
 
 
 
 
 
 
 

 

G .  D o u g l a s  V a l l e e  L i m i t e d  

2 Talbot Street North, Simcoe, ON N3Y 3W4  Phone: 519 426-6270  Fax: 519 426-6277  www.gdvallee.ca 

 

 

 
Genevieve ScharbackEmail to: genevieve.scharback@norfolkcounty.ca 

  NC Clerks    clerks@norfolkcounty.ca 
Tricia Givens    

  Mohammad Alam   mohammad.alam@norfolkcounty.ca 
 

Genevieve Scharback, County ClerkAttention:
  Tricia Givens, Director of Planning 

Mohammad Alam, Supervisor of Development Planning 
 

HFW Holdings LimitedReference:
  Application for Zoning and Official Plan Amendments 

 
 

 

 

 
 
 

tricia.givens@norfolkcounty.ca

 

 

 
          

June 14, 2023

Norfolk County
Clerks and By-Law
50 Colborne Street South
Simcoe, Ontario N3Y 4H3

Norfolk County
Community Development Division
185 Robinson Street
Simcoe, Ontario N3Y 5L6

395-411 Queensway West, Simcoe
Our File 22-013

Please accept this package as our formal application for the following planning applications:

 Zoning By-Law Amendment
 Official Plan Amendment

In response to Norfolk County’s minutes issued in January 24, 2023 relating to the pre-consultation meeting 
of August 3, 2022, we include the following documents as our complete application package:

1. This cover letter.

2. Payment for application fees of $22,631.00 for a combined zoning and official plan amendment (major),
made  payable  to  Norfolk  County.  Payment  will be  hand  delivered to 185 Robinson Street upon 
notification of complete submission in accordance with direction provided from County Staff on June 
13th, 2023.

3.    Summary notes from pre-submission meeting held on May 31, 2023 with Norfolk County staff.
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 G. DOUGLAS VALLEE LIMITED 
                                                                 Consulting Engineers, Architects & Planners 

    Authorized by the Association of Professional Engineers of Ontario  
    to offer professional engineering services. 

4. A copy of the Norfolk County minutes issued January 24, 2023 from the August 3, 2022 pre-consultation 
meeting, signed by Lesley Hutton-Rhora on behalf of G. Douglas Vallee and the proponent.  Subsequent 
email correspondence from Mohammad Alam regarding the submission of a Stage 1 Archaeological 
Assessment as part of a complete application for Official Plan and Zoning By-Law Amendment has been 
included. 

 
5. Completed and executed Norfolk County Planning Department Development Application Form. 
 
6. Articles of incorporation for HFW Holdings Limited. 
 
7. Conceptual site plan for the proposed development. 

 
8. Legal survey of the subject lands prepared by Jewitt & Dixon Limited. 
 
9. Planning Justification Report prepared by G. Douglas Vallee Limited and The Angrish Group.  
 
10. Environmental Impact Study prepared by Pinchen Limited. 

 
11. Stage 1 Archaeological Assessment prepared by Earthworks Archaeological Services Inc. 
 
12. Functional Servicing and Stormwater Management Report (FSR) containing the anticipated flows and 

demands associated with the project as prepared by G. Douglas Vallee Limited.  The General Plan of 
Services is included within the FSR. 

 
13. Correspondence with Norfolk County dating to June 1, 2023 confirming water and sanitary modelling 

reports by the County’s sub-consultant. At our meeting of May 31, 2023 with Norfolk Planning and 
Development Engineering staff, it was agreed that this would be sufficient in lieu of completed modeling 
reports for a complete planning application. 

 
14. Traffic Impact Study prepared by Paradigm Transportation Solutions Limited. 

 
15. Phase I & II Environmental Site Assessment prepared by Aims Environmental for 395 Queensway West.  

As a result of the existing and potential sources of contamination identified by this report, the proponent 
has engaged a qualified and experienced sub-consultant to prepare a comprehensive Phase I & II 
Environmental Site Assessment for the entirety of the subject lands, including a full remediation plan in 
preparation for the issuance of a Record of Site Condition prior to a site plan agreement and building 
permit application in accordance with the Pre-Consultation meeting minutes.   

  

Application for Zoning and Official Plan Amendments
395-411 Queensway West, Simcoe
Our File  22-013
June 14, 2023
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 G. DOUGLAS VALLEE LIMITED 
                                                                 Consulting Engineers, Architects & Planners 

    Authorized by the Association of Professional Engineers of Ontario  
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Lesley Hutton-Rhora 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architect and Planners 
 
c. Herbert Chiu, HFW Holdings Limited 
 Gary Brasenell, HFW Holdings Limited 
 Denton Chiu, HFW Holdings Limited 
 John Vallee, P.Eng, G. Douglas Vallee Limited 

John Iezzi, P.Eng, G. Douglas Vallee Limited 
  
Z:\Projects\2022\22-013 HFW Holdings Hunt St Residential\Agency\OPA & ZBA\DRAFT Submission\1. Cover Letter.docx 

 

  

                  

  

 

The  submission has been made electronically  through FileMail.

Based  on  a  submission  date  of  Wednesday June 14,  2023,  we  request  that  you  process  this  
application  in accordance with the following schedule:

July 14, 2023:  30 days after submission,  confirm that this application is complete.

October 12, 2023:     120 days after submission, decision for approval by Norfolk County Council.

Should you have any questions or comments, please contact me immediately so that we can address your 
items in a timely manner.

Thank you in advance for your support of this project.

Respectfully submitted,

Application for Zoning and Official Plan Amendments
395-411 Queensway West, Simcoe
Our File 22-013
June 14, 2023



MEETING MINUTES
Project #: 22-013
Project: HFW Simcoe

Date: May 31, 2023
Category: Pre-Submission Meeting with County Staff for Official Plan & Zoning Amendment Application
Organizer: Lesley Hutton-Rhora
Attendees: Mohammad Alam, Stephen Gradish, John Vallee, John Iezzi, Lesley Hutton-Rhora

Agenda: 1. Confirm submission requirements for Official Plan & Zoning Amendment application.
2. Confirm application fees.

