February 20, 2025

Norfolk County

Planning and Development Department
12 Gilbertson Drive

Simcoe, Ontario N3Y 4N5

Attention: Ms. Alisha Cull, Manager of Planning Services, Community Development
Division

Re: Zoning By-law Amendment & Draft Plan of Subdivision
227 Decou Road, Simcoe, ON
TBG Project No. 25326

On behalf of LIV (Simcoe) LP (“Owner”), the Biglieri Group Ltd. (“TBG”) is pleased to submit
applications for Zoning By-law Amendment (ZBA) and Draft Plan of Subdivision (DPS) (the
“Applications”) in the Town of Simcoe, for the lands municipally known as 227 Decou
Road (“Subject Lands” or “Lands”) and legally described as Part Lots 2 and 3, Concession 5
Woodhouse, Comprising Part2, Plan37R11505 Norfolk County. A Pre-Application
Consultation meeting was held on November 12, 2025 with Norfolk County staff and
representatives of Six Nations of the Grand River, which informed the proposed
development plan and contents included in the Applications.

Site and Surrounding Area

The Subject Lands are 20.68-hectares irregularly shaped parcel in the southeast corner of
Simcoe’s Urban Area Boundary. They have a total broken lot frontage of approximately
246.58 metres on Decou Road, spread between three segments due to interruptions by five
adjacent properties. The Lands are west of Ireland Road, north of Decou Road, East of
Norfolk Street (Highway 24), and south of Victoria Street. They are currently undeveloped
and used for agricultural purposes.

The area surrounding the Subject Lands consists ofa mix ofagricultural,
residential, industrial, and institutional uses. West of the subject site isLynn Valley
Trail, a multi-use pathway within the Brook Conservation Area, a wooded area surrounded
by low-rise residential uses. The Lynn Valley Trail generally follows the path of the Lynn River,
which is west of the Subject Lands. To the north is a residential community consisting of

Bl Il u 2472 Kingston Rd 21 King St W, Suite 1502 tbg@thebiglierigroup.com T (416) 693-9155
Ig Ierl Toronto, ON M1N 1V3 Hamilton, ON L8R 4W7  thebiglierigroup.com



mailto:tbg@thebiglierigroup.com
mailto:tbg@thebiglierigroup.com

single-detached, semi-detached and townhouse dwellings. Eastof the Lands
is Sprucedale Youth Centre operated by the Ontario Ministry of Children and Youth
Services. Directly to the south, abutting the Subject Land’s southern border, are five
residential dwellings on estate lots fronting Decou Road. There are other residential lots
fronting Decou Road on its south side, as well as wooded areas. Pott’s Cemetery abuts the
southeast corner of the Lands.

There are active development applications to the northwest and east of the Subject Lands
which will introduced a mix of residential units consistent with the proposed development.
Adjacent developments have been considered in the preparation of these Applications with
regard to connectivity, servicing, access to public parkland, and general community
connectivity.

Proposed Development

The proposed development seeks to establish a residential subdivision consisting of
between 268 and 509 residential units, with a mix of single-detached and street townhouse
dwellings. A Draft Plan of Subdivision was prepared as part of the Applications which
reflects this unit range. A Conceptual Site Plan was also prepared, which presents a
hypothetical development scenario of 125 single detached units and 279 street townhouse
units, for a total of 404 units across the Subject Lands. The ultimate unit mix and count will
be determined through a phased development approach based on future market and
economic conditions. The Lands have a total area of 20.68 hectares, of which 11.35
hectares are proposed for residential development. The remainder of the Lands will
accommodate public parkland, a stormwater management pond, public trail access,
underground infrastructure and public roads.

Supporting Documents

The following reports and plans are included in support of the Applications.

# | Report/Plan Title Consultant Date
1 | Covering Letter The Biglieri Group February 20, 2026
5 Draft Plan of Subdivision Application N/A
Form
3 | Zoning Amendment Application Form | N/A
4 | Planning Rationale Report The Biglieri Group February 20, 2026
5 | Draft Plan of Subdivision The Biglieri Group February 5, 2026
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6 | Conceptual Subdivision Plan The Biglieri Group February 17, 2026
7 | Phasing Plan The Biglieri Group February 12, 2026
8 | On-Street Parking Plan The Biglieri Group February 19, 2026
9 | Draft Zoning By-law Amendment The Biglieri Group N/A
Survey West & Ruuska March 30, 2022
10 Ontario Land
Surveyors
11 Environmental Impact Study GeoProcess Research | February 17, 2026
Associates
12 Transportation Impact Study C.F. Crozier & February, 2026
Associates Inc.
13 Functional Servicing and Stormwater S. Llewellyn and February, 2026
Management Report Associates Ltd.
14 Preliminary Civil Drawings S. Llewellyn and February, 2026
Associates Ltd.
15 Phase 1 Environmental Site Landtek Limited September, 2025
Assessment Consulting Engineers
16 Archaeological Assessment (Stage 1- | Mayer Heritage November, 2008
3) Consultants Inc.
17 Archaeological Assessment (Stage 4) | Mayer Heritage October, 2009
Consultants Inc.
18 | Geotechnical Investigation Zitia Group December, 2009

Respectfully,
THE BIGLIERI GROUP LTD.

Rachelle Laroque, RPP, MCIP, BES, MSc

Partner

R ’&w
Robert McQuillan, BCom, MPL
Planner

2472 Kingston Rd 21 King St W, Suite 1502
Toronto, ON M1N 1V3 Hamilton, ON L8R 4W7

thg@thebiglierigroup.com T (416) 693-9155
thebiglierigroup.com

Biglieri


mailto:tbg@thebiglierigroup.com
mailto:tbg@thebiglierigroup.com

(/%&W\k/
Michael Barone, BES
Planner
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Development Application for Draft Plan
of Subdivision / Vacant Plan of Condominium

Complete Application

The application must be completed by the owner or authorized agent. Where the application
is being submitted by an agent, the owner's written authorization is required. If the lands
subject to this application are owned by more than one owner, the authorization of all owners
is required. Submission of this application constitutes consent for authorized municipal staff
to inspect the subject lands.

It is the responsibility of the applicant to research and evaluate the site and the proposal to
ensure that the development will protect and preserve the health, safety and welfare of future
residents. Sufficient studies for the completion of the application should be carried out prior to
submission and should be reflected in the application form.

The requested information in this application form must be provided by the applicant and will
be used to process the application pursuant to the requirements of Section 51 of the Planning
Act, Ontario Regulation 544/06, and the Condominium Act.

A pre-submission meeting may be requested by staff or arranged at the request of the
applicant. A pre-submission review is not required prior to submission of this application but
can be provided upon request.

Online Application Process

All applications must be submitted online via the County’s CityView Portal. The portal can be
accessed here: Welcome - CityView Portal. The applicant will submit the materials required
as part of a complete application. Once the County confirms receipt of a complete submission,
the applicant will be contacted and provided further direction for payment options.

Pre-Consultation Meeting:

Pre-consultation is highly recommended for Draft Plan of Subdivision or Vacant Plan of
Condominium applications. The purpose of a pre-consultation meeting is to provide the
applicant with an opportunity to present the proposed development, discuss opportunities and
constraints, and for the County and Agency staff to identify the submission requirements. The
requirements, as detailed in the pre-consultation meeting notes, are valid for one year after
the meeting date.

If the application for draft plan of subdivision/condominium is being submitted in conjunction
with an application for a Zoning By-law Amendment and/or application for an Official Plan
Amendment, all applications must be completed and submitted together.
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User Fees:

The planning application fee will be determined when the application can be deemed complete
according to Norfolk County Community Planning user fees: User Fees | Norfolk County

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

An additional agency plan review fee may apply. Please see below for more information and
forward fees directly to the applicable agency, as required:

Grand River Conservation Authority
Plan Review fees | Grand River Conservation Authority

Long Point Region Conservation Authority
Planning Fees - Long Point Region Conservation Authority

Development Application Process

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

The County will refund the original fee if applicants withdraw their applications before
circulation. If your drawings are recirculated, there will be an additional fee. If more than three
reviews of engineering drawings are requested due to revisions by the owner or failure to
revise engineering drawings as requested, the County will charge an additional fee.

Contact Us

For additional information or assistance completing this application, please contact a
Planner at 519-426-5870 or planning@norfolkcounty.ca.

The information submitted on this form is collected under the authority of the Freedom of
Information and Protection of Privacy Act (FIPPA) and Municipal Freedom of Information and
Protection of Privacy Act (MFIPPA) for Norfolk County employees to use for the purpose of
preparing and registering a development agreement.

Questions about the collection of personal information through this form may be directed
to the Agreement and Development Coordinator or Information and Privacy Coordinator,
Corporation of Norfolk County, 50 Colborne Street South, Simcoe ON
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For Office Use Only:

File Number Public Notice Sign

Related File Number Application Fee
Pre-Consultation Meeting Conservation Authority Fee
Application Submitted Well & Septic Info Provided
Complete Application Planner

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

[] Draft Plan of Subdivision
Vacant Plan of Condominium
Condominium Exemption

Please describe the proposed development

Property Assessment Roll Number: 331040101538727

A. Applicant Information

Note: It is the responsibility of the owner to notify the Planner of any changes in ownership or
authorized applicant within 30 days of such a change

Registered Owner(s)

Company Name: LIV (SIMCOE) GP INC. Phone number: 905-699-7370
Contact Name: Benjamin Jones E-mail: biones@livhere.ca
Address: 1005 Skyview Drive Suite 301 Date property was acquired: October 1, 2025

MuniCipa"ty/Posta] Code: Burington, on L7P 581

Authorized Applicant (if different than registered owner)

Company Name: See above Municipality/Postal Code:

Contact Name: Phone number:

Address: E-mail:

Authorized Agent

Company Name: The Biglieri Group Ltd. Address: 21 King St W Suite 1502

Contact Name: Rachelle Larocque Municipality/Postal Code: Hamilton, ON L8P 4w7
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Phone number: (289) 241-0039

Name of Surveyor

Company Name: West & Ruuska Ltd.

Contact Name: Ted Kutyla

Address: 17 Nelson Street

Name of Solicitor

Company Name:

Contact Name:

Address:

E-mail: flarocque@thebiglierigroup.com

Brantford, ON N3T 2M6

Municipality/Postal Code:

Phone number: 519-752-8641

E-mail:

Municipality/Postal code:

Phone number:

E-mail:

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

owner and agent noted above.
[J Owner

I Applicant -] Agent

Names and addresses of any holder of any mortgagees, charges or other

encumbrances on the subject lands:

None

B. Location, Legal Description and Property Description

1. Legal description (include Geographic Township, Concession Number, Lot Number,
Block Number and Urban Area or Hamlet):
PART LOTS 2 AND 3, CONCESSION 5 WOODHOUSE, COMPRISING PART 2, PLAN 37R11505 NORFOLK COUNTY

Municipal address:
227 Decou Road, Simcoe

Present Official Designation(s):

Urban Residential, Designated Greenfield

Present zoning:
Development (D), General Industrial (MG(H))

Date of acquisition of the subject property (if known): October 1, 2025

2. Is the property encumbered by any easements (existing or proposed)? If so, please

describe:
N/A
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3. Please complete the description of proposed uses:

Proposed Land Uses Number of Number Areain Density Parking
Residential of Lots/ Hectares Proposed Provided
Units Blocks (Units
Per
Hectare)

Single Detached Dwellings TBD TBD TBD TBD Yes

Semi-Detached Dwellings
Townhouse Dwellings TBD TBD TBD TBD Yes
(street, stacked, group)
Apartments Residential
Additional Residential Units
Other residential (Specify)
Commercial
Office
Industrial
Institutional

Open Space (i.e. parks)
+Walkway blocks

4 1.24 No

Agricultural

Roads 5.49

Other (specify)
TOTAL 268-509 20.68 23.6-44.8

4. Additional information for Vacant Plan of Condominium applications only:

i. Describe the condominium details:
N/A

ii. Has the site plan been approved? i=t Yes No

Site plan file number: N/A

iii. Has a site plan agreement been registered? [ 1 Yes & No
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iv. Has a building permit been issued? [ Yes =] No
v. Is the proposed development under construction? [ Yes =] No

vi. Is this a conversion of an existing building containing rental residential units?
[J Yes =] No

If yes, indicate the number of units to be converted: N/A

vii. Does the development include affordable housing units? &t Yes No

If yes, indicate the number of units to be converted: N/A

. Existing Land Uses for the Site and Surrounding Area

. Describe the existing use and if known the length of time the existing uses have
continued on the subject lands:

The lands are vacant and used for agriculture.

. Are any existing buildings on the subject lands designated under the Ontario
Heritage Act as being of significant heritage value or interest?

[JYes [ No
If yes, identify and provide details of the building:

. Indicate land use of abutting properties
Vacant lands, residential, cemetery

. Is the proposal part of a phased development? If so, provide the name of the phased
development and associated file number of the previous phases:

No- However, proposed development will see phased buildout.

. Has the subject property ever been or currently is the subject of a Planning Act
application?

* Plan of Subdivision [J Yes [] No
+ Official Plan Amendment [J Yes [ No
» Zoning Bylaw, or Zoning Order Amendment [ Yes 1 No

Page 6 of 13



COUNTY ¥

» Site Plan J Yes ] No
* Consent/Minor Variance . Yes [ No

If yes, please indicate the application file number and the status of the
application

. Is the subject property covered by a Minister’s zoning order?
[JYes [® No

If yes, indicate the Ontario Regulation Number:

. Is the water, sewage, or road works associated with the proposed development
subject to the provisions of the Environmental Assessment Act?

] Yes =] No

. Related Planning Applications — List all existing and proposed development
applications affecting lands within 120 metres of the subject property:

Type of Planning Act application File No. Address

Draft Plan of Subdivision 28TPL2022121 682 Ireland Road, Simcoe, ON
Zoning By-law Amendment ZNPL2022122 682 Ireland Road, Simcoe, ON
Draft Plan of Subdivision 28TPL2024308 Woodway Trails Subdivision
Zoning By-law Amendment ZNPL2024307 Woodway Trails Subdivision

. Previous Use of Lands:

. Has there been industrial or commercial use on the subject lands or adjacent lands?
O Yes ] No OO Unknown

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

. Is there reason to believe the subject lands may have been contaminated by former
uses on the site or adjacent sites?

] Yes [ No O Unknown

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

. If you answered yes to any of the above questions in Section D, a land uses
inventory listing all known former land uses of the subject lands, and/or when
applicable, the adjacent lands, is required.

Is the land use inventory of former land uses attached? [0 Yes [0 No
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E. Provincial Policy

1.

Context table as required:

Environmental Features, Infrastructure and
Development Context

Class | Industrial Use'
Class Il Industrial Use’
Class 3 Industrial Use’
Landfill site

Sewage treatment plant and waste stabilization
plant
Significant wetlands

Significant habitat of endangered and threatened
species

Significant fish habitat, valley lands, areas of
natural and scientific interest, wildlife habitat

Sensitive groundwater recharge areas, headwaters
and aquifers

Erosion hazards
Floodplains
Active railway line

Existing and/or planned controlled access highways
or freeways
High voltage electric transmission line

Agricultural operations

Mineral aggregate resource area
Mineral aggregate operations
Existing pits and quarries
Significant archaeological resources
Hazardous sites?

Source water protection (Wellhead Protection Area
(WHPA) A, B or C; Issue Contributing Area; Intake
Protection Zone

On-site

[]

Complete the following Environmental Features, Infrastructure and Development

Within 500
metres
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1 Class 1, 2,3 Industrial Use — Refer to D-6-1 Industrial Cateqorization Criteria of the Ministry of
the Environment Conservation and Parks

2 Hazardous sites - means property or lands that could be unsafe for development and site
alteration due to naturally occurring hazards.

2. For each feature or development circumstance of potential concern identified in
Section E.1. explain how regard was had to the Provincial Planning Statement.

See Planning Rationale Report for further details.

3. Itis owner’s responsibility to be aware of and comply with all relevant federal or
provincial legislation, municipal by-laws or other agency approvals, including the
Endangered Species Act, 2007. Have the subject lands been screened to ensure
that development or site alteration will not have any impact on the habitat for
endangered or threatened species further to the Provincial Planning Statement?

O Yes [0 No

If no, please explain:

F. Servicing and Access

1. Indicate what services are available or proposed:

Water Supply Storm Drain
Municipal piped water H Storm sewers ]
Individual wells Open ditches
Communal wells Other (describe below): []

Stormwater Management Pond

Other (describe below):

Sewage Treatment Existing or proposed access
to subject lands

Municipal sewers

Communal system

Municipal road

Provincial highway

Page 9 of 13



https://www.ontario.ca/page/d-6-1-industrial-categorization-criteria

COUNTY ¥

Septic tank and tile bed in good Unopened road
working order

Other (describe below): Name of
road/street: Decou Road, Woodway Trail

Other (describe below):

2. |s the property located within a designated municipal drain boundary?
No.

G. Other Information
1. Does the application involve a local business? [] Yes & No

If yes, how many jobs are provided on the subjectlands?

2. |s there any other information that you think may be useful in the review of

this application? If so, explain below or attach on a separate page.
See plans and reports attached to this application for further information.

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

[J Zoning Deficiency Form

[J On-Site Sewage Disposal System Evaluation Form (to verify location and
condition)

L] Architectural Plan

(1 Buildings Elevation Plan

[J Cut and Fill Plan

-] Erosion and Sediment Control Plan

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

(1 Landscape Plan
1 Photometric (Lighting) Plan
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Plan and Profile Drawings

Site Servicing Plan

Storm water Management Plan
Street Sign and Traffic Plan
Street Tree Planting Plan

Tree Preservation Plan
Archaeological Assessment

Heritage Impact Assessment
Environmental Impact Study
Agricultural Impact Assessment
Functional Servicing Report

Geotechnical Study / Hydrogeological Review
Minimum Distance Separation Schedule
Noise or Vibration Study

Record of Site Condition

Stormwater Management Report

L I I Y B 0 A

Traffic Impact Study — please contact the Planner to verify the scope required

All other requirements as per the pre-consultation meeting will apply. All final plans must
include the owner’s signature as well as the engineer’s signature and seal. The
statement of acknowledgement must be signed in this regard.

“I confirm that the required drawings have been completed and submitted as specified
in the general requirements along with the requirements outlined in the Pre-consultation
notes. | understand that the application may not be deemed complete until planning
staff are satisfied with the content and format of the required drawings.”

=

Authorized Applicant/Agent Signature Date

Page 11 of 13



COUNTY ¥

H. Development Agreements

A development agreement will be required as part of the subdivision and condominium
applications. You should contact the Agreement Administrator for further details of the
requirements, including but not limited to insurance coverage, professional liability for
the engineer(s), additional fees and performance securities.

