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Stage 1 Archaeological Assessment

Executive Summary 

Irvin Heritage Inc. was contracted by the proponent to conduct a Stage 1 Archaeological 
Assessment in support of an application to construction various structures related to a 
restaurant and associated parkings areas within a Study Area which is approximately 34.82 Ha 
in size. 

The Stage 1 Archaeological Assessment report indicates that no previous archaeological 
assessments have occurred within the Study Area and there are currently no registered 
archaeological sites within or directly adjacent to the Study Area.  

Given the results and conclusions of the completed Stage 1 Archaeological Assessment, a 
Stage 2 Archaeological Assessment is recommended of the Study Area and must conform to 
the following methodologies: 

• Lands which can be subject to agricultural ploughing must be prepared via ploughing to 
ensure a minimum 80% of soil visibility. Prepared lands must be allowed to weather under a 
significant rainfall event, or several lighter rains. A visual survey must be undertaken along 5 
m survey intervals.  

• Lands which are not viable to plough must be subject to a test pit survey with the following 
conditions: 
‣ All test pits are to be excavated by hand at 5 m intervals along 5 m transects 
‣ Test pits must be excavated to within 1 m of all extant and/or ruined structures when present 
‣ All test pits must be 30 cm in diameter and be excavated into the first 5 cm of subsoil 
‣ All test pits must be examined for evidence of fill, stratigraphy or cultural features 
‣ All excavated soils must be screened through 6 mm wire mesh to facilitate artifact recovery 
‣ All artifacts recovered must be retained via their associated test pit 
‣ All test pits are to be backfilled unless instructed otherwise by the landowner 

• Notwithstanding the above recommendations, the provided Advice On Compliance With 
Legislation shall take precedent over any recommendations of this report should deeply 
buried archaeological resources or human remains be found during any future earthworks 
within the Study Area. 
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1. ASSESSMENT CONTEXT 
1.1. Development Context 

Irvin Heritage Inc. was retained by the proponent to conduct a Stage 1 Archaeological 
Assessment of their property (the Study Area) located at 1454 Front Road, St. Williams 
Lot 43 Reg. Plan 82-B, Norfolk County, Part of Lot 7, Concession A, Historic Township of 
Chartlotteville in the Historic County of Norfolks (Map 1). 

The requirement for an Archaeological Assessment was triggered by the Planning Act in 
response to an Application for the construction of a restaurant and associated parking areas. 
The assessment reported on herein was undertaken after direction by the Approval Authority 
and before formal application submission. 

The Archaeological Assessment reported on was undertaken for the entirety of the 
approximately 34.82 Ha Study Area.  

1.2. Environmental Setting 

The Study Area is approximately 34.82 Ha in size and is predominantly active agricultural lands, 
treed areas, scrubland, extant, occupied, and serviced structures and associated parking are 
present within the northern limit (Maps 2 & 3). 

The Study Area is abutting marshland within Turkey Point on the southern limit of the property.  

The Study Area is situated within the Norfolk Sand Plain (22) physiographic region of Southern 
Ontario (Chapman & Putnam 1984).  

2. INDIGENOUS CONTEXT 
2.1. Indigenous Peoples Archaeological Context 

A search was conducted within the Sites Module of the provincial PastPort System for all pre-
contact registered archaeological sites within a 5 km radius of the Study Area. The Sites 
Module is the online registry of all known and registered archaeological sites and is maintained 
by the Archaeology Program Unit of the Ontario Ministry of Citizenship and Multiculturalism 
(MCM). This determined that a total of 17 such sites have been registered as of the date noted 
above.   
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This baseline review was conducted to place the specific Study Area within the known 
archaeological landscape of the surrounding area, in specific relation to inferred land use 
patterns by Indigenous peoples. A 5 km radius was chosen, by the licensee, to sample the 
registered archaeological landscape in which the Study Area is situated by reviewing sites 
identified as ‘Pre-Contact’ and/or ‘Indigenous’. It should be noted that low numbers, or an 
absence of registered archaeological sites, is directly tied to the degree of archaeological survey 
conducted within the search area. Further, absence or productivity of sites may not accurately 
reflect the land use patterns of Indigenous peoples within the landscape. 

Within the data reviewed for this assessment, it is of note that there are distinct Archaic period 
occupations with 11 noted Archaic period campsites. The balance of the known sites include a 
village and resource procurement sites.  This indicates that the general landscape in which the 
Study Area is situated has been inhabited by Indigenous peoples, notably within the Late 
Woodland period and focused in sedentary and established site types.  

While it is know that Southern-Ontario, as a whole, has been inhabited by Indigenous peoples 
from the Paleo period, the specific past land use of the Study Areas location suggests a 
focused and sustained occupation by various Indigenous peoples. 

TABLE 1: REGISTERED INDIGENOUS SITES WITHIN 5 KM RADIUS OF STUDY AREA

Site Periods &  Types # of Registered Sites

Archaic 11

Aboriginal 11

Other Camp/Campsite 11

Woodland 2

Aboriginal 2

Other Camp/Campsite 2

Woodland, Middle 2

Aboriginal 2

Other Camp/Campsite 1

Village 1

Woodland, Late 2

Iroquoian 2

Site Periods &  Types
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It should be noted that this list contains site types and designations created in the 20th/21st century and may not 
accurately reflect the true nature or purpose of the identified sites. 

3. INDIGENOUS PEOPLES CULTURAL HISTORIES 
3.1. Mississaugas of the Credit First Nation 

The following Indigenous peoples history was written and provided by the Mississaugas of the 
Credit First Nation: 

Prior to European contact, the ancestors of the Mississaugas of the New Credit First Nation 
occupied the lands north of Lake Superior and the area around Georgian Bay. The 
Mississaugas lived lightly on the lands they occupied and purposefully moved about the 
landscape harvesting resources as they became available. 