Notes: Required: Provided: Comments:
Confirmation of Submission
Requirements

Notes from the pre-
submission meeting will be
included with the application
submission.

Pre-Consultation Minutes A copy of the final minutes
forwarded by County staff on
January 24, 2023 for the pre-
consultation meeting held on
August 3, 2022 will be
included with the application
submission.

Include development
engineering comments &
correspondence with
Mohammad re. Stage I
archaeological assessment.

Development Application
Form

A development application
form has been completed,
signed & commissioned by
the applicant.

Proposed Site Plan / Drawing The proposed site plan
drawing will be included with
the application submission as
an independent attachment.

Planning Justification Report A planning justification report
has been prepared by G.
Douglas Vallee and The
Angrish Group in support of
the proposed development.

Environmental Impact Study An Environmental Impact
Study has been prepared by
Pinchen Limited.

Archaeological Assessment In accordance with email
correspondence with
Mohammad Alam on
Thursday December 15,
2022, a Stage I
Archaeological Assessment
has been prepared by
Earthworks Archaeological
Services Inc. in support of the
Official Plan & Zoning
Amendment applications.
Field work required for the
Stage II assessment is
presently underway.



Functional Servicing &
Stormwater Management
Report

Functional Servicing and
Stormwater Management
Report (FSR) containing the
anticipated flows and
demands associated with the
project as prepared by G.
Douglas Vallee Limited.

General Plan of Services A General Plan of Services is
referenced within the FSR,
and will be included in the
submission as an
independent attachment.

Water & Wastewater
Modelling

Correspondence with Norfolk
County Staff regarding the
request for water &
wastewater modelling will be
included with the application
submission.

Quote has been received by
County staff.  Vallee to
arrange for authorization with
Proponent.  Modelling to be
initiated and payment
arranged thereafter.

Confirmation of a Legal &
Adequate Inlet

Provided in FSR. Include correspondence with
LPRCA regarding
configuration of SWM pond
and outlet to LPRCA lands.

Traffic Impact Study A traffic impact study
prepared by Paradigm
Transportation Solutions
Limited will be included with
the application submission.

Environmental Site
Assessment

A Phase I & II Environmental
Site Assessment prepared by
Aims Environmental for 395
Queensway West.  As a
result of the existing and
potential sources of
contamination identified by
this report, the proponent has
engaged a qualified and
experienced sub-consultant
to prepare a comprehensive
Phase I & II Environmental
Site Assessment for the
entirety of the subject lands,
including a full remediation
plan in preparation for the
issuance of a Record of Site
Condition prior to a site plan
agreement and building
permit application in
accordance with the Pre-
Consultation meeting
minutes.

Fees:
Zoning & Official Plan (Major)  =  $22,631.00

Action Items:
Task Assigned To Dependencies Status Target


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Before you submit your application, please contact the assigned Planner to 
confirm submission requirements and the applicable fee 

 
 

Pre-Submission Consultation Meeting Minutes 

Date: August 3, 2022 
Description of Proposal: To create an 87-dwelling condominium in the form of 33 
group townhouses and 45 apartment dwelling within the upper 3-storeys of the mid-rise 
and ground floor commercial uses. 
Property Location: 395, 401, 403, 405, and 411 Queensway West 
Roll Number: 40302501100, 40302501000, 40302500900, 40302500800, 40302500700 

 
As a result of the information shared at the pre-consultation meeting dated August 3, 
2022, the following applications and qualified professional documents / reports are 
required as part of the development review process. 

 
Please note that various fees are associated with each application and there are also 
costs for qualified professionals retained to complete various documents / reports. All 
requirements identified are minimum and determined as of the date of the pre- 
consultation meeting with the information available at that time. As the proposal 
proceeds and more information is made available, additional applications, studies, 
reports, etc. may be required. 

 
This summary including checklists, comments and requests are applicable for a period 
of one (1) year from the date of meeting. If an application is not received within that time 
frame, a subsequent pre-consultation meeting may be required due to changes in 
policies and technical requirements. 

 

 

Lesley Hutton-Rhora
Typewriter
Signed on behalf of G. Douglas Vallee Limited &

HFW Holdings Limited on June 13, 2023
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Attendance List 
 

Proponent HFW Holdings Limited 

Community Development – 
Planning and Agreement 

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

Community Development – 
Building and Zoning 

Scott Northcott, Senior Building Inspector 
Devon Staley, Building Inspector 
Roxanne Lambrecht, Zoning Administrator 
Hayley Stobbe, Zoning Administrator 

Environment & Infrastructure 
Services – 
Development Engineering 

Tim Dickhout, Project Manager, Development 
Stephen Gradish, Development Technologist 
Zeel Joshi, Junior Development Technologist 

Community Services – 
Fire 

Katie Ballantyne, Community Safety Officer 

Community Development – 
Economic Development 

Chris Garwood, Economic Development Supervisor 

Paramedic Services Stuart Burnett, Deputy Chief 
Operations – 
Forestry 

Adam Biddle, Supervisor of Forestry 

Operations – 
Parks and Facilities 

Todd Shoemaker, Director, Parks 

Corporate Support Services – 
Realty Services 

Lydia Harrison, Specialist, Realty Services 
Kelly Darbishire, Specialist, Realty Services 

Corporate Support Services – 
Accessibility 

Sam McFarlane, Manager, Accessibility and Special 
Projects 

Haldimand Norfolk Health Unit Emily Kichler, Community Health Dietician 
Long Point Regional 
Conservation Authority 