. Transfers, Easements and Postponement of Interest

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

J. Permission to Enter Subject Lands

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

K. Freedom of Information

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

/51/4/\ 7%/ feh 12, 0%

Owner/ Authorized Ap%ant Signature Date
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L. Owner’s Authorization

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

iwe LIV (SIMCOE) GP INC. am/are the registered
owner(s) of the lands that is the subject of this application.
I/We authorize 1 € Biglieri Group c/o Rachelle Larocque to make this

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

authorization for so doing.
/9@”\ /jM/ Fep (2, w6

0
Owner / : / Date

Owner Date

M. Declaration
|, Rachelle Larocque of The Biglieri Group Ltd.

solemnly declare that:

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

Declared before mé at:

Owner/Authorized Applicant Signature

n_CIT _of ToKowTO

o ‘ 3 day of February Emily Mar-ie Hill, a Commissioner,
Bc?tcl., Province of Ontario, for The
== iglieri Group Ltd. and The Livin
AD.. 20 26 . Wa]! An Ecological Sound Barrierg
- g J)W Solution Inc., Expires November 15,
2027.

A Commissioner, etc.
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Development Application for Zoning By-law Amendment

Complete Application

The application must be completed by the owner or authorized agent. If the application is
being submitted by an agent, the owner's written authorization is required. If the lands subject
to this application are owned by more than one owner, the authorization of all owners is
required. Submission of this application constitutes consent for authorized municipal staff to
inspect the subject lands.

It is the responsibility of the applicant to research and evaluate the site and the proposal to
ensure that the development will conform to the interests of the health, safety and welfare of
future residents. Sufficient studies for the completion of the application should be carried out
prior to submission and should be reflected in the application form.

Online Application Process

All applications must be submitted online via the County’s CityView Portal. The portal can be
accessed here: Welcome - CityView Portal. The applicant will submit the materials required
as part of a complete application. Once the County confirms receipt of a complete
submission, the applicant will be contacted and provided further directions for payment
options.

Pre-Consultation Meeting:

Pre-Consultation is highly recommended for Zoning By-law Amendment applications. The
purpose of a Pre-Consultation meeting is to provide the applicant with an opportunity to
present the proposed development, discuss potential issues, and for the Norfolk County
and external agencies to identify the application requirements. The requirements, as
detailed in the Pre-Consultation meeting comments, are valid for one year after the
meeting date.

User Fees:

The planning application fee will be determined when the application can be deemed
complete according to Norfolk County Community Planning user fees: User Fees | Norfolk
County

Additional agency plan review fees may apply. Please see below for more information and
forward fees directly to the applicable agency, as required:

Grand River Conservation Authority

Plan Review fees | Grand River Conservation Authority
Long Point Region Conservation Authority

Planning Fees - Long Point Region Conservation Authority
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Cash, debit, credit or cheque payable to Norfolk County in the amount set out in the User
Fees By-Law that will be accepted and deposited once the application has been deemed
complete.

Development Application Process

Norfolk County staff will circulate the complete application to adjacent landowners, public
agencies, and internal departments. Planning Act decision timeframes will apply in
accordance with the provisions of Section 34 of the Planning Act Norfolk County collects
personal information submitted through this form under the authority of the Municipal
Freedom of Information and Protection Act. Norfolk County will use this information for the
purposes indicated by this form. Questions about collecting personal information can be
directed to Norfolk GIS Services at NorfolkGIS@norfolkcounty.ca.

Additional studies required for a complete application along with peer reviews may be
required and shall be provided at the applicant's sole expense. In these cases, Norfolk
County staff will select the company to complete the peer review.

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

Contact Us

For additional information or assistance completing this application, please contact a
Planner at 519-426-5870 or planning@norfolkcounty.ca.

Notification Sign Requirements

For public notification, Norfolk County will provide you with a sign to indicate the intent
and purpose of the development application. It is your responsibility to:

1. Post one sign per frontage in a conspicuous location on the subject lands.

2. Ensure one sign is posted at the front of the subject lands at least three
feet above ground level and not on a tree.

3. Notify the Planner when the sign is in place.

4. Maintain the sign until the development application is finalized and, after
that, remove it.
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For Office Use Only:
File Number Public Notice Sign
Related File Number Application Fee
Pre-consultation Meeting Conservation Authority Fee
Application Submitted Well & Septic Info Provided
Complete Application Planner

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

O
C]
0
0

Zoning By-Law Amendment — Regular
Zoning By-Law Amendment - Major
Zoning By-Law Amendment - Minor

Temporary Use By-law

Property Assessment Roll Number: 331040101538727

A. Applicant Information

Note: It is the responsibility of the owner to notify the Planner of any changes in ownership or
authorized applicant within 30 days of such a change

Name of Owner LIV (SIMCOE) GP INC.

Address 1005 Skyview Drive Suite 301

Town and Postal Code  Burlington, ON L7P 5B1

Phone Number 289-208-2104

Cell Number

Email

Name of Authorized Benjamin Jones
Applicant

Address 1005 Skyview Drive Suite 301

Town and Postal Code  Burlington, ON L7P 5B1

Phone Number 289-208-2104

Cell Number 905-699-7370
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Email bjones@livhere.ca

Name of Authorized  1he Biglieri Group c/o Rachelle Larocque

Agent

Address 21 King St W Suite 1502

Town and Postal Code Hamilton, ON L8P 4W7

Phone Number (416) 693-9155 ext. 239

Cell Number (289) 241-0039

Email rlarocque @thebiglierigroup.com

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

[] Owner = Agent 1 Applicant

Names and addresses of any holder of any mortgagees, charges or other

encumbrances on the subject lands:
None

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

Number, Block Number and Urban Area or Hamlet):
PART LOTS 2 AND 3, CONCESSION 5 WOODHOUSE, COMPRISING PART 2, PLAN 37R11505 NORFOLK COUNTY

Municipal Civic Address: 227 Decou Road, Simcoe

Land acquisition date (if known): October 1, 2025

Present Official Plan Designation(s): Urban Residential, Designated Greenfield

Present Zoning: Development (D), General Industrial (MG(H))

2. Is there a site-specific provision on the subject lands?

Yes [1 No If yes, please specify the corresponding number:
No
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3. Present use of the subject lands:
Vacant, agriculture

4. Please describe all existing buildings or structures on the subject lands and

whether they will be retained, demolished or removed.
N/A

5. If an addition to an existing building is being proposed, please explain the proposed
use.
N/A

6. Please describe all proposed buildings or structures/additions on the subject
lands.
See Conceptual Site Plan attached to this application.

7. Are any existing buildings on the subject lands designated under the Ontario
Heritage Act as being of cultural heritage value or interest?

[l Yes [l No
If yes, identify and provide details:

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

9. Existing use of abutting properties:

Rural land uses and/or vacant lands; low-density residential; cemetery; Sprucedale Youth Centre.

10. Are there any easements or restrictive covenants affecting the subject lands?
] Yes [ No

If yes, describe the easement or restrictive covenant and its effect:
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C. Purpose of Development Application
Note: Please complete all that apply.

1. Please describe the proposed development on the subject lands:
Low-rise residential subdivision containing single-detached and street townhouse dwelling units, a stormwater

management pond, public parkland, and open space. Please see Conceptual Site Plan, Draft Plan of Subdivision and Planning Rationale Report

attached to this application for more information.

2. Please explain why it is not possible to comply with the provisions of the Zoning
By-law :

The proposed amendment will bring the Zoning By-law into conformity with the Norfolk County Official
Plan. Please see Planning Rationale Report attached to this application for more information.

3. Have the subject land or lands within 120 metres ever been and/or currently are
the subject of a Planning Act application:

o Plan of Subdivision = Yes [] No

. Official Plan Amendment [] Yes [=] No

o Zoning Bylaw, or Zoning Order Amendment =l Yes [1] No
o Site Plan L] Yes [ No

. Consent/Minor Variance L1 Yes =] No

If yes, indicate the application file number and the status of the
application Pending: ZNPL2024307, 28TPL2024308

Approved: ZNPL2022122, 28TPL2022121

D. Previous Use of the Property

1. Has there been an industrial or commercial use on the subject lands or adjacent
lands?

(1 Yes [ No [ Unknown
If yes, specify the uses (for example: gas station or petroleum storage):

2. Is there reason to believe the subject lands may have been contaminated by former
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uses on the site or adjacent sites?
[J Yes ] No [] Unknown

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

The lands have remained vacant

4. If you answered yes to any of the above questions in Section D, a previous land
use inventory showing all known former uses of the subject lands, and/or when
applicable, the adjacent lands, is required.

Is the land use inventory of former land uses attached? [ Yes & No

E. Provincial Planning Statement

1. Is the requested amendment consistent with the Provincial Planning Statement
issued under subsection 3(1) of the Planning Act, R.S.O. 1990, c. P. 13?

= Yes [ No

If no, please explain:

2. Itis owner’s responsibility to be aware of and comply with all relevant federal or
provincial legislation, municipal by-laws or other agency approvals, including the
Endangered Species Act, 2007. Have the subject lands been screened to ensure
that development or site alteration will not have any impact on the habitat for
endangered or threatened species further to the Provincial Planning Statement?

= Yes [] No

If no, please explain:

3. Have the subject lands been screened to ensure that development or site alteration
will not have any impact on source water protection?

= Yes [] No

If no, please explain:
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Note: If in an area of source water Wellhead Protection Area (WHPA) A, B or C,
Intake Protection Zone (IP-2), Issue Contributing Area (ICA), please attach relevant
information and approved mitigation measures from the Risk Management Official.

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

Livestock facility or stockyard

[ On the subject lands or [ within 500 meters — distance
Significant Woodland

[] On the subject lands or = within 500 meters — distance
Municipal Landfill

[ On the subject lands or [ within 500 meters — distance
Sewage treatment plant or waste stabilization plant

[] On the subject lands or [] within 500 meters — distance
Provincially significant wetland or other environmental feature

[1 On the subject lands or = within 500 meters — distance 19m
Floodplain

[] On the subject lands or [] within 500 meters — distance
Rehabilitated mine site

[] On the subject lands or [ within 500 meters — distance
Non-operating mine site within one kilometre

[J On the subject lands or [] within 500 meters — distance
Active mine site within one kilometre

[1 On the subject lands or [ within 500 meters — distance
Industrial or commercial use (specify the use(s))

[1 On the subject lands or ® within 500 meters — distance
Active railway line

[] On the subject lands or [ within 500 meters — distance
Seasonal wetness of lands

[J On the subject lands or [ within 500 meters — distance
Erosion

[J On the subject lands or [] within 500 meters — distance
Abandoned gas wells

[J On the subject lands or [] within 500 meters — distance

0 m (adjacent)

400 m (Industrial)
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F. Servicing and Access

1. Indicate what services are available or proposed:

Water Supply Storm Drain
Municipal piped water 0] Storm sewers ]
Individual wells Open ditches
Communal wells Other (describe below):
Stormwater management pond
Other (describe below):

Sewage Treatment Existing or proposed access
to subject lands

Municipal sewers O Municipal road ]
Communal system Provincial highway
Septic tank and tile bed in good Unopened road

working order

Other (describe below): Name of
road/street: Decou Road, Woodway Trail

Other (describe below):

2. Does the application require development on privately owned and operated individual
or communal septic systems, and more than 4500 litres of effluent produced per day
as a result of the development being completed?

L] Yes [l No
If yes, provide (i) Servicing Options Report and (ii) hydrogeological report with
submission.

G. Other Information

1. Does the application involve a local business?

[1 Yes = No If yes, how many people are employed on the subject lands?
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2. Indicate below or on a separate attachment, the applicant's proposed strategy for

consulting with the public on the request for a zoning by-law amendment.
A community consultation event will be scheduled

3. Is there any other information that you think may be useful in the review of this
application? If so, explain below or attach on a separate page.

See reports and plans attached to this application for more information.

H. Supporting Material to be submitted by Applicant

In order for your application to be considered complete, folded hard copies and an
electronic version of the site plan drawings, additional plans, studies and reports will be
required in addition to a sketch plan in accordance with Ontario Regulation 545/06.

A sketch showing, in metric units:
a) the boundaries and dimensions of the subject land;

b) the location, size and type of all existing and proposed buildings and structures on
the subject land, indicating their distance from the front lot line, rear lot line and side
lot lines;

c) the approximate location of all natural and artificial features (for example, buildings,
railways, roads, watercourses, drainage ditches, banks of rivers or streams,
wetlands, wooded areas, wells and septic tanks) that,

i. are located on the subject land and on land that is adjacent to it, and
ii. inthe applicant’s opinion, may affect the application;
d) the current uses of land that is adjacent to the subject land;

e) the location, width and name of any roads within or abutting the subject land,
indicating whether it is an unopened road allowance, a public travelled road, a
private road or a right of way;

f) if access to the subject land will be by water only, the location of the parking and
docking facilities to be used; and

g) the location and nature of any easement affecting the subject land
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The following additional plans, studies and reports, including but not limited to, may be
required as part of a complete application submission:

[1 On-Site Sewage Disposal System Evaluation Form (to verify location and condition)
Cut and Fill Plan

Erosion and Sediment Control Plan

m W O

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

Plan and Profile Drawings

Site Servicing Plan

Storm water Management Plan
Street Sign and Traffic Plan
Street Tree Planting Plan

Tree Preservation Plan
Archaeological Assessment

Environmental Impact Study
Functional Servicing Report
Agricultural Impact Assessment

Geotechnical Study / Hydrogeological Review
Minimum Distance Separation Calculations
Noise or Vibration Study

Record of Site Condition

Stormwater Management Report

W W OO0 dOnNEmmQODOQddmmm

Traffic Impact Study

The approval of the proposed development might be subject to additional federal or
provincial legislation, municipal by-laws or other agency approvals.
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I. Transfers, Easements and Postponement of Interest

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

J. Permission to Enter Subject Lands

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

K. Freedom of Information

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

b (2, 2026

Owner/Authorized Applicant Signature Date

L. Owner’s Authorization

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

I/We LIV (S'MCQ,E) GP INC. am/are the registered and authorized
owner(s) of the lands that is the subject of this application.

I\We authorize The Biglieri Group cfo Rachelle Larocque to make this application on
my/our behalf and to provide any of my/our personal information necessary for the
processing of this application. Moreover, this shall be your good and sufficient
authorization for so doing.

Owner Date
B v’u}/ foh 12, 2%

Owner Date
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M. Declaration
| Rachelle Larocque of The Biglieri Group Ltd.

solemnly declare that:

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

Declared before me at;

Owner/Authorized Applicant Signature
In the City of Hamilton

This__| 3 dayof February

A.D. 2026

Emily Marie Hill, a Commissioner,
etc., Province of Ontario, for The
Biglieri Group Ltd. and The Living
Wall An Ecological Sound Barrier
Solution Inc., Expires November 15,

2027.
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Planning Rationale Report

This Planning Rationale Report has been prepared in
support of applications for Zoning By-law Amendment
(ZBA) and Draft Plan of Subdivision (DPS) (the
“Applications”). The Applications are being filed by
LIV (Simcoe) GP Inc. (the “Owner” and “Applicant”)
to permit a low-rise residential subdivision consisting
of single-detached residential units, street townhouse
dwelling units, public parkland, a stormwater
management pond, and public rights-of-way (the
“Proposal”) located at 227 Decou Road in the Town of
Simcoe (“Subject Lands” or “Lands”).

The Subject Lands are located on the north side of
Decou Road, west of the intersection of Decou Road
and Ireland Road. Access to the Subject Lands is
provided via Decou Road to the south and Woodway
Trail to the northeast. The Lands form an irregularly
shaped parcel (see Figure 1 — Location Map) and
are legally described as:

Figure 1. Locational Context Map

m PART LOTS 2 AND 3, CONCESSION 5
WOODHOUSE, COMPRISING PART 2, PLAN
37R11505 NORFOLK COUNTY

TheProposalseekstoestablisharesidential subdivision
consisting of between 268 and 509 residential units,
with a mix of single-detached and street townhouse
dwellings. A Draft Plan of Subdivision was prepared as
part of the Applications which reflects this unit range.
A Conceptual Site Plan was also prepared, which
presents a hypothetical development scenario of
125 single detached units and 279 street townhouse
units, for a total of 404 units across the Subject Lands.
The ultimate unit mix and count will be determined
through a phased development approach based on
future market and economic conditions. The Lands
have a total area of 20.68 hectares, of which 11.35
hectares are proposed for residential development.
The remainder of the Lands will accommodate public
parkland, a stormwater management pond, public trail
access, underground infrastructure and public roads.

A

Brantford

SUBJECT SITE
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This Planning Rationale Report evaluates the merits
of the development proposal in the context of all
applicable provincial and local policies. We conclude
that the Proposal is consistent with the Provincial
Planning Statement (2024) and conforms to the
Norfolk County Official Plan (Consolidated to January
1, 2023).

In subsequent sections of this report, we describe
the Lands and vision for development in detail. Then,
the consistency with and conformity to relevant land
use planning policies is discussed. Finally, land- and
policy-based investigations that were undertaken as
part of this planning exercise are summarized.

For the reasons presented throughout this Planning
Rationale Report, it is our opinion that the proposal
represents good planning, and we recommend the
approval of the requested Zoning By-law Amendment
and Draft Plan of Subdivision.
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2. SITE DESCRIPTION &
LOCATION

2.1 The Subject Lands

2.2 Surrounding Area

2.3 Transportation Network

2.4 Community Service & Facilities

2.5 Emerging Development Context
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2.1 The Subject Lands

The Subject Lands are located in the community
of Simcoe in Norfolk County. The Lands are
approximately 2 kilometres southeast of Simcoe’s
central area (Figure 2 - Subject Site) and are
positioned at the southeast edge of the community’s
Urban Area Boundary. The lands are 20.68 hectares in
size with frontage on Decou Road and Woodway Trail.
The frontage along Decou Road is discontinuous due
to the position of abutting properties, resulting in three
distinct frontages of 26.25 metres, 74.83 metres and
145.50 metres, totalling 246.58 metres. The frontage
on Woodway Trail is 20 metres. Topographically, there
is substantial grade variation on the site, as the Lands
slope toward the southwest. At present, the Lands
do not contain any buildings or structures. They are
used as agricultural cropland and are actively farmed.
There is limited tree cover along the southern and
south-western boundaries of the property.

Figure 2. Aerial Context Map
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Figure 3. Close-Up Aerial of the Subject Site

o

-
LEGEND r
[ Subject Lands

Figure 6. Photo of Site From Woodway Trail (A) Figure 7. Photo of Site From Woodway Trail (B)
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2.1.1 Policy Context

The Subject Lands are situated withinthe Simcoe Urban
Area per the Norfolk County Official Plan (May 9, 2006).
They are designated Urban Residential and contain a
Designated Greenfield overlay on OP Schedule B-15.
The Urban Residential designation permits a variety of
residential dwelling typologies in support of low- and
medium-densities as well as neighbourhood facilities
that are supportive of a residential environment. Policy
2.2.6.2 of the Norfolk County Official Plan encourages
the efficient use of greenfield lands in urban areas.
Decou Road is a Collector Road per Schedule E-2 of
the OP. Schedule |-2 indicates that there is an Existing
Off-Road Trail to the west of the Lands, and further, that
there are additional trail routes considered throughout
the Lands.

Norfolk County Zoning By-law 1-Z-2014 zones the
subject site (D) Development Zone, permitting limited
residential uses, and (MG(H)) General Industrial,
permitting limited industrial land uses. A Zoning By-
law Amendment is required to bring the Subject Lands
into conformity with the Norfolk County Official Plan
land use designations and to enable the Proposal.

Figure 8. Community Structure — Schedule A-1 of the Norfolk County Official Plan

Schedule ‘A-1°
= Community Structure
Naorfolk County Official Plan

LEGEND
[ Subject Lands

RURAL AREA

\ Rural Area

SETTLEMENT AREAS

Urban Area \:I
A\ \
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Figure 9. Land Use - Schedule B-15 of the Norfolk County Official Plan
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2.2 Surrounding Area

The Subject Lands are located at the interface of
a future residential subdivision to the northwest
and east. Land uses to the north, east and west
are generally characterized by residential, natural
heritage and institutional uses. Land uses to the south
are generally characterized by estate residential,
agricultural and natural heritage uses. The Simcoe
Urban Area Boundary is located south of Decou
Road. The following text offers a detailed description
of surrounding land uses.

Figure 11. Composite Aerial Context Map

Biglieri 10



227 Decou Road, Town of Simcoe, Norfolk County

North: There is an existing residential subdivision
located directly north of the Subject Lands. The
northern property line abuts this subdivision, as well
as future phases which are currently going through
the approvals process (Woodways Trail Plan of
Subdivision). Residential uses to the north consist of
single-detached, semi-detached, and condominium
townhouse dwelling units. Further north is the Norfolk
Oakwood Cemetery, Fanshawe College - Simcoe/
Norfolk Regional Campus, and industrial land uses.

Figure 12. North Photo: Subdivision Streetscape Figure 13. North Photo: Subdivision Streetscape

Figure 14. North Photo: Subdivision Shared Figure 15. North Photo: Condominium
Property Line Townhouses
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East. The lands directly to the east currently contain
agricultural cropland and are draft approved to
accommodate a residential subdivision consisting of
single-detached dwellings, street townhouses, and
condominium semi-detached and townhouse units.
Further east is Ireland Road, an arterial road. The
Subject Lands also borders Sprucedale Youth Centre,
an institution for youth referred through the Ontario
Courts system for corrections and rehabilitation.

Figure 16. East Photo: Agricultural Cropland

Figure 17. East Photo: Sprucedale Youth Centre
(Front)

Figure 18. East Photo: Sprucedale Youth Centre
(Fence)

Biglieri
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Figure 19. Calibrex M-Plan to the East
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South: Directly south of the Subject Lands are various
estate residential properties fronting Decou Road on
its north and south sides. There is also Potts Burial
Ground Cemetery. Further south are provincially
significant wetlands, woodlands and agricultural
cropland. The Simcoe Urban Area Boundary is south
of estate residential lots fronting on the south side of

Decou Road.
Figure 20. South Photo: Potts Burial Ground Figure 21. South Photo: Estate Residential (North
Cemetery Side of Decou)

Figure 22. South Photo: Estate Residential (South  Figure 23. South Photo: Estate Residential (South
Side of Decou) Side of Decou)
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West: Immediately west of the Subject Lands are
woodlands, Lynn Valley Creek Trail, woodlands, and
some estate residential properties. Further west is the
Brook Conservation Area which includes provincially
significant wetlands and hazard lands. The existing
wastewater treatment plant is also located to the west
on the opposite side of the Lynn Valley Creek. There
are residential subdivisions further west.

Figure 24. West Photo: Estate Residential (North
Side of Decou) Figure 25. West Photo: Woodlands

Figure 26. West Photo: Woodlands Figure 27. West Photo: Lynn Valley Trail
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2.3 Transportation Network
2.3.1 Road Network

The Subject Lands have direct frontage onto Decou
Road to the south which is classified as a Collector
Road in the OP. Access will be provided to Woodway
Trail, a local road, to the northwest, as well as a future
Woodway Trail connection when the future phases
of the Woodways Trail Subdivision is registered. The
Lands have nearby access to Provincial Highway 24
(Norfolk Street) via Decou Road, which is a major
north-south artery within the community of Simcoe.
Highway 24 provides access to the City of Brantford to
the north, and communities along the Lake Erie shore
to the south.

Access to Provincial Highway 3 (Queensway) is
provided via Ireland Road to the east of the Subject
Lands. Highway 3 is the major east-west connection
within  the community of Simcoe. It provides
connectivity to Haldimand County, Niagara Region,
and the Canada-United States Border at Fort Erie to
the east. It provides connections to Delhi, Tillsonburg,
and Highway 401 to the west.

Figure 28. Transportation — Schedule E-2 of the Norfolk County Official Plan
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2.3.2 Active Transportation

Given the rural context, there are minimal existing
active transportation options for accessing the Subject
Lands and within the Town of Simcoe itself. An On-
Road Cycling Route is noted on Schedule 1-2 of the
Official Plan along Decou Road adjacent to the Subject
Lands. East of the Subject Lands, this On-Road Cycling
Route continues in a north-south direction along
Ireland Road. West of the Subject Lands, the route
continues in an east-west direction along Evergreen
Hill Road. Despite this designation, there have been
no upgrades to Decou Road to construct on-road bike
lanes or sidewalks. It is assumed that at some point in
the future the County will consider upgrades to their
active transportation facilities to provide pedestrian
and cyclist connections. Sidewalk connections to
Woodway Trail to the north will be created through this
development and there are currently sidewalks in the
built-out areas.

The proposal will create pedestrian connectivity to the
north. Sidewalk connections will be created to the
proposed subdivision to the east to fully connect the
neighbourhood on a pedestrian level.

The Lynn Valley Trail, an Off-Road Walking Trail that
follows the route of the former CNR rail line, crosses
Decou Road at the western property line of the Subject
Lands. This trail provides pedestrian access to Norfolk
Street South to the west, Victoria Street to the north,
and Downtown Simcoe to the northwest. The Lynn
Valley Trail is approximately 10 kilometres in length,
primarily travelling in a northwest-southeast direction
providing pedestrian and cycling access between the
Town of Simcoe and the Town of Port Dover. The trail
is primarily comprised of crushed stone but contains
paved portions from Decou Road travelling west to
Norfolk Street South as well as north to Argyle Street
and downtown Simcoe.

This trail connects to the Norfolk Sunrise Trail and
Waterford Heritage Trail in the north, providing a

Figure 29. Active Transportation — Schedule I-2 of the Norfolk County Official Plan.
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pedestrian and cycling connection between the
Town of Simcoe and the Town of Waterford, before
continuing further north beyond the Norfolk County
limits. The Norfolk Sunrise Trail forms part of the Trans
Canada Trail Network.

2.3.3 Public Transit Network

Norfolk County operates the “Ride Norfolk” service,
which is an on-demand transit service, operating
across Norfolk County from Monday to Friday, 7:30
a.m. to 6:00 p.m. Riders can request trips through
a mobile app, website, or via phone. Riders select
their pick-up point and destination from available bus
stops on a first-come, first-serve basis. The nearest
Ride Norfolk stop to the Subject Lands is located
approximately 300 metres north of the Subject Lands,
along Donly Drive South. Another Ride Norfolk stop is
located 700 metres west of the Subject Lands, at the
intersection of Decou Road and Simson Avenue.

Figure 30. Norfolk County Transit Stops

Ride Norfolk has one fixed-route service with scheduled
pick-up and drop-off times, providing service between
Simcoe and Brantford. This route also has stops in
Waterford, Wilsonville, Brant, and Mount Pleasant.
Two routes are scheduled per day, departing from
Simcoe Public Library at 9:15 a.m. and 3:20 p.m. and
arriving at the Brantford Bus Terminal at 10:05 a.m.
and 4:10 p.m. respectively, totalling an approximate
trip length of 50-minutes. Service from the Brantford
Bus Terminal departs at 10:28 a.m. and 4:30 p.m. and
arrives at the Simcoe Public Library at approximately
11:13 a.m. and 5:20 p.m.
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2.4 Community Service &
Facilities

The Subject Lands are located near several public
service facilities located in the Simcoe (Figure 31 -
Community Services & Facilities). These facilities
are outlined in the following table.

Figure 31. Community Services & Facilities
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Table 1. Services and Facilities

Service/Facility Name

Public Transit
Ride Norfolk Stop S35

300 m north

Ride Norfolk Stop S32

Saint Joseph’s School

700 m west

Elementary Schools

1,000 m northwest

West Lynn Public School

1,200 m west

Lynndale Heights Public School
Secondary Schools

Holy Trinity Catholic High School

Post-Secondary Schools

Fanshawe College — Simcoe/Norfolk Regional Campus 800 m northeast

Parks
Norfolk Oakwood Cemetery

1,200 m north

2,000 m west

750 m north

Brook Conservation Area

850 m west

Simcoe Memorial Park

1,000 m northwest

Norfolk Golf Club

1,100 m northwest

Lynn Valley Trail / Norfolk Sunrise Trail — Trailhead

1,700 m northwest

Golden Gardens Park

1,800 m west

Crestlynn Park

1,900 m north

Briarwood Acres Park

2,000 m northwest

Lynnwood Park
Recreational Facilities
Annaleise Carr Aquatic Centre

2,000 m northwest

1,800 m west

Simcoe Recreation Centre

1,800 m west

Norfolk County Public Library — Simcoe Branch
Grocery Stores and Markets

2,000 m northwest

Health Care
Victoria Health Chiropractor Centre

Sobeys 1,100 m west
Fielder’s Deli 1,100 m west
Simcoe Farmers’ Market 1,600 m west
Food Basics 1,900 m northwest
Giant Tiger 2,000 m northwest
Walmart 2,000 m north

1,000 m north

CarePartners Home Nursing Care

1,300 m northwest

ParaMed Home Health Care

2,000 m northwest

CBI Home Health Care

2,000 m northwest

Norfolk Family Health Team — Simcoe Office

2,200 m northwest

Biglieri
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Norfolk General Hospital
Child Care Centres

Calvary Daycare Centre

2,400 m northwest

1,400 m northeast

Haldimand Norfolk Reach — EarlyON Child Care Centre
First Responder Centres

Norfolk County Paramedic Services

2,000 m northwest

1,500 m northwest

Norfolk County Station 1
Places of Worship
Calvary Pentecostal Church Simcoe

1,500 m northwest

1,300 m north

Simcoe Seventh-Day Adventist Church

1,500 m northwest

St. James United Church

1,700 m northwest

St Paul's Presbyterian Church

2,000 m northwest
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2.5 Emerging Development
Context

The Subject Lands are located at the interface of a
future residential subdivision to the northwest and
east. The Plan of Subdivision to the northeast — the
Woodway Trails Subdivision — proposes single, semi-
detached, street townhouse, condominium townhouse
and mid-rise residential typologies, public roads, and
a stormwater management pond. The development
area is 20.68 hectares in size. The Proposal has
been designed to connect with the Woodway Trails
Subdivision, ensuring logical connections of public
streets and civil services. The Proposal will provide
the Woodway Trails Subdivision with vehicle and
pedestrian access to Decou Road. This plan has not
yet been given Draft Plan of Subdivision approval at
the time of writing this report, however, the subject
proposal has assumed that the plan submitted is the
final design for road and servicing connections.

The Plan of Subdivision to the east — the Calibrex Lands
— has received Draft Plan of Subdivision Approval
from Norfolk County. The proposed development
consists of single detached, street townhouse, and
condominium townhouse residential units, as well as
public roads and civil infrastructure. The Proposal has
been designed to connect with the Calibrex Lands,
ensuring logical connections for public streets and
services.

This Proposal includes a centrally located 1.05-hectare
public park. This park will be accessible to future
residents on the Subject Lands, as well as the
Woodway Trails Subdivision and the Calibrex Lands.
In total, the three development areas represent
substantial residential growth in this area of Simcoe.
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3. DEVELOPMENT PROPOSAL

3.1 Description of the Proposed Development

3.2 Required Approvals
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3.1 Description of the Proposed
Development

The Proposal seeks to establish a residential
subdivision consisting of between 268 and 509
residential units at final build-out. The final unit range
and type will be determined on a phase-by-phase basis
in consultation with the County. The Proposal includes
a range of unit types and sizes. Single-detached
dwellings are proposed on lot sizes with frontages
of 11.0-metres and 12.2-metres. Street townhouses
are proposed with 6.1-metre frontages. At full build-
out, the subdivision is estimated to accommodate
a population of between 645 and 1,220 people. The
Proposal will be constructed in phases. Through this
phased development approach, the unit count will
be clarified, and efforts will be made to deliver a mix
of single-detached dwellings and street townhouses
consistently throughout the phasing plan.

The Proposal will introduce two vehicular access
points to Decou Road: one on the east side of the
development area, and one to the west. Both rights-
of-way will provide connectivity to the existing and
proposed subdivisions to the north, northwest and
east. The existing Woodway Trail right-of-way to the
north, will be extended through the Subject Lands,
and will provide the two connection points to Decou
Road. The future Woodway Trail to the northwest of the
Lands will also be extended through the development
area. Public sidewalks will be introduced throughout,
offering pedestrian connectivity. The Proposal includes
nine public streets. One street provides an east-west
connection to the Calibrex Lands to the east.

A public park is proposed centrally within the
development area and is 1.05-hectares in size.
This represents 6% of the total land area. The park
is positioned equidistant to the existing residential
subdivision to the north, and the proposed residential
subdivisions to the northwest and east (Woodway
Trails and Calibrex Lands), ensuring neighbouring
residential areas will have sufficient access to parkland
at full build-out.

Biglieri

A 1.16-hectare stormwater management pond is
included at the southwest corner of the Lands;
an area of lowest topography. Access to public
trails will be contemplated throughout the detailed
design process, and may be included around the
stormwater management pond. Municipal servicing,
including water and sanitary sewers, will be
introduced throughout, and will connect to adjacent
developments areas. It is anticipated that the area
surrounding the stormwater management pond and
western extension of Woodway Trail will be the first
phase for development.

The Owner and their representatives met with Norfolk
County staff and representatives of Six Nations of
the Grand River on November 12, 2025 for a Pre-
Application Consultation meeting, during which time
a high-level concept of the Proposal was discussed,
and preliminary feedback was received. This meeting
informed a revised Proposal which is included as part
of this application.
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Figure 32. Conceptual Site Plan

Schedule of Land Use

Doscription Residential Units Area (ha) %
Single Detached

Minimurm Lot Width 11.00 (369 66 242 11.70%
Minimum Lot Width 12 20 (407 58 252 12.18%
Total Single Detached 125 4.84

Townhouse 6.1m (20) 279 641 3100%
Parks and Walkway 1.24 800%
Total Developable Area 12.59
Stormwater Managemant Pond 1.16 561%
1.4 6.96%

5.49 28.55%
404 2068
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Table 2. Site Statistics

Residential Units 268-509 units

Unit Typologies Single-detached and street townhouses
Right of Way Widths 20 metres

Rights of Way 5.49 hectares

Public Parkland 1.05 hectares

Public Walkway 0.12 hectares

Stormwater Management Pond 1.16 hectares

Natural Heritage System 1.44 hectares
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3.2 Required Approvals

Applications for Zoning By-law Amendment (ZBA) and
Draft Plan of Subdivision are required to facilitate the
Proposal. A ZBA will rezone the Subject Lands from
(D) Development Zone and (MG(H)) General Industrial
to an appropriate residential zone to enable residential
land uses and bring zoning into conformity with the
Urban Residential Official Plan Designation. A Draft
Plan of Subdivision will establish lots, blocks, parks,
stormwater ponds, and rights-of-way.

Biglieri
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4. POLICY CONTEXT

4.1 Overview

4.2 Planning Act (1990)

4.3 Provincial Planning Statement (2024)

4.4 Norfolk County Official Plan (2006/2008)

4.5 Comprehensive Zoning By-law 1-Z-2014

4.6 Supporting Documentation
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4.1 Overview

The Norfolk County Official Plan (May 9, 2006)
indicates that the community of Simcoe is an Urban
Area on Schedule A-1. The Subject Lands are
positioned within Simcoe’s Urban Area Boundary
on Schedule A. Furthermore, the site is designated
Urban Residential (B-15), which permits a variety of
urban residential dwelling types reflective of low and
medium density typologies. The Lands also contain
a Designated Greenfield overlay (B-15). Decou Road
is indicated as a Collector Road (E-2), and there are a
handful of Existing off-road trails (I-2) directly adjacent
to the subject site to the west/southwest.

The Norfolk County Zoning By-law 1-Z-2014 (July
14, 2014) zones the Lands (D) Development Zone,
permitting limited residential uses, and (MG(H))
General Industrial, permitting limited industrial land
uses.

Biglieri

4.2 Planning Act (1990)

The Planning Act, R.S.0. 1990, c. P.13 (the “Planning
Act) is the primary piece of legislation that governs
land use planning in Ontario. It provides the legal
foundation for how land can be used, developed,
and protected, and ensures that planning decisions
are made in a way that promotes orderly growth,
environmental sustainability, and the public interest.

4.2.1 Provincial Interest

Section 2 of the Planning Act outlines the matters
of provincial interest for which the council of a
municipality, a local board, a planning board and
the Tribunal shall have regard in carrying out their
responsibilities pursuant to the legislation. Matters of
provincial interest include, among others:

m the adequate provision and efficient use
of communication, transportation, sewage
and water services and waste management
systems;

m the orderly development of safe and healthy
communities;

m the adequate provision of a full range of
housing, including affordable housing;

m the adequate provision of
opportunities;

employment

m the appropriate
development;

location of growth and

m the promotion of development that is designed
to be sustainable, to support public transit and
to be oriented to pedestrians;

m the promotion of built form that is well designed
encourages a sense of place and provides for
public spaces that are of high quality, safe,
accessible, attractive and vibrant; and

m the mitigation of greenhouse gas emissions
and adaptation to a changing climate.
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Section 2.1(1) requires that when approval authorities
make a decision under subsection 17(34) of the
Planning Act or the Tribunal makes a decision in
respect of an appeal, it shall have regard to:

(a) any decision that is made under this Act by a
municipal council or by an approval authority
and relates to the same planning matter, and

(b) any information and material that the municipal
council or approval authority considered in
making the decision described in clause (a).

Accordingly, we have set out the criteria for evaluating
development applications for which decision-makers
must have regard when carrying out their planning
responsibilities (Section 2 of the Planning Act), and

have provided a response to each criterion in the
following table:

Table 3. Section 2 Planning Act Criteria & Responses

Criteria Section 2 of the
Planning Act

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

Responses

The Proposal will protect ecological systems, including the existing
natural heritage system on and adjacent to the Subject Lands. An
Environmental Impact Study prepared by GeoProcess Research
Associates is included as part of the Application package. In
collaboration with Norfolk County and Long Point Conservation Authority,
a site staking exercise was undertaken along the western portion of the
Lands to determine limits of the existing woodland. This established the
developable area, from which setbacks are applied to environmental
features. No natural heritage features were identified on the subiject site.
More information is available in GeoProcess’ report.

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

The Subject Lands are designated for Urban Residential land uses and
as a Designated Greenfield Area. As such, Norfolk County has identified
the Lands as a priority location for Simcoe’s growth. Existing agricultural
activities are an interim land use.

(c) the conservation and
management of natural resources
and the mineral resource base;

Schedule J-5 of the Official Plan identifies that there are buried aggregate
resources, however, the proximity to the existing residential lands and
the location within the Urban Boundary of Simcoe does not make their
extraction feasible or practical.

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

A Stage 1-3 Archaeological Assessment prepared by Mayer Heritage
Consultants Inc., dated November 2008, has been completed for the
Subject Lands and are included within the Application package. A
Stage 4 Archaeological Assessment is underway and will be submitted
to Norfolk County and Six Nations of the Grand River as part of the
clearance of conditions process.
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(e) the supply, efficient use and
conservation of energy and water;

The Proposal will be serviced by the community of Simcoe’s existing
municipal water and sanitary system which will be further extended along
Decou Road and the western extension of Woodway Trail. A Functional
Servicing Report prepared by SLA Consulting Engineers (“SLA”) is
enclosed within this Application package. It outlines the proposed site
servicing approach and demonstrates servicing capacity in this area.

(f) the adequate provision and
efficient use of communication,
transportation, sewage and water
services and waste management
systems;

As noted above, the Proposal will be serviced by the community of
Simcoe’s existing municipal water and sanitary system which will be
further extended along Decou Road and the western extension of
Woodway Trail. A Functional Servicing Report prepared by SLA is
enclosed within this Application package. It outlines the proposed site
servicing approach and demonstrates servicing capacity in this area.
Waste management will be managed by Norfolk County following full-
build out and occupancy.

(g) the minimization of waste;

The Proposal aims to minimize excess waste through site preparation
and construction. Excessive waste is not anticipated following full build-
out and measures will be implemented through the construction process
to minimize waste produced.

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

The Subject Lands are located within the Urban Area Boundary of the
community of Simcoe, are designated Urban Residential and Designated
Greenfield Area. Adjacent lands are under development. The Proposal
represents orderly development within the area, contributing to a
connected and cohesive community. Notably, the Proposal contributes
public road and sidewalk connections to adjacent development areas.

(h.1) the accessibility for persons
with disabilities to all facilities,
services and matters to which this
Act applies;

Public sidewalks and walkways will be constructed to municipal
standards for accessibility. Any interior accessibility requirements will be
at the discretion of the future homeowners.

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

As noted in section 2.4 of this report, the community of Simcoe is well
served by educational, health, social, cultural, and recreational facilities,
from which future residents on the Subject Lands will benefit. The
proposed development will include connections to trails as well as a
central park to serve the immediate neighbourhood. The local school
boards were contacted to confirm if a school site was required to be
incorporated into the development plan. No request for a school site
was made, however, an ongoing review of capacity is being completed.

(j) the adequate provision of a
full range of housing, including
affordable housing;

The Proposal will include a range of residential unit sizes, including
single-detached and street townhouse dwellings. Affordable housing is
not contemplated as part of the Proposal at this time.

(k) the adequate provision of
employment opportunities;

The Subject Lands are designated for residential land uses in the
Norfolk County Official Plan. Development and construction may spur
employment opportunities as the Proposal is built-out. It is anticipated
the Proposal will support future residents who work remotely.

Biglieri
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(I) the protection of the financial
and economic well-being of the
Province and its municipalities;

The cost of providing services required to enable the Proposal, including
its construction, will be borne by the developer. As such, the Proposal will
not negatively impact the financial wellbeing of Norfolk County, and will
increase revenue via development charges and future property taxes that
will be generated.

(m) the co-ordination of planning
activities of public bodies;

Pre-Application Consultation comments from Norfolk County, the Long
Point Region Conservation Authority (LPRCA), Six Nations of the Grand
River, and other relevant agencies and public bodies have been taken

into account and appropriately addressed.

(n) the resolution of planning
conflicts involving public and
private interests;

Any public comments pertaining to the proposed development will be
addressed appropriately.

(o) the protection of public health
and safety;

The Proposal has been designed to protect public health and safety.
Appropriate buffer areas are applied to the natural heritage system. Al
construction-related activities will comply with all applicable laws and
safety guidelines.

(p) the appropriate location of
growth and development;

The Proposal is appropriately located to accommodate residential growth
in Simcoe. The Subject Lands are designated Urban Residential with a
Designated Greenfield overlay in the OP, reflecting the appropriateness
of residential uses in this context. Furthermore, the Proposal connects to
existing and future residential developments to the north, northwest and
east.

(q) the promotion of development
that is designed to be
sustainable, to support public
transit and to be oriented to
pedestrians;

The Proposal includes sidewalks throughout in support of pedestrian
connectivity within the subdivision. Future residents may benefit from
Norfolk County’s on-demand transit service. Broader growth in this area
of Simcoe may warrant a more fulsome public transit service provision
in the future should Norfolk County wish to offer it. Proposed dwellings
will be designed consistent with Ontario Building Code standards for
sustainability.

(r) the promotion of built form
that,

(i) is well-designed,

(i) encourages a sense of place,
and

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

The proposed built form will introduce well-designed single-detached
and street townhouse dwellings consistent with existing and proposed
designs in the Simcoe community.

The existing natural heritage areas will help create a sense of place, and
provide for safe, accessible, attractive public spaces in proximity to the
future residential uses. Furthermore, the proposed park will be a high
quality, attractive and vibrant space for residents to use and interact.

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

Where possible, measures to mitigate greenhouse gas emissions will be
incorporated into the development and construction plan. These will be
further evaluated during the detailed design phase of work.
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4.2.2 Subdivision of Land

Part VI, Sections 50 — 57 of the Planning Act provide
the legislative framework for the subdivision of land
in Ontario. Section 51(24) sets out the criteria upon
which a Draft Plan of Subdivision is assessed. Section
51(24) specifies that, when evaluating a draft plan
of subdivision, several factors must be considered,
including the health, safety, convenience, accessibility
for persons with disabilities, and welfare of current
and future residents. Additionally, the review should
assess the subdivision's alignment with provincial
interests, whether it is premature or in the public
interest, conformity with official plans, the suitability
of the land for its intended use, and the inclusion of
affordable housing, if applicable. The adequacy of
highways, lot dimensions, restrictions on the land,
natural resource conservation, utilities, school sites,
public land dedication, energy efficiency, and the
relationship with site plan control matters are also
important considerations.

Accordingly, we have set out the criteria for evaluating
subdivisions (Sections 51(24)) under the Planning Act
in table form, and have provided a response to each
criterion in the following table:

Table 4. Section 51(24) Planning Act Criteria & Responses

Criteria Section 51(24) of the

Responses
Planning Act

(a) the effect of development
of the proposed subdivision on
matters of provincial interest as
referred to in section 2;

The matters of provincial interest in section 2 of the Planning Act have
been reviewed (Table 3) and it was determined that the Applications have
regard for these matters.

(b) whether the proposed
subdivision is premature or in the
public interest;

The Subject Lands are designated Urban Residential and Designated
Greentfield Area in the OP. As such, Norfolk County determined the Lands
are a priority location for residential growth. The proposed development
is not premature. A Zoning By-law Amendment is being pursued to bring
the zoning regulations into conformity with Official Plan permission.

(c) whether the plan conforms
to the official plan and adjacent
plans of subdivision, if any;

The Proposal conforms to the Norfolk County Official Plan, which
designates the subject site Urban Residential. Collaboration with adjacent
landowners has been undertaken to ensure conformity and connectivity
with adjacent residential development plans, and to identify opportunities
to enhance the subdivision communities.

(d) the suitability of the land for
the purposes for which it is to be
subdivided;

development.

The Lands currently do not contain any buildings or structures. Land-
based investigation have been undertaken which confirm suitability for

Biglieri
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(d.1) if any affordable housing
units are being proposed, the
suitability of the proposed units
for affordable housing;

The Proposal offers a range of housing types, but does not include
affordable housing units. However, the proposed range of housing
typologies offer broader housing options for people in different life stages
and with different affordability needs.

(e) the number, width, location
and proposed grades and
elevations of highways, and

the adequacy of them, and the
highways linking the highways in
the proposed subdivision with the
established highway system in
the vicinity and the adequacy of
them;

The Proposal fronts onto Decou Road (collector road) and Woodway Trail
(local road), enabling connectivity with the area’s existing road network.
Existing and future road connections will be designed to accommodate
the anticipated traffic generated by the proposed development.

Within the Subject Lands, the internal public road network will be
designed to accommodate traffic levels across the proposed subdivision
according to municipal standards.

(f) the dimensions and shapes of
the proposed lots;

The Draft Plan of Subdivision has laid out lots for single detached
dwellings with frontages of 11.0 and 12.2 metres, and street townhouse
dwellings with frontages of 6.1 metres per unit.

(g) the restrictions or proposed
restrictions, if any, on the land
proposed to be subdivided or
the buildings and structures
proposed to be erected on it
and the restrictions, if any, on
adjoining land;

There are no restrictions anticipated with the development of the Subject
Lands.

(h) conservation of natural
resources and flood control;

The Proposal will protect natural resources, including the existing natural
heritage system on and near the Subject Lands. An Environmental
Impact Study prepared by GeoProcess Research Associates is included
as part of the Application package. In collaboration with Norfolk County
and Long Point Conservation Authority, a site staking exercise was
undertaken along the western portion of the Lands to determine limits

of the existing woodland. This established the developable area, from
which setbacks are applied to environmental features. More information
is available in GeoProcess’ report.

(i) the adequacy of utilities and
municipal services;

The Lands will be accommodated by an extension of existing municipal
servicing which currently exists to the north. The Functional Servicing
Report prepared by SLA outlines the adequacy of municipal servicing
capacity and describes the servicing approach for the proposed
development in detail.

(j) the adequacy of school sites;

Through the Pre-Application Consultation process, the Proposal was
reviewed by Grand Erie District School Board. The school board
indicated that the Lands are not required to accommodate a school site
at this time.
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(k) the area of land, if any, within
the proposed subdivision that,
exclusive of highways, is to be
conveyed or dedicated for public
purposes;

Public parkland, public rights-of-way and stormwater management
infrastructure will be conveyed to Norfolk County.

(I) the extent to which the plan’s
design optimizes the available
supply, means of supplying,
efficient use and conservation of
energy; and

The Proposal efficiently uses lands available to provide a range of
housing typologies. All proposed buildings will be constructed according
to the minimum standards of the Ontario Building Code for energy
efficiency. Other/additional energy efficiency and conservation measures
will be at the discretion of future landowners.

(m) the interrelationship between
the design of the proposed plan
of subdivision and site plan
control matters relating to any
development on the land, if the
land is also located within a site
plan control area designated
under subsection 41 (2) of this
Act or subsection 114 (2) of the
City of Toronto Act, 2006.

The Proposal seeks approval of a Draft Plan of Subdivision by Norfolk
County. This Proposal is not subject to Site Plan Control.
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4.2.3 Conclusion

Based on the foregoing, it is our opinion that the
Proposal meets the criteria set out in Sections 2 and
51(24) of the Planning Act.
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4.3 Provincial Planning
Statement (2024)

The Ministry of Municipal Affairs and Housing
(*“MMAH”") released a new Provincial Planning
Statement (“PPS”) which came into effect on October
20, 2024. The PPS is intended to be a streamlined
land use policy framework that replaces the Provincial
Policy Statement 2020 and the Growth Plan for the
Greater Golden Horseshoe 2019. It builds on housing-
supportive policies from both documents and provides
municipalities with the tools and flexibility to increase
housing supply, align development with infrastructure
for a competitive economy, support rural viability, and
protect agricultural lands, the environment, and public
health and safety. The PPS provides policy direction
on matters of provincial interest related to land use
planning and development. As a key part of Ontario’s
policy-led planning system, the PPS sets the policy
foundation for regulating the development and use
of land province-wide, helping achieve the provincial
goal of meeting the needs of a fast-growing province
while enhancing the quality of life for all Ontarians. All
land use planning decisions made must be consistent
with the policies in the PPS.

4.3.1 Planning for People and Homes (2.1)

The following policies outlined under Section 2.1 —
Planning for People and Homes — provide general
policy directives for land use planning in Ontario.

1. As informed by provincial guidance, planning
authorities  shall  base  population and
employment growth forecasts on Ontario
Population Projections published by the Ministry
of Finance and may modify, as appropriate.

2. Notwithstanding policy 2.1.1, municipalities may
continue to forecast growth using population
and employment forecasts previously issued
by the Province for the purposes of land use
planning.
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Ministry of Finance population projections indicate
that the Haldimand-Norfolk Census Subdivision had a
2024 population of 130,217, and is projected to have
a population of 171,587 by 2051. It should be noted
that the Ministry of Finance does not provide separate
forecasts for the County of Haldimand and the County
of Simcoe individually. In the Norfolk County Official
Plan, County Council endorsed utilizing population and
employment forecasts of 92,700 residents and 34,100
jobs by 2051. The proposed plan of subdivision will
assist the County in achieving their population targets
as the development will result in between 645 and
1,220 people. It is anticipated that a portion of the
future residents will be work from home, representing
a small number of jobs as well.

4. To provide for an appropriate range and mix of
housing options and densities required to meet
projected requirements of current and future
residents of the regional market area, planning
authorities shall:

a) maintain at all times the ability to
accommodate residential growth for a
minimum of 15 years through lands which
are designated and available for residential
development,; and

b) maintainatalltimes where new development
Is to occur, land with servicing capacity
sufficient to provide at least a three-year
supply of residential units available through
lands suitably zoned, including units in
draft approved or registered plans.

The Proposal introduces an appropriate range and
mix of housing options to meet anticipated housing
demands within Norfolk County and the community of
Simcoe. The Proposal will add between 268 and 509
residential units to the County’s housing supply that will
consist of varying housing typologies including single-
detached and street townhouse units. This range of
housing will help the County to address the changing
housing needs of current and future residents.
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This mix of housing also creates a more accessible
housing market for people in all stages of life.
Furthermore, the proposed dwelling units in this
development will help achieve the population
projections established in the Norfolk County Official
Plan and Ministry of Finance population projections.

6. Planning authorities should support the
achievement of complete communities by:

a) accommodating an appropriate range
and mix of land uses, housing options,
transportation options with multimodal
access, employment, public service
facilities and other institutional uses
(including schools and associated child
care facilities, longterm care facilities,
places of worship and cemeteries),
recreation, parks and open space, and
other uses to meet long-term needs;

b) improving accessibility for people of all
ages and abilities by addressing land use
barriers which restrict their full participation
in society; and

c) improving social equity and overall quality
of life for people of all ages, abilities, and
incomes,  including  equity-deserving
groups.

The Subject Lands are situated in an area appropriate
to accommodate residential growth and which can
foster the development of a complete community. The
Proposal will introduce diversified housing options
to the community of Simcoe. By providing a range
of unit and lot sizes, it will help meet the needs of a
population composed of different social and economic
backgrounds and needs. The Proposal has also been
designed to feature a central park area and trail blocks
to provide an array of recreational opportunities for
future residents.

36



227 Decou Road, Town of Simcoe, Norfolk County

These features will be configured to support
pedestrian mobility throughout the site and will
incorporate sidewalks and other active transportation
infrastructures into the design. Additionally, the
Subject Lands are situated in proximity to existing
services and facilities, including an arena, recreation
centre, and a baseball diamond that can be of use by
future residents.

4.3.2 Housing (2.2)

The following policies provide provincial
direction for the development of housing.

policy

1. Planning authorities shall provide for an
appropriate range and mix of housing options
and densities to meet projected needs of
current and future residents of the regional
market area by:

a) establishing and implementing minimum
targets for the provision of housing that is
affordable to low and moderate income
households, and coordinating land use
planning and planning for housing with
Service Managers to address the full range
of housing options including affordable
housing needs;

b) permitting and facilitating:

1. all housing options required to meet
the social, health, economic and
wellbeing requirements of current and
future residents, including additional
needs housing and needs arising
from demographic changes and
employment opportunities; and

c) promoting densities for new housing which
efficiently use land, resources, infrastructure
and public service facilities, and support
the use of active transportation; and
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d) requiring transit-supportive development
and prioritizing intensification, including
potential air rights development, in proximity
to transit, including corridors and stations.

As described in PPS Section 2.2, planning authorities
shall permit and facilitate the development of all
housing options required to meet the needs of
current and future residents. The Proposal will add
to the community of Simcoe’s housing options by
introducing between 268 and 509 residential units in
single-detached and street townhouse typologies.
This is to be facilitated through the development of
vacant land in Simcoe’s Urban Area Boundary for
residential land uses at a density consistent with or
greater than that of the surrounding neighbourhood.
While the Proposal does not include the provision of
affordable housing, units of different sizes will offer
housing options for various household sizes, needs
and affordability levels. The Proposal contributes to
efficient land use patterns that are scaled to the small-
town nature of Simcoe.

Development of the Subject Lands for housing also
incorporates opportunities to provide linkages and
access points to adjacent trail systems which connect
Simcoe and Norfolk County at-large. These elements
will support active transportation in and around the
proposed development. Increased residential density
in this area will continue to support and increase
ridership of the Ride Norfolk service.

A Housing Needs Assessment completed by
Watson & Associates Economists Ltd. on behalf
of Norfolk County found that the County will require
a broad choice of new housing products in order
to achieve its population growth forecast. As the
County continues to grow, demand for new housing
within the community is anticipated. The Housing
Needs Assessment concluded that Norfolk County
is expected to experience strong growth between
2025 and 2051, requiring the County’s housing base
to expand by 26% (7,640 units) to accommodate the
forecasted population growth.
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It also concludes that Norfolk County should focus
residential development within the settlement areas
on vacant sites. The Proposal utilizes existing vacant
lands within a settlement area, provides a greater range
of housing types, and achieves the recommendations
in the Housing Needs Assessment.

4.3.3 Settlement Areas (2.3)

Section 2.3.1 of the PPS provides general policies for
settlement areas which are addressed in the following
text.

1. Settlement areas shall be the focus of growth
and development. Within settlement areas,
growth should be focused in, where applicable,
Strategic growth areas, including major transit
Station areas.

2. Land use patterns within settlement areas
should be based on densities and a mix of land
uses which:

a) efficiently use land and resources;

b) optimize existing and planned infrastructure
and public service facilities;

C) support active transportation;
d) are transit-supportive, as appropriate; and
e) are freight-supportive.

5. Planning authorities are encouraged to
establish density targets for designated growth
areas, based on local conditions. Large and
fast-growing municipalities are encouraged to
plan for a target of 50 residents and jobs per
gross hectare in designated growth areas.
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The Subject Lands are located within the Urban Area
Boundary of the community of Simcoe and are thus
an appropriate location for residential growth. The
Subject Lands are within an area that has been planned
for residential development by the County given the
location within the urban boundary and the residential
designation. The Subject Lands are abutting existing
and planned residential development and have
been designed to create a cohesive and connected
neighbourhood. Further, the Proposal optimizes
planned and existing municipal water and wastewater
servicing infrastructure and will be connected through
the western extension of Woodway Trail. Connecting
the servicing through Woodway Trail will also create
efficiencies by providing servicing connections for the
Calibrex lands and potentially removing the need for
the installation of a pumping station. Furthermore, it is
located near existing community services and facilities
which will serve to benefit future residents. Connections
to nearby trail networks are contemplated to support
active transportation and passive recreational uses,
providing connections within Simcoe and Norfolk
County more broadly.

The Proposal will achieve between 33 and 62 persons
and jobs per gross hectare, which meets and exceeds
the Provincial target. The proposed development
efficiently uses the lands available and has proposed
a density consistent to neighbouring developments.
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4.3.4 General Policies for Infrastructure and
Public Service Facilities (3.1)

The following are the policies which address public
service facilities in the PPS:

1. Infrastructure & public service facilities shall
be provided in an efficient manner while
accommodating projected needs. Planning
for infrastructure and public service facilities
shall be coordinated & integrated with land use
planning & growth management so that they:

a) are financially viable over their life cycle,
which may be demonstrated through asset
management planning;

b) leverage the capacity of development
proponents, where appropriate; and

c) are available to meet current and projected
needs.

2. Before consideration is given to developing
new infrastructure and public service facilities:

a) the use of existing infrastructure & public
service facilities should be optimized; and

The Proposal is located within Simcoe’s Urban Area
Boundary which is serviced by municipal water and
wastewater. A Functional Servicing and Stormwater
Management Report prepared by SLA is included with
the Application and demonstrates that the Proposal
efficiently and optimally uses existing and planned
municipal infrastructure.
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Future residents will benefit from existing public
service facilities in the Simcoe area. As part of the Pre-
Application Consultation process with Norfolk County,
Grand Erie District School Board did not identify that a
school site would be required on the Subject Lands at
this time, and further coordination between the school
board and County would reveal optimal locations for
schools to serve Simcoe’s growth

4.3.5 Transportation Systems (3.2)

1. Transportation systems should be provided
which are safe, energy efficient, facilitate
the movement of people and goods, are
appropriate to address projected needs, and
support the use of zero- and low- emission
vehicles.

2. Efficient use should be made of existing and
planned infrastructure, including through the
use of transportation demand management
Strategies, where feasible.

The proposed development will provide safe and
efficient transportation options for pedestrians and
drivers. The Proposal will extend Woodway Trail,
which currently terminates at the northern border of
the Subject Lands and provide connection to Decou
Road, providing additional access to the existing
subdivision to the north. The internal street network
within the Subject Lands will provide connectivity
to Calibrex lands to the east and Woodway Trails
Subdivision to the northwest. Two road accesses are
provided to Decou Road which are adequately spaced
to ensure that traffic conflicts will not be created.
Sidewalks will be provided throughout the Proposal
to ensure pedestrian connectivity. The proposal was
designed to ensure sufficient access and egress
for pedestrians and vehicles. Active transportation
is supported by access to nearby trails, providing a
safe and energy efficient means of transportation and
passive recreation for future residents.
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4.3.6 Sewage, Water and Stormwater (3.6)

1. Planning for sewage and water services shall:

a. accommodate forecasted growth in a
timely manner that promotes the efficient
use and optimization of existing municipal
sewage services and municipal water
services and existing private communal
sewage services and private communal
water services;

b. ensure that these services are provided in
a manner that:

(1) canbe sustained by the waterresources
upon which such services rely;

(2) is feasible and financially viable over
their life cycle;

(3) protects human health and safety, and
the natural environment, including the
quality and quantity of water; and

(4) aligns with comprehensive municipal
planning for these services, where
applicable.

c. promote water and energy conservation
and efficiency;,

d. integrate servicing and land  use
considerations at all stages of the planning
process;

e. consider opportunities to allocate, and re-
allocate if necessary, the unused system
capacity of municipal water services and
municipal sewage services to support
efficient use of these services to meet
current and projected needs for increased
housing supply; and

f.  beinaccordance with the servicing options
outlined through policies 3.6.2, 3.6.3, 3.6.4
and 3.6.5.
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2. Municipal sewage services and municipal water
services are the preferred form of servicing for
settlement areas to support protection of the
environment and minimize potential risks fo
human health and safety. For clarity, municipal
sewage services and municipal water services
include both centralized servicing systems and
decentralized servicing systems.

The Proposal draws upon existing municipal sewage
and water infrastructure which will be extended
throughout the Subject Lands from existing services
in the Woodway Trails subdivision to the north. The
development of the subject lands will also provide
servicing connections to the east for the Calibrex
property and potentially eliminate the need for a
temporary pumping station on Calibrex’s lands. A
Functional Servicing and Stormwater Management
Report prepared by SLA is included with this
Application Submission, and provides further details
regarding the servicing design, capacity within
the Simcoe system, and servicing connects to the
Woodways Trail subdivision to the north and Calibrex
to the east. Water and energy conservation will be
undertaken throughout the building and construction
process, and dwellings will be constructed to Ontario
Building Code Standards for energy efficiency.

8. Planning for stormwater management shall:

a) be integrated with planning for sewage and
water services and ensure that systems
are oplimized, retrofitted as appropriate,
feasible and financially viable over their full
life cycle;

b) minimize, or, where possible, prevent or
reduce increases in stormwater volumes
and contaminant loads;

c) minimize erosion and changes in water
balance including through the use of green
infrastructure;
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d) mitigate risks to human health, safety,
property and the environment;

e) maximize the extent and function of
vegetative and pervious surfaces;

f) promote  best practices, including
stormwater attenuation and re-use, water
conservation and efficiency, and low
impact development; and

g) align with any comprehensive municipal
plans for stormwater management that
consider cumulative impacts of stormwater
from development on a watershed scale.

The Proposal includes a 1.16-hectare stormwater
management pond at the lowest topography on
the Subject Lands. A Functional Servicing and
Stormwater Management Report by SLA is included
with this Application which provides greater detail on
the anticipated peak flows during storm events and
the expected attenuation needs. The report includes
grading and erosion plans for the Lands. It describes
in detail how stormwater will be managed and
accommodated, and how stormwater management,
water and sanitary infrastructure has been designed in
an integrated manner. The stormwater management
pond will be designed to address both quantity and
quality of stormwater before being released into the
appropriate storm outlet. Preliminary information
provided by Norfolk Discussions with County staff
have indicated that they may wish to explore having
the stormwater management pond on the Subject
Lands receive some stormwater flows from Woodway
Trails Subdivision. Based on the proposed grading
for the adjacent lands there may be flows that can be
directed to this pond, and confirmation of this can take
will be reviewed and coordinated during the detailed
design process, and based on further discussions
with the County and Woodway Trails owner.
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4.3.7 Public Spaces, Recreation, Parks,
Trails and Open Spaces

Policies in Section 3.9 contribute to an active, health
and inclusive community design.

1. Healthy, active, and inclusive communities
should be promoted by:

a) planning public streets, spacesandfacilities
to be safe, meet the needs of persons of all
ages and abilities, including pedestrians,
foster social interaction and facilitate active
transportation and community connectivity;

b) planning and providing for the needs of
persons of all ages and abilities in the
distribution of a full range of publicly-
accessible built and natural settings for
recreation, including facilities, parklands,
public spaces, open space areas, trails
and linkages, and, where practical, water-
based resources;

d) recognizing provincial parks, conservation
reserves, and other protected areas, and
minimizing negative impacts on these
areas.

The Proposal introduces public streets consistent
with Norfolk County design standards. A central
public park that is 1.05 hectares in size will serve as
a community anchor and a gathering place for future
residents. All public facilities will be designed to be
AODA-compliant to meet the needs of residents of all
ages and abilities. Public streets will have sidewalks
for pedestrian connectivity, and access points to trails
will be provided. Furthermore, a trail system around
the proposed stormwater management pond will be
contemplated during the detailed design phase of the
subdivision approval.
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4.3.8 Natural Heritage (4.1)

Policies in Section 4.1 contribute to the protection and
preservation of natural heritage features.

1. Natural features and areas shall be protected
for the long term.

2. The diversity and connectivity of natural features
in an area, and the long-term ecological
function and biodiversity of natural heritage
systems, should be maintained, restored
or, where possible, improved, recognizing
linkages between and among natural heritage
features and areas, surface water features and
ground water features.

Based on the comments provided by the County and
Long Point Region Conservation Authority the only
natural heritage features impacting the property is
an existing woodland on an adjacent property. A full
Environmental Impact Study (EIS) was completed for
the property to ensure that all environmental features
were considered and impacts were appropriately
mitigated, and because the development would
encroach into the dripline of the existing woodlands. A
woodland dripline staking exercise was undertaken on
December 3, 2025, which determined the limits of the
Subject Lands’ development with regard to woodlands
on and near the Lands. The staking exercise was jointly
pursued by Norfolk County Staff, Long Point Region
Conservation Authority, and GeoProcess Research
Associates. The established dripline confirmed areas
that are required for ecological protection on and
adjacent to the Subject Lands. Appropriate buffering
and setbacks were applied to these features.
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4.3.9 Conclusion

Overall, in our opinion, the Proposal is consistent
with the Provincial Planning Statement including
the policies outlined for efficient use of land and
infrastructure within settlement areas, the provision of
a range and mix of housing options, the promotion of
economic development and competitiveness, and the
creation of healthy, active, and inclusive communities.
The development wisely uses municipal infrastructure
that is existing or planned and will not impact any
natural heritage features.
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4.4 Norfolk County Official Plan
(2006/2008)

The Norfolk County Official Plan (2006) (“OP”) was
adopted by Norfolk County Council on May 9, 2006 and
was approved by the Ministry of Municipal Affairs on
December 23, 2008. It is the guiding land use planning
policy document for this jurisdiction as the community
of Simcoe does not have an Official Plan. It contains
policies pertaining to both the County as a whole and
more locally for its constituent municipalities therein.
This section addresses the Proposal’s conformity to
the OP policies in the context of the community of
Simcoe.

The Subject Lands are in the community of Simcoe
and are identified on Schedule A-1 of the OP as being
an Urban Area. As per Schedule B-15 of the OP, which
is the land use plan for the community of Simcoe,
the lands are designated as Urban Residential and
Designated Greenfield area.

In all sections reviewed below, the most relevant
policies were included. Where policies did not apply
to the project, they were not included.

4.4.1 Sustainable Natural Heritage (3)
3.2 Watershed Management

) The County shall encourage the protection
and restoration of Natural Heritage Features
fo improve water quality and quantity.

The Proposal aligns with the policy of the County as it
ensures both the protection and enhancement of local
Natural Heritage Features. The Proposal introduces
a stormwater management pond to safeguard water
resources and uphold overall water quality and erosion
control.
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For more information, please refer to the Stormwater
Management report prepared by SLA in support of the
Applications. In addition, an Environmental Impact
Study has also been completed to ensure that there
is N0 negative impact to the adjacent natural heritage
system and Lynn Creek Valley.

h) The County shall require the use of
stormwater management facilities
downstreamn of new developments, where
appropriate, to mitigate development
impacts on stormwater quantity and quality.
The County shall promote naturalized
and unfenced stormwater management
facilities, constructed with gentle slopes.
Applications for development may be
required to be supported by a stormwater
management study.

A Stormwater Management report has been prepared
by SLA, submitted as part of the Applications.
This report provides the detailed implementation
of stormwater management practices and use of
the proposed stormwater management pond on
the southwestern portion of the Subject Lands.
The proposed stormwater management pond has
been designed to accommodate peak flows for
the Subject Lands and recognizes that there may
be the need to accommodate storm flows from the
existing subdivision to the northeast. The pond will be
designed to accommodate and treat stormwater for
both quality and quantity during storm events before
out-letting into Lynn Creek. The stormwater pond is
proposed to use naturalized and unfenced stormwater
management techniques.

k) The County shall encourage the reduction
of water consumption levels through the
promotion of the efficient use of water, in
cooperation with the private sector and the
community, and may specify appropriate
water  conservation measures  within
existing and new development.
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Municipal water conservation measures, such as the
reduction of water consumption and the efficient use
of water, will be discussed between the Owner and
County staff throughout the development process.

3.5 Natural Heritage Systems

3.5.1 Provincially Significant Features

a) Development and site alteration shall not
be permitted in a Provincially Significant
Feature unless in accordance with
provincial and federal requirements.

The Subject Lands are not located in any Provincially
Significant Feature and are therefore not subject
to restricted to the above-mentioned development
permissions.

b) Development and site alteration shall
not be permitted on lands adjacent to
the natural heritage features and areas,
unless the ecological function of the
adjacent land has been evaluated and it
has been demonstrated that there will be
no negative impacts on the natural features
or on their ecological functions that cannot
be adequately mitigated. The extent of
adjacent land shall be defined as indicated
in Table 1. An Environmental Impact Study
(EIS) in accordance with Section 9.7.1
(Environmental Impact Study) of this Plan
shall be required for all development
proposals adjacent to or abutting areas
identified as  Provincially  Significant
Features.
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A small portion of the Subject Lands are located
within 120 metres of Provincially Significant Wetlands
found directly south of Decou Road. Through
an Environmental Impact Study conducted by
GeoProcess Research Associates, the ecological
function of the adjacent land was evaluated, and
it was demonstrated that there will be no negative
impacts on the natural features and their sustaining
ecological or hydrologic functions. Please refer to the
above-mentioned EIS for more information.

3.5.2 Natural Heritage Features

b) Development or site alteration proposed in,
oradjacentto, a Natural Heritage Feature(s),
whether illustrated on Schedule “C” or only
described in Table 2, shall be subject
to the completion of an Environmental
Impact Study, in accordance with Section
9.7.1 (Environmental Impact Study) of this
Plan. Development or site alteration in,
or adjacent to, such features shall not be
permitted unless it has been demonstrated
that there will be no negative impacts on
the natural features or on their ecological
functions that cannot be adequately
mitigated. The extent of adjacent land shall
be defined as indicated in Table 2.

As seen on Schedule C-5 Natural Heritage of the OP
and as described in Table 2: Extent of Land Adjacent
to a Natural Heritage Feature within the OP, the Subject
Lands are adjacent to Natural Heritage Features,
including Significant Woodland, and Provincially
Significant Wetland. An EIS, prepared by GeoProcess
Research Associates, demonstrates there will be
no negative impacts on the natural features of the
woodlands and the ecological functions that sustain
them. Please refer to the above-mentioned EIS for
more information.
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d) The clearing of woodlands through the
Forest Conservation By-law may be subject
fo the completion of an Environmental
Impact Studly.

There are no areas of Significant Woodlands
designated on the Subject Lands, and as such,
no clearing of Significant Woodlands is proposed
to facilitate the Applications. However, there are
significant woodlands on the adjacent property, with
the dripline and associated buffers impacting the
subject lands. The dripline and buffers have been
appropriately reflected on the proposed plan.

g) This Plan encourages the retention of
woodlands or portions of woodlands. It is
further encouraged that wherever possible
and appropriate, trees be replanted to
replace trees removed if a development
proceeds. This Plan encourages the
conservation or replanting of roadside
and fence-line shrubs and trees, and
riparian area vegetation, wherever possible
and appropriate in the context of new
development.

There are no Significant Woodlands designated on
the Subject Lands, however, the required buffers and
dripline for the Significant Woodlands to the south
and west encroach onto the Subject Lands and have
thus been examined for potential impact. As there is
no tree removal on the Subject Lands, appropriate
measures to ensure that there is no negative impact
to adjacent woodlands has been considered. Further,
the Proposal contemplates the planting of roadside
trees and additional vegetation within the proposed
areas for parks and open space, which will achieve the
goal of the OP to preserve and enhance the existing
tree cover in the County.
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4.4.2 Natural Resources (4.6)

A portion of the Subject Lands has been identified
as having buried mineral aggregates, and thus the
following policies have been reviewed. It is our opinion
that because of the location of the site within the
settlement area of Simcoe, and proximity to existing
residential uses, the extraction of these resources is
not practical or feasible.

4.6 Natural Resources

4.6.1 Mineral Aggregates

b) Aggregate Resource Areas shall be
protected for future use. More precise
boundaries of the Aggregate Resource
Areas may be established through
consultation with the Ministry of Natural
Resources and Forestry. Subject to
consultation with the Ministry, minor
modifications to the boundaries of the
Aggregate Resource Areas shall not require
an amendment to this Plan.

Similar to the vast majority of the built-up area of the
community of Simcoe, a portion of the Subject Lands
are designated as Buried Aggregate Resource Area in
Schedule J-5 Natural Resources of the OP. Although
OP policy states that Aggregate Resource Areas
shall be protected for future use, the size of the site
and the proximity to existing residential uses would
be very difficult to mitigate any negative impacts to
neighbouring properties. Further, although the Lands
have been identified in the OP, there has been no
investigation into the quality or quantity of aggregate
to determine if the extraction is financially viable. The
Subject Lands are within the settlement boundary
of Simcoe and the proposal will maintain conformity
with the OP as the Lands are also designated Urban
Residential on Schedule B-15, which supports
residential development.
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The development of these Lands for residential
purposes without further exploring the viability of
aggregate extraction is appropriate as the location of
the site would make extraction difficult to undertake
without significant compatibility issues.

c) Development and changes in land use
which would prevent future access, use
or extraction shall not be permitted in and
adjacent to identified Aggregate Resource
Areas on Schedule “J’, unless it can be
demonstrated that:

I) aggregate resources use would not be
feasible; or

i) the proposed development and change
in land use serves a greater long term
interest of the general public; and

i) issues of public health, public safety and
environmental impact are addressed.

The proposed subdivision would enable a land use
which would make the potential for the extraction
of aggregate resources impossible, however, the
proposed residential uses are more appropriate and
compatible with the surrounding neighbourhood. The
Subject Lands, as previously identified, are within
the settlement area and surrounding by residential
uses, which are considered to be sensitive receptors.
Introducing an aggregate extraction operation
in this location would create public safety and
compatibility issues with land uses and traffic. The
proposed residential land use, which the Lands are
also designated for, is appropriate and better serves
the needs of the neighbourhood. The Proposal
will increase Norfolk County’s housing supply and
will serve to accommodate the County’s projected
growth. Therefore, the Buried Aggregate Resource
Area designation for the Subject Lands, as seen in
Schedule J-5 Natural Resources of the OP, should not
prevent the proposed residential development on the
Lands.
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h) In the undeveloped portions of designated
Urban Areas, Hamlet Areas, or Resort Areas,
where aggregate resources have been
identified, extraction shall be encouraged
to ensure the economic opportunity is
not lost, provided the disruption to nearby
sensitive and incompatible uses can
be mitigated. The aggregate resources
should be removed before allowing urban
development, unless otherwise provided
for by the policies of this Plan.

As the Subject Lands are located directly adjacent
to an existing residential development, it would be
inappropriate for the extraction of aggregate resources
to occur on the Lands. Extraction of aggregate
resources would not be compatible with surrounding
land uses and would act as a nuisance to and result in
the disruption of sensitive adjacent sensitive land uses,
such as the residential neighbourhood to the north
of the Subject Lands and the proposed residential
subdivisions to both the east and west of the Lands.
Therefore, the removal of aggregate resources from
the Subject Lands prior to urban development should
not be considered.

4.4.3 Maintaining Healthy Communities (5)

Section 5 of the OP presents policies for maintaining
healthy communities, including housing, community
design and recreation which are addressed in this
section of the report.
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5.3 Housing

a) At all times, the County shall maintain
the ability to accommodate residential
growth for a minimum of 10 years through
land which is designated and available
for residential development. Additionally,
the County shall ensure that where
new development is to occur, land with
servicing capacity sufficient to provide at
least a 3-year supply of residential units
in draft approved and registered plans, or
in cases of residential intensification and
redevelopment, land appropriately zoned
in the Zoning By-law and available for
development or redevelopment.

The proposed development will assist the County in
ensuring that there are residential units available to
accommodate a minimum of 10 years of residential
development. Based on the information provided
by County staff, as well as the Functional Servicing
Report prepared by SLA, there is servicing available
to accommodate the proposed development within
Simcoe and will not require any upgrades.

b) The County shall ensure that a full range of
housing types and densities are provided
fo meet the anticipated demand and
demographic change. All forms of housing
required to meet the social, health and
well-being of current and future residents,
including those with special needs shall be
encouraged. The County shall target that 15
percent of all new housing built in Norfolk
County be multi-residential  dwellings
and 15 percent be semi-detached and
townhouse dwellings.

As previously outlined, the Proposal includes a range
of residential dwelling types, including single-detached
and townhouse dwellings. A range in size of units is
also proposed within these housing forms, providing
various options for current and future residents.
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The Proposal does not include any multi-residential
dwellings but provides sufficient townhouse dwellings
to ensure an appropriate density for the Subject Lands
as a whole. Although no affordable housing units are
proposed in the development, the range in housing
forms and lot sizes will accommodate a range of
household incomes.

h) The County shall develop zoning provisions
that are sufficiently flexible to permit a broad
and varied range of housing forms, types,
sizes and tenures, including accessory
apartments in houses, except in locations
serviced by individual or communal waste
water disposal systems.

A Zoning By-law Amendment is required to facilitate
the Proposal to ensure that a broad and varied range
of housing forms, types, sizes and tenures can
be developed. The Subject Lands’ current zoning,
Development (D) and General Industrial (MG), does not
permit the development of residential uses as required
by the OP. Therefore, a ZBA application is submitted
alongside this report to rezone the lands to Residential
Type 2 Zone (R2-XX) with site specific exemptions
to permit the required range of housing forms and
as outlined within the Draft Plan of Subdivision.
Additionally, Provincial Policy, including Bill 23, More
Homes Built Faster Act, 2022, permits two additional
residential units on a lot as-of-right. This provincial
policy ensures that the County’s zoning provisions are
sufficiently flexible to permit additional residential units
on the Subject Lands.
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5.4 Community Design

b) Through the review of development
applications, including plans of subdivision,
site  plans and other development
proposals, the County:

i) shall ensure that new development is
designed in keeping with the traditional
character of the Urban Areas, in
a manner that both preserves the
fraditional image of the Urban Areas
and enhances the sense of place
within the County while maintaining the
community image of existing settlerment
areas;

The Proposal effectively ensures that planned
development on the Subject Lands keeps with
the traditional character of the surrounding Urban
Residential area. The Proposal reflects the form and
character of the surrounding low-rise residential
neighbourhood and has been designed with the
neighbouring proposed developments in mind.
The Proposal is consistent and compatible with the
character of the surrounding area and development
densities are consistent with existing residential areas.

i) shall promote efficient and cost-
effective development design patterns
that minimize land consumption;

The Proposal efficiently minimizes land consumption
through effective development design patterns
such as providing sufficient access to existing
development to the north, proposed development to
both the east and west, and to Decou Road to the
south. Additionally, the Proposal maximizes land
use by providing an easily accessible public park in
the centre of the Subject Lands. The Proposal also
effectively makes use of existing municipal servicing
and provides access to nearby community facilities
including Simcoe Memorial Park, the Simcoe Farmers’
Market, the Lynn Valley Trail, and more.
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iii) shall promote the improvement of the
physical character, appearance and
safety of streetscapes, civic spaces,
and parks;

The Proposal is consistent and compatible with the
character of the surrounding area and development
densities are consistent with both existing and
proposed residential areas adjacent to the Lands.
Appropriate zone regulations are proposed to ensure
privacy and provide appropriate amenity areas for
residents. Gentle increases in density are provided
to ensure the improvement of the physical character
and appearance of the Proposal. The new municipal
roadways created as part of the Proposal will be
classified as local roads, and will primarily serve the
Subject Lands, with the extension of Woodway Trail
providing a north-south connection. Sidewalks will be
provided on at least one side of the new streets, which
is consistent with surrounding developments, and will
provide safe pedestrian connections. The large park
space located in the centre of the Proposal is easily
accessible from all areas of the Subject Lands and
ensures a continued public presence and eyes on
the street, improving neighbourhood character, and
safety.

iv) shall encourage tree retention and tree
replacement;

The Subject Lands are currently used for agricultural
purposes and therefore do not have trees requiring
retention orreplacement. However, throughthe detailed
design process of the draft plan of subdivision street
trees will be incorporated per the City’s standards.
The presence of street trees in Urban Areas in crucial
in improving air quality and reducing energy use on
the Subject Lands through additional shading and
protection. They are also valuable for improving the
aesthetics of the development.
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v) shall ensure that design is sympathetic
fo the heritage character of an area,
including the area’s cultural heritage
resources;

The Subject Lands do not contain cultural heritage
resources. The Proposal’s design is compatible with
nearby cultural heritage resources, including the Potts
Cemetery, located adjacent to the Subject Lands on
the southeast corner. The Proposal will not impact this
cultural heritage resource. Residential development
on the Subject Lands will reflect the character of its
neighbouring residential properties, both existing and
proposed, ensuring that the Proposal is sympathetic
to the character of the surrounding development.

vi) shall strongly encourage design that
considers and, wherever possible,
continues existing and traditional street
patterns and neighbourhood structure;
and

The Proposal continues traditional street patterns as it
provides direct access points between Decou Road, a
Collector Road to the south of the Subject Lands, and
residential neighbourhoods to the north. It will also
provide access and egress opportunities between
the Subject Lands and proposed development on the
lands directly adjacent to both the east and the west.

vii) may require, at the County’s sole
discretion, that proponents submit
design quidelines with development
applications, establishing how the
policies of this Section have been
considered and addressed. Such
guidelines may also be required to
address related issues of residential
Streetscaping, landscaping, setbacks,
sidewalks, signage, garage placement,
and architectural treatment.
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Design guidelines have not been requested as
part of the Applications. Should the County require
these, they could be created as part of a condition
of draft plan approval and incorporated into the final
subdivision agreement.

c) Adequate measures shall be taken fo
ensure that the permitted uses have no
adverse effects on adjacent land uses.
Adequate buffering shall be provided
between any uses where land use conflicts
might be expected, and such buffering
may include provisions for grass strips and
appropriate planting of trees and shrubs,
berms or fence screening, and other
means as appropriate. Modifications to
building orientation may also be appropriate
buffering measures, but not in replacement
of appropriate plantings.

Adjacent lands to the north, east, west, and south
(137 & 179-207 Decou Road) of the Subject Lands are
all comprised of currently existing or proposed low-
density residential dwellings. Additionally, an adjacent
residential subdivision to the north is comprised of
housing of similar size and neighbourhood structure
to that of the Proposal. To the northeast of the Subject
Lands is the Sprucedale Youth Centre, a juvenile
detention facility. Adequate buffering between this
facility and proposed residential development will
be provided to eliminate any land use conflicts or
adverse effects on the future residents of the Lands.
The Sprucedale Youth Centre has a large fence with
a visual barrier spanning across the boundary of the
property, ensuring adequate safety and security of the
Subject Lands. The Proposal does not include any
public pathway or area of direct access to the facility,
both ensuring sufficient screening and buffering
between the two land uses.

g) Streetscaping that reflects the intended
characterofsettlementareasisencouraged.
In particular, traditional streetscaping in
the Downtown Designations of the Urban
Areas will be encouraged.
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The Proposal provides 20 metre public rights-of-way
for all local streets within the Subject Lands, with
sidewalks constructed along each right-of-way. This
provides adequate space for pedestrians as well as
sufficient levels of on-street parking for residents and
visitors, promoting a lively and community-based
environment, reflecting the intended character of
the Proposal. A conceptual parking plan has been
provided as part of the submission to confirm on-
street parking can be accommodated.

h) A high quality of park and open space
design is strongly encouraged. The
land for parkland dedication shall be
carefully selected to facilitate their use as
a central focal point for new or existing
neighbourhoods.

Within the Proposal, parkland has been selected
in a central location of the development, effectively
facilitating its use as a central focal point for the
neighbourhood. The neighbourhood is expertly
designed to provide a 1.05-hectare communal public
space for use of all residents in the area. Trail blocks
are also proposed to provide quick and efficient
pedestrian access to the parkland for residents living
along the periphery of the Subject Lands and a further
distance from the proposed park.

J)  The County may require the provision of
certain pedestrian, cycling and trail linkages
through the development approvals
process.

The Subject Lands are adjacent to the Lynn Valley Trail
along the western property line and can be accessed
by the western access point to Decou Road. This
trail provides pedestrian and cycling access between
Downtown Simcoe to the north and the Town of Port
Dover to the south, spanning approximately ten (10)
kilometres in length.
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Further, the Lynn Valley Trail provides linkages to
various other pedestrian and cycling trails in the area
including the Norfolk Sunrise Trail and Waterford
Heritage Trail north of the Subject Lands. Additionally,
the Subject Lands have direct access to the community
of Simcoe’s On-Road Cycling Route via Decou Road,
as seen on Schedule I-2 Active Transportation of the
OP. This cycling route generally travels in an east-
west direction throughout the southern portion of the
community of Simcoe.

m) The County shall encourage development
design considering the principles of
Crime Prevention Through Environmental
Design (CPTED). Specifically, the County
shall encourage proponents of new
development to use appropriate lighting to
deter crime and to situate buildings on lots
to maximize natural surveillance.

The Proposal considers principles of CPTED through
the intuitive design strategies. The Proposal maximizes
natural surveillance as it situates both single detached
dwellings and townhomes on visible lots, ensuring
sufficient lighting and observation by residents on both
outdoor and public spaces. Additionally, public space
such as the proposed parkland is situated in an area
that is both visible and easily accessible, deterring
crime and unwelcome activity from the area. Any in-
park lighting will be at the discretion of the County at
the time of parkland development.

n) To promote environmental sustainable
development, the County shall encourage
the design of sustainable neighbourhoods
in keeping with Leadership in Energy and
Environmental Design - Neighbourhood
Development  (LEED  ND)  design
principles in accordance with the policies
under  Section 11.8.2.1  Sustainable
Neighbourhood Design of the Lakeshore
Special Policy Area Secondary Plan.
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Throughout the development process, sustainable
development principles, such as Leadership in
Energy and Environmental Design - Neighbourhood
Development (LEED ND) design principles, will be
considered.

5.6 Recreation

5.6.1 Parks

b) Provision for parks shall generally be in
accordance with the standards provided
in Section 5.6.1.1, 5.6.1.2, 5.6.1.3, and
5.6.1.4.

According to the 2021 Canadian census, the average
household size in Norfolk County is 2.4 people. As the
Applications propose between 268 and 509 residential
units, it can be estimated that this will accommodate
a population growth of between 645 and 1,220
residents. Section 5.6.1.2 of the OP states that the
minimum standard of neighbourhood park size within
the development is 1 hectare per 1,000 population. By
using this calculation, the 1.05 hectares of proposed
parkland exceeds the required minimum standard,
as stated in the OP. The neighbourhood park is
designed to accommodate the recreational needs of
local residents and is centrally located within a safe
and convenient walking distance. All residents on the
Subject Lands are well within an 800 metre or 10-minute
walking distance to the proposed neighbourhood
park. Additionally, the proposed parkland dedication
(1.05 hectares) which represents 5.1% of the total land
area, which is consistent with the minimum of 5% of
the total land area outlined in the Planning Act. The
size and shape of the parkland proposed creates a
programmable park space, which can support play
fields, playground equipment, sports fields, etc.. The
ability to program this space by the County in the
future will create a community focal point, serving the
subject lands as well as the subdivision to the north
and east which have proposed park space which have
limited programming ability.
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c) Where parks are located adjacent fo
existing and proposed residential areas,
appropriate  measures may be taken
to minimize potential adverse effects
associated with recreation activity areas
and parking areas.

Parking area for the 1.05-hectare parkland is not
proposed as the park is located centrally and is within
800 metres, or a 10-minute walk, of all residential
dwellings on the Subject Lands. On-street parking
within close proximity to this parkland will be provided.
The park fronts along three public rights-of-way,
providing greater ease of accessibility to the area.
However, both rights-of-way do not provide immediate
access to any entrance or exit points off the Subject
Lands, ensuring that potential adverse effects relating
to safety for children and users of the park area are
minimized.

4.4.4 Managing Growth (6)

Section 6 of the OP presents policies for managing
the County’s growth, including its community structure
and growth framework and growth in its urban areas.

6.3 Community Structure and Growth

Framework

a) The growth management and settlement
structure of the County is comprised of two
major interrelated parts: Settlerent Areas
and the Rural Area. The Settlement Areas
include two components, one of which is
Urban Areas.

The Subject Lands are located within the Urban
Settlement Area of Simcoe. As stated in the OP, by
2051, the community of Simcoe is projected to have a
population of 34,299 as well as approximately 14,291
households, and 11,594 jobs. The Proposal will assist
in the facilitation of population and household growth
in the community of Simcoe.
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6.4 Urban Areas

b) It is the policy of this Plan that the Urban
Areas will incorporate the following:

i) afull range of housing types, including
affordable and special needs housing;

The proposal provides a range of housing types,
including single-detached dwellings and townhouses.
Although no affordable housing units are proposed
in the development, the range in housing forms and
lot sizes will accommodate a variety of household
incomes. At the time of construction, accessory
apartments may be incorporated into the design and
construction of the dwellings.

ii) business opportunities at appropriate
locations to provide a wide range of
employment and services to residents,
businesses and visitors;

The Subject Lands provide direct access, both by
vehicle and active transportation, to employment
and commercial areas in the community of Simcoe,
including downtown Simcoe (all located within two
kilometres of the Lands), which provides a wide range
of employment and services to new residents. No
blocks for employment use have been incorporated
into the design, however, the proximity to employment
and commercial areas ensure that the site will be well
serviced.

iii) full municipal services, as feasible and
appropriate, and an appropriate level of
fransportation infrastructure,
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The Proposal plans to use full municipal services
including water, stormwater, and sewage, contributing
to a feasible and efficient development of the Subject
Lands. The water and sanitary connections will be
provided through the Woodways Trail to the north
and there is servicing capacity within Simcoe to
accommodate the proposed development. The
proposal includes public streets throughout the
development to service the development area and
provide connections within the broader community.
Street connections will be provided to both the existing
Woodway Trail and future Woodway Trail to the north.
Two connection points are proposed at the south
end of the Subject Lands. The site is well serviced for
transportation connections.

iv) a concentration of community services
forthe County, including social, cultural,
entertainment, health, educational and
other supporting facilities,; and

The Subject Lands offer an opportunity to
accommodate growth within an existing urban
area. The community of Simcoe is well serviced by
commercial facilities including shops, restaurants,
banks, supermarkets, and department stores. Further,
it is served by publicly funded schools, hospital, a
satellite campus of Fanshawe College, a recreation
centre, a baseball diamond, arena, and public parks.
All general and community services are within a two-
kilometre radius of the Subject Lands. As such, the
proposed development makes efficient use of existing
facilities in the area.

v) an open space, natural heritage and
recreational network that is integrated
with open spaces throughout the
County, and provides appropriate
passive, natural and active areas.
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The Proposal promotes activity through the proposed
park area and adjacent connections to walking and
cycling trails connecting the Subject Lands to both
areas of natural heritage and a high concentration
of community services. As working from home has
continued to gain popularity, residents moving to the
community and the Subject Lands are likely to spend
increased time at home, leading to a connected and
communal environment within the Subject Lands.

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

The Proposal emphasizes efficient land use patterns as
it allows for the opportunity to accommodate significant
growth within an existing Urban Area, using urban
design strategies that match and expand on that of
the surrounding residential area. The Proposal avoids
urban expansion by developing within the existing
delineated urban boundary on lands designated for
future development. It also provides connections to
existing roadways and opens opportunities for natural
and efficient expansion of municipal infrastructure in an
orderly manner. As the Proposal provides a sufficient
increase in households to the community of Simcoe’s
urban area, it contributes to Simcoe’s function as
Norfolk County’s major service centre, addressing the
diverse needs of the County’s residents.

53

4.4.5 Managing Land Use (7)

Section 7 of the OP addresses policies related to
managing land uses in the County. This includes
for the Urban Residential Designation, which is the
designation of the Subject Lands. These relevant
policies are discussed in this section of the report.

7.7 Urban Residential Designation

7.7.1 Permitted Uses

a) The predominant use of land shall be a
variety of urban dwelling types, including
single detached dwellings, semi-detached
adwellings, duplex dwellings and similar low-
profile residential buildings not exceeding
2 dwelling units per lot.

Proposed land uses include single-detached and
street townhouse dwelling in various sizing formats.
These land uses conform to permission for the Urban
Residential Designation.

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

Street townhouses are proposed. The density, height
and character of these units have regard to adjacent
uses and reflect existing and proposed development
in the area. The Proposal also ensures that the
development is adequately serviced by parkland
and school facilities and provides direct access to
a collector road (Decou Road, which is accessible
via two rights-of-way on the southern portion of the
Subject Lands).
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Additionally, the height and massing of the proposed
townhouse units have regard to and conform with that
of adjacent single-detached residential units.

d) An accessory residential dwelling unit or
garden suite shall be permitted subject to
the policies of Sections 5.3.3.1 (Accessory
Residential Dwellings) and 5.3.3.2 (Garden
Suites) of this Plan.

Bill 23, the More Homes Built Faster Act, 2022 amended
the Planning Act to allow up to three (3) residential units
as-of-right on a residential lot, including accessory
residential dwelling units and/or a garden suite. Any
infill intensification occurring on the Subject Lands
will follow in accordance with the policies of Sections
5.3.3.1 (Accessory Residential Dwellings) and 5.3.3.2
(Garden Suites) of the OP.

h) Neighbourhood parks and parkettes, as
defined in Section 5.6.1 (Parks) of this Plan
shall be permitted, whereas community
parks, major parks and other largescale
recreational uses shall only be permitted
in the Parks and Open Space Designation,
through the policies of Section 7.15.1
(Parks and Open Space Designation —
Permitted Uses).

The Proposal includes a 1.05-hectare Neighbourhood
Park to be located on the Subject Lands, which are
designated Urban Residential on Schedule B-15 Land
Use of the OP.

J) A home occupation in a dwelling unit shall
be permitted, except where an accessory
awelling unit, garden suite, or bed and
breakfast establishment exists on the lot,
provided the use does not change the
residential character of the building and
lot, and residential remains the principal
use. The use shall be compatible with the
surrounding residential uses.
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Home occupations will be permitted in residential
dwellings on the Subject Lands. All home occupations
will conform with associated policy in the OP,
including policy within Section 7.7.1 Urban Residential
Designation Permitted Uses. Home occupations will
be at the discretion of future homeowners and in
accordance with the policies in the Official Plan and
regulations in the Zoning By-law.

n) Uses accessory to any of the permitted
uses in the Residential Designation are
permitted.

Accessory uses will be permitted within residential
dwellings on the Subject Lands. All accessory
uses will conform with associated policy in the OP,
including policy within Section 7.7.1 Urban Residential
Designation Permitted Uses.

7.7.2 Land Use Policies

a) Single, semi-detached and duplex housing
forms shall generally have an average net
density of 15 units per hectare (uph), save
and except for land designated Urban
Residential in the Courtland Urban Area,
where private servicing limitations shall
determine the density of development.

Between 268 and 509 residential units are proposed
on the Subject Lands and which yields a net density of
between 21 and 40 uph in single-detached and street
townhouse typologies, based on the total developable
area of the property. Although the proposed density
on the Subject Lands is higher than that of 15 uph
encouraged in the OP, increased density is required to
achieve sufficient housing to accommodate the levels
of growth projected in Norfolk County.
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In Norfolk County’s 2025 Housing Needs Assessment,
completed by Watson & Associates Economists
Ltd., it was concluded that the County is expected to
experience strong growth between 2025 and 2051,
requiring the County’s housing base to expand by
26% (7,640 units) to accommodate the forecasted
population growth. The Housing Needs Assessment
also concludes that Norfolk County should focus
residential development within the settlement areas
on vacant sites, which is consistent with the Proposal
on the Subject Lands. The increased density is
appropriate as it will still be compatible with the
existing and planned residential developments to the
north and east. The lot sizes are consistent with what
is proposed in these developments.

b) Triplex, fourplex, townhouses, and other
medium density housing forms, shall
generally have a net density of between
15 and 30 uph, save and except for in
the Courtland Urban Area where private
servicing limitations shall determine the
density of development. New medium
density residential development and other
uses that are similar in terms of profile, shall
meet the following criteria:

I) the density, height and character of
the development shall have regard to
adjacent uses;

The Proposal includes street townhouse dwelling units
on lots with frontages of 6.1 metres. Given that the
Proposal includes a range of units at this time, the unit
count will be further clarified throughout the phased
development process. Effort will be made to deliver a
streettownhouse density between 15 and 30 uph, while
also considering the Norfolk’s need for an increase to
its housing supply to accommodate its forecasted
population growth to 2051, as concluded in Norfolk
County’s Housing Needs Assessment. In addition,
the density, height, and character of the Proposal will
be consistent with that of its surroundings including
both existing and proposed residential development
located adjacent to the Subject Lands.
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i) the height and massing of the buildings
at the edge of the medium density
residential development shall have
regard to the height and massing of the
buildings in any adjacent low density
residential area and may be subject to
additional setbacks, or landscaping to
provide an appropriate buffer;

Townhouse dwellings located at the edge of the
residential development or located adjacent to single-
detached dwelling units will have regard to the height
and massing of low-density residential development
through the provision of appropriate buffers to ensure
a smooth transition between land uses. However, as
requested by County staff during a Pre-Application
Consultation meeting for the Proposal on November
12, 2025, townhouses facing townhouses will be
avoided to prevent potential parking issues and
traffic concerns. Accordingly, the concept plan
demonstrates how efforts have been made for street
townhouses and single-detached dwellings to be
located on opposite sides of the same right-of-way to
ensure that increased pressures related to traffic and
parking are spread evenly across the entirety of the
Subject Lands. precise lotting is to be confirmed with
County staff through detailed design for each phase.

iii) the development will be encouraged
to have direct access to an arterial or
collector road, where possible and
appropriate;

The Lands have direct access to a collector road,
that being Decou Road on the southern border of
the property, and an arterial road, that being Ireland
Road which can be accessed through the proposed
development on the Calibrex Lands, located directly
to the east of the Subject Lands.
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iv) the watermains and sanitary sewers
shall be capable of accommodating
the development, or the proponent
shall commit to extending services
at no cost to the County, save and
except for in the Courtland Urban Area,
where private septic systems shall be
permitted;

Through the Functional Servicing Report, prepared
by SLA and submitted in support of the Applications,
have determined that County watermains and sanitary
sewers shall be capable of accommodating the
Proposal on the Subject Lands.

v) the developmentis adequately serviced
by parks and school facilities;

The Subject Lands are adequately serviced by parkland
through the development of a 1.05-hectare park,
accessible within a10-minute walk of all residential
lots on the site. At this time, local school boards have
not identified that additional school capacity will be
required to serve the Proposal. Further discussions
with school boards are anticipated through the
development process.

vii) the development shall be designed
and landscaped, and buffering shall
be provided to ensure that the visual
impact of the development on adjacent
uses is minimized;

The Proposal is designed to provide appropriate
buffering between adjacent non-residential land uses,
such as the Sprucedale Youth Centre, northeast of the
Subject Lands, minimizing the potential impacts of
differing land uses on one another.
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vili) except for a triplex dwelling, fourplex
adwelling or other similar small-
scale developments, a report on
the adequacy of the road network to
accommodate the expected traffic
flows, and the adequacy of water and
sewer services may be required from
the proponent and approved by the
County,; and

A Transportation Impact Study (prepared by Crozier
Consulting Engineers) and a Functional Servicing
Report (prepared by SLA) have been submitted in
support of the Applications to determine the adequacy
of the road network to accommodate expected traffic
flows and the adequacy of both water and sewer
services on the Subject Lands.

f)  Development within the Urban Residential
Designation shall be further subject to the
policies of Section 6.4 (Urban Areas) and
6.5 (Specific Urban Area Policies) of this
Plan.

The Proposal is consistent with Norfolk County OP
policy, including policies outlined in Section 6.4
(Urban Areas) and 6.5 (Specific Urban Area Policies).
The Proposal is located on lands designated as Urban
Residential on Schedule B-15 Land Use of the OP,
meaning it was determined that the Lands shall be
developed to accommodate projected growth and
development for the 20-year planning horizon to 2036,
as outlined in the OP. Infill development on vacant or
underutilized lands subject to the Urban Residential
designation is encouraged within Section 6.4 (Urban
Areas) of the OP. The Proposal will incorporate
full municipal services and an appropriate level of
transportation infrastructure, community services for
the County (such as the 1.05-hectares of dedicated
parkland), and integration with the County’s existing
recreational network, such as the Lynn Valley walking
and cycling trail.

56



227 Decou Road, Town of Simcoe, Norfolk County

The Proposal prioritizes efficient land use patterns
that minimize the extension of municipal services and
infrastructure, which will effectively assist in sustaining
the community and the financial well-being of the
County over the long-term. Therefore, as described
above, the Proposal encourages the development of
vacant land on the edge of existing built-up portions
of the Urban Areas that includes water supply, sanitary
sewers, roads, parks, and other services as required
by the County. The Proposal supports and promotes
the continued development of Simcoe as a complete,
balanced, and sustainable urban community
containing an efficient pattern of development.

4.4.6 Transportation Networks (8.2-8.3)

Sections 8.2 and 8.3 of the OP present transportation-
related policies in Norfolk County. These policies are
addressed in this section of the report.

8.2 The Transportation Network

g) The automobile will continue to be the main
mode of transportation within the County
due to its predominantly rural character,
small and dispersed population, and size
of the Urban Areas. Notwithstanding this, a
land use pattern, density and mix of uses
shall be promoted in the Urban Areas that
reduces growth in the length and number
of vehicle trips, and creates the potential for
public transit viability and other alternative
and sustainable transportation modes such
as walking and cycling.

The automobile will be the main mode of transportation
to and from the Subject Lands, however the Proposal
provides the potential for increased public transit,
walking, and cycling viability for intra-community
travel.
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Two Ride Norfolk on-demand bus stops are located
within a 10-minute walk of the Subject Lands,
including one on Donly Drive South (300 metres north
of the Subject Lands) and another at the intersection
of Decou Road and Simson Avenue (700 metres west
of the Subject Lands). Additionally, the Subject Lands
are located directly adjacent to the Lynn Valley Trall,
providing pedestrian and cycling access to prominent
areas of retail and employment in the community of
Simcoe. This effectively reduces the number and
length of vehicle trips required for residents of the area.

The design of the proposed plan has been completed
to ensure automobile and pedestrian connections to
the existing and proposed residential subdivisions to
the north (Woodways Trail) and east (Calibrex). These
connections will create a connected network of roads,
providing options for access to these sites, as well as
encouraging pedestrian and cyclist movements. The
extension of Woodway Trail through the site to Decou
Road will create a critical connection which has been
highlighted by County staff and Council as being a
high priority to provide multiple access points to the
existing and planned Woodway Trail subdivisions.
Currently, the lands to the north have a single access
via Donly Drive, with an emergency connection
through the Oakwood Cemetery, which is not a
practical long-term solution. The design of the subject
subdivision has identified and responded to the needs
of the community and provide multiple road accesses
to Decou Road. Further, the Phasing Plan prepared
identified that the first phase of the development will
be to create the connection of the westerly extension
of Woodway Trail to Decou Road, which will provide
the secondary access to the existing and planned
neighbourhoods and responds to the requests of Staff
and Council.

h) Safe and convenient pedestrian interfaces
with roads shall be encouraged.

The Proposal includes sidewalks along all proposed
public rights-of-way. This provides safe and convenient
pedestrian access to the entirety of the Subject Lands
including communal spaces and pedestrian interfaces.
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i) The impact of a development proposal
on the transportation systemn, including
the means of access, shall be examined
through a Traffic Impact Study. Only
those development proposals that can
be accommodated in the existing system
will be permitted. Where the transportation
system is not adequate, the County shall
require, as a condition of development
approval, that the proponent of the
development:

i) improve the system in the vicinity of
the proposed development without the
County incurring any costs;

financial
required

i) make the  necessary
contributions for  the
improvements,; andj/or

iii) dedicate  rights-of-way  for  the
development of roads.

ATransportation Impact Study (TIS) has been prepared
by Crozier Consulting Engineers and is included as
part of the Applications. The TIS assesses the impact
of the Proposal on the transportation system, including
the means of access and egress. Please see the
TIS, submitted as part of the Applications, for further
information.

8.2.4 Public Transit

b) Development within Urban Areas shall,
where appropriate, take into consideration
the safe and convenient provision of transit
services.
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The Proposal includes safe and convenient pedestrian
connections to nearby Ride Norfolk on-demand bus
stops. Additionally, the land-use pattern and increased
density proposed on the Subject Lands encourages
further transit use for residents of the area. If deemed
appropriate by the County, the Subject Lands will be
able to service a Ride Norfolk on-demand bus stop
location.

8.3 Walking, Cycling and Trails

a) Existing and proposed trails for walking and
cycling are generally illustrated on Schedule
‘I to this Plan. The County shall work
towards providing bicycle and pedestrian
paths, separated from the roadway, on
existing and proposal roads, on abandoned
rail corridors, on utility corridors, and within
parks and open spaces, as appropriate.
Priority shall be given to the development
and enhancement of routes illustrated on
Schedule ‘I’ of this Plan.

The Lynn Valley Trail, which runs directly adjacent to
the Subject Lands along an abandoned rail corridor,
is highlighted as an Existing Off Road Trail on
Schedule I-2 Active Transportation of the OP, which
will provide convenient pedestrian access to residents
of the development. Additionally, Schedule 1-2 lists
various routes running through the Subject Lands
as “Additional Routes being Considered” by Norfolk
County. These routes are proposed to run along two
separate public rights-of-way on the Subject Lands,
one in an east-west direction — providing access to
the west side of the Subject Lands — and the other in
a north-south direction — providing pedestrian access
through the Subject Lands to Donly Drive South in the
north and Decou Road in the south. The Proposal is
crucial in the development and enhancement of these
routes, improving pedestrian infrastructure and ease
of travel within the area and community of Simcoe as
a whole.
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i) The County will require that sidewalks be
well lit and be accessible for all users,
including people with disabilities.

The Proposal will include sidewalks throughout the
Subject Lands, providing pedestrian connection to
the existing built-up area of Simcoe as well as the
proposed residential developments adjacent to the
Subject Lands.

j)  The County will, where appropriate, include
requirements for walking, cycling and trail
infrastructure in the approval of site plan
and other development applications.

Included within the Draft Plan of Subdivision are
sidewalks on all proposed rights-of-way as well as
connections to existing cycling and trail infrastructure,
including access to both the Lynn Valley Trail and
Decou Road (a designated On-Road Cycling Route).
Pedestrian access to the lands to both the north and
east as well as Decou Road to the south is proposed
to ensure efficient access throughout the Subject
Lands and areas directly adjacent. Additional trail
blocks are proposed to ensure ample connectivity and
accessibility for pedestrians and cyclists commuting
within the Subject Lands.

4.4.7 Servicing Infrastructure (8.8-8.13)

The OP present policies related to servicing,
including utilities and telecommunications, water and
wastewater, and waste management. These policies
are addressed in this section of the report.
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8.9 Water and Wastewater Services

8.9.1 Services in Urban Areas

a) The County shall ensure that both
municipal water supply and wastewater
treatment systems perform within permitted
operating standards. Limitations on the
capacity or operating performance of these
systems are recognized as a constraint
to further development. The County shall
continue to monitor treatment capacities
and operational effectiveness of these
municipal systems.

The Proposalwillmake efficientuse of existing municipal
water supply and wastewater treatment systems within
permitted operating standards. Attached as part of the
Applications, a Functional Servicing Report has been
prepared by SLA to assess the impact of the Proposal
on municipal servicing infrastructure. According to a
June 12, 2025 Staff Report to Norfolk County Council,
the Simcoe Water Pollution Control Plant average daily
flow is rated at 15,400 m® and has sufficient capacity
to meet the County’s growth needs beyond 2051.

b) Development in proximity to any waste
water treatment plant shall adhere fo
the minimum separation distances and
Standards of the appropriate Ministry of
the Environment and Climate Change
Guidelines. Prior to the approval of any
development of a sensitive land use
in proximity to a waste water treatment
plant, the Ministry of the Environment and
Climate Change shall be consulted, and
its standards shall be satisfied. The County
may, to deal with specific situations, require
separation distances that are greater than
the minimum standards set by the Ministry.
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The Ministry of the Environment and Climate Change
states that a minimum separation distance of 100
metres shall be provided between Sensitive Land Uses
such as residential developments. The Subject Lands
are located approximately 800 metres southeast of the
Simcoe Water Pollution Control Plant, well beyond the
100-metre minimum separation distance, effectively
adhering to provincial separation distances and
standards.

c) All development in the Urban Areas shall
be fully serviced by municipal piped water
supply and waste water treatment systems,
save and except for circumstances outlined
in Section 8.9.1 f) (Services in Urban
Areas). Notwithstanding this, appropriate
development shall be permitted in the
Courtland Urban Area on the basis of a
municipal water system and private waste
water disposal systems.

The Proposal will be fully serviced by municipal-piped
water supply and wastewater treatment systems, in
accordance with policy within Section 8.9.1 of the
OP. As previously mentioned, attached as part of the
Applications, a Functional Servicing Report has been
prepared by SLA to assess the impact of the Proposal
on municipal servicing infrastructure.

8.9.3 Servicing Allocation and Phasing

b) The timing of development in the Urban
Areas shall be managed so that:

I) thereis a logical extension of municipal
services that avoids the “leapfrogging”
of large undeveloped tracts of
land between the existing urban
development area and the proposed
development;
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The Subject Lands are located directly adjacent to a
large residential neighbourhood to the north, avoiding
the “leapfrogging” of large undeveloped tracts of land
between existing urban development and the Subject
Lands. The landowner is currently in discussions
with the County and neighbouring landowners to
coordinate the installation of servicing so that it is
efficiently and effectively installed. Additionally, the
Subject Lands are to be developed in accordance
with the adjacent lands to both the east and west,
ensuring a logical extension of municipal services and
a smooth transition of development from the previously
mentioned residential neighbourhood to the north.

i) a compact form and pattern of
development is maintained,

The concept subdivision plan displays the proposed
form and pattern of residential development that is
compact and is an efficient use of land. The Proposal
represents an efficient use of residential development
through the construction of single-detached and
townhouse dwelling units with quick access to walking
and cycling routes, parkland, and connections
to collector and arterial roads. The Proposal also
ensures that appropriate stormwater measures are
undertaken through the construction of a 1.16-hectare
stormwater management pond. Further, the Proposal
will include the construction of new municipal roads
and improvements to access to existing municipal
rights of way, support growth and accessibility in the
community. As outlined above, the development
proposes a higher unit per hectare than is generally
provided by the Official Plan with respect to single
detached and townhouse dwellings, however, this
is appropriate to ensure the wise use of land and to
create a compact development.

iii) the provision of all municipal services,
as appropriate, proceeds in an
economically viable manner; and
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The Proposal will use municipal services for all
water, stormwater, and sanitary infrastructure on the
Subject Lands. This infrastructure will be expanded
from existing servicing on adjacent lands, ensuring
economically viable residential growth in the urban
areas of Norfolk County.

