; so, only the Direct 

Comparison Approach is relevant. 

An extensive search was undertaken to locate similar types of properties, for the 

Direct Comparison.  Not all components could be verified from the market, but the resulting 

analyses are considered to be reasonable and realistic. 
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 COST APPROACH TO VALUE 

 

1. Estimate the Value of the Subject Site as if Vacant and Unimproved 

 

The land value estimate is determined by analyzing recent sales of similar parcels in 

the area.  This Approach is referred to as the Direct Comparison Approach to Value, 

and is the preferred approach to valuing a site because it reflects typical buyer and 

seller reactions is in the market place.  Through a process of adjustments for 

differences between the comparable sale and the subject property, each 

comparable sale becomes a basis for indicating the value of the site being 

appraised.  The adjustments considered include but are not limited to; time, location, 

content and general utility.  The time adjustment compensates for changing market 

conditions between the sale dates of the comparables and the effective date of 

valuation.  The location adjustment compensates for factors such as access, 

proximity to major markets, land use patterns and exposure.  A site content 

adjustment is often required since larger tracts of land tend to trade at a lesser rate 

per unit than small parcels.  The general utility adjustment considers factors such as 

topography and plottage of the site and the effect these factors may have on the 

utility and/or potential site. 

 

2. Estimate the Replacement Cost New of All Improvements 

 

The Replacement Cost New estimate has been prepared using the Boeckh Building 

Valuation Manuals.  This manual includes a wide variety of materials and figures 

connected with the building trades such as charts, specifications, depreciation tables 

and definitions. 
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COST APPROACH TO VALUE 

 

3. Estimate the Accrued Depreciation from All Causes 

 

Accrued Depreciation “is a measure of the loss is in utility experienced by the 

improvement is in its present condition as compared to the utility of the same 

improvement as though new and representing the highest and best use of the site.”   

Accrued Depreciation is broken down into three classifications: 

 

1. Physical Depreciation 

2. Functional Obsolescence 

3. Economic Obsolescence 

 

1. Physical depreciation refers to a loss is in value due to wear and tear, lack 

of regular maintenance and normal aging of the improvements, service systems 

and structural components. 

 

2. Functional Obsolescence refers to a loss is in value due to an over or under 

improvement of the site, poor floor plan layout, outdated building materials, 

construction techniques and service systems. 

 

3. Economic Obsolescence refers to a loss value due to an external source 

such as lack of conformity of land use is in an area or proximity to a noxious use. 

 

4. Deduct the Estimated Accrued Depreciation from the Estimated Replacement Cost 

New to determine the Depreciated Replacement Cost of the Building Improvement. 

 

5. Combine the Depreciated Replacement Cost Estimated and the Land Value 

Estimate as if Vacant to determine the final estimate of Market Value for the subject 

property by the Cost Approach to Value. 
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COST APPROACH TO VALUE 

 

 As the subject is a vacant parcel of industrial land and because of the purpose of 

this report, the Cost Approach is not a Relevant Approach to Value. 
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 INCOME APPROACH TO VALUE 

 

The Income Approach involves an analysis of the actual or the estimated potential 

income of a property which is then converted into an estimate of market value by a 

capitalization process.  The process provides an indication of the present worth of a future 

income stream.  The rate at which the net income is capitalized is relative to the quality, 

quantity and durability of that income stream.  Returns for a property are divided into two 

categories.  First, there is the annual net income stream generated by the property and 

second, there is the residual value of the property, at the end of the investment cycle. 

An investment cycle is the period of time that an investor is willing to commit capital. 

 Generally, the investment cycle is related to the expected remaining productive life of a 

property and the term needed for the investor to meet objectives.  Some factors that affect 

the determination of an investment cycle are location, market trends, the age and/or 

condition of the improvements, the cost of money, alternative investment vehicles and the 

tax implications of the property and/or the investor. 

The probability of a property increasing is in value over the investment cycle is an 

important consideration when estimating a capitalization rate.  If there is no probability of a 

property increasing is in value, then the income stream must be responsible for providing 

the full return of the investment.  This situation will result is in a high capitalization rate, 

when other investment vehicles offer real growth potential.  If an investment is expected to 

decrease is in value over the length of the investment, then the income stream is not only 

expected to provide a full return on the investment, it is also required to recapture the 

depreciation of the asset.  Again, the capitalization rate will be higher because it includes 

both a return on and a return of the investment.  If there is a probability of the property 

appreciating is in value then the capitalization rate will be low because the growth or gain is 

in value will allow all or part of the investments return to be achieved and there is no 

depreciation that needs to be recaptured. 
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INCOME APPROACH TO VALUE 

 

1. Estimate the Annual Potential Gross Income 

 

The Potential Gross Annual Income is an estimate of the total possible income if the 

property was fully and continuously rented for a full year at current market rents with 

no rental loss. 