Leigh-Anne Mauthe, Supervisor of Planning 
Services 
Isabel Johnson, Resource Planner 

Community Development – 
Heritage and Culture 

Melissa Collver, Director Heritage and Culture 

Community Development – 
Recreation 

Nikki Slote, Director Recreation 
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Proposal Summary 
The proposal is to create an 87-dwelling condominium in the form of 33 group 
townhouses and 45 dwelling within the upper 3-storeys of the mid-rise. The proposed 
concept design would achieve 31uph while providing 12,600 sq feet of commercial 
space. The proposed midrise building would provide an updated office space for the 
Canadian Mental Health Association, a current tenant of 401 Queensway West. 
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Planning Department 

List of Application Requirements 

 

Planning application(s) required to proceed Required 
Official Plan Amendment Application  X 
Zoning By-law Amendment Application  X 
Site Plan Application  X 
Draft Plan of Subdivision Application  
Draft Plan of Condominium Application X 
Part Lot Control Application  
Consent / Severance Application  
Minor Variance Application  
Removal of Holding Application  
Temporary Use By-Law Application  
Other - Click here to enter text.  
Planning requirements for a complete 
application 
The items below are to be submitted as part of 
the identified Planning Application(s). 
** electronic/PDF copies of all plans, studies and 
reports are required** 

Required at 
OPA/ Zoning 

Stage 

Required at 
Site Plan Stage 

Proposed Site Plan / Drawing X X 
Planning Impact Analysis Report / Justification 
Report X 

 

Environmental Impact Study  X X 
Neighbourhood Plan (TOR must be approved by 
the County) 

  

Agricultural Impact Assessment Report   
Archaeological Assessment X X 
Heritage Impact Assessment   
Market Impact Analysis   
Dust, Noise and/or Vibration Study   
MOE D-Series Guidelines Analysis   
Landscaping Plan  X 
Elevation Plan  X 
Photometrics (Lighting) Plan  X 
Shadow Analysis Report   
Record of Site Condition  X 
Contaminated Site Study   
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Minimum Distance Separation Schedule   

Parking Assessment   

Hydrogeological Study   

Restricted Land Use Screening Form   

Topographical Survey Drawing  X 
Additional Planning requirements Required 

Development Agreement X 
Parkland Dedication/Cash-in-lieu of Parkland X 

 

*the list of requirements is based on the information submitted and as presented for this 
specific pre-consultation meeting. Any changes to a proposal may necessitate changes 
to Planning Department submission requirements. 

 
*Community Development fees, applications, and helpful resources can be found can 
be found by visiting https://www.norfolkcounty.ca/government/planning/ 

 
 

Planning Comments 
 

Official Plan: The subject lands are designated Commercial in the Official Plan. As per 
section 7.11.1 the permitted uses include: 

 
e) Residential uses, provided that the uses do not negatively impact the planned 
function of the Commercial areas subject to the following provisions: 

i) in a building of commercial character, residential uses shall only be permitted 
above the ground floor; and 
ii) in a building of residential character, either single detached or multiple 
dwelling, residential and/or commercial uses shall be permitted, provided the 
residential character of the building is maintained. 

 
The proposal includes a mixed-use development which may be permitted subject to 
7.11.1 e) i). An official plan amendment may not be required for that portion of lands. 

 
The other portion of land proposes group townhouse development which will require an 
Official Plan Amendment. 

 
It is point worthy to note that in such case where an official plan amendment will not be 
required, the zone will remain ‘Commercial’ and the commercial character of the 
proposal needs to be maintained. Staff would recommend larger commercial GFA on 
ground floor compare to what is proposed to maximize the use of commercial zone. 

 
The subject lands are also within ‘Queensway Corridor Special Policy Area’ which 
include auto-oriented commercial activities. 

https://www.norfolkcounty.ca/government/planning/
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Zoning By-Law: The current Zoning of the subject lands are ‘Service Commercial (CS). 
A zoning by-law amendment will be required to permit both the townhouse development 
and the mixed-use development. Staff recommends R4 zone for the townhouses and a 
site-specific Service Commercial for the mixed-use portion of the lands. 

 
Site Plan Control: 
The subject property is located within a site plan control area. As per Site Plan Control 
By-Law 2014-97, the proposed development will require a site plan approval. 

 
Site Statistics: A basic site statistics including zoning information should be included 
with the site plan. 

 
Drawing Requirements: 

• All measurements must be in metric 
• All drawings must be to a standard scale to suit project requirements: 
• Surveyed property limits (including bearings and dimensions) 
• Location and extent of any road widening, easements and road reserves (if any) 
• location of existing tree cover (if any) 
• Existing topography of the land 
• Indicate existing land uses along property lines. 

 
Title Block Information 

• Key plan (showing location of subject lands and surroundings) 
• North arrow 
• Consultant’s name and contact information (address, telephone, email) 
• Professional stamp, signed and dated 
• Date of plan preparation, Revision column (numbered and dated) 
• Project name 

 
Site Features 

• Label materials on the plan and/or provide legend (i.e. paving, curbing, 
sidewalks, depressed curbs, retaining walls, acoustic structures, fencing, signage 
signs, landscape areas, snow storage areas, etc.) 

• Location and details of existing and proposed fencing; 
• Location of garbage collection areas 
• Location of on-site snow storage areas 

 
Utilities 

• Location of fire hydrants and transformers (if any) 
• Location of hydro & gas meters (if any) 
• Location of all proposed signs 

 
Streetscape 

• Location of sidewalks (external and internal) 
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• Existing and proposed trees, SOD areas 
• Location of external lighting facilities 

 
Vehicular Network 

 
• Location of proposed curbing. Provide Ontario Provincial Standard Drawing 

(OPSD) curb detail 
• Location and dimension of designated fire routes (indicate centre-line, road width 

and centre- line turning radii) 
• Location of garbage collection area 
• Location of driveways and parking space with dimensions and materials 
• “No parking/fire route” and “accessible parking signs” 

 
Accessibility 

• Location of accessible spaces complete with signage for each space 
• Location of depressed curbs for each accessible space/ group of accessible 

spaces as appropriate and required 
• Accessible routes to accommodate barrier-free paths of travel to main access of 

the building including tactile warning surface. 
 