Iv) firstpriority is givento reserving servicing
capacity for infilling, intensification and
redevelopment.

As the Proposal is within the urban area and is
planned for growth within the community of Simcoe
Urban Area, servicing capacity for the Subject Lands
is available to accommodate the Proposal.

8.9.4 Stormwater Management

a) Stormwater management facilities for all
new developments shall be designed,
constructed and managed to the
satisfaction of the County. Where feasible,
regional stormwater management facilities
that serve a drainage area that may include
several developments will be encouraged
by the County.

A stormwater management pond has been
incorporated into the plan at the lowest point of the
site to efficiently and effectively capture runoff during
storm events. Based on the information prepared
by SLA, there is currently uncontrolled runoff from
a neighbouring site onto the subject lands. This
overland flow has been incorporated into the overall
calculations and the pond will be appropriately sized
to accommodate the additional flows. The proposed
stormwater management pond is designed to serve
the needs of the Proposal and to support conservation
on the Subject Lands by capturing, treating, and
releasing anticipated stormwater generated by the
development.

61

c) Stormwater management facilities shall
be designed to manage stormwater
quality and quantity through a treatment
train approach, at an appropriate level, as
defined in consultation with the appropriate
Conservation Authority. The integration of
natural vegetative features in new facilities
shall be required and the naturalization of
existing stormwater management facilities
is encouraged. The installation of low
impact development measures and green
infrastructure will be encouraged.

The proposed stormwater management pond is
designed to manage stormwater quality and quantity,
including the integration of natural vegetative
features. For further information, please see the
Functional Servicing and Stormwater Management
report prepared by SLA and submitted as part of this
Application. Itis anticipated that the ultimate design of
the stormwater management pond will be completed
through the detailed design stage of the draft plan of
subdivision.

d) Prior to the approval of a development
application, the County shall require
the preparation and approval of a
stormwater management plan which either
implements the management concept of
the Subwatershed Study, if prepared, or is
completed in accordance with quidelines
of the appropriate Conservation Authority
and the current Ministry of the Environment
and Climate Change Stormwater Planning
and Design Manual. At its sole discretion,
the County may, defer these requirements
to the detailed design phase, and
implement the policies of this Subsection
as a condition of development approval.
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The stormwater management plan, provided as
part of the Functional Servicing and Stormwater
Management Report prepared by SLA, has been
prepared in accordance with the County’s Municipal
Design Standards. The stormwater management
pond will include naturalized landscaping and buffers
to the adjacent Lynn Creek and to the significant
woodlands. There is no Subwatershed Study for this
area, and so the County’s Municipal Design Standards
govern stormwater management requirements. These
Standards have been reviewed, and the proposed
design is found to be in compliance.

e) Prior to development approval, the
development proponent shall consider,
where  appropriate,  enhancing  the
vegetation, wildlife habitats and corridors
in and along the stormwater management
system and the receiving watercourses.
Additionally, the proponent shall provide,
where appropriate, public access to and
along the stormwater management system
and the receiving watercourse where such
areas can be used to form part of a trail
or open space system. In order to ensure
that the size, configuration and grade of
the land surrounding the facility can be
efficiently programmed as a component
of a trail or open space system, it may be
necessary to prepare a landscape design
prior to development approval.

Public access to the proposed stormwater
management pond will be considered throughout
the detailed design phase. Access to the stormwater
management pond may be available at the intersection
of two proposed public rights-of-way, providing
connection to Woodway Trail to the north and the Lynn
Valley Trail to the west, potentially forming part of the
County’s existing trail system. Further investigation to
determine if this is feasible will be completed as the
more detailed engineering drawings are prepared.
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f)  The Iimplementation of storm water
management practices shall take into
consideration the potential impact of
climate change, including the following:

i) More extreme thermal impacts on
aquatic and terrestrial ecology;

i) Increased seasonal evapotranspiration
rates;

iy Uncertainty in hydrologic predictions
and models;

iv) Potential for more extreme high-
contaminant concentrations in storm
water;

v) Increased stress in water supply and
treatment affecting water quality; and

vi) the potential for increased frequency
and intensity of major storm events.

Please see the Functional Servicing and Stormwater
Management report prepared by SLA submitted as
part of the Applications for detailed implementation of
stormwater management practices and the potential
impact of climate change.

8.10 Waste Management

c) Residential shall  be

encouraged.

composting

Residential composting on the Subject Lands will be
encouraged. ltis notthe intentto include any restrictive
covenants on the property which would prevent
household composting. Information regarding the
municipal waste collection program will be provided to
future homeowners, including information regarding
the County’s composting bin program.
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4.5 Comprehensive Zoning By-
law 1-Z2-2014

4.5.1 Draft Zoning By-law Amendment and
Zoning Review

An Amendment to Norfolk County Zoning By-law 1-Z-
2014 will be required to rezone portions of the Subject
Lands from Development (D) and General Industrial
(MG(H)) to:

m Urban Residential Type 2 Zone (R2-xx) with
site specific performance standards to
permit single-detached dwellings, townhouse

dwellings,

parkland, and a

management pond.

stormwater

Table 5. R2 Zone Compliance Matrix

Performance Standard

Permitted within the R2 Zone (Semi-

Proposed R2-XX

Compliance

Detached)

Met? Yes/No)

5.2.1 |Permitted Uses
a) awelling, single detached dwelling, single detached Yes
b) dwelling, semi-detached
C) dwelling, duplex Street Townhouse No
d) bed & breakfast, subjectto Subsection 3.4
e) day care nursery
f) home occupation
accessory residential dwelling unit, subject
9 to Subsection 3.2.3
5.2.3 [Zone Provisions
minimum lot area:
i) interior lot 255 m? N/A No
2 N/A No
ii) corner lot 345 m? N/A No
N/A No
N/A No
b) minimum lot frontage:
i) interior lot 8.5m 8.5m (Single Detached) Yes
6.0m (Townhouses) No
ii) corner lot 11.5 m (corner unit) 8.5m (Single Detached) No
6.0m (Townhouses) No
c) minimum front yard: 6m 4.5m (front main wall) No
6.0m to front wall of attached private garage No
d)  |minimum exterior side yard: 6m 2.4m No
e)  |minimum interior side yard: 1.2m &0.6m
iil) attached private garage 3m No
f) minimum rear yard: 7.5m 6.0m No
g)  |maximum building height: 11 m [8-Z-2017] 11m Yes
63
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o
N
o

Projection of an Attached Garage

wall projection of an attached garage facing the
street in an R2 Zone

(measured from the wall of the garage facing the
front lot line to the nearest structural element of
the front wall of the dwelling facing the front lot
line, including any covered porch which extends
along the entire front wall of the dwelling, but
excluding eaves, stairs or gutters)

This provision shall not apply where:

the front wall of the dwelling and the wall of the
attached garage containing the opening for
vehicular access do not face the same lot line;

the width of the attached garage is less than 60
percent of the width of the dwelling; or,

a duplex or single detached dwelling is located
on a lot with a lot frontage of 15 metres or
greater.

35m

(-)1.5m

N/A

N/A

N/A

Yes

N/A

N/A

N/A

Biglieri
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4.6 Supporting Documentation

In support of the applications for Zoning By-law
Amendment and Draft Plan of Subdivision, a number
of reports and studies were prepared in support of
the proposed designs. Full copies of these studies
have been provided under separate cover as part of
the submission package. A summary of these studies
has been provided below.

4.6.1 Functional Servicing & Stormwater
Management Report

A Functional Servicing and Stormwater Management
Report (“FSSR”), dated February 2026, was prepared
by S. Llewellyn & Associates Ltd. (“SLA”) for the
Subject Site. The FSSR details the availability and
servicing plan requirements for water, wastewater,
and storm servicing for the proposed subdivision in
accordance with the standards of Norfolk County,
the LPRCA, and general industry practice. The FSSR
includes a preliminary Servicing Plan, Storm Drainage
Area plan, and storm sewer design sheet.

The proposed Storm sewer system is designed to
convey a 5-year minor storm event to a proposed
SWM facility (pond), controlling all minor flows to a
proposed 1050mm culvert at the site’s SW corner,
then to the Lynn River. The SWM pond offers 10,101m?
storage capacity, where a 100-year storm event
requires 7,646m?3. External flows will be conveyed
via the proposed road network to SWM pond; major
flows to be captured by (proposed) ditch inlets in the
rear yard of townhouses adjacent to the proposed
development. Discharge will be controlled to pre-
development rates, including for 100-year storm event
flows. An orifice control system will provide for quantity
controls within the SWM pond. A hierarchical Low-
Impact Development (“LID”) framework is proposed
for retention, filtration and detention, including
downspout disconnections. Rainwater harvesting,
pervious pipes, pavement, and/or biofilters are also
considered. The detention treatment area is 21.27ha,
with 51% perceived imperviousness.
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The SWM pond includes a permanent pool element
for quality control. Proposed sediment and erosion
control measures include silt fencing, mud mats,
thoughtfully locating topsoil stockpiles, stabilizing
disturbed areas, and more.

The subject site is serviced by existing 300mm and
375mm sanitary sewers along the Trillium Way
extension, connecting to a 900mm trunk to the
Simcoe Water Pollution Control Plant. Sanitary flows
will be directed north to connect to this system. Part
of the existing 300mm sanitary sewer is proposed to
be upgraded to 375mm. Dwellings will see 125mm
connections. Total flows for all dwellings (peak flow +
infiltration) equal to 26.9 litres/second (L/S).

For water, 200mm watermains exist along the Trillium
Way extension and Woodway Trails (connecting to
Boswell Street’s 300mm watermain), and Decou Road.
The proposed development will generate maximum
demands of 13.03 L/S daily and 23.16L/S hourly from
1,111 residents (404 units, 2.75 persons/unit). Twenty
(20) municipal fire hydrants are proposed with 150
metre minimum separations. Proposed servicing will
extend the Trillium Way extension’s 200mm watermain,
and connect to the existing Woodway Trail and
future Calibrex Development’s 200mm watermain(s).
Watermain hydraulic analysis and Hydrant flow testing
will be completed at a later date.

The FSSR concludes the proposed development
will have sufficient stormwater, sanitary, and water
servicing capacity, if it implements the enclosed
grading and servicing plan, water and servicing
systems, and erosion and sediment controls, to the
requirements of Norfolk County and the LPRCA.
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4.6.2 Geotechnical Investigation

Geotechnical Investigations were completed on the
Subject Lands. These investigations were prepared by
LVM Naylor, dated December 2009. The report provides
recommendations pertaining to development of the
Subject Lands, including site grading, site servicing,
pavements, residential buildings, excavations and
dewatering, and stormwater management.

Based on the results of the geotechnical investigation,
the subsurface stratigraphy comprises topsoil
overlying major deposits of silt and sand. The stabilized
unconfined groundwater table generally occurs
between Elevation 215 and 217 metres, except at the
southwest boundary where the groundwater level is
between 207 and 209 metres. The horizontal hydraulic
gradient is from the northeast to the southwest
towards the Lynn River. Based on the results of the
geotechnical investigation, the site is deemed as
well-suited for the proposed residential development,
however, the presence of sub-artesian groundwater
and shallow groundwater in the low-lying areas will
affect design and construction.

4.6.3 Transportation Impact Study

A Transportation Impact Study was completed by
C.F. Crozier & Associates Inc. (“Crozier”) to evaluate
the proposed residential development. The Concept
Plan consists of 125 single-detached units and 279
townhouses, but has been assessed conservatively as
509 townhouse units. The study concluded that while
certain study intersections experience operational
constraints under future background conditions, the
addition of site-generatedtraffic canbeaccommodated
within the available road network capacity. Consistent
with  background studies, signalization of the
intersection of Queensway East and Ireland Road is
recommended, although not warranted under future
total volumes. Ongoing monitoring of the overall road
network is also recommended. The proposed site
accesses meet applicable spacing, alignment, and
sight distance requirements.

Biglieri

The study concludes that the development can be
supported from a transportation operations and safety
perspective.

4.6.4 Archaeological Assessment Stage 1-3

A Stage 1-3 Archaeological Assessment has been
prepared by Mayer Heritage Consultants Inc. The
Archaeological Assessment Stage 2 general survey
recovered Euro-Canadian and pre-Contact Aboriginal
artifacts from one-hundred-and-one (101) locations.
All non-diagnostic artifacts were flagged and left in the
field for proper situ mapping during future fieldwork.
Forty-one (41) of these sites were subject to Stage 3
excavations where each surface artifact was recorded
and mapped. A Stage 4 excavation is warranted for
seventeen (17) locations as they represent significant
archaeological resources, and will take place prior to
site alteration. It is anticipated this stage 4 assessment
will be a requirement of any future conditions to draft
plan approval.

4.6.5 Environmental Site Assessment

A Phase 1 Environmental Site Assessment (“ESA”) was
completed by Landtek Limited for the subject site in
September 2025. The ESA finds the irregularly-shaped
site in a rural context, featuring agricultural crop cover
with no structures present. The site surroundings are
a mix of agricultural and residential uses. Geologically,
subject site soils are generally composed of sand and
gravel, on top of limestone, shale, dolostone rock
associated with subsets of the Onondaga Formation.
A small portion of the subject site is in the regulated
area of the LPRCA. No chemical manufacturing/
storage, above- or under-ground storage tanks, nor
significant depths of fill from ravines or watercourses
were identified on the subject site. However, fill of
uncertain quality was found on the north end of the
site during Landtek’s site reconnaissance. The ESA
concludes that, based on the historical agricultural
uses of the subject site, pesticides may be present in
shallow soils, and has the potential to pose concern.
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Landtek thus recommends contemplating a limited
Phase 2 ESA for due diligence, to ascertain both
existing soil quality, and any potential fill removal
needs, for the subject site.

4.6.6 Environmental Impact Study

An Environmental Impact Study (“EIS”) has been
prepared by GeoProcess Research Associates, dated
February 19, 2026. The subject site is located within
the Black Creek-Lynn River subwatershed, in the
broader Long Point Region watershed, with deciduous
woodlands to the south/southwest, and Provincially
Significant Wetlands approximately 20 metres directly
south (adjacent to Decou Road) associated with the
Backus Woods Wetlands Complex. The site is located
upon soils with rapid infiltration and recharge rates.
The site contains Provincially Significant Woodlands,
and features a 0.1 hectare deciduous shrub thicket
(THDM2), a 1.7 hectare deciduous woodland
community (“WOD”) crossing the site on its western
side toward the LE&N rail trail and Lynn River, and
a 1.4 hectare deciduous forest community (FOD)
predominantly located on properties between the site
and the north side of Decou Road.

The Species at Risk assessment screening yielded a
Butternut tree (S2 “imperiled”, endangered) and nine
(9) Barn Swallows (S4B, breeding pop. apparently
secure) in proximity of the subject site. The butternut
tree is within the woodland on the adjacent property,
and a buffer has been provided to this woodland and
dripline. The Barn Swallows were identified as flying
over the subject lands, however, there is no nesting
habitat on-site. Eastern Milk snakes, Eastern Wood-
pewee, and Snapping Turtle(s) could feasibly occupy
habitats on or near the subject site, however were not
found during the field investigations.
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A 10 metre Vegetative Protection Zone (“VPZ”) has
been proposed from the significant woodlands to
the lands on the adjacent properties, measured from
the staked dripline. Where encroachments into the
VPZs are required to permit the development (roads
and stormwater management pond), compensation
is proposed. Based on the areas of encroachment,
a net gain in compensation area is proposed of
approximately 1,362 square metres. For impacts to
significant woodlands, there may be a variety of direct
or indirect short-term and/or minor residual effects
from construction. The EIS includes recommmendations
to minimize potential impact to the adjacent NHS
areas during the construction of the subdivision. The
EIS concludes that the proposed development fulfills
applicable policy requirements and can proceed
without negative natural impacts by implementing the
proposed mitigation measures.
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5. CONCLUSION
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The Biglieri Group Ltd. was retained by LIV (Simcoe)
GP Inc. to prepare planning applications and obtain the
municipal approvals required to facilitate a residential
development on the lands municipally known as
226 Decou Road in the community of Simcoe. The
Proposal seeks a Zoning By-law Amendment and Plan
of Subdivision. The existing zoning of Development (D)
and General Industrial (HG) does not permit residential
uses. The Proposal consists of residential units in
the form of single-detached and street townhouse
dwelling typologies, a stormwater management pond,
park, trail, and public rights-of-way.

This Planning Rationale Report has evaluated the
merits of the proposed applications in the context
of all applicable Provincial and County policies, and
relevant non-statutory policies. It is our opinion that
the Proposal is consistent with the policies as set out
in the Planning Act (1990) and Provincial Planning
Statement (2024) and conforms to the Norfolk County
Official Plan (2006/2008).

For all the foregoing reasons, as well as other reasons
as outlined in this report, it is our professional opinion
that the Proposal is appropriate and desirable,
represents good planning, and warrants the support
of Norfolk County.

If you should have any questions or concerns, please
contact the undersigned at your earliest convenience.
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Respectfully submitted,

THE BIGLIERI GROUP LTD.

Rachelle Larocque, M.Sc, BES, RPP, MCIP
Partner

- ‘&w

Robert McQuillan, BCom, MPI
Planner

S N rrar_—

Michael Barone, BES
Junior Planner
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PARKING INFORMATION:

/| Parking requirement:

SIB(700)

Distance to Driveway: 1.2 metre
Distance to Intersection: 9.0 metres
N1 Distance to Fire Hydrant/Community
o Mailbox: 3.0 metres

| Driveway Width:

Singles 11.00m (36'): 3.0 metres
Singles 12.20m (40'): 6.0 metres
Townhouses: 3.0 metres

" | On-Street Parking Provided: 152 Spaces

Residential (Off-Street) Parking Provided: 808 Spaces
(1 Driveway, 1 Garage)
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The Corporation of Norfolk County
By-Law 30-Z2-2023

Being