Mississauga Territory 
The ancestors of the Mississaugas of the Credit migrated into Southern Ontario by means of 
military conquest. After the Iroquois had expelled the Huron from Southern Ontario in 1649-50, 
they continued their attacks northward into the territories occupied by the Mississaugas and 
their allies. By the end of the 17th century, the Mississaugas and their allies had succeeded in 
driving the Iroquois back into their homelands south of Lake Ontario. At the conclusion of the 
conflict, many Mississaugas settled at the eastern end of Lake Ontario; other Mississaugas 
settled at the western end of the lake with their primary location at the mouth of the Credit 
River. The Mississaugas of the Credit occupied, controlled and exercised stewardship over 
approximately 3.9 million acres of lands, waters, and resources in Southern Ontario. Their 
territory extended from the Rouge River Valley westward across to the headwaters of the 
Thames River, down to Long Point on Lake Erie and then followed the shoreline of Lake Erie, 
the Niagara River, and Lake Ontario until arriving back at the Rouge River Valley. From the time 
of the conquest of New France in 1760, the British Crown recognized the inherent rights of First 
Nations and their ownership of the lands they occupied. The Royal Proclamation of 1763 
confirmed First Nations’ sovereignty over their lands and prevented anyone, other than the 
Crown, from purchasing that land. The Crown, needing First Nations’ land for military purposes 
or for settlement, would first have to purchase it from its Indigenous occupants. (MCFN 2023) 

Other Camp/Campsite 1

Fishing 1

# of Registered SitesSite Periods &  Types

Page  of 7 23



Stage 1 Archaeological Assessment

4. HISTORICAL CONTEXT 
4.1.  Treaty History 

The following Treaty No. 3 information is provided by the Mississaugas of the Credit First 
Nation:  

The arrival of Loyalists during and after the American Revolutionary War placed 
pressure on the British Crown to find lands on which to settle the newcomers. Among 
the Loyalists were approximately 2000 members of the Six Nations who had lost their 
homes fighting on behalf of the Crown. Seeking to reward his First Nation allies for their 
loyalty during the war, Governor Haldimand offered homes to the Six Nations refugees 
in the remaining British colonies. One group of the Six Nations Loyalists settled at the 
eastern end of Lake Ontario, while another group, under the leadership of Mohawk 
Chief Joseph Brant, selected the Grand River Valley as an area for settlement. 
Recognizing that under the terms of the Royal Proclamation of 1763 the land needed 
to be purchased from its owners before the resettlement of the Grand River Valley 
could begin, Col. John Butler was sent to negotiate with the Mississaugas at the 
western end of Lake Ontario. On May 22, 1784, for the sum of £1180 worth of trade 
goods, the Mississaugas of the Credit ceded to the Crown approximately 3 000 000 
acres of land located between Lakes Huron, Ontario, and Erie. Of those lands, some 
550 000 acres were granted to the Six Nations in the Haldimand Proclamation of 
October 25, 1784, with the remainder to be utilized for the settlement of other 
Loyalists. The land grant to the Six Nations was to extend six miles on both sides of 
the Grand River from its mouth to its source. When it was later discovered that the 
upper limits of the Between the Lakes Treaty were in error due to faulty geographical 
assumptions, actual boundaries were defined and a confirming document signed by 
the Mississaugas and the Crown in 1792. Major population centres found within the 
boundaries of the Between the Lakes Treaty include Hamilton, Cambridge, Waterloo, 
Guelph, Brantford, and St. Catharines. The present location of the Mississaugas of the 
New Credit First Nation Reserve is located on Between the Lakes Treaty lands. (MCFN 
2023) 

The Study Area is located within the limits of the Between the Lakes Treaty No. 3. This treaty 
was signed on December 7, 1792 by Chiefs and Principle Women of the Mississauga Nation 
and John Graves Simcoe on behalf of the British Crown. The treaty includes over 3 million 
acres between Lake Ontario and Lake Erie. It extends along the northeastern shore of Lake Erie 
to outside of Port Bruce where it shares its western border with the McKee Purchase, London 
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Township Purchase, and Huron Tract Purchase. It extends north to approximately Arthur and 
then southeast to Indian Point, Burlington. On the east it is bordered by the Ajetance Purchase, 
the Head of the Lake Purchase, and the Brant Tract. The Between the Lakes Treaty is split into 
two sections with the Haldimand Tract running directly down the middle of the treaty lands just 
shy of 10km on either side the Grand River (MIA 2023). 

4.2.  County History 

Norfolk County is a single tier municipality in southwestern Ontario located along the north 
shore of central east Lake Erie around and including Long Point Peninsula. Long Point 
Peninsula is a 40km stretch of sandy loam land that projects from the shore into Lake Erie. Due 
to Norfolk’s advantageous location on Lake Erie, the availability of natural resources such as 
edible plants, wild game, fish, and fertile land for agriculture made it a well frequented area for 
early Indigenous communities (H.R. Page & Co 1877). Archaeologically, the Princess Point 
culture is a distinct part of Long Point Peninsula’s Indigenous history however, the landscape 
lended itself to a variety of cultures from a large range of time periods (Dakin & Skibicki 1994).  

Prior to formal settlement by Europeans, Norfolk County was a point of contact for early French 
Fur traders and Jesuits beginning in the 1580s but more frequent in the mid 1600s (Dakin & 
Skabicki 1994). These French explorers provided some of the only written records of 
Indigenous peoples’ activity and inferred cultural affiliation. In Norfolk County, it was observed in 
the 1600s to be mainly inhabited by a culture the French called the “Neutrals” (Brown 2009)
(Coakley & Charlton 2021). 

European settlement began as early as the 1780s with United Empire Loyalists building lives for 
themselves primarily along the north shore of Lake Erie and up inland by way of the numerous 
river systems (Brown 2009)(Sutherland & Co 1867). Before Norfolk County was established, the 
lands were originally placed into the 1788 administrative district of Hesse, renamed the Western 
District in 1792. Norfolk County was also established in 1792 and then further reduced in 1798 
and again in 1826 (MOPBSD 2024). Widespread settlement of Norfolk sped up after the 
completion of the Talbot Colonization Road in 1824 (Mika & Mika 1983). The early industries of 
the Norfolk centred around farming and milling with lumber being vastly popular along Long 
Point. In the mid 1800s, the lumber industry employed over 600 people but as the trees 
disappeared residents moved to mixed farming focussed on fruit, dairy and poultry (Mika & 
Mika 1977). However, the loss of forests came with the loss of soil fertility which cause many 
farmers to abandon their once prosperous farms, now reduced to fields of blowing sand. A 
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reforestation effort was introduced in 1908 and by the early 1920s farmers realized these desert 
like conditions were ideal for growing tobacco (Hodgins 1938) (H.R Page & Co 1877). Ironically, 
tobacco was a crop noted by the French to be grown by the “Neutrals” in the 1600s (Brown 
2009). Tobacco farming became a defining industry of Norfolk that persisted into the modern 
era. As well as large farming operations, 19th century Norfolk County supported a strong iron 
ore smelting industry (Sutherland & Co 1867). By 1861, the population was 28 490, made 
predominantly of English, Welsh, Scottish, and Irish (Sutherland & Co 1867). The completion of 
the railway in 1870 bolstered the farming industry as Delhi could now ship its products more 
readily (Brown 2009)(H.R. Page & Co 1877).  