Design Consideration: 
Queensway West is an arterial road with planned function of service commercial and 
Shopping Centre Commercial Designation. Staff recommend that the land frontage 
should be a dynamic place with active frontage and pedestrian friendly environment. 
Staff highly recommend that the building face is closed to the public road and parking 
space exposure is minimized as much as possible. Staff recommends the following site 
design considerations: 

 
i) Extended building faces close to the public road with enhanced landscaping and 

pedestrian features such as internal and externa sidewalk extensions and plaza; 
appropriate lighting, street furniture and accessible measures. 

ii)  One – two Storey commercial uses with large window treatment along 
Queensway West; 

iii) Relocating parking space at the back of the building with enhanced landscaping 
to hide any exposed parking areas; 

iv) Separate access for townhouse and mixed-use development; 
v) Continuous sidewalks at least at one side of the private roads of the townhouse 

development; 
vi) An amenity feature such as parkette or children’s playground for the residents 

would be highly recommended. 
 

Endangered and threatened species and their habitat are protected under the provinces 
Endangered Species Act, 2007 (ESA), O. Reg. 242/08 & O. Reg. 830/21. The Act 
prohibits development or site alteration within areas of significant habitat for endangered 
or threatened species without demonstrating that no negative impacts will occur. The 
Ministry of Environment, Conservation and Parks provides the service of responding to 
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species at risk information requests and project screenings. The proponent is 
responsible for discussing the proposed activity and having their project screened with 
MECP. 

 
Please be advised that it is owner’s responsibility to be aware of and comply with all 
relevant federal or provincial legislation, municipal by-laws or other agency approvals. 

 
Note: It is owner’s responsibility to find out any historical contamination of the site or any 
leeching of contamination from neighboring properties to the subject lands. A Record of 
Site Condition will be required in case any site contamination is identified prior to a site 
plan agreement and building permit. 

 
Note: The County has adopted a phased approach which will first address the water 
servicing priorities based on approved and pending development applications. 
Allocation of water will only be confirmed upon available capacity at the time of site plan 
registration. 

 
Assigned Planner: 

 
Mohammad Alam 
Principal Planner 
Extension 1828 
Mohammad.Alam@norfolkcounty.ca 

 
 
 

Agreements 
A recommended condition of your planning application approval will be to enter into a 
development agreement with the County that will be registered on title to the subject 
lands, at the Owner’s expense. The additional requirements for a development 
agreement could include, but are not limited to the following: 
 Engineering drawing review 
 Engineer’s schedule of costs for the works 
 Clearance letter and supporting documentation to support condition clearance 
 User fees and performance securities 
 Current property identification number (PIN printout) (can be obtained by visiting 

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

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

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

 Transfers and / or transfer easements along with registered reference plan 

mailto:Mohammad.Alam@norfolkcounty.ca
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The County does not provide construction, maintenance or delivery of services on 
private property. These are considered internal as the property is under private 
ownership and will be maintained by the condominium corporation. It is the owner’s 
and/or condominium corporation’s responsibility to engage competent and qualified 
professionals to construct, maintain and deliver such services. That being said, I have 
also attached the guidelines for the condominium waste collection services for your 
information. If the condominium meets the technical guidelines the condominium board 
may apply to through a separate application to have waste collection services 
performed by Environmental and Infrastructure Services. 
Please note, as part of the subsequent condominium exemption application, the County 
will also provide information that needs to be included in the condominium declaration 
as the approval authority. 

 
Annette Helmig 
Agreement and Development Coordinator 
Extension 8053 
Annette.Helmig@norfolkcounty.ca 

 
 

Development Engineering 
Development Engineering comments are pending, and once they are ready, Norfolk 
County's Planning Department will provide an updated and final version of the Pre- 
consultation Notes. Future development planning applications will only be accepted 
once Development Engineering comments are provided. Applications include all 
required items outlined in the final version of the Pre-consultation Meeting Notes and 
per any additional discussions with the Planning Department. 

 
Zeel Joshi 
Junior Development Technologist 
Extension 8122 
Zeel.Joshi@norfolkcounty.ca 

 

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

 

Tim Dickhout 
Project Manager, Development 
Extension 1700 
Tim.Dickhout@norfolkcounty.ca 

mailto:Annette.Helmig@norfolkcounty.ca
mailto:Zeel.Joshi@norfolkcounty.ca
mailto:Stephen.Gradish@norfolkcounty.ca
mailto:Tim.Dickhout@norfolkcounty.ca
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Conservation Authority 
 

Long Point Regional Conservation Authority 
 
 

Conservation Authority requirements to proceed May be 
Required 

Required 

Conservation Authority Permit  X 
Slope Stability Analysis / Erosion Analysis   
Coastal Engineers Report   
Environmental Impact Study  X 
Subwatershed Plan/Study   
Master Drainage Study   
Stormwater Management Report/Brief  X 
Other X  

 

Site Characteristics 
The subject property is subject to flooding and erosion hazards from Paterson Creek. 
The property is also adjacent to a Provincially Significant Wetland. 

 
Provincial Policy Statement, 2020, Section 3.1 Natural Hazards 
Conservation Authorities have been delegated responsibilities from the Minister of 
Natural Resources and Forestry to represent the provincial interests regarding natural 
hazards encompassed by Section 3.1 of the Provincial Policy Statement, 2020 (PPS). 
The overall intent of Section 3.0 - Protecting Public Health and Safety of the PPS is to 
reduce the potential public cost or risk to Ontario’s residents from natural or human- 
made hazards. As such, the PPS states “development shall be directed away from 
areas of natural or human-made hazards where there is an unacceptable risk to public 
health or safety or of property damage, and not create new or aggravate existing 
hazards.” 
The application is subject to the following subsections of section 3.1 of the Provincial 
Policy Statement: 
3.1.1 Development shall generally be directed, in accordance with guidance developed 
by the Province (as amended from time to time), to areas outside of: 

b) hazardous lands adjacent to river, stream and small inland lake systems 
which are impacted by flooding hazards and/or erosion hazards; and 

 
I can advise that staff have no objection to the concept of site development. However, 
as proposed, the stormwater management pond is within the erosion setback of 
Paterson Creek. Staff could not support a pond within the erosion setbacks. These 
setbacks need to be consistent with the MNRF Natural Hazards Tech Guides. All 
development including grading are required to be outside the setbacks. 

 
Ontario Regulation 178/06 
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The subject lands are regulated by Long Point Region Conservation Authority under 
Ontario Regulation 178/06. Permission from this office is required prior to any 
development within the regulated area. 
Development is defined as: 

• the construction, reconstruction, erection or placing of a building or structure of 
any kind, 

• any change to a building or structure that would have the effect of altering the 
use or potential use of the building or structure, increasing the size of the building 
or structure or increasing the number of dwelling units in the building or structure, 

• site grading, or the temporary or permanent placing, dumping or removal of any 
material, originating on the site or elsewhere (Conservation Authorities Act, 
R.S.O. 1990, c. 27, s. 28 (25)) 

The regulated area extends 120 metres from the Provincially Significant Wetland situated 
at the creek. LPRCA staff are requesting an Environmental Impact Study due to the 
proximity to a wetland. The study must address potential hydrological and/or ecological 
impacts and make recommendations to mitigate and/or eliminate impacts. Please 
circulate LPRCA on the terms or reference. 

 
LPRCA and Norfolk County’s Memorandum of Understanding for Plan Review Services 

 

Based on LPRCA and Norfolk County’s Memorandum of Understanding for Plan Review 
Services, LPRCA staff can provide the following comments with regard to Stormwater 
Management: 

 
Stormwater Management 

 

LPRCA will review the final stormwater management design using the 2003 MECP 
Stormwater Management Planning and Design Manual, MTO Drainage Manual, LID 
Stormwater Management Manual, the sustainable technologies STEP website 
https://sustainabletechnologies.ca/, and the Municipal SWM guidelines. 
Based on the site and receiving watercourse, an enhanced level of treatment as per the 
2003 MECP Stormwater Management Planning and Design Manual is required for the 
proposed development. 

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

 
• Minimize, or, where possible, prevent increases in contaminant loads. 
• Minimize, erosion and changes in water balance, and prepare for the impacts of 

a changing climate through the effective management of stormwater, including 
the use of green infrastructure. 

• Mitigate risks to human health, safety, property and the environment. 
• Maximize the extent and function of vegetative and pervious surfaces. 
• Implement stormwater management best practices, including stormwater 

attenuation and re-use, water conservation and efficiency, and low impact 

https://sustainabletechnologies.ca/
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development, for end of pipe facilities 24-48hr drawdown times to be targeted in 
all case. 

• Provide adequate and legal outlet for major, minor, and all flow conditions from 
the site be provided. 

 
In addition to the above requirements, the following must be clearly shown on the 
submitted design drawings: 

 
• Major flow systems are delineated on the drawing. Overland flow paths and 

depths from surcharged storm sewer systems and the stormwater treatment 
facility during a 100-year storm must not increase the flood risk to life, property 
and the environment. 

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

• Erosion and sedimentation control during construction. 
• Adequate erosion control on inlets and outlets. 

 
 

Current Planning Application Fees (2022) 
Pre-consultation Fee - $339 
Draft Plan of Subdivision/ Condominium including associated OPA and ZBA- $1,380.00 
+ $100/lot + HST (Max $15,000.00 +HST) 
Combined Official Plan/Zoning By-Law Amendment- $813.60 
Zoning By-Law Amendment- $514.15* 
Consent (severance)- $514.15* 
Variance- $514.15* 
Site Plan Control- $514.15* 
* Accompanied by 1 technical report- $813.60, Accompanied by 2 technical reports- 
$1,615.90 

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

 

Isabel Johnson 
Resource Planner 
519-842-4242 ext. 229. 
ijohnson@lprca.on.ca 

 
 

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

 

Leigh-Anne Mauthe, BES 
Supervisor of Planning Services 
519-842-4242 or 1-888-231-5408 ext.229 
lmauthe@lprca.on.ca 

https://lprca.on.ca/planning-permits/planning-fees/
mailto:ijohnson@lprca.on.ca
https://lprca.on.ca/planning-permits/planning-fees/
mailto:lmauthe@lprca.on.ca
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Bonnie Bravener 
Resource Technician 
519-842-4242 extension 233 
bbravener@lprca.on.ca 

 
 

County Departmental Comments & Requirements 

Corporate Support Services – Realty Services 
The County will require a postponement of any charge(s)/mortgage(s) on title to the 
County’s Site Plan Agreement. We recommend that you connect with your lender(s) 
and/or solicitor as early in the process as possible to avoid any delays. 

 
Realty Services notes that there are two (2) PINs involved in the development lands. 
These parcels will require a merger in title as they are currently under separate 
ownership. The Owner/Developer should contact their solicitor with regards to this 
requirement including investigating the estate/qualifier for PIN 50188-0003 (R), being a 
Registry parcel. 

 
Kelly Darbishire 
Specialist, Realty Services 
Extension 8117 
Kelly.Darbishire@norfolkcounty.ca 

 
   Building 
 

The proposed construction is considered a Group C and a Group D(offices)and/or Group E for a 
mercantile occupancy as defined by the Ontario Building Code (OBC). You will need to retain the services 
of an Architect and/or a Professional Engineer to complete the design documentation for this application. 
The row houses will be considered a Group C occupancy and if over 600sqm in building area will require 
the services of an Architect to complete the design. 

 
Items for Site Plan 

 
Site plan drawings need to have enough detail, to determine compliance with the code references listed. 
ADJUST AS NEEDED 

 
1. Indicate location of access route and access route design [OBC 3.2.5.4 to 3.2.5.6] 
2. Revised fire water pond design and calculations. [OBC 3.2.5.7] 
1. Indicate location of existing and new fire department connections. Dimensions between hydrants 

and building entrances is required. 
[OBC 3.2.5.16] 

3. Location and specifications of exterior lighting. Lighting to be included in SB-10 report – energy 
efficiency 

4. Indicate barrier free path of travel from parking area to building entrance. Construction of curb 
cuts and location of tactile attention indicators is required. [OBC 3.8.1.3, & 3.8.3.2] 

5. Location of revised septic system (if required) 
6. Provide building elevations and cross section, showing building massing, location of proposed 

entrances and exits, barrier free controls, exterior lighting locations, and exterior signage. 
[Planning Act 41(4).2] 

 

mailto:bbravener@lprca.on.ca
mailto:Lydia.Harrison@norfolkcounty.ca
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Items for Building Permit 
“-Industrial Commercial Institutional (ICI)” Step by Step Guide Building Permit Package has been 
attached to the minutes herein, this contains information on drawing requirements, designers, forms, 
contact information for Building Department etc. 
If you have any questions on the building permit process or plans required, please contact 
permits@norfolkcounty.ca or 519-426-5870 ext. 6016 

 
 

Jonathan Weir 
Building Official III 
Extension 1832 
Jonathan.weir@norfolkcounty.ca 

 
 

Development Engineering – 395-411 Queensway - Hunt Street Condos 
 

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

Required 
at OPA/ 
Zoning 
Stage 

Required 
at Site 
Plan Stage 

Potentially 
Required 
(See Notes 
Section) 

General Requirements 
Concept Plan X X  

Lot Grading Plan  X19  
Siltation and Erosion Control Plan  X19  
General Plan of Services X10 X19  

Plan and Profile Drawings  X20  

Utility Plan  X21  

Geotechnical Report   X37 

Functional Servicing Report X9 X  

Water Servicing Requirements– Section 10.0 Norfolk County Design Criteria 
and ISMP Section 4.0 
Water main Looping  X22  

Disconnection of Water Service(s) to 
Property Line 

 X23  

Disconnection of Water Service(s) to 
Main 

 X24  

Water Modelling (County Consultant) X10 X  

Backflow Preventer (RPZ)  X25  

Water Allocation X8 X8  

Sanitary Servicing Requirements – Section 9.0 Norfolk County Design Criteria 
and ISMP Section 4.0 
Sanitary Drainage Plan  X29  

Sanitary Design Sheet  X29  

mailto:permits@norfolkcounty.ca
mailto:Jonathan.weir@norfolkcounty.ca
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Pumping Station Design   X38 

Extension of Sanitary Mainline  X29  

Disconnection of Sanitary Service(s) to 
Property Line 

 X23  

Disconnection of Sanitary Service(s) to 
Main 

 X27  

Sanitary Modelling (County Consultant) X10 X  

Property Line Inspection Maintenance Hole  X28  

Storm Water Servicing Requirements – 
Section 7.0 and Section 8 Norfolk 

County Design Criteria and ISMP Section 
4.0 

   

Storm Water Management Design Report 
(including calculations) 

X11

, 13 
X30, 32  

Storm Water Drainage Plan  X  

Storm Sewer Design Sheet  X31  

Establish/Confirm Legal and Adequate 
Outlet 

X12 X  

Anticipated Flow/Analysis to Receiving 
Collection System 

 X  

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

   

Traffic Impact Study X14 X  

Street Signage/Traffic Control Plan  X  

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

X15

, 16 
X35, 36  
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General Notes: 
 

1. Securities will be required in the form of a schedule. Any works completed 
within the Municipal Right-of-Way (R.O.W.) is to be shown as 100% security. 
Any works completed within private property is to be shown as 10% security. 
This can be submitted at time of Site Plan. 

2. All reports and plans are to be signed and stamped by a Professional Engineer 
(P.Eng.). 

3. All reports are to be completed in reference to Norfolk County’s Design Criteria 
and Integrated Sustainable Master Plan (ISMP). 

4. Recommendations from all reports / modelling must be incorporated into the 
design and is to adhere to Norfolk County’s Design Criteria. A copy of this 
criteria is available upon request. 

5. Recommendations from all reports (FSR, SWM, TIB, Modelling, etc.) must be 
incorporated into the design and be constructed at the developer’s expense. 

6. All applicable permits and inspections to be issued by Public Works. 
7. If Municipal Waste Collection Services are required, the development must 

adhere to Norfolk County’s Technical Guidelines for Waste Collection Services 
for Condominium Corporations. These guidelines are available upon request. 
Please note application for waste collection can be made after the development 
is completed. It must also be noted that in the guidelines it identifies that no reversing 
of garbage collection vehicles is permitted. 

8. Water allocation will not be issued as part of the Official Plan Amendment or 
Zoning By-law Amendment. Applicant is to confirm capacities at the time of 
Site Plan application. At the time registration of agreement\approval allocation 
will be provided for the development, if available 

 
Required at Official Plan Amendment and Zoning By-Law Amendment Stage: 

 

9. The following reports/studies will be required at time of Official Plan 
Amendment and Zoning By-law Amendment Submission: 

a. Concept Plan; 

b. Functional Servicing Report (per Norfolk County Design Criteria Section 3); 

c. Water Wastewater modelling. 

d. Storm Water Management Report (as per Norfolk County Design Criteria 
Section 7 and Section 8.); 

e. Traffic Impact Study (as per ISMP Appendix J – TIS Guidelines); 

10. Water and Wastewater modelling will be required. This is to be completed by 
Norfolk County’s third-party consultant. The cost to complete the modelling and 
any recommendations from reports are to be implemented into the design at 
the applicant’s expense. The following information will be required to receive a 
quote and complete the modelling. 

a. General Plan of Services 
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b. Functional Servicing Report; 
i. Total Wastewater Design Flows shown in Sanitary Design Sheets; 
ii. Total Domestic Water and Fire Flows as per Norfolk County Design 

Criteria Section 10.1.1 
 

Norfolk County recommends that the Functional Servicing Report must 
include water /sanitary servicing and fire flow calculations for all potential 
phases of the development. 

Once the quote has been received, approval from the applicant will be 
required before proceeding 

 
11. Stormwater Management Report is to be completed as per Norfolk County 

Design Criteria Section 7 and Section 8. 
12. Confirmation of Legal and Adequate outlet will be required prior to Official Plan 

Amendment and Zoning By-Law Amendment approval. 
13. According to Norfolk County records the subject property in part falls in the 

LPRCA Erosion Hazard Limits which may affect location of SWM pond or 
proposed residences. 

14. As per Norfolk County’s Integrated Sustainable Master Plan (ISMP) Appendix J 
– Traffic Impact Study (TIS) Guidelines, a full Traffic Impact Study will be 
required. 
As there was no submission of Traffic information for this pre con. Once 
additional information is provided Development Engineering will work with the 
applicant to determine the scope of this requirement. 

15. With respect to the 2nd submission of information and questions (received Sept 
28th) a question was proposed for on street parallel parking on Queensway and 
Hunt St. Development Engineering has the following comments: 

a. On street parallel parking will not be permitted on Queensway. As a 
current arterial road and major throughfare Norfolk County will not permit 
stopping in any lane to perform maneuvers associated with Parallel 
parking. 

b. Hunt Street - The new concept plan for on street parallel parking on 
Hunt Street would need to be justified in the Traffic Impact Study. 
Furthermore the configuration of the parking stalls would need to meet 
all applicable standards including TAC manual. It is unclear if there is 
adequate space on the Municipal ROW to provide this parking area and 
provide a municipal sidewalk. All on street parking, Curb & Gutter and 
Sidewalk are to be located within the ROW. 

c. Development Engineering does not recommend that any on street 
parking be counted towards the total number of required parking spots. 

 
16. The subject property is not within MTO Permit Control Areas (Entrances, 

building locations) however any reconfiguration of the travel portion of the road 
may be subject to MTO review. 

 
 

Required at Site Plan Stage Notes: 
 

At the time of pre consultation there were very few details with respect to the design of 
the future site plan. The following list was created as a preliminary list of items based on 
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historical developments like this proposal. Additional requirements may be necessary 
once a more detailed concept is received. 

17. All Site Plan submissions are to comply with Section 16 of the Norfolk County 
Design Criteria in addition to the comments below. 

18. Concept Plan 
19. Lot Grading Plan, Siltation and Erosion Control Plan, and General Plan of 

Services drawing can be shown on one engineering plan as long as it’s legible 
for review. 

20. Plan and Profile drawings will be required as per NCDC Section 16.4.4 
21. A Utility Plan is required as per Section 4.4.07 of Norfolk County Design Criteria 

for all utilities to be installed in the Municipal ROW. An Electrical Services Plan 
as per Section 16.5.6 shall also be included with the Utility Plan 

22. While there are no watermains shown on the concept drawing it does make 
mention of a looped watermain in the pre consultation request letter. If the 
ultimate proposal is a multi-unit Condominium, then Watermain looping will 
NOT be permitted. Norfolk County does not allow watermain looping through 
private property. As per Norfolk County By-law 2013-65, only one domestic 
water service pipe shall be installed per condominium corporation. 

23. All existing water and Sanitary servicing on the Existing property must be 
disconnected and removed at the time of demolition of existing buildings. 

24. Disconnection of all existing water services within the ROW that are not being 
connected will be required prior to installation of a new water service. Permits 
are required prior to any work being completed. 

25. Depending on eventual design of proposed water service and the proposed 
usage within the development a Backflow Preventer (RPZ) may be required. 
Approval from the Manager of Environmental Services must be obtained as per 
Norfolk County Design criteria. A Testable DCVA Backflow device may be 
required in a watertight chamber at property line. 

26. Norfolk County Environmental Services Department has noted; “Dead end 
water service in condo needs a hydrant for flushing maintenance of water 
main.” While Fire hydrants are not shown on the concept plans it was assumed 
private hydrants will be required. 

27. Confirmation of size and condition of existing Sanitary laterals within the ROW 
will be required. Removal of all existing Sanitary laterals that are proposed to 
be abandoned is required. Permits are required prior to any work being 
completed. 

28. A Sanitary Inspection manhole will be required on Property line. 
29. As noted, there is currently no Gravity sewer along Hunt Street. If the proposed 

Sanitary connection is to be installed along Hunt street then Plan and Profile 
drawings will be required and a Submission through the Consolidate Linear 
Infrastructure ECA process for Norfolk County will also be required. Appropriate 
Design Sheets and Drawings will be required. 

30. Stormwater Management Report is to be completed as per Norfolk County 
Design Criteria. 

31. A Storm Drainage area plan will be required as per Norfolk County Design 
Criteria and must identify any external overland flows tributary to this site. 

32. As the site is being completely redeveloped with a new concept towards 
handling Storm water, Development Engineering is recommending that the Pre 
Development rate shall be accessed as Open space when designing the SWM 
pond. 
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33. As per Norfolk County’s Integrated Sustainable Master Plan (ISMP) – Appendix 
J: Traffic Impact Study (TIS) Guidelines, a Traffic Impact Study will be required. 

34. According to Norfolk County By-law 2016-32 Norfolk County Entrance By-law, 
the maximum number of driveways to a Commercial property is 2. Seeing that 
the proposal is showing 3 entrances this must be adequately supported in the Traffic 
Impact Study or other supporting documents. 

35. All existing driveway cuts that are not required in the future are to be replaced 
with full barrier curb and matching new Sidewalks. 

36. Sidewalks will be required as per the latest version of Norfolk County’s 
Sidewalk Installation policy. 

 
Potentially Required Notes: 

 

37. A Geotechnical report must be submitted if Storm water management practices 
involving infiltration are proposed. 

38. According to County records it is unclear if there is adequate depth in local 
Sanitary sewers to convey the entire site through Gravity. If a Pumping station 
is required, it shall be designed to meet all applicable standards. Any future 
Pumping station will be the ownership of the developer and must be installed 
on Private property. Norfolk County will not be responsible for the ownership 
OR maintenance of any private pumping stations. 

Zoning Administrator: 411 queensway (Vallee Group) 
Properties zoned CS 

• Mulit use mix proposed of residential and commercial 
• Phases to change part of property to R4 zone and possibly R5, CS zone does 

not permit apartments. 
• Initial site sketch looks to meet zoning setbacks and parking 
• A zoning table for each zone or phase will need to be provided, please include 

decks or balconies on the site plan to prevent issues in future. 
• How will the townhouse be sold? They indicated that the entire site will be treated 

as one lot 
• They indicated that 3 separate condo developments because of the phases, then 

merged into one at the end only dealing with on site plan approval 
• Alterations to be made to this site sketch, comments will be provided on a more 

accurate site sketch or site plan 
 

Roxanne Lambrecht 
Zoning Administrator 
Extension 1839 
Roxanne.Lambrecht@norfolkcounty.ca 

 

Hayley Stobbe 
Zoning Administrator 
Extension 1853 
hayley.stobbe@norfolkcounty.ca 

 
 

Fire Department 
Norfolk Fire has the following comments in regard to this proposal: 

• Ensure adequate water supply is provided 

mailto:Roxanne.Lambrecht@norfolkcounty.ca
mailto:hayley.stobbe@norfolkcounty.ca
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• Ensure adequate access for fire department apparatus 
• Fire access route to be provided through the site- all roads to be designed as fire 

access routes 
 

Katie Ballantyne 
Community Safety Officer 
Extension 2423 
Katie.ballantyne@norfolkcounty.ca 

 
 

Appendix A: Summary of Applicable Planning Legislation, Policy and 
Zoning 

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

 

Provincial Policy Statement, 2020 
https://www.ontario.ca/page/provincial-policy-statement-2020 

 
 
 

Norfolk County Official Plan 
https://www.norfolkcounty.ca/government/planning/official-plan/ 
Section 9.6.1 outlines requirements in relation to requests to amend the Official Plan. 

Section 9.6.2 outlines requirements in relation to requests to amend the Zoning By-law. 

It is the responsibility of the proponent to review and ensure relevant Official Plan 
policies are addressed in any future development application. 

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

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

 
 

It is the responsibility of the proponent to review and ensure relevant Zoning By- 
law provisions are addressed in any future development application. 

mailto:Katie.ballantyne@norfolkcounty.ca
https://www.ontario.ca/page/provincial-policy-statement-2020
https://www.norfolkcounty.ca/government/planning/official-plan/
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/
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Lesley Hutton-Rhora

From: Mohammad Alam <Mohammad.Alam@norfolkcounty.ca>
Sent: Thursday, December 15, 2022 10:33 AM
To: Lesley Hutton-Rhora
Cc: John Vallee; John Iezzi; Scott Puillandre; CHIU; Gary Brasenell
Subject: RE: 22-013 HFW Mixed Use Development - 395, 401, 403, 405 and 411 Queensway West

Follow Up Flag: Follow up
Flag Status: Flagged

Good morning Lesley, 
Stage 1 would be fine as part of the submission. If stage 2 is required, we will put that in the Holding and will be required 
during the Site plan control.  
I am following up with the Engineering on pending comments and will get back to you ASAP. 
 
Sincerely, 
Mohammad 
 
 
 
Mohammad Alam, MPL, MUD, RPP, MCIP  
Principal Planner 
Planning 
Community Development Division 
185 Robinson Street, Simcoe, Ontario, Canada, N3Y 5L6 
519-426-5870 x. 8060 
 

 
Working together with our community 
 

From: Lesley Hutton-Rhora <lesleyhuttonrhora@gdvallee.ca>  
Sent: Thursday, December 15, 2022 9:45 AM 
To: Mohammad Alam <Mohammad.Alam@norfolkcounty.ca> 
Cc: John Vallee <Johnvallee@gdvallee.ca>; John Iezzi <johniezzi@gdvallee.ca>; Scott Puillandre 
<Scottpuillandre@gdvallee.ca>; CHIU <herbertchiu@rogers.com>; Gary Brasenell <gbrasene@gmail.com> 
Subject: 22-013 HFW Mixed Use Development - 395, 401, 403, 405 and 411 Queensway West 
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the 
sender and know the content is safe. 

Good Morning Mohammad, 
 
We continue to work with our Client at the proposed development reviewed at the pre-consultation meeting on August 3 
for 395, 401, 403, 405 and 411 Queensway West, and are aiming to submit an application for an OPA/ZBA in the coming 
months. 
 
We are hoping for your assistance and clarification on a few items.   
 



2

Based on the pre-consultation minutