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Pre-Submission Consultation Meeting Minutes 

Date: November 10, 2021 

Description of Proposal: Proposal to rezone agricultural lands in a hamlet for a plan of 
subdivision 

Property Location: 2328 Nixon Road 

Roll Number: 9102618000 

 
As a result of the information shared at the pre-consultation meeting dated November 
10, 2021, the following applications and qualified professional documents / reports are 
required as part of the development review process.   
 
Please note that various fees are associated with each application and there are also 
costs for qualified professionals retained to complete various documents / reports. All 
requirements identified are minimum and determined as of the date of the pre-
consultation meeting with the information available at that time. As the proposal 
proceeds and more information is made available, additional applications, studies, 
reports, etc. may be required. 
 
This summary including checklists, comments and requests are applicable for a period 
of one (1) year from the date of meeting. If an application is not received within that time 
frame, a subsequent pre-consultation meeting may be required due to changes in 
policies and technical requirements. 
 

Before you submit your application, please contact the assigned Planner to 
confirm submission requirements and the applicable fee 
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Attendance List 

Proponent 
 

Peter Horvath;  
Peter Horvath Jr. 

Community Development – 
Planning and Agreement 

Tricia Givens, Director, Planning (Chair) 
Nicole Goodbrand, Senior Planner 
 
Annette Helmig, Agreement and Development 
Coordinator 

Community Development – 
Building and Zoning 

Devon Staley, Building Inspector 
 

Environment & Infrastructure 
Services  – 
Development Engineering 

Stephen Gradish, Development Technologist 
Zeel Joshi, Junior Development Technologist 

Community Services – 
Fire 

Katie Ballantyne, Community Safety Officer 

Corporate Support Services – 
Realty Services 

Kelly Darbishire, Specialist, Realty Services  

Long Point Regional 
Conservation Authority 

Isabel Johnson, Resource Planner 
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Proposal Summary 

Proposal to rezone agricultural lands in a hamlet for a plan of subdivision for the 
creation of six one acre lots.  
 
List of Application Requirements  

Planning Department  

Planning application(s) required to proceed Required 

Official Plan Amendment Application   

Zoning By-law Amendment Application (Regular) X 

Site Plan Application   

Draft Plan of Subdivision Application X 

Draft Plan of Condominium Application  

Part Lot Control Application  

Consent / Severance Application   

Minor Variance Application  

Removal of Holding Application  

Temporary Use By-Law Application  

Other -   

Planning requirements for a complete 
application 
The items below are to be submitted as part of 
the identified Planning Application(s). 
** electronic/PDF copies of all plans, studies and 
reports are required** 

Required at  
OPA/ Zoning 

Stage 

Required at 
Plan of 

Subdivision 
Stage 

Proposed Site Plan / Drawing X X 

Planning Impact Analysis Report / Justification 
Report 

  

Environmental Impact Study (Scoped) X1  

Neighbourhood Plan (TOR must be approved by 
the County) 

  

Agricultural Impact Assessment Report   

Archaeological Assessment X2  

Heritage Impact Assessment    

Market Impact Analysis    

Dust, Noise and/or Vibration Study   

MOE D-Series Guidelines Analysis   

Landscaping Plan   

Elevation Plan   
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Photometrics (Lighting) Plan   

Shadow Analysis Report    

Record of Site Condition    

Contaminated Site Study   

Minimum Distance Separation Schedule   

Parking Assessment  X 

Hydrogeological Study   

Restricted Land Use Screening Form   

Topographical Survey Drawing   

Additional Planning requirements Required 

Development Agreement X 

Parkland Dedication/Cash-in-lieu of Parkland X 

 
X1 – A Scoped EIS is required to address the Signficant Woodlands Natural Heritage 
Feature. The EIS has to demonstrate that there will be no negative impacts on the 
natural features of the woodlands and the ecological functions that sustain them. See 
Section 9.7.1 of the Official Plan for more details. 
 
X2 – Consult the Ministry of Heritage, Sport, Tourism and Culture Industries website to 
learn more: 
http://www.mtc.gov.on.ca/en/archaeology/archaeology_assessments.shtml#a1. 
Staff have also included an attachment entitled, Criteria for Evaluating Archaeological 
Potentiald which can be filled out with the appropriate documentation and submitted 
with the application as well. 
 
*the list of requirements is based on the information submitted and as presented for this 
specific pre-consultation meeting.  Any changes to a proposal may necessitate changes 
to Planning Department submission requirements. 
 
*Community Development fees, applications, and helpful resources can be found can 
be found by visiting https://www.norfolkcounty.ca/government/planning/  
 

Planning Comments  

Official Plan Designation: Hamlet  
Zone: Agricultural (A) 
 
The proposed development will require a Zoning By-law Amendment and a Draft Plan of 
Subdivision to rezone the lands for residential use and to create 6 lots. The southern 
portion of the proposed development includes area designated as Significant 
Woodlands in the Norfolk County Official Plan, therefore an Environmental Impact Study 
will be required to evaluate impacts on the natural heritage features, if any.  
 

http://www.mtc.gov.on.ca/en/archaeology/archaeology_assessments.shtml#a1
https://www.norfolkcounty.ca/government/planning/
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The proposed lots must meet the zoning provision for Hamlet Residential, including a 
minimum lot size of 0.4 Hectares and 30 metres minimum of frontage. If any 
deficiencies are included in the design, they would have to be addressed through a 
planning application. 
 
See Appendix A for additional information. 
 
Assigned Planner: 
 
Nicole Goodbrand 
Senior Planner 
Extension 8019 
Nicole.Goodbrand@norfolkcounty.ca 
 

Agreements 

A recommended condition of your planning application approval could be to enter into a 
development agreement with the County that will be registered on title to the subject 
lands, at the Owner’s expense.  I look forward to assisting you through the agreement 
stage of your development through to final release of your performance securities. 
 
The additional requirements for a development agreement could include, but are not 
limited to the following:  

 Engineering drawing review 
 Engineer’s schedule of costs for the works 
 Clearance letter and supporting documentation to support condition clearance 
 User fees and performance securities 
 Current property identification number (PIN printout) (can be obtained by visiting 

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

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

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

 Transfers and / or transfer easements along with registered reference plan 
 
Annette Helmig 
Agreement and Development Coordinator 
Extension 8053 
Annette.Helmig@norfolkcounty.ca  
 

mailto:Nicole.Goodbrand@norfolkcounty.ca
mailto:Annette.Helmig@norfolkcounty.ca
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Development Engineering 

 

Plan of Subdivision (NCDC Section 4.1.01 (A) 

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

Required 
at  Zoning 
Stage / 
DPA 

Required at 
Plan of 
Subdivision 
or Multi Lot 
Severance 
Stage 

Potentially 
Required  
(See Notes 
Section) 

General Requirements 

Draft Plan X X   

Concept Plan X X   

Master Grading Plan   X   

Area Rough Grading Plan     X 

Lot Grading Plan    X   

Siltation and Erosion Control Plan   X   

General Plan of Services   X   

Utility Plan   X   

Geotechnical Report      X 

Functional Servicing Report X X   

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

Storm Water Management Design Report 
(including calculations) 

X X   

Storm Water Drainage Plan   X   

Storm Sewer Design Sheet     X 

Establish/Confirm Legal and Adequate 
Outlet 

X X   

Anticipated Flow/Analysis to Receiving 
Collection System  

  X   

Municipal Drainage   X   

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

Traffic Impact Study X 
  

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

  X X 

      
  
  
General Notes: 
  

1. All reports and drawings are to be signed and stamped by a Professional 
Engineer (P. Eng) and adhere to Norfolk County’s Design Criteria. A copy of this 
criteria is available upon request. 