Norfolk County went through number of restructurings over its administrative lifespan. In 1974, 
the County of Norfolk was dissolved and united with the former Haldimand County to create 
the Regional Municipality of Haldimand-Norfolk which included the City of Nanticoke; the Towns 
of Dunnville, Haldimand, and Simcoe; and the Townships of Delhi and Norfolk (Mika & Mika 
1983)(MOPBSD 2024). The Regional Municipality of Haldimand-Norfolk was dissolved in 2001 
and the County of Norfolk was established roughly in the boundaries of the historic Norfolk 
County. Modern Norfolk County is composed of the, "Townships of Norfolk and Delhi, the Town 
of Simcoe, and the westerly portion of the City of Nanticoke. Norfolk County forms part of the 
southern coast of Ontario on Lake Erie, and abuts the Six Nations of the Grand River Territory 
and Haldimand County to the east, Brant and Oxford Counties to the north and Elgin County to 
the west” (Norfolk County 2021). Norfolk’s economy hangs onto its farming roots with Tobacco 
and small grain farming taking the forefront. Many residents also commute to nearby 
Haldimand County’s heavy industrial parks (MacDonald 2015). The County has a large tourism 
component that is composed of cottaging along Lake Erie, the Long Point Biosphere Reserve, 
and Backus Heritage Conservation Area which is home to Ontario’s oldest continually running 
mill (MacDonald 2015).  

4.3.  Study Area History 

A review of historical resources resulted in the following data relevant to the Study Area:  

Map 4: County of Norfolk (Belden 1856)  

The Study Area is situated within part of Lot 7, Concession A. The land containing the Study 
Area is not listed under ownership. There are no structures within or directly adjacent to the 
Study Area. There is a watercourse noted running north to south in the central portion of the 
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Study Area. There may be a pathway or roadway running west to east along the edge of the 
noted marshland in the souther limit of the Study Area.  

Map 5: Township of Charlotteville (Page 1877) 

The Study Area is situated within part of Lot 7, Concession A. The land containing the Study 
Area is listed under ownership of Chaney Cook. There is a homestead noted with an associate 
orchard in the north western portion of the Study Area. There is a watercourse noted running 
north to south in the central portion of the Study Area. There may be a pathway or roadway 
running west to east along the edge of the noted marshland in the souther limit of the Study 
Area. 

The following should be noted in regard to the review of historic maps: 
• Study Area placement within historic maps is only approximate 
• Many historic maps were subscriber based, meaning only individuals who paid a fee would 

have their property details mapped 

5. ARCHAEOLOGICAL CONTEXT 
5.1.  Registered Archaeological Sites 

A search of the Ontario Sites Database using a Study Area centroid of 17T E 551900 N 
4725056 indicated that there are 0 registered archaeological sites within a 1 km radius of the 
Study Area. 

5.2. Related and/or Adjacent Archaeological Assessments 

A review of Archaeological Assessment reports currently accepted into the provincial register of 
archaeological reports that have been completed within a 50 m buffer of the Study Area 
resulted in no such reports being identified.  

5.3. Cemeteries & Burials 

As per a cursory search conducted, there are no known or registered cemeteries or burials 
within or directly adjacent to the Study Area. 
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5.4.  Archaeological Management/Master Plan 

The Study Area is not situated within limits of an active Archaeological Management/Master 
Plan.  

5.5.  Historic Plaques 

There are no historic plaques within a 100 m radius of the Study Area (Ontario Heritage Trust 
2021).  

5.6.  Study Area Archaeological Potential 

The Study Area retains the following criteria of indicating archaeological potential:  
• Present or past water sources within 300 m of the Study Area 
• An area of early Euro-Canadian settlement within 300 m of the Study Area 
• Historic transportation routes within 100 m of the Study Area 
• The Study Area is situated within a landscape suitable for resource procurement, transit and  

habitation by both pre and post-contact Indigenous Peoples. 
The Study Area is situated within a landscape that would have been appropriate for both 
resource procurement and habitation by both Indigenous and Euro-Canadian peoples. 

6. STAGE 1 ANALYSIS & CONCLUSIONS 
It is clear that the Study Area retains archaeological potential owing to the presence of one or 
more indicators of archaeological potential. Based on this analysis, it is concluded that a Stage 
2 Archaeological Assessment Survey is required of the Study Area. 

7. STAGE 1 ARCHAEOLOGICAL ASSESSMENT RECOMMENDATIONS 
Given the results of the completed Stage 1 Analysis & Conclusions the Study Area retains 
archaeological potential and should be subject to a Stage 2 Archaeological Assessment Survey 
and should conform to the following: 

• Lands which can be subject to agricultural ploughing must be prepared via ploughing to 
ensure a minimum 80% of soil visibility; the objective being to invert the soil column and 
ensure the exposed soils has minimal chaff. The use of chisel ploughs, harrow, or tined 
equipment are not archaeologically acceptable means of field preparation. Prepared lands 
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must be allowed to weather under a significant rainfall event, or several lighter rains. A 
Pedestrian Survey must be undertaken along transects not greater than 5 m. 

• Lands which are not viable to plough must be subject to a Test Pit Survey with the following 
conditions: 
‣ All test pits are to be excavated by hand at 5 m intervals along 5 m transects 
‣ Test pits must be excavated to within 1 m of all extant and/or ruined structures when present 
‣ All test pits must be 30 cm in diameter and be excavated into the first 5 cm of subsoil 
‣ All test pits must be examined for evidence of fill, stratigraphy or cultural features 
‣ All excavated soils must be screened through 6 mm wire mesh to facilitate artifact recovery 
‣ All artifacts recovered must be retained via their associated test pit 
‣ All test pits are to be backfilled unless instructed otherwise by the landowner 

• Notwithstanding the above recommendations, the provided Advice On Compliance With 
Legislation shall take precedent over any recommendations of this report should deeply 
buried archaeological resources or human remains be found during any future earthworks 
within the Study Area. 
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8. ADVICE ON COMPLIANCE WITH LEGISLATION 
The Standards and Guidelines for Consultant Archaeologists requires that the following 
standard statements be provided within all archaeological reports for the benefit of the 
proponent and approval authority in the land use planning and development process (MTC 
2011:126):  

This report is submitted to the Minister of Tourism, Culture and Sport as a condition of licensing in 
accordance with Part VI of the Ontario Heritage Act, R.S.O. 1990, c 0.18. The report is reviewed to 
ensure that it complies with the standards and guidelines that are issued by the Minister, and that the 
archaeological fieldwork and report recommendations ensure the conservation, protection and 
preservation of the cultural heritage of Ontario. When all matters relating to archaeological sites within 
the project area of a development proposal have been addressed to the satisfaction of the MTCS, a 
letter will be issued by the ministry stating that there are no further concerns with regard to alterations 
to archaeological sites by the proposed development.  

It is an offence under Sections 48 and 69 of the Ontario Heritage Act for any party other than a 
licensed archaeologist to make any alteration to a known archaeological site or to remove any artifact 
or other physical evidence of past human use or activity from the site, until such time as a licensed 
archaeologist has completed archaeological fieldwork on the site, submitted a report to the Minister 
stating that the site has no further cultural heritage value or interest, and the report has been filed in 
the Ontario Public Register of Archaeology Reports referred to in Section 65.1 of the Ontario Heritage 
Act.  

Should previously undocumented archaeological resources be discovered, they may be a new 
archaeological site and therefore subject to Section 48 (1) of the Ontario Heritage Act. The proponent 
or person discovering the archaeological resources must cease alteration of the site immediately and 
engage a licensed consultant archaeologist to carry out archaeological fieldwork, in compliance with 
Section 48 (1) of the Ontario Heritage Act.  

Archaeological sites recommended for further archaeological fieldwork or protection remain subject 
to Section 48 (1) of the Ontario Heritage Act and may not be altered, or have artifacts removed from 
them, except by a person holding an archaeological licence.  

The Funeral, Burial and Cremation Services Act, 2002, S.O. 2002, c.33 requires that any person 
discovering human remains must notify the police or coroner and the Registrar of Cemeteries at the 
Ministry of Consumer Service. 
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9. MAPS 
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Map 1: Study Area Location
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Source: Sources: Esri, Maxar, Airbus DS, USGS, NGA,
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Intermap, and the GIS user community
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Map 2: Study Area Topographic Detail
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Map 3: Study Area Environmental Detail
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Source: © OpenStreetMap (and) contributors, CC-BY-SA
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Map 4: Study Area atop 1856 Map
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Source: Tremaine 1856
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Map 5: Study Area atop 1877 Map
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Map 6: Stage 1 Results & Recommendations
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Source: © OpenStreetMap (and) contributors, CC-BY-SA
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1. PROJECT DESCRIPTION:

CHANGE OF USE

NEW
ADDITION
ALTERATION

PART 11
11.1 TO 11.4

PART 3
[A]1.1.2.

PART 9
[A]1.1.2.
9.10.1.3
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Item Ontario's 2024 Building Code
Data Matrix Part 3 or 9

OBC Reference
References are to Division B unless noted [A] for 

Division A or [C] for Division C.
1 Project Description:

Change of Use

New
Addition
Alteration

Part 11 Part 3 Part 9

11.1 to 11.4 1.3.3.2. [A] 1.3.3.3. [A]

2 Major Occupancy(s): 3.1.2. 9.10.2.
3 Building Area (m²) Existing________  New________  Total________ 1.4.1.2. [A] 1.4.1.2. [A]
4 1.4.1.2. [A] 1.4.1.2. [A]
5 Number of Storeys Above grade_____ Below grade_____ 1.4.1.2. [A]&3.2.1.1. 1.4.1.2. [A] & 9.10.4
6 Number of Streets/Fire Fighter Access:___________________________ 3.2.2.10 & 3.2.5 9.10.20
7 Building Classification_________________________________________ 3.2.2.20-.93 9.10.2
8 Sprinkler System Proposed entire building

basement in lieu of roof rating
not required

selected compartments
selected floor areas

3.2.2.20-.93
3.2.1.5.
3.2.2.18., 21., .22, .29
3.2.4.1., .9, .15

9.10.8.2. - 4.
3.2.4.7.(4)

Standpipe required9 Yes No 3.2.5.8 - 11. N/A
10 Fire Alarm required Yes No 3.2.4 9.10.18.
11 Water Service/Supply is Adequate Yes No 3.2.5.7. N/A
12 High Building Yes No 3.2.6. N/A
13 Construction  Restrictions Non- combustible

required
Both

BothNon-combustibleCombustible

Combustible
permitted

Actual Construction

3.2.2.20-.93
& 3.1.6.

9.10.6.
3.1.5.
3.1.4.7.

14 Mezzanine(s) Area m²__________________ 3.2.1.1. 9.10.4.1.
15 Occupant load based on m²/person design of building

Basement:
1st Floor
2nd Floor
3rd Floor

Occupancy_______        Load_____persons
Occupancy_______        Load_____persons
Occupancy_______        Load_____persons
Occupancy_______        Load_____persons

3.1.17. 9.9.1.3.
TABLE 3.1.17.1.

16 Barrier-free Design Yes No (Explain)_________________________ 3.8. 9.5.2. & 3.8.
17 Hazardous Substances Yes No 3.3.1.2. 9.10.1.3.

J. H. COHOON ENGINEERING LTD.
440 HARDY ROAD, UNIT 1
BRANTFORD, ONTARIO, N3T 5L8

Location:

Name of Practice:

Name of Project:

18 Required
Fire

Resistance
Rating
(FRR)

Horizontal Assemblies
FRR (Hours)

Listed Design No.
or Description (SG-2)

FRR of Supporting
Members

Listed Design No. or
Description (SG-2)

Floors ____________  Hours
Roof _____________  Hours
Mezzanine ________  Hours

19 Spatial Separation - Construction of Exterior Walls

3.2.2.20.-.93 &
3.2.1.2.
3.2.1.4.
3.2.2.15.
3.3.2.1.

9.10.8.
9.10.11.

3.2.3. 9.10.14. & 9.10.15.
Wall Area of

EBF (m²)
L.D.
(m)

L/H or
H/L

Permitted
Max. % of
Openings

Proposed 
% of

Openings

FRR
(hours)

Listed 
Design or

Description

Comb.
Const.

Comb.
Constr. Nonc.

Cladding

Non-comb.
Constr.

South
North

East
West

INNESPHERE WINES

1454 FRONT ROAD, ST. WILLIAMS
NORFOLK COUNTY

Gross Area (m²) Existing________  New________  Total________

Floors ____________  Hours
Roof _____________  Hours
Mezzanine ________  Hours

Restaurant (Assembly)
0

1
1

3,2.2.28.: Group A, Division 2, One Storey

---

85.8

265.0 265.0
0 265.0 265.0

0

---

---
---
---

---
---
---

109.1
49.4
46.5

74.45
>14
>8

8.83

6.4:1
5.0:1
3.3:1
3.1:1

100%
100%
100%
100%

100%
100%
100%
100%

-
-
-
-

-
-
-
-

-
-
-
-

-
-
-
-

-
-
-
-

3.2.5.12 to .14

J.H. COHOON ENGINEERING LIMITEDJ.H. COHOON ENGINEERING LIMITED
CONSULTING ENGINEERSCONSULTING ENGINEERS

BRANTFORDBRANTFORD

CLIENT:CLIENT:
SCALE:SCALE:
DESIGN:DESIGN:
DATE:DATE:

JOB:JOB:
DRAWN:DRAWN:
CHECKED:CHECKED:
DWG No.:DWG No.:

AS SHOWNAS SHOWN

INNESPHERE WINESINNESPHERE WINES
1454 FRONT ROAD1454 FRONT ROAD

PK CONSTRUCTIONPK CONSTRUCTION

M.J.W.M.J.W.
08/01/2508/01/25

1725317253
R.N.F.R.N.F.
M.J.W.M.J.W.

SK1SK1

NORFOLK COUNTYNORFOLK COUNTY
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1. Introduction and Background 

The Planning Justification Report has been prepared by The Angrish Group on behalf of 
JH Cohoon Engineering Ltd. c/o Bob Philips, in support of the Site Plan Control 
Application for the property municipally known as 1454 Front Road (“Subject Lands”), 
Norfolk County. 

The Planning Justification Report will provide an analysis of the provincial and municipal 
planning framework and provide a professional planning opinion related to the proposed 
application for a Site Plan Control Application required to establish an On-Farm 
Diversified Use in an agricultural area of the County. 

This Planning Justification Report provides a thorough analysis of the proposed 
development in accordance with Provincial Planning Statement and Norfolk County 
Official Plan as well as its Zoning By-Law. 

2. Location and Description of Subject Lands 

The Subject Lands are located at 1454 Front Road, Norfolk County. 

The property (Assessment Roll No: 49309044100) is legally described as Plan 82B Lots 
45, 46, Part Lot 29, 43-44 Plan 82B; Except Part 2 37R3822, part 1 37R3040C. The lands 
are located on the south side of Front Road, on the east side of Charlotteville West 
Quarter Line Road. The lands are approximately 35 hectares (87 acres) in size with a 
frontage of more than 500 metres on Front Road. 

The Subject Lands are currently being farmed and contain several agricultural buildings 
and structures associated with the existing winery. There are no municipal water or 
sanitary services available in this area of the County, hence the lands will be serviced by 
private well and septic system.  

The lands are surrounded by agricultural and agri-tourism uses. 

The subject lands contain several complex natural heritage features due to its location 
adjoining Lake Erie. Significant Wetlands, floodplain and Areas of Natural and Scientific 
Interest are located on the lands which are administered by the Long Point River 
Conservation Authority (LPRCA).  
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3. Proposal 

The proposal involves establishment of a wine-tasting as an On-Farm Diversified Use 
(OFDU) on the Subject Lands to complement the existing agri-tourism business. 

The property is designated Agricultural, Hazard Lands and Provincially Significant 
Wetland in the Norfolk County Official Plan (2018) and is presently zoned as Agricultural 
(A), Hazard Lands (HL) and Provincially Significant Wetland (PSW) in the Zoning By-Law 
1-Z-2014.  

The owners wish to construct a 270 sq.mt. wine tasting facility along with associated 
parking as an OFDU. The total area associated with the OFFU are broken down as below: 

Proposed Building = 270sq.m. 

Proposed Laneway = 569.0sq.m. 

Existing Septic Area = 200sq.m.+/- 

Proposed Parking = 529.5sq.m. 

Proposed Cistern Area = 70.0sq.m. 

Total proposed OFDU area = 1638.5 Sq. Mt. 

Total Land Area = 87 acres (352077 sq.mt) 

Total % of OFDU = 0.46% 

 

The proposed OFDU is less than the requirement of 2% of the total land area than can 
be utilized for such uses. 

A Site Plan Control Application is required for the proposed new building. 

The proposed development is located outside the natural heritage features on the subject 
lands. The proposal meets all requirements of the Zoning By-Law. 

Figure 1 shows the proposed Site Development Plan. 
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Figure 1: Proposed Site Plan 
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4. The Policy Context 

The application is subject to the provisions of the Planning Act, as amended. All Planning 
Act applications are evaluated to ensure that the proposal is consistent with the Provincial 
Planning Statement (2023), and is in conformity with the Official Plan. This section 
demonstrates that the proposal is consistent with, and conforms to, the applicable 
provincial and local planning policy framework.  

4.1. Planning Act 

The Planning Act provides the legislative framework for land use planning in Ontario.  The 
applicable sections of the Planning Act that apply to this application are as follows: 

Section 2 - The Minister, the council of a municipality, a local board, a planning board and 
the Tribunal, in carrying out their responsibilities under this Act, shall have regard to, 
among other matters, matters of provincial interest such as, 

(a) the protection of ecological systems, including natural areas, features and functions; 

(b) the protection of the agricultural resources of the Province; 

(d) the conservation of features of significant architectural, cultural, historical, 
archaeological or scientific interest; 

(h) the orderly development of safe and healthy communities; 

(k) the adequate provision of employment opportunities; 

(o) the protection of public health and safety; 

(p) the appropriate location of growth and development; 

(r) the promotion of built form that, 

(i) is well-designed, 

(ii) encourages a sense of place, and 

(iii) provides for public spaces that are of high quality, safe, accessible, attractive and 
vibrant; 

(s) the mitigation of greenhouse gas emissions and adaptation to a changing climate.   

Section 3 requires that, in exercising any authority that affects a planning matter, planning 
authorities “shall be consistent with the policy statements” issued under the Act and “shall 
conform with the provincial plans that are in effect on that date, or shall not conflict with 
them, as the case may be”. 
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The proposed Site Plan Control Amendment application aligns with the 
framework and interests of the Planning Act by providing agricultural 
supporting uses and protecting the environmental systems that exist on 
site. The on-farm diversified uses will increase employment opportunities. 

By protecting agricultural resources as well as the natural heritage 
features, the proposed development supports the protection of public 
health and safety. The built form will be well-designed, encouraging a sense 
of place and provides public spaces that are high quality, safe, accessible, 
attractive and vibrant.  

The proposal conforms to the policy direction in the Official Plan as well as 
the regulations in the Zoning By-Law. 

It is my professional opinion that the proposed application for Site Plan Control complies 
with the direction and regulations of the Planning Act. 

4.2. Provincial Planning Statement (2024) 

The Provincial Planning Statement (PPS) is issued in accordance with Section 3 of the 
Planning Act and came into effect on October 20, 2024. Section 3 of the Planning Act 
requires that decisions affecting planning matters “shall be consistent with” the PPS. 

The PPS provides policy direction on matters of provincial interest related to land use 
planning and development in Ontario and sets the policy foundation for regulating the 
development and use of land. The PPS encourages efficient development patterns that 
support sustainability by promoting strong, livable, healthy, and resilient communities, 
protecting the environment and public health and safety, and facilitating economic growth. 
The wise use and management of natural heritage, water, agricultural, mineral, and 
cultural heritage and archaeological resources over the long term are key provincial 
interest. The PPS recognizes rural and agricultural areas as assets for a sustainable 
economy and facilitating economic growth and provides the following relevant definitions 
related to agricultural uses. 

Agricultural system: means a system comprised of a group of inter-connected elements 
that collectively create a viable, thriving agri-food sector. It has two components: 

a) An agricultural land base comprised of prime agricultural areas, including specialty 
crop areas. It may also include rural lands that help to create a continuous 
productive land base for agriculture; and 
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b) An agri-food network which includes agricultural operations, infrastructure, 
services, and assets important to the viability of the agri-food sector. 

Agricultural uses: means the growing of crops, including nursery, biomass, and 
horticultural crops; raising of livestock; raising of other animals for food, fur or fibre, 
including poultry and fish; aquaculture; apiaries; agro-forestry; maple syrup production; 
and associated on-farm buildings and structures, including, but not limited to livestock 
facilities, manure storages, value-retaining facilities, and housing for farm workers, 
when the size and nature of the operation requires additional employment. 

Agriculture-related uses: means those farm-related commercial and farm-related 
industrial uses that are directly related to farm operations in the area, support 
agriculture, benefit from being in close proximity to farm operations, and provide direct 
products and/or services to farm operations as a primary activity. 

On-farm diversified uses: means uses that are secondary to the principal agricultural 
use of the property, and are limited in area. On-farm diversified uses include, but are 
not limited to, home occupations, home industries, agri-tourism uses, uses that 
produce value-added agricultural products, and electricity generation facilities and 
transmission systems, and energy storage systems. 

Agri-tourism uses: means those farm-related tourism uses, including limited 
accommodation such as a bed and breakfast, that promote the enjoyment, education 
or activities related to the farm operation. 

The Subject Lands are designated Agricultural in the Norfolk County 
Official Plan (2018). The lands are located in the Prime Agricultural Area of 
the County.  

The proposed application for a Site Plan Control will allow the expansion of 
the on-farm diversified use. Agri-tourism uses are promoted in the 
municipal and provincial policies. 

Both agriculture and tourism contribute to the vitality and long-term 
economic prosperity of the County. In particular, the County encourages 
policies to sustain and enhance the viability of its agricultural sector, while 
providing local attractions for residents and visitors that enhance sense of 
place, support employment, and promote local business opportunities. 

The development of the lands for agri-tourism uses including on-farm 
diversified use builds on rural character, supporting a diverse economic 
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base in the rural area of the County, enhancing employment opportunities 
and encouraging agri-tourism industry. The agri-tourism use is well 
designed and distinctive and represents a significant investment that will 
contribute to economic development and the longer-term economic 
prosperity of this area.  

Chapter 3.6 presents policies associated with sewage, water and stormwater. 

Municipal sewage and municipal water services are not available, nor are 
they anticipated to be extended, to this area of the County. As such, the 
proposal will utilize private on-site water and sewage to service the facility.  

Chapter 4 discusses wise use and management of resources. 

The proposed development is located away from the natural features to 
ensure there is no negative impact on the environmental features. 

Policy 4.3 provides policy direction for Agriculture areas. 

4.3.1 General Policies for Agriculture 

1. Planning authorities are required to use an agricultural system approach, based on 
provincial guidance, to maintain and enhance a geographically continuous agricultural 
land base and support and foster the long-term economic prosperity and productive 
capacity of the agri-food network.  

2. As part of the agricultural land base, prime agricultural areas, including specialty crop 
areas, shall be designated and protected for long-term use for agriculture.  

3. Specialty crop areas shall be given the highest priority for protection, followed by 
Canada Land Inventory Class 1, 2, and 3 lands, and any associated Class 4 through 7 
lands within the prime agricultural area, in this order of priority. 

The Subject Lands are located in the prime agricultural area of the County 
and are currently being utilized for agricultural uses and an agri-tourism 
use. The primary function of lands for agricultural uses will continue and 
the agri-tourism will remain the secondary use on the lands. 

Chapter 4.3.2 states that in prime agricultural areas, permitted uses and activities are: 
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agricultural uses, agriculture-related uses and on-farm diversified uses based on 
provincial guidance. 

The Subject Lands are located in the prime agricultural area of the County 
and are currently being utilized as for agricultural uses, a winery and other 
associated agri-tourism uses.  

The PPS directs that prime agricultural areas be protected for long-term use 
for agriculture but provides that agricultural uses, agriculture-related uses 
and on-farm diversified uses are permitted - the latter two if they are 
compatible with and do not hinder surrounding agricultural operations. 

The proposed application will allow for a wine-tasting facility on the lands 
which have been used as a winery for past many years. The proposal will 
not have any impact on agricultural operations on the land or on 
surrounding agricultural lands, and will meet the provincial direction of 
providing diversified uses in agricultural areas.  

The Subject Lands do not currently include livestock facilities and no new 
livestock facilities are proposed. There are no known livestock facilities on 
lands in the vicinity of the site. Hence the proposal complies with the MDS 
formulae. 

The proposal sustains agricultural uses, provides services, contributes to 
the economic development of the County and supports local agri-tourism, 
providing employment and further strengthening the local economy both 
directly and indirectly. 

No development or site alterations are proposed in the vicinity of the 
natural features to ensure protection of the environmental features.  

The proposed Site Plan Control Application to allow agri-tourism use is consistent with 
the policies of the Provincial Planning Statement (2024). 

4.3. Guidelines on Permitted Uses (2016) 

The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) developed 
Guidelines on Permitted Uses in Ontario's Prime Agricultural Areas (2016), which outlines 
the range of uses that are allowed in prime agricultural areas. The Guidelines represent, 
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where specific parameters are proposed, best practices to follow, not standards or 
regulations that must be met in every case. The OMAFRA Guidelines indicate two key 
Provincial Planning Statement (PPS) objectives for prime agricultural areas are 
maintaining the land base for agriculture and supporting a thriving agricultural industry 
and rural economy. The Guidelines are to assist decision-makers in balancing them and 
to ensure development proposals are consistent with the PPS. 

The OMAFRA Guidelines provides clarification on agricultural uses, agriculture-related 
uses and on-farm diversified uses as described in the PPS. On-farm diversified uses are 
related to agriculture, supportive of agriculture or able to co-exist with agriculture without 
conflict. These uses are intended to enable farm operators to diversify and supplement 
their farm income, as well as to accommodate value-added and agri-tourism uses in prime 
agricultural areas. 

The Subject Lands are identified as being within a prime agricultural area 
of the County. A large portion of the lands are currently being farmed, while 
an OFDU associated with agri-tourism as a winery exists on the lands. The 
Subject Lands will continue to be utilized for agricultural uses as defined in 
the PPS, and described in the Guidelines, which will follow the normal farm 
practices. 

Section 2.1 of the Guidelines describes agricultural uses, including the growing of crops, 
and associated on-farm buildings and structures. All types, sizes and intensities of 
agricultural uses, as well as normal farm practices, shall be promoted and protected in 
accordance with provincial standards. 

On-Farm Diversified Uses are permitted subject to the following criteria: 

1. Located on a farm 
2. Secondary to the principal agricultural use of the property 
3. Limited in area 
4. Includes, but is not limited to, home occupations, home industries, agri-tourism 

uses and uses that produce value-added agricultural products 
5. Shall be compatible with, and shall not hinder, surrounding agricultural operations 

The uses are located on a farm, are secondary to the principal agricultural 
use on the lands. The existing uses do not hinder or conflict with normal 
farm operations in the surrounding area. Less than 1% of the land area will 
be utilized for the OFDU. 
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On-Farm Diversified Uses are described in Section 2.3 as uses that are secondary to the 
principal agricultural use of the property, and are limited in area. On-farm diversified uses 
include, but are not limited to, home occupations, home industries, agri-tourism uses, and 
uses that produce value-added agricultural products. As per Section 2.3 of the Guidelines, 
the on-farm diversified use must meet a compatibility criteria. 

The principal use of the Subject Lands is agriculture. The agri-tourism use 
will remain secondary to the main agricultural use. The uses are associated 
with agri-tourism and will not hinder agricultural operations both on the 
Subject Lands as well as the adjacent agricultural operations. The 
proposed uses will enhance the existing agri-tourism facility to 
accommodate the increasing number of visitors every year. 

The total area associated with the OFDU meets the requirements as noted 
below: 

• Proposed Building = 270sq.m. 

• Proposed Laneway = 569.0sq.m. 

• Existing Septic Area = 200sq.m.+/- 

• Proposed Parking = 529.5sq.m. 

• Proposed Cistern Area = 70.0sq.m. 

Total proposed OFDU area = 1638.5 Sq. Mt. 

Total Land Area = 87 acres (352077 sq.mt) 

Total % of OFDU = 0.46% 

The uses will maintain the agricultural/rural character of the area.  

No outdoor storage is proposed. 

No natural heritage areas are being impacted by the application and all 
works will be completed outside the natural features. 

All parking and associated services are included on site.  
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The proposal will meet the provincial direction on Permitted Uses in Prime 
Agricultural Areas as it:  

• will not hinder surrounding agricultural operations;  

• is appropriate to available rural services and infrastructure;  

• maintains the agricultural/rural character of the area;  

• meets all applicable environmental standards; and  

• the cumulative impact of multiple uses in prime agricultural areas is 
limited and does not undermine the agricultural nature of the area. 

The proposed development meets the intent of the OMAFRA’s Guidelines on Permitted 
Uses in Ontario's Prime Agricultural Areas. 

4.4. Official Plan, 2018 

The Official Plan was adopted by County Council in 2006 with a five-year review 
completed in 2018. The Official Plan was approved by the Ministry of Municipal Affairs 
and Housing on October 5, 2018. The Official Plan provides a framework of objectives 
and strategies, land use designations and policies intended to guide the future growth 
and development in the County which will result in strong, balanced, sustainable, and 
complete communities.  

The Property is designated Agricultural, PSW and Hazard Lands in the 
Norfolk County Official Plan. The lands are identified as prime agricultural 
in the Official Plan and are serviced by private well and septic system. 

The policies of the Official Plan promote and protect the agricultural 
industry and provide opportunities for farmers to supplement their incomes 
through diverse on-farm activities that are secondary to farming 
operations. Further, they encourage the establishment of on-farm 
experience and educational activities in a manner that does not conflict 
with farming operations. 

The proposal involves construction of a wine-tasting area for the farm 
grown grapes which have been utilized for a winery on the subject lands. 
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The proposal requires a Site Plan Control Application to establish the 
OFDU. 

Section 7.2 of the Official Plan provides policy in agricultural areas of the County and 
notes that the County’s agricultural land base should be protected, and the use of the 
land should be predominantly related to agriculture. As per Section 7.2.2.b. on-farm 
diversified uses that are clearly supportive of and related to farming operations within the 
agriculture designation are permitted subject to specific criteria. 

b) On-farm diversified uses comprise a gainful occupation conducted in whole or in part 
of an accessory building (shed or farm building) by a member of the farm family. On-farm 
diversified uses shall be subject to all of the following policies: 

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

The Subject Lands are located in prime agricultural area and are actively 
being farmed. The property is 35 hectares (87 acres) in size and the primary 
use of the Subject Lands remain agricultural. 

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

The proposed on-farm diversified use will be secondary to the main 
agricultural use of the Subject Lands.  

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

The proposed on-farm diversified use will be limited in area and covers less 
than 2% of the total land area as per the requirements. 

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 proposed use includes a winery associated with the farm grown 
produce. The site will also offer agri-tourism that promotes the enjoyment, 
education and activities related to the farm operations. 

v) the use is compatible with, and will not hinder, surrounding agricultural 
operations; 
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The proposed on-farm diversified use is compatible with, and will not create 
negative impacts on the surrounding agricultural operations. 

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

The proposed building will be serviced by private well and septic system 
as there are no municipal services available in this area of the County. The 
proposed use is serviced via a private well and septic system. A cistern will 
be required in addition to the private well to support the use. 

The existing municipal road network is sufficient to support the proposed 
on-farm diversified use.  

Required permits will be sought during the Building Permit Process. 

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

The proposed building will complement the surrounding agricultural area 
and is designed to ensure that the rural character is maintained.  

viii) the use meets all applicable environmental standards; and 

The proposed use meets all applicable environmental standards, and 
required permits will be obtained during the Building Permit process.  

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 open storage is proposed on the Subject Lands. 

Section 7.2.2 c) On-farm diversified uses shall be limited in size in accordance with the 
following policies: 

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); 

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); 
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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%; 

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; 

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

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 

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; 

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 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. 

The proposed on-farm diversified use will be limited in area.  

The total area associated with the OFDU meets the requirements as noted 
below: 

• Proposed Building = 270sq.m. 

• Proposed Laneway = 569.0sq.m. 

• Existing Septic Area = 200sq.m.+/- 

• Proposed Parking = 529.5sq.m. 

• Proposed Cistern Area = 70.0sq.m. 

Total proposed OFDU area = 1638.5 Sq. Mt. 

Total Land Area = 87 acres (352077 sq.mt) 
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Total % of OFDU = 0.46% 

Building Permits will be applied for prior to any construction on the Subject 
Lands.  

Development is proposed outside of lands regulated by the Long Point 
River Conservation Authority.  

No outdoor storage is proposed.  

No major changes to land or removal of natural heritage features are 
proposed through the application. The proposed use is compatible with the 
surrounding agricultural operations. 

Agricultural uses shall remain the primary use on the lands and the 
proposed on-farm diversified uses will maintain the character of the area. 

It is my professional opinion that the proposed Site Plan Control Application conforms to 
the policies of the Norfolk County Official Plan. 

4.5. Zoning By-Law 

The site is zoned Agricultural (A), Provincially Significant Wetlands (PSW) and Hazard 
Land (HL) in the Norfolk County Zoning By-Law 1-Z-2014.  

Agricultural uses in Section 12 of the Zoning By-Law permit on-farm diversified uses.  

On-farm diversified use is defined in the Zoning By-Law as: 

“shall mean use(s) that are secondary to the principal agricultural use of the 
property, and are limited in area.” 

Section 12.3.1 notes that any on-farm diversified use shall be subject to the following 
provisions:  

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

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

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);  

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 
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use uses the same footprint as a demolished building, the land area for the use 
may be similarly discounted by 50 percent;  

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.  

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. In summary, the proposal complies with the on-farm diversified use 
regulations of the Zoning By-Law.  

The proposed on-farm diversified use are located on an exisitng f87 hectare 
farm. It will be limited in area and covers less than 0.5% of the total land 
area. The total area associated with the OFDU meets the requirements as 
noted below: 

• Proposed Building = 270sq.m. 

• Proposed Laneway = 569.0sq.m. 

• Existing Septic Area = 200sq.m.+/- 

• Proposed Parking = 529.5sq.m. 

• Proposed Cistern Area = 70.0sq.m. 

Total proposed OFDU area = 1638.5 Sq. Mt. 

Total Land Area = 87 acres (352077 sq.mt) 

Total % of OFDU = 0.46% 

No outdoor storage is proposed and all parking is included within the OFDU 
Area. 

It is my professional opinion that the proposed Site Plan Control Application meets the 
regulations of the Agricultural Zone in the Zoning By-Law. 

5. Summary and Recommendations 

The establishment of on-farm diversified uses on the Subject Lands located at 1454 Front 
Road require a Site Plan Control Application. The On-Farm Diversified Uses on the 
Subject Lands will include the wine tasting facility and will be supplemental to the 
permitted primary agricultural use. The proposed uses are secondary to the main 
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agricultural use, will keep in character with the surrounding rural/agricultural uses, and do 
not impact the existing infrastructure on the Subject Lands or on the surrounding land 
uses. No natural heritage areas are being impacted by the proposed development. 

It is my professional opinion that the proposed application is: 

• consistent with the Provincial Planning Statement; 

• conform with the policies of the Norfolk County Official Plan, 2018; and 

• is in keeping with the regulations of the Norfolk County Zoning By-Law. 

We trust that the information included in the submission is satisfactory to grant approval 
for the On-Farm Diversified Use and a building permit can be issued.  

 

Respectfully Submitted, 

TAG – The Angrish Group 

 
Ruchika Angrish, MPlan, B.Tech, MCIP, RPP 
Co-Founder 
Cc:  J. H. Cohoon Engineering c/o Bob Philips 
  
 
I hereby certify that this Planning Justification Report was prepared by a Registered Professional 
Planner, within the meaning of the Ontario Professional Planners’ Institute Act, 1994. 

     
August 8, 2025 

August 8, 2025 



NORTH SCHOOL TOWNHOUSES
NORFOLK COUNTY -  Inasphere Wines
SCHEDULE H ESTIMATED COST AND SECURITIES
OUR PROJECT NO. 17253

REVISION

 

ITEM DESCRIPTION UNIT QTY.
UNIT

PRICE
TOTAL COST Securities

10% MAINT. 100% PERF.

A. SANITARY SEWERS

1 Upgrade to the existing septic 

system on site
 L.S 1 $17,500 $17,500 $1,750 $0

TOTAL SANITARY SEWERS $17,500 $1,750 $0

B. WATERMAIN

1 Connect. Supply and
install 19mm water service to
Building.  Backfill. 

 L.S. 1 $1,500 $1,500 $150 $0

2 Water Cistern L.S. 1 $25,000 $25,000 $2,500 $0

TOTAL WATERMAIN $26,500 $2,650 $0

C. STORM SEWERS

1 Removed Intentionally

TOTAL  STORM SEWER $0 $0 $0

D. ROAD CONSTRUCTION AND MISC ITEMS

1 Granular 'A' sq.m. 1000 $8 $7,500 $750 $0
 

2 Granular 'B' sq.m. 1000 $17 $17,000 $1,700 $0

3 Retaining Wall sq.m 80 $350 $28,000 $2,800 $0

4 Misc Grading L.S. 1 $3,000 $3,000 $300 $0

5 Misc Grading L.S. 1 $3,000 $3,000 $300 $0

6 As-constructed Drawiwngs L.S. 1 $3,000 $3,000 $300 $0

7 Siltation and Erosion Control L.S. 1 $3,500 $3,500 $350 $0

8 Sidwalk sq.m. 38 $65 $2,470 $247 $0

9 Fencing l.m. 38 $100 $3,800 $380 $0

TOTAL ROAD CONSTRUCTION $65,000 $6,500 $0

E.  HYDRO

1 Intentially Deleted.  

TOTAL HYDRO $0 $0 $0

SUMMARY
A. SANITARY SEWERS $17,500 $1,750 $0

B. WATERMAIN $26,500 $2,650 $0

C. STORM SEWERS $0 $0 $0

D. ROAD CONSTRUCTION AND MISC ITEMS $65,000 $6,500 $0

E.  HYDRO $0 $0 $0

TOTAL NORFOLK COUNTY ITEMS $109,000 $10,900 $0

TOTAL HYDRO ITEMS $0 $0 $0

TOTALS $109,000 $10,900 $0



ITEM DESCRIPTION UNIT QTY.
UNIT

PRICE
TOTAL COST Securities

10% MAINT. 100% PERF.

TOTAL SECURITIES REQUIRED     $10,900.00
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