 

2. Deduct an Allowance for Vacancy and Bad Debts 

 

Vacancy and Bad Debt Allowance may result from vacancy during remodelling, 

tenant turnover, or non-payment of rents by a tenant.  This amount is calculated as 

a percentage of the gross income. 

 

3. Effective Gross Income 

 

The Effective Gross Income equals the Potential Gross Annual Income minus the 

Vacancy Bad Debt Allowance. 

 

4. Estimate and Deduct the Annual Operating Expenses 

 

The Operating Expenses are only those expenses directly related to the operation of 

the building.  These expenses are divided into three classifications. 

 

1.  Fixed Expenses 

2.  Variable Expenses 

3.  Reserves for Maintenance and Replacement 
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INCOME APPROACH TO VALUE 

 

4. (Continued) 

1. Fixed Expenses include items that are not influenced by tenancy such as  

 realty taxes and insurance premiums. 

 

2. Variable Expenses include items that vary with tenancy such as utilities,  

 management fees, heating and cooling. 

 

3. Reserves for Maintenance and Replacement include items such as roof  

 repairs, exterior plumbing, structural work, heating and plumbing equipment.   

 This category also includes an allotment for items is in the structure and  

 equipment with shorter economic or useful life expectancies such as stoves,  

 refrigerators, machinery and equipment, carpets and specific building  

 components. 

 

5. Establish the Net Operating Income 

 

This is the income remaining after deducting operating expenses from the Effective 

Gross Income, but before Debt Service (mortgage payments or Depreciation 

(Capital Cost Allowance). 

 

6. Capitalize the Net Operating Income into an Indication of Market Value by  the 

 Income Approach 

 

The overall Capitalization Rate used is derived by dividing the Net Operating 

 Income by the total sale price.  The rate included a return on monies invested and 

 return of monies invested is in the wasting asset, which is the building only. 
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                       INCOME APPROACH TO VALUE 

 

As the subject is a vacant parcel of industrial land and because of the purpose of 

this report, the Income Approach is not a Relevant Approach to Value 
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 DIRECT COMPARISON APPROACH TO VALUE 

 

The Direct Comparison Approach to Value is based upon locating recent sales of 

similar properties that have sold within a reasonable length of time of the effective date of 

the appraisal.  These comparable sales are then adjusted is in plus or minus percentages 

is in respect to the subject property to compensate for differences between the two.  After 

completing the adjustments an indication of value for the subject property is determined. 

Adjustments generally considered include time (date of sale versus date of appraisal 

to compensate for changing market conditions), location (proximity to downtown business 

core), access and egress, traffic flow levels, availability of municipal and community 

services, conformity and abutting land usage, economic outlook for the area, zoning by-

laws, general condition of building (quality of materials, and workmanship, levels of 

maintenance exhibited, accrued depreciation evident, style, age, size, gross income), site 

sizes and shapes, availability of parking, landscaping, Real Estate trends (supply and 

demand), and any motivational factors affecting the sales.  After a thorough analysis of the 

foregoing factors an estimate of Market Value for the subject property is determined. 

This Approach is most reliable when there is adequate Market data available, for 

both comparison purposes, but also to for adjustment purposes. 
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Five comparable sales and one current listing, for the subject property – vacant 

industrial land, were considered relevant and have been included in this analysis.  The 

sales all occurred between September and November 2024; while the listing is current and 

has been on the market for 90+ days.  These comparables are considered the best and 

most recent comparables for the subject property, available at this time. 

The sales are all located in urban areas of varying sizes and are all considered to be 

superior in location, except the listing with considered similar/comparable. 

The comparables sold for between $425,000 and $2,500,000, with site areas 

between 1.00 and 6.04 acres.  The comparables’ site areas encompass the subject and 

they sold on a price per acre from $175,000 to $777,778. 

Comparable #3 is the third most recent sale and the most similar in site area, but it is 

far superior in location and zoning, includes a quality leased residence and also get income 

from a Bell tower lease.  Because of the afore-mentioned reasons, this sale is far superior 

to the subject, per acre. 

Comparable #4 is the second oldest sale.  This sale is larger in site area, but it is 

immediately ready for development and because of its proximity to the new VW battery 

plant, far outweigh the larger site area, making this sale superior to the subject, per acre. 

Comparable #1 is the most recent sale and it is larger in site area.  This sale has a 

similar development time and is considered to be overall inferior in location.  The larger site 

area and overall inferior location, makes this inferior to the subject property, per acre. 

Comparable #5 is the oldest sale and is considered to be comparable in location.  

This sale is smaller in site area, superior in development time and is improved with paved 

parking and a fenced compound. 

The smaller site area, superior development time and current site improvements, 

makes this sale superior to the subject property, per acre. 

Comparable #1 is considered to be inferior to the subject property, per acre and 

Comparable #5 is considered to be superior to the subject, per acre.  These two 

comparable set a range of between $201,471 and $425,000, per acre; which is a relatively 

wide range. 
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Because of the subject’s location, site area, site readiness (development lag time), 

and zoning, a current market value estimate, for the subject property, near the mid-point of 

this value range, is considered reasonable. 

After making reasonable adjustments, it is my opinion that the current market value 

of the subject property, as of July 1, 2025, is; 

 

---THREE HUNDRED THOUSAND DOLLARS PER ACRE--- 
($300,000.00 per acre) 

 
Therefore; 
 

2.87 acres X $300,000.00 per acre = $861,000.00 
 

---EIGHT HUNDRED AND SIXTY-ONE THOUSAND DOLLARS--- 
 

($861,000.00) 
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COST APPROACH TO VALUE:         Not Applicable  

 

INCOME APPROACH TO VALUE:               Not Applicable 

    

DIRECT COMPARISON APPROACH:       $861,000.00 

 

The Cost Approach to Value is best for newer buildings, where estimates for 

replacement cost and depreciation are easier to determine, and where vacant land values 

can be obtained.  As the subject is a vacant parcel of industrial land and for the purpose of 

this report, the Cost Approach is not a Relevant Approach to Value. 

The Income Approach to Value is best when recent, reliable and accurate figures 

can be obtained for income and expenses.  As the subject is a vacant parcel of industrial 

land and for the purpose of this report, the Income Approach is not a Relevant Approach to 

Value. 

The Direct Comparison Approach is best when a reasonable number of similar 

properties, that have recently sold, can be found.  The comparables that were used are 

considered to be average to above-average.   This approach to value is the only relevant 

approach and will be used as the basis for the final Current Market Value estimate for the 

subject property. 

Therefore, after making reasonable adjustments, it is my opinion that the final 

estimate of the Current Market Value, of the subject property, as of July 1, 2025, is; 

 

---EIGHT HUNDRED AND SIXTY-ONE THOUSAND DOLLARS--- 
($861,000.00) 
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I hereby certify: 

 

1. that I personally inspected the subject property on July 1, 2025 

2. that I have no present financial or contemplated financial interests is in the property 

appraised 

3. that I have no personal interest or bias with respect to the subject matter of this 

appraisal report or the parties involved 

4. to the best of my knowledge and belief the statements of fact contained is in the 

appraisal report, upon which the analysis, opinions and conclusions expressed 

herein are based, are true and correct, subject to the stated underlying assumptions 

and limiting conditions 

5. that no pertinent or important facts relevant to the value of the property appraised 

have been withheld from this report 

6. this appraisal report sets forth all the limiting conditions (imposed by the terms of my 

assignment or by the undersigned) affecting the analysis, opinions and conclusions 

is in this report 

7. that the compensation for rendering my opinion of value as outlined in this appraisal 

report is not contingent upon the final estimate of value 

8. that my analyses, opinions and conclusions were developed, and that this report has 

been prepared is in conformity with the Canadian Uniform Standards of Professional 

Appraisal Practice 

9. that no one provided significant professional assistance to the person(s) signing this 

report. 

10. it was my opinion that the estimated Current Market Value of the subject property, 

as if free and clear of any mortgage financing, and based on all cash transactions, 

as of July 1, 2025, being the date of valuation, is; 

 

---EIGHT HUNDRED AND SIXTY-ONE THOUSAND DOLLARS--- 
($861,000.00) 

 
 

Respectfully submitted 
MOIR LUFT REAL ESTATE  
APPRAISAL SERVICE LTD. 

      
R. A. (SANDY) MOIR, AACI, P. App., H.B. Comm 

 

Date Signed:       July 11, 2025              
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ROSS A. (SANDY) MOIR, P. App., AACI, H.B. COMM.  

Moir Luft Real Estate Appraisals Services Ltd. 

37148 Bush Line, R.R. #2 Pt. Stanley, Ontario N5L 1J2 

Telephone: (519) 769-1234 

E-mail: mlappraisals@hotmail.com 

 

PROFESSIONAL AFFILIATIONS: 

Member of the Appraisal Institute of Canada since 1991 

Member of the Ontario Expropriation Association since 2011 

 

EDUCATION: 

UNIVERSITY - Graduated from the University of Guelph in May 1989  

     with an Honour Bachelor of Commerce degree. 

- Curriculum included courses in Economics, Accounting, 

Finance, Building Design, Data Entry and Cost 

Evaluation. 

 

A.I.C. COURSES - Have successfully completed all of the three appraisal 

specific courses. The first course dealt with residential 

and income properties using mainly the Direct Sales 

Approach to Value.  The second course dealt more with 

the use and understanding of the Income Approach to 

Value.  The third course dealt with a more in depth 

analysis of the Income Approach to Value. 

 

BACKGROUND: 

 

CITY PLANNING        - Worked as a student planner for the St. Thomas 

      Elgin County Planning Office from May 1981 -  

      September 1981. 

 

JUNIOR APPRAISER        - Have worked as a Junior Appraiser for the firm of 

J.V. Luft & Associates from September 1990 to 

December 2001. 

 

QUALIFIED FEE APPRAISER -  December 5, 2001 – Present 

mailto:mlappraisals@hotmail.com
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GENERAL EXPERIENCE: 

Experience Includes: Real Estate appraisals for Expropriation, Valuation Day, Legal 

Separations, Mortgage purposes, Assessment Appeals, Fire Insurance, Estates and Market 

Value appraisals for general purposes. 

 

Appraisal Assignments Include:  Residential properties, single-family dwellings and 

multi-family dwellings, condominium reserve fund studies, agricultural operations including; 

farms and hobby farms, vacant land, subdivisions of varying sizes, industrial and 

commercial properties including; hotels, motels, restaurants, bars, golf courses, aggregate 

operations, recreational properties, marinas, municipal buildings, institutional uses and 

railways.  Properties are generally located in Midwestern and Southwestern Ontario. 

 

Appraisals Have Been Performed For; 

Law Firms    Ministry of Transportation Ontario 

Individual Property Owners Churches 

Finance Companies   Ministry of Defence    

All Chartered Banks   Local Builders and Developers 

Smaller Lending Institutions Many Towns and Municipalities in Southwestern Ontario 

Insurance Companies  Department of Public Works 

Ontario Hydro   City of St. Thomas 

Chartered Accountants  Local Townships 

Local and Out of Town Business Conservation Authorities  

and Industries   Condominium Corporations     
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DIRECT COMPARISON CHART - SALES 
 
 
 
COMP. 

 
LOCATION 

 
DATE OF 
SALE 

 
SELLING 
PRICE 

 
SITE 
AREA 

 
S. P PER 
ACRE 

 
COMMENTS 

 
1. 

 
White Street, Blk. 2 
Aylmer 

 
11/15/24 

 
$1,027,500 

 
5.10 acs. 

 
$201,471 

 
- larger lot in a newly developing industrial park area in Aylmer 
- inferior location, services at the lot line, similar development time 
- corner lot, 122-day exposure time 

 
2. 

 
1 Innovation Way 
Tillsonburg 

 
10/28/24 

 
$1,057,000 

 
6.04 acs. 

 
$175,000 

 
- larger lot in a newly developing industrial park area in Tillsonburg 
- similar location, shovel ready, quicker development time, corner lot 
- sold privately, 49-day exposure time 

 
3. 

 
3050 Dingman 
Drive 
London 

 
10/22/24 

 
$1,680,000 

 
2.16 acs. 

 
$777,778 

 
- slightly smaller site area, fully serviced, site includes an existing residence 
- far superior location, site includes bell tower also bringing in rental income 
- zoning is commercial and is next to large commercial operations 
- 97-day exposure time, single frontage 

 
4. 

 
10 Highbury 
Avenue South Lot 1 
St. Thomas 

 
10/21/24 

 
$2,500,000 

 
5.00 acs. 

 
$500,000 

 
- larger lot in a well-established industrial area, full services at the lot line 
- immediate development, across the road from the new VW battery factory 
- far superior location, adjacent to an improved site and vacant lots 
- single frontage, 240-day exposure time 

 
5. 

 
99 Townline Road 
Tillsonburg 

 
09/04/24 

 
$425,000 

 
1.00 acs. 

 
$425,000 

 
- smaller lot in an older, established industrial area in Tillsonburg 
- similar location, full services at the lot line, similar development time 
- existing paved and fenced parking area, adjacent to existing improved sites 
- 166-day exposure time, single frontage 

 
6. 

 
33 Park Road 
Simcoe 

 
Active 
Listing 

 
Asking Price 
$524,900 

 
0.80 acs. 

 
Asking 
Price 
$656,125 

 
- much smaller lot, located one block to the east of the subject 
- overall similar/comparable location, established industrial area 
- full services at the lot line, superior development time, cleared site 
- adjacent to existing improved sites, has been on the market for 90 days+ 
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APPROXIMATE NORTH BOUNDARY OF THE SUBJECT SITE - LOOKING EAST 

 

 

 

SUBJECT SITE - LOOKING SOUTHEAST 
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LUSCOMBE DRIVE - LOOKING SOUTH 

 

 

 

APPROXIMATE SOUTH BOUNDARY OF THE SUBJECT SITE - LOOKING EAST 
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SUBJECT SITE - LOOKING NORTHEAST 

 

 

 

LUSCOMBE DRIVE - LOOKING NORTH 
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