2. All Recommendations from all reports are to be implemented into the design, at 
the developer’s expense  

3. 100% securities will be required at time of registration. This is to be submitted in 
the form of a Security ‘Schedule H’ Template. A copy of this template is available 
upon request. 

4. All applicable permits and inspections are to be issued by Public Works. 
  
Required at Draft Plan of Subdivision / Zoning Stage: 
  

5. A Draft Plan is required  
6. The following reports/studies will be required at time of Draft Plan (or Zoning 

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

7. A Functional Servicing Report is to be completed as per Norfolk County Design 
Criteria Section 3. 

8. Stormwater Management Report is to be completed as per Norfolk County 
Design Criteria Section 7. 

9. As per Norfolk County’s Integrated Sustainable Master Plan (ISMP) – Appendix 
J: Traffic Impact Study (TIS) Guidelines, a Traffic Impact Study should be 
required with every planning application. However, as this development is small 
in nature, with creation of 6 lots we ask that you complete a Traffic Impact Brief. 
Hence, as per Norfolk County’s ISMP Appendix J - TIS Guidelines, a Traffic 
Impact Brief can be prepared based on the following sections of the Appendix J - 
TIS Guidelines: 

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

i. Sightlines; 
e. Conclusions and Recommendations. 
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Required at Draft Plan of Subdivision Stage: 
  

10. Norfolk County’s Plan of Subdivision Criteria for submission of engineering 
drawings (Section 4.1.01(A) of the design criteria) is to be adhered to. 

11. All reports and studies above are to be submitted again including any required 
amendments. All Recommendations from all reports are to be implemented into 
the design, at the developer’s expense 

12. A master grading plan will be required. This plan shows the proposed grading for 
the overall development. 

13. Lot Grading Plan, Siltation and Erosion Control Plan, and General Plan of 
Services (Domestic well and Septic system locations) drawing can be shown on 
one engineering plan as long as it’s legible for review. 

14. Composite Utility Plan -This plan will identify the proposed Hydro servicing 
design as well as all criteria in Section 4.4.07 of Norfolk County Design Criteria. It 
must also include consultation with Bell Canada to determine current Bell 
infrastructure in the right of way and any potential upgrades or relocations 
necessary. 

15. Development Engineering is aware that this property drains into the “Goodlet and 
Nixon” Municipal Drains. The proposed Lots 1-6 appear to be wholly located in 
the Goodlet Watershed. As a result any changes to the Municipal Drain or 
drainage area changes due to Intensification or increased flows will require 
Drainage Act compliance. For questions or concerns pertaining to the Drainage 
Act please contact Bill Mayes, Drainage Superintendent, Norfolk County, 
bill.mayes@norfolkcounty.ca The following items are some typical initial 
concerns to be aware of: 

 Zoning by-law setbacks from Municipal Drains must be identified and maintained. 

 A Drainage Act Section 65 report is required to address connections and 
increase in runoff to existing drain. Engineer will address existing assessments, 
increase in runoff and confirm existing capacity of Drain. If a Major Improvement 
report is initiated a Section 65 report would not be required and can be 
addressed under one report.  

   
16. The Drain report will need to be amended to address the changes as a result of 

this development proposal. The extent of which will be highly dependent on the 
final development servicing. Any or all changes to the drain or drain report will be 
the requirement of the proponent. Furthermore the design: 

a. Will need an apportionment of the existing drain maintenance 
assessments. 

b. Will need an engineer report to address change in land use/increase in 
runoff. 

c. May need an engineer report for any drain alterations if required. 
The drain will accommodate drainage from the development but to the extent of the 
existing conditions which would be considered a limited outlet. The drain is designed to 
an agricultural drain design standard which considered this property as farmland. Any 

mailto:bill.mayes@norfolkcounty.ca
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additional runoff will need to be managed on-site or alterations to the drain through an 
engineer report under the Drainage Act. 
  

17. Norfolk County will require the removal of the old road which is located south of 
Windham Road 13 for approximately 90.0m and between the travel portion of the 
road and the east property line of Nixon Road. This area is to be designed and 
restored with approved vegetation. 

18. Additional street lighting along Nixon Road will be required as per Norfolk County 
Design Criteria 

  
Potentially Required Notes: 
  

19. Area Rough Grading Plan is required where earth cuts and fills are in excess of 
0.5m. 

20. A Geotechnical Report will be required if infiltration galleries are proposed for the 
Stormwater Management design. 

21. An assessment of existing Road conditions may be required. Based on the 
findings of the assessment there may be additional restoration work to ensure 
the road remains safe. 

 
 
 
Stephen Gradish 
Development Technologist 
Extension 1702 
Stephen.Gradish@norfolkcounty.ca 
 

  

mailto:Stephen.Gradish@norfolkcounty.ca
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Conservation Authority 

Long Point Regional Conservation Authority 

 

CONSERVATION AUTHORITY REQUIREMENTS TO PROCEED 

The below requirements are to be submitted as part of the 

development at 2328 Nixon Road.  

  

  

  

May 

be 

Requir

ed 

Requir

ed 

Conservation Authority Permit     

Slope Stability Analysis/ Erosion Analysis     

Coastal Engineers Report     

Environmental Impact Study     

Subwatershed Plan/Study     

Master Drainage Study     

Stormwater Management Report/Brief   X 

Other     

  

Notes: 

Provincial Policy Statement, 2020, Section 3.1 Natural Hazards 

Conservation Authorities have been delegated responsibilities from the Minister of Natural 

Resources and Forestry to represent the provincial interests regarding natural hazards 

encompassed by Section 3.1 of the Provincial Policy Statement, 2020 (PPS). The overall 

intent of Section 3.0 - Protecting Public Health and Safety of the PPS is to reduce the 

potential public cost or risk to Ontario’s residents from natural or human-made hazards.  

The subject lands are not subject to any natural hazards and I can advise that the 

proposed development is consistent with section 3.1 of the Provincial Policy Statement, 

2020. The LPRCA has no objection to the concept of site development. 

Stormwater Management 

LPRCA will review the final stormwater management design using the 2003 MECP 

Stormwater Management Planning and Design Manual, MTO Drainage Manual, LID 

Stormwater Management Manual, and the Municipal SWM guidelines. 

Based on the site and receiving watercourse, an enhanced level of treatment as per the 

2003 MECP Stormwater Management Planning and Design Manual is required for the 

proposed development. 

LPRCA requires the following be included and addressed in the design of stormwater 

management: 

 Minimize, or, where possible, prevent increases in contaminant loads. 
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 Minimize, erosion and changes in water balance, and prepare for the impacts of 
a changing climate through the effect management of stormwater, including the 
use of green infrastructure. 

 Mitigate risks to human health, safety, property and the environment. 

 Maximize the extent and function of vegetative and pervious surfaces. 

 Implement stormwater management best practices, including stormwater 
attenuation and re-use, water conservation and efficiency, and low impact 
development. 

 Adequate and legal outlet for major, minor, and all flow conditions from the site 
be provided. 

In addition to the above requirements, the following must be clearly shown of the 

submitted design drawings: 

 Major flow systems exceeding are delineated on the drawing. Overland flow 
paths and depths from surcharged storm sewer systems and the stormwater 
treatment facility must not increase the flood risk to life, property and the 
environment.  

 Minor overland flow systems and paths are to be delineated and shown on the 
drawings. 

 Erosion and sedimentation control during construction. 

 Adequate erosion control on inlets and outlets. 
Ontario Regulation 178/06 

The subject lands are not regulated under Ontario Regulation 178/06 and permission 

from our office is not required. 

  

*LPRCA fees, applications, and helpful resources can be found can be found by visiting 
https://lprca.on.ca/planning-permits/planning-fees/  
 
Completed by: 

Isabel Johnson,  

Resource Planner  

Long Point Region Conservation Authority  

4 Elm Street, Tillsonburg, ON N4G 0C4 

Office: 519-842-4242 ext. 229 

Email: ijohnson@lprca.on.ca 
 

 
 
 

   

https://lprca.on.ca/planning-permits/planning-fees/
mailto:ijohnson@lprca.on.ca
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County Departmental Comments & Requirements 

Forestry 

No Comments Provided. 
 
Adam Biddle 
Supervisor, Forestry 
Extension 2224 
Adam.Biddle@norfolkcounty.ca  

Parks, Facilities  

Cash in lieu of parkland is required in accordance with the cash-in-lieu bylaw. 
 
Todd Shoemaker 
Director, Parks Operations 
Extension 2202 
Todd.Shoemaker@norfolkcounty.ca  

Corporate Support Services – Realty Services  

No comments at this time, if in the future a site plan agreement is required, a 
postponement of mortgage is required.   
 
Kelly Darbishire 
Specialist, Realty Services  
Extension 1323 

Corporate Support Services - Accessibility for Ontarians with Disabilities Act 

No comments at this time 
 
Sam McFarlane 
Manager, Accessibility and Special Projects  
Corporate Support Services  
519-426-5870 x. 8099  
Sam.McFarlane@norfolkcounty.ca 
 

Building 

Zoning Administrator: 

1. Proposed lots to be zoned hamlet residential (RH) 
2. Proposed lots to be 100’x440’ (30.5m x 134.1m) 
3. Proposed lots meet minimum lot area requirement for RH zone (0.4 hectares 

required – 0.409 hectares proposed) 
4. Proposed lots meet minimum lot frontage requirement for RH zone (30 meters 

required – 30.5 meters proposed)  

mailto:Adam.Biddle@norfolkcounty.ca
mailto:Todd.Shoemaker@norfolkcounty.ca
mailto:Sam.McFarlane@norfolkcounty.ca
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5. Ensure remaining land still meets minimum lot frontage of 30 meters 
 
Hayley Stobbe 
Zoning Administrator 
Extension 1853 
hayley.stobbe@norfolkcounty.ca 

Building Inspector: 

Please refer to our website for current forms, and fees. 

https://www.norfolkcounty.ca/business/building/ 

  

The proposed construction for each new lot created would be considered a Group C- 

Residential, Part 9 House as defined by the Ontario Building Code (OBC). You will need 

to retain the services of a qualified individual with BCIN House, or an Architect or a 

Professional Engineer to complete the design documentation for this application.  

  

Items for Building Permit 

+ Single Family Dwelling 
What do I need to apply? 
Completed Forms 

1. Building Permit Application Form 

2. Schedule 1: Designer Information 

3. Property Owner Consent Form, if application is not completed by the property 
owner, 

4. Lot grading form or exemption request. 
5. Water, storm sewer, sanitary sewer connection permit (where required) 

6. Energy Efficiency Design Summary (EEDS form) 

7. Residential Mechanical Ventilation Design Summary form 

Required Documents 
8. Plot Plan  

o Property lines and lot dimension, 
o Location of dwelling and all other structures on the lot, 
o Location of all steps and landing, 
o Distance from dwelling to property lines 
o Parking spots with dimensions 

9. Lot grading plan  
1. Drawings of the Single Family dwelling.  

o Floor plans, 
o Elevations, 
o Cross sections of exterior wall from footing to roof.  

2. Roof truss layout (where required) 

3. Engineered floor system layout (where required) 

4. Engineered beam details (i.e. Parallam, Micro-lam) (where required) 

5. Heat loss calculations 

mailto:hayley.stobbe@norfolkcounty.ca
https://www.norfolkcounty.ca/business/building/


Privileged Information and Without Prejudice  

Page | 15 
 

6. Ventilation duct design 

o Heat Recovery Ventilator (HRV) duct sizing and layout, 

o Exhaust fan duct sizing and layout. 

7. Septic application (where required) This is a separate application, see septic 

Fees 

8. Building Permit fee 

9. Plumbing fee 

10. Occupancy fee 

11. Water/storm/sanitary connection fees (where applicable) 

12. Civic address (where applicable) 

13. Development changes (where applicable) 

+ Septic - Do I need a septic permit? 
A building permit is required to install a new septic system, repair or replace any part of 
the septic system. Norfolk County does not keep records on well locations.  
Septic Permit is required if the daily design flow is 10,000 litres/day or below for the 

whole site.  

  

What do I need for to apply? 
Completed Forms 

10. Building Permit Application Form 

11. Schedule 1: Designer Information 

14. Schedule 2: Sewage System Installer Information 

Required Documents 
15. Septic system design (link to form) 

16. Percolation time (‘T’ time) report from a licensed testing agency 

Fees 

17. Septic Permit fee 

  

Currently, all permit can be applied for by email to permits@norfolkcounty.ca. Our 
Permit Coordinators will review your application and provide in writing any item which 
may be missing from the application and a cost break down for the permit fees and 
payment options. 
  
If you have any questions on the building permit process or plans required, please 

contact Devon Staley, Building Inspector.  

 

Devon Staley 
Building Inspector 
Extension 8108 
Devon.staley@norfolkcounty.ca  

mailto:permits@norfolkcounty.ca
mailto:Devon.staley@norfolkcounty.ca
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Fire Department  

Norfolk County Fire Department does not have any concerns with this proposal at this 
time. 
 
Katie Ballantyne 

Community Safety Officer 

Extension 2423 
katie.ballantyne@norfolkcounty.ca  
 

Paramedic Services 

No comment. 
 
Stuart Burnett 
Deputy Chief 
Extension 2429 
Stuart.Burnett@norfolkcounty.ca  
 
  

mailto:Cory.Armstrong-Smith@norfolkcounty.ca
mailto:Stuart.Burnett@norfolkcounty.ca
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Appendix A: Summary of Applicable Planning Legislation, Policy and 
Zoning 

Following is a summary of key items related to the proposal as presented; noting these 
documents are meant to be read in their entirety with relevant policies to be applied in 
each situation. This is not an exhaustive list and only in response to the information 
submitted for the pre-consultation. This feedback is subject to change pending full 
submission of a development application and any changes or additional information 
provided therein.  
 

Provincial Policy Statement, 2020 

https://www.ontario.ca/page/provincial-policy-statement-2020  
 

Norfolk County Official Plan 
https://www.norfolkcounty.ca/government/planning/official-plan/  

Section 6.6 speaks to the role of Hamlet Areas in the community 
 
Section 7.5 identifies uses permitted in the Hamlet Designation as well as other related 
policies. 
 
Section 9.6.2 outlines requirements in relation to requests to amend the Zoning By-law.  
 

Section 9.7.1 speaks to the requirements in preparation of an Environmental Impact 
Study 
 

It is the responsibility of the proponent to review and ensure relevant Official Plan 

policies are addressed in any future development application.  

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

 
Section 5.7 identifies provisions that relate to the Hamlet Residential Zone 
 
Section 12.1 speaks to provisions that apply to the Agricultural zone. 
 
The provisions of the Norfolk County Zoning By-Law shall apply to all lands within the 
boundaries of Norfolk County. No land, building or structure shall be used, erected or 
altered in whole or in part except in conformity with the provisions of this By-Law. No land, 
building or structure shall be used or occupied except for uses that are specifically 
identified in the By-Law as permitted uses by the relevant zoning category. 
 
 

https://www.ontario.ca/page/provincial-policy-statement-2020
https://www.norfolkcounty.ca/government/planning/official-plan/
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/
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It is the responsibility of the proponent to review and ensure relevant Zoning By-
law provisions are addressed in any future development application 
 

  

































































































 
 
Mar 14, 2024 
 
Thomas Irvin (P379) 
Irvin Heritage, Inc. 
PO BOX 93163 Newmarket ON L3Y 3H6
 

 
 
 
Dear Mr. Irvin:
 
 
The above-mentioned report, which has been submitted to this ministry as a condition of licensing in
accordance with Part VI of the Ontario Heritage Act, R.S.O. 1990, c 0.18, has been entered into the Ontario
Public Register of Archaeological Reports without technical review.1
 
 
Please note that the ministry makes no representation or warranty as to the completeness, accuracy or
quality of reports in the register.
 
 
Should  you  require  further  information,  please  do  not  hesitate  to  send  your  inquiry  to  
Archaeology@Ontario.ca
 
 

 
 1In no way will the ministry be liable for any harm, damages, costs, expenses, losses, claims or actions that may result: (a) if the Report(s) or its
recommendations are discovered to be inaccurate, incomplete, misleading or fraudulent; or (b) from the issuance of this letter. Further measures
may need to be taken in the event that additional artifacts or archaeological sites are identified or the Report(s) is otherwise found to be inaccurate,
incomplete, misleading or fraudulent.

Ministry of Citizenship and Multiculturalism (MCM)

Archaeology Program Unit
Heritage Branch
Citizenship, Inclusion and Heritage Division
5th Floor, 400 University Ave.
Toronto ON M7A 2R9
Tel.: (416) 414-7787
Email: Jessica.Marr@ontario.ca

Ministère des Affaires civiques et du Multiculturalisme (MCM)

Unité des programme d'archéologie
Direction du patrimoine
Division de la citoyenneté, de l'inclusion et du patrimoine
5e étage, 400 ave. University
Toronto ON M7A 2R9
Tél. : (416) 414-7787
Email: Jessica.Marr@ontario.ca

RE: Entry into the Ontario Public Register of Archaeological Reports: Archaeological
Assessment Report Entitled, "Stage 1 Archaeological Assessment Report 2328
Nixon Road Part of Lot 12, Concession 13 County of Norfolk Historic Township of
Windham Historic County of Norfolk", Dated Feb 23, 2024, Filed with MCM Toronto
Office on N/A, MCM Project Information Form Number P379-0649-2024, MCM File
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1. Introduction  

The Planning Justification Report (PJR) has been prepared by The Angrish Group in support 
of a Draft Plan of Subdivision and a Zoning By-Law Amendment (ZBA) Application for the 
property fronting 2328 Nixon Road, Norfolk County. 

It is proposed to develop the lands for six single detached dwelling lots fronting on Nixon 
Road, on private well and septic system. A portion of the lands are located in the Hamlet 
Boundary of Nixon. The retained lands, outside the settlement boundary will remain 
agricultural. 

The PJR will provide an analysis of the provincial and municipal planning framework and 
provide a professional planning opinion related to the proposed rezoning of the current 
agricultural lands in the Hamlet Area of Nixon to Residential Hamlet, and Open Space to 
support a draft plan of subdivision, containing six one-acre single detached lots. 

2. Location and Description of Subject Lands 

The subject lands are situated at 2328 Nixon Road, and legally described as WDM 
Concession 13 Part Lot 12, within Norfolk County.  

The property is approximately 23.60 acres (9.55 hectares) in size, with a frontage of over 
250 meters along Nixon Road and approximately 303 meters on Windham Road 13.  

The subject lands comprise of one (1) rectangular polygon shaped parcel and are generally 
flat in topography. The subject lands have a boundary of trees along the northern and 
western property lines. 

The subject lands are located on the west side of Windham Street, leading to the intersection 
of Windham Street and Nixon Road and goes south from the intersection. Nixon Road is 
classified as an arterial road on the Norfolk County Official Plan Schedule “E-1”, south of the 
subject lands, this road connects to Provincial Highway #3 allowing easy access to nearby 
towns such as Delhi and Simcoe.  

The property is currently occupied with agricultural land, mostly covered by fields, trees, and 
shrubs, apart from a 1-storey home in the south-west corner of the property and a garage in 
the south-east division of the land. 

The southern portion of the lands include Significant Woodlands as identified in the Long 
Point Conservation Authority regulation mapping and the Norfolk County Official Plan.  

The lands are located within the Hamlet of Nixon. 

Map 1 shows the location of the subject lands. 
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Map 1: Location of Subject Lands 

 

3. Surrounding Land Uses 

The surrounding land uses are described as following: 

 
North - Some hamlet residential, natural heritage features and agricultural lands are located 
on the opposite side of Windham Road 13. 

South - Single detached residential lots are located adjacent to the property. 

East - East of the property are large tracts of Agricultural Land and significant woodlots. 

West - Proposed lots facing west, towards Nixon Road. Opposite the property is a Rural 
Institutional Zone (IR), going south from the Rural Institutional Zone is Residential Hamlet 
(RH), followed by Commercial Hamlet Zone (CHA) on the intersecting corner of Nixon Road 
and Greenslade Drive. 

The subject lands are located on the opposite side of New Limburg Brewing Company 
surrounded mostly by agricultural lands and hamlet residential uses.  
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On the south of the subject lands, it is a five-minute drive (6KM) to Woodside Greens Golf 
Club and Restaurant. The subject lands are situated approximately halfway between Simcoe 
and Delhi. The location is an eleven-minute drive (10KM) to Simcoe, and a ten-minute drive 
(9.8KM) to the community of Delhi.  

The urban center of Delhi includes; community arena, pharmacies, a soccer club, multiple 
fast-food chains and restaurants, Delhi Public School, and Delhi District Secondary School. 
These uses provide various services and facilities to the residents.  

Map 2 depicts the land uses in the surrounding community of Delhi in relation to the subject 
lands. 

Map 2: Surrounding Land Uses – Nixon to Delhi 

 

Various services in Simcoe include Norfolk General Hospital, grocery and shopping centers 
such as Sobeys, Walmart Super Center and Canadian Tire, Norfolk Golf and Country Club, 
Fanshawe College, multiple fast-food chains and restaurants, and Service Ontario. 

 

Map 3 depicts the land uses in Simcoe as they relate to the subject lands. 

 



The Angrish Group  Nixon Road, Norfolk County 
Planning Justification Report  June 2023 

 

6 

 

Map 3: Surrounding Land Uses – Nixon Simcoe 

4. Proposed Development 

The purpose of this Planning Justification Report is to provide policy analysis to support the 
proposed Zoning By-Law Amendment to rezone the current agricultural lands in the Hamlet 
of Nixon, to a residential plan of subdivision. The design goal of the subdivision is to create 
opportunity for more homes and growth within the Hamlet of Nixon. Adding more homes to 
the streetscape of Nixon Road and installing more streetlights will add an overall 
enhancement to the pedestrian environment.  

It is proposed to create six new lots via a draft plan of subdivision containing single detached 
dwellings on individual private well and septic systems. The new lots will front on Nixon Road 
and do not require any extension of municipal infrastructure. 

4.1. Pre-Consultation Meeting 

As required by the Norfolk County Official Plan, a pre-consultation meeting, with Norfolk 
County staff was held on November 10th, 2021, to discuss the proposed development.  

The following items were requested by County staff for the proposed applications: 

• Zoning By-Law Amendment Application  

• Draft Plan of Subdivision Application 
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• Proposed Site Plan 

• Grading and Drainage Plan 

• Functional Servicing Report 

• Stormwater Management Report 

• Traffic Impact Brief 

• Scoped Environmental Impact Study 

• Archeological Assessment  

• Parking Assessment  

The requested information has been included in the submission. Additional technical 
information will be provided during the detailed design process. 

4.2. Proposal 

A portion of the subject property (8.03 acres) is located in the Hamlet Area in the Norfolk 
County Official Plan (the “Official Plan”). A draft plan of subdivision is proposed to create six 
residential lots within the Hamlet Boundary. Approximately 15.57 acres (6.3 hectares) of the 
subject lands will remain Agricultural and outside the Hamlet Boundary of Nixon. 

The proposed one-acre lots are to be located starting at the corner of Windham Road 13 
and Nixon Road and be divided into six lots fronting Nixon Road. The lots will be serviced 
on individual private well and septic systems. 

The land is currently zoned Agricultural (A) in the Norfolk County Zoning By-Law 1-Z-2014. 
Agricultural (A) zoning does not permit the proposed subdivision development; hence a 
Zoning By-Law Amendment Application is required.  

It is proposed to rezone the Agricultural Lands (A) in Hamlet to Residential Hamlet (RH) for 
the development of lands for residential uses.  

Table 1 shows the statistics for each of the proposed lots.  

The lots meet the zoning regulations for RH Zone. All parking and setback regulations for 
the proposed new lots are complied with.  

The retained lands will remain to be used for agricultural uses. 
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Table 1: Site Statistics 

Item Zone  
Requirements 

Proposed Compliance 

Lot Area (sq.mt.) 4000 sq.mt 4090 sq.mt Yes 

Lot Frontage (m) 30 m 30.5m Yes 

Front Yard (m) (Min) 6m 15m Yes 

Rear Yard (m) (Min) 9m +9m Yes 

Exterior Side Yard (m) 6m +6m Yes 

Interior Side Yard 
(Attached Garage) 

1.2m +1.2m Yes 

Once developed, the subject lands will be considered Group C Residential, Part 9 House as 
defined by the Ontario Building Code (OBC). It is acknowledged that this site will need to 
retain the service of a qualified individual with BCIN House, an Architect, or a Professional 
Engineer to complete the design documentations for the Building Permit application. 

A Site Development Plan is shown as Map 4 and forms part of the complete application 
submission.  

A preliminary grading plan is included as Map 5. 

The technical analysis requested during pre-consultation meeting has been included with 
the application. 
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Map 4: Proposed Draft Plan of Subdivision 
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Map 5: Proposed Grading Plan 

 
 

5. 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 proposed development is consistent with 
the Provincial Policy Statement (2020) and is in conformity with the municipal Official Plan. 
This section demonstrates that the proposed draft Plan of Subdivision and the Zoning By-
Law Amendment Applications are consistent with, and conforms to, the applicable provincial 
and local planning policy framework. 

5.1. Planning Act 
The Planning Act, R.S.O. 1990 sets out the legislative framework for land use planning in 
Ontario and provides the authority for the Minister of Municipal Affairs and Housing to issue 
policy statements and plans to guide land use planning and redevelopment in the province. 
The Act also sets out the legislative framework for local land use planning tools and plans, 
including Official Plans, Zoning By-Laws and Site Plan Approvals. 
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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; 
c) the conservation and management of natural resources and the mineral resource 

base 
d) the conservation of features of significant architectural, cultural, historical, 

archaeological or scientific interest; 
e) the supply, efficient use and conservation of energy and water; 
f) the adequate provision and efficient use of communication, transportation, sewage 

and water services and waste management systems; 
g) the minimization of waste; 
h) the orderly development of safe and healthy communities; 

 (i) the accessibility for persons with disabilities to all facilities, services and matters 
 to which this  Act applies; 

i) the adequate provision and distribution of educational, health, social, cultural and 
recreational  facilities; 

j) the adequate provision of a full range of housing, including affordable housing; 
k) the adequate provision of employment opportunities; 
l) the protection of the financial and economic well-being of the province and its 

municipalities; 
m) the co-ordination of planning activities of public bodies; 
n) the resolution of planning conflicts involving public and private interests; 
o) the protection of public health and safety; 
p) the appropriate location of growth and development; 
q) the promotion of development that is designed to be sustainable, to support public 

transit and to be oriented to pedestrians; 
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.  
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The proposed Draft Plan of Subdivision and Zoning By-Law Amendment have regard to 
the matters of provincial interests by promoting new subdivision developments on a 
currently undeveloped site. The site is located in a Hamlet Area of Norfolk County, 
already containing residential developments making it ideal for growth. The subdivision 
is well designed and in accordance with the developments surrounding the land, 
encouraging a sense of place and moving towards a safe and healthy community. 

 

It is our professional opinion that the proposed applications are consistent with the provisions 
of the Planning Act. 

5.2. Provincial Policy Statement (2020) 

The Provincial Policy Statement, 2020 (PPS) is issued in accordance with Section 3 of the 
Planning Act and came into effect on May 1, 2020. 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 PPS is to be read in its entirety and applicable policies are to be applied to specific 
situations/applications.  

Section 1.0 of Part V of the Provincial Policy Statement speaks to policies that promote 
“strong, livable, healthy and resilient communities, protecting the environment and public 
health and safety, and facilitating economic growth.” 

Policy 1.1.1 Managing and Directing Land Use to Achieve Efficient and Resilient 
Development and Land Use Patterns 

Healthy, livable and safe communities are sustained by: 

a) promoting efficient development and land use patterns which sustain the financial well-
being of the province and municipalities over the long term; 

b) accommodating an appropriate affordable and market-based range and mix of residential 
types (including single-detached, additional residential units, multi- unit housing, affordable 
housing and housing for older persons), employment (including industrial and commercial), 
institutional (including places of worship, cemeteries and long-term care homes), 
recreation, park and open space, and other uses to meet long-term needs; 

c) avoiding development and land use patterns which may cause environmental or public 
health and safety concerns; 
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d) avoiding development and land use patterns that would prevent the efficient expansion of 
settlement areas in those areas which are adjacent or close to settlement areas; 

e) promoting the integration of land use planning, growth management, transit-supportive 
development, intensification and infrastructure planning to achieve cost-effective 
development patterns, optimization of transit investments, and standards to minimize land 
consumption and servicing costs; 

f) improving accessibility for persons with disabilities and older persons by addressing land 
use barriers which restrict their full participation in society; 

g) ensuring that necessary infrastructure and public service facilities are or will be available 
to meet current and projected needs; 

h) promoting development and land use patterns that conserve biodiversity, and; 
i) preparing for the regional and local impacts of a changing climate. 

 

A portion of the subject lands are located within a Hamlet Area of Norfolk County. The 
proposed development is within the existing residential hamlet and provides for 
additional housing stock in the area.  

The proposal will provide for an efficient use of land, by developing unused land and 
building onto the community, allowing for regeneration and growth within the Hamlet. 
Each property being one-acre will still allow for large open spaces, providing ample 
amenity area while being compatible with the surrounding community.  

A number of technical studies have been prepared in support of the development, which 
analyze that there will be no negative impact on the environment or will create any public 
health or safety concerns. The proposal will not negatively impact the financial well-
being of the neighbourhood, County and Province over the long term. The environmental 
features will remain protected on the lands and a scoped Environmental Impact 
Assessment has been completed to provide the analysis of these features. 

 

Policy 1.1.3 Settlement Areas 

Settlement areas are urban areas and rural settlement areas, and include cities, towns, 
villages and hamlets. 1.1.3.1 Settlement areas shall be the focus of growth and 
development. 

 

The subject lands are located in a rural settlement area in the County. The Hamlet Area 
of Nixon permits low density residential uses on private services. 
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Policy 1.1.4 Rural Areas in Municipalities 

1.1.4.1 Healthy, integrated and viable rural areas should be supported by: 

a) building upon rural character, and leveraging rural amenities and assets; 

b) promoting regeneration, including the redevelopment of brownfield sites; 

c) accommodating an appropriate range and mix of housing in rural settlement areas; 

d) encouraging the conservation and redevelopment of existing rural housing stock on rural 
lands; 

e) using rural infrastructure and public service facilities efficiently; 

f) promoting diversification of the economic base and employment opportunities through 
goods and services, including value-added products and the sustainable management or 
use of resources; 

g) providing opportunities for sustainable and diversified tourism, including leveraging 
historical, cultural, and natural assets; 

h) conserving biodiversity and considering the ecological benefits provided by nature; and 

i) providing opportunities for economic activities in prime agricultural areas, in accordance 
with policy 2.3. 

1.1.4.2 In rural areas, rural settlement areas shall be the focus of growth and development 
and their vitality and regeneration shall be promoted. 

1.1.4.3 When directing development in rural settlement areas in accordance with policy 
1.1.3, planning authorities shall give consideration to rural characteristics, the scale of 
development and the provision of appropriate service levels.  

1.1.4.4 Growth and development may be directed to rural lands in accordance with policy 
1.1.5, including where a municipality does not have a settlement area.1.1.4.1 c) 
accommodating an appropriate range and mix of housing in rural settlement areas. 

 

The property is located in a rural area, therefore residential growth in the designated 
areas is considered a main priority. The lands are surrounded by similar sized residential 
lots. The proposed subdivision will allow for additional residential growth within the 
community while still maintaining the patterns of the existing developments. The vacant 
utilized parcel will be developed to complement the surrounding land uses. 
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1.6 Infrastructure and Public Service Facilities 

The policies in this section promote efficient use of existing and planned infrastructure  
 

The subject lands do not run on municipal water or sewage, hence will be developed on 
private well and septic systems. The proposed development acknowledges, based on 
the site and receiving watercourse, that it will require enhanced levels of treatment, as 
per the 2003 MECP Stormwater Management Planning and Design Manual. A 
stormwater management report has been completed to ensure that there is minimal 
erosion and changes in water balance, and mitigating risks that could affect human 
health, safety, property and the environment. The stormwater management design will 
be reviewed by the Long Point Region Conservation Authorities using the 2003 Ministry 
of the Environmental Conservation Stormwater Management Manual, the Municipal 
Stormwater Management, Ministry of Transportation Drainage Manual and the Low 
Impact Development Stormwater Management Manual. 

 
Policy 3.0 Protecting Public Health and Safety 

Ontario's long-term prosperity, environmental health and social well-being depend on 
reducing the potential for public cost or risk to Ontario’s residents from natural or human-
made hazards. Development shall be directed away from areas of natural or human-made 
hazards where there is an unacceptable risk to public health or safety or of property damage, 
and not create new or aggravate existing hazards. Mitigating potential risk to public health 
or safety or of property damage from natural hazards, including the risks that may be 
associated with the impacts of a changing climate, will require the province, planning 
authorities, and conservation authorities to work together. 

 
The subject lands are deemed to have no threat to any natural hazards. A scoped 
Environmental Impact Assessment has been completed for review by the Long Point 
Conservation Authority and Norfolk County staff for the protection of the woodland 
features on the subject lands. No significant impacts are anticipated due to the proposed 
residential development. 

  
It is our professional opinion that the proposed applications are consistent with the Provincial 
Policy Statement (2020). 
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5.3. Norfolk County Official Plan (2018) 

The Norfolk County Official Plan was adopted by the County Council in 2006 with the 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. 

Map 6: Official Plan Excerpt 

 

The subject lands are designated Hamlet Area and Agricultural in the Official Plan as 
depicted on Map 6.  

The proposed development in the Hamlet Boundary for six single detached dwelling lots 
requires a Draft Plan of Subdivision and a Zoning By-Law Amendment Application. The 
proposal on private well and septic system provides for additional housing options in the 
rural community. 
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Section 2.2.3 - Maintaining and Enhancing the Rural and Small Town Character 

The main goal of this section is to protect the unique character of Norfolk’s cultural 
landscapes, Urban Areas, Hamlet Areas and Agricultural Area through heritage 
conservation, community design and redevelopment policies that promote community 
health, safety and broad aesthetic appeal. The policies encourage to maintain and enhance 
the rural character of Norfolk’s many Hamlet Areas through appropriate infill development. 

 
The proposed development is located in the rural area of the County, is appropriate and 
consistent with the pre-existing developments in the surrounding area. To maintain a 
safe, sustainable community, and encourage beautification, additional street lighting will 
be implemented along Nixon Road as per Norfolk County Design Criteria.  

 

Map 7: Norfolk County Official Plan Illustrating Significant Woodland on Site 
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3.5 Natural Heritage Systems  

It is the policy of this Plan to conserve Natural Heritage Features and functions and protect 
such features and areas from incompatible development, wherever possible. 

The Official Plan separates land-based environmental considerations into three categories: 

a) Provincially Significant Features, as described in Section 3.5.1 (Provincially Significant 
Features), and Section 7.4 (Provincially Significant Wetlands Designation);  

b) Natural Heritage Features, as described in Section 3.5.2 (Natural Heritage Features), and 
identified on Schedule “C” to this Plan; and 

c) Hazard Lands, as designated and described in Section 7.3 (Hazard Lands Designation) 
and designated on Schedule “B” to this Plan. 

 
The Significant Woodland identified on the southern portion of the proposed 
development falls under Section 3.5.2 (Natural Heritage Features) and is identified on 
Schedule “C” illustrated on Map 7 shown above. It is acknowledged that developments 
must have regards to the protection of the woodlot, and that if they are not considered, 
it can cause degradation of the natural environment causing potential harm to public 
safety. A scoped Environmental Impact Study has been prepared to ensure that the 
development will not have any impacts on natural heritage 
  

7.5 Hamlet Designation  

Section 7.5 provides policies for the Hamlet Designations and permits Low density residential 
dwellings on lots suitably sized to accommodate private servicing systems 
 
 The proposed development contains one (1) acre single detached lots that will have a 
 designated septic bed space, and a lot area of 4.040 sq. mt. to accommodate the private 
 services. The proposed development will run on private water and wastewater systems, 
 and it is acknowledged that an enhanced level of treatment will be required as per the 
 2003 Stormwater Management and Design Manual. The subdivision is compatible with 
 existing developments and will be a logical extension of Hamlet. 

The proposed lot is within a ten (10) minute proximity of Simcoe and Delhi, making 
availability to community facilities easily accessible. The proposed lots are consistent 
with the current properties and will be seen as an extension of the community. The 
development is in compliance with policies of section 6.6 (Hamlet Areas) of this plan, 
which has been noted in previous section. 
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9.6.2 Zoning By-law Amendments 

Pursuant to Section 9.4.1 (Zoning By-law) of this Plan, the County shall prepare a Zoning 
By-law. The Zoning By-law shall be maintained and administered by the County and may be 
amended at the Council’s discretion provided the amendments are in keeping with this Plan. 
The County shall consider all applications to amend the Zoning By-law and shall provide 
notice of such application in accordance with the provisions of the Planning Act. Applications 
for Zoning By-law amendments shall be evaluated based on the same or similar criteria as 
those outlined for Official Plan amendments in Section 9.6.1. 

9.6.4 Draft Plan of Subdivision and Condominium Approval  

Applications for approval of a draft plan of subdivision or condominium shall be considered 
on the basis of the underlying land use designation and the associated policies of this Plan. 
While the County shall deal with all applications for draft plan approval in accordance with 
the relevant provisions of the Planning Act, applications that do not conform to the policies 
of this Plan shall not be approved. 

The following policies shall apply to plans of subdivision: 

a) The provisions of the Planning Act relating to subdivision control, including 
subdivision agreements, shall be used by Council to ensure that the land use 
designations and policies of this Plan are complied with, and that a high standard of 
design is maintained in all development. 

b) Prior to approval of an application for plan of subdivision or plan of condominium, the 
County shall confirm the availability of adequate servicing infrastructure and allocation 
in accordance with Section 8.9.3 (Servicing Allocation and Phasing), waste collection 
and disposal services, and roads. 

c) The review of plans of subdivision or plan of condominium shall be based in part on 
the consideration of the community design policies included in Section 5.4 
(Community Design) and Section 11.8 (Community Design Strategy) of the 
Lakeshore Special Policy Area Secondary Plan of this Plan.  

d) All lots within a plan of subdivision shall have frontage on a public road maintained 
on a year-round basis, constructed to an acceptable County standard. Plans of 
condominium shall have access to a public road maintained on a year-round basis, 
however, it is recognized that development within the condominium plan may occur 
on private roads. 

e) Provincially Significant Features and Natural Heritage Features shall be protected 
and preserved in the design of any plan of subdivision or condominium. 

f) Plans of subdivision or condominium shall be appropriately phased to ensure orderly 
and staged development.  

g) All plans of subdivision shall be subject to a subdivision agreement between the 
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County and the development proponent. 
h) The County shall consult with the appropriate Conservation Authority and the 

Province, as well as other relevant agencies, in considering an application for 
approval of a plan of subdivision or condominium. 

 
The proposed development complies with land use designations and policies as 
contained in the Official Plan. The proposed development has been designed to be an 
extension of current surrounding developments and will be adding additional streetlights 
to maintain high standards of design and a safe, sustainable community.  

The proposal acknowledges that an assessment of existing road conditions is required 
through the Traffic Impact Brief, to ensure the safety of the community and roads.  

An Environmental Impact Study has been conducted to ensure significant features and 
natural heritage features are protected and preserved in development.  

The conditions of approval for the draft plan of subdivision will deal with provincial and 
municipal matters of providing parkland dedication, design of the stormwater 
management features, and any other technical aspects to be dealt during detailed 
design of the subdivision. 

 

It is our professional opinion that the proposed Draft Plan of Subdivision and the 
accompanying Zoning By-Law Amendment conform to the policies of the Norfolk County 
Official Plan. 

5.4. Zoning By-Law 

The site is zoned Agricultural (A) (Map 4 below) in the Norfolk County Zoning By-Law 1-Z-
2014. Map 8 shows the current zoning of the property. 

Agricultural (A) Zone does not allow for creating subdivisions; hence a Zoning By-Law 
Amendment application is submitted for the development of these lands for residential uses. 
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Map 8: Zoning By-Law Excerpt 

It is proposed to amend the zoning on a portion of the subject lands from Agricultural (A) to 
Residential Hamlet (RH) to allow residential uses. 

All other provisions of the by-law are complied with. 

6. Summary and Recommendations 

The proposed Applications allow for intensification of an underutilized parcel within the 
Hamlet Area of Nixon located within the County. The lands will be developed for single 
detached lots in keeping with the surrounding land uses. The technical information 
completed with the submission notes, state that the proposed development will not create 
any negative impact on the environment, road infrastructure or create any public safety 
issues.   

It is our professional opinion that the proposed applications are: 

• consistent with the Provincial Policy Statement; 

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

• comply with the regulations of the Norfolk County Zoning By-Law 1-Z-2014. 

The proposed Draft Plan of Subdivision and Zoning By-Law Amendment Applications 
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represent good planning, and it is requested to the Council of the Norfolk County that the 
applications be approved. 

 

Respectfully Submitted, 

 

TAG – The Angrish Group 

Report Prepared By: Report Reviewed and Approved By: 

 
Jassie Cleaver 
Junior Planner 
The Angrish Group 

 
Ruchika Angrish, MPlan, B.Tech, MCIP, 
RPP 
Co-Founder  
The Angrish Group  

 

I hereby certify that this Planning Report was prepared by a Registered Professional 
Planner, within the meaning of the Ontario Professional Planners’ Institute Act, 1994. 
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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 a severance application for a Study Area which is approximately 8.65 
Ha in size. The Stage 1 Archaeological Assessment report on herein was completed to facilitate 
a proposed Plan of Subdivision.  

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 
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 
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Stage  1 Archaeological Assessment

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 within part of 2328 Nixon Road, Part of 
Lot 12, Concession 13, County of Norfolk, Historic Township of Windham in the Historic 
County of Norfolk (Map 1). 

The requirement for an Archaeological Assessment was triggered by the Approval Authority in 
response to proposed Plan of Subdivision under the Planning Act. 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 8.65 Ha Study Area.  

1.2. Environmental Setting 

The Study Area is irregular in shape, approximately 8.65 Ha in size, and is predominantly 
wooded with active agricultural lands in the northwest corner. The Study Area also contains an 
extant structure in its southwest portion with associated outbuildings, parking pads, manicured 
lawns, and minor tree lines (Map 2 & 3). 

The Study Area is situated within the Black Creek - Lynn River Watershed, which drains into the 
Big River Watershed (OMNRF 2024).  

There is an unnamed watercourse within 50m of the northern border of the Study Area.  

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 on February 16, 2024 within the Sites Module of the provincial 
PastPort System for all pre-contact registered archaeological sites within a 5 km radius of the 
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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 27 such sites have been registered 
as of the date noted above.   

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 is archaeological evidence 
of Indigenous interaction with the landscape from a wide variety of time periods; Paleo-Indian 
(n=1), Archaic (n=6), Woodland (n=4), and unspecific pre-contact and mixed Euro-Canadian/
Indigenous (n=16). The data available does not indicate a specific trend in inferred land use 
however, campsite/special purpose sites (n=5) do support that the landscape was utilized for at 
minimum short term occupations. Overall, the general landscape in which the Study Area is 
situated has been inhabited by Indigenous peoples across a broad spectrum of time periods 
and of a variety of cultural affiliations for at minimum short term habitation and resource 
procurement.  

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

Site Periods &  Types # of Registered Sites

Pre-Contact 13

Aboriginal 9

scatter 8

(blank) 1

(blank) 4

Unknown 1

Othercampsite, special purpose 2

special purpose 1

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. 

Post-Contact, Pre-Contact 3

Aboriginal 2

scatter 2

OtherAboriginal, Euro-Canadian 1

(blank) 1

Woodland, Middle 3

Aboriginal 3

findspot 3

Archaic, Late 2

Aboriginal 2

findspot 2

Archaic, Middle 1

Aboriginal 1

findspot 1

Archaic, Late, Archaic, Middle 1

(blank) 1

Othercampsite, special purpose 1

Paleo-Indian, Paleo-Indian, Late 1

Aboriginal 1

scatter 1

Archaic, Early 1

Aboriginal 1

findspot 1

Archaic 1

Aboriginal 1

findspot 1

Pre-Contact, Woodland, Middle 1

(blank) 1

Othercampsite, special purpose 1

# of Registered SitesSite Periods &  Types
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3. INDIGENOUS PEOPLES CULTURAL HISTORIES 
3.1. Mississaugas of the Credit First Nation 

The following indigenous 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) 

4. HISTORICAL CONTEXT 
4.1. Treaty History 

The following Treaty No. 3 information is provided by the Mississaugas of the Credit First 
Nation:  
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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 boundaries 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 Township Purchase, and Huron Tract Purchase. It extends north to approximately 
Arthur and then southeast to Indian Point, Burlington. On the east its bordered by the Ajetance 
Purchase, the Head of the Lake Purchase, and the Brant Tract. The Between the Lakes Treaty 
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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 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 
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 
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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.  Local or Community History 

The Study Area is north of the historically mapped community of Nixon, first known as Nicksville 
by John Nickerson in 1874, is situated in Delhi Township, Haldimand-Norfolk region (Rayburn, 
1997). It is also part of Windham township’s villages (Tasker, 1900) 

4.4.  Study Area History 

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

Map 4: “Map of the County of Norfolk Canada West” (Tremaine 1856)  
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The Study Area is situated within part of Lot 12, Concession 13. The land containing the Study 
Area is listed under the ownership of W. Richardson. There are no structures within or directly 
adjacent to the Study Area.  

Map 5: “Township of Windham” (H.R. Page & Co 1877)  

The Study Area is situated within part of Lot 12, Concession 13. The land containing the Study 
Area is listed under the ownership of L.S. & J.S.. There are no structures within or directly 
adjacent to 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 conducted on February 16, 2024 using a Study Area 
centroid of 17T E 549149 N 4744744 indicated that there are no registered archaeological sites 
within a 1 km radius of the Study Area. No registered archaeological sites are within the Study 
Area nor are any within a 50 m buffer which would suggest encroachment of archaeological 
resources into the Study Area. 

5.2.  Cemeteries & Burials 

As per a cursory search conducted on February 16, 2024, there are no known or registered 
cemeteries or burials within or directly adjacent to the Study Area. 

5.3.  Archaeological Management/Master Plan 

The Study Area is not situated within limits of any formalized Archaeological Management or 
Master Plan. 

5.4.  Heritage Conservation District 

The Study Area is not situated within an existing or proposed Heritage Conservation District 
(OHT 2024).  
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5.5.  Heritage Properties 

There are no Heritage Properties Listed / Designated on the property. 

5.6.  Historic Plaques 

There are no historic plaques within a 100 m radius of the Study Area (Ontario Heritage Trust 
2024).  

5.7.  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 
• Proximity to early historic transportation routes 
• 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 an overall historic 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 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 
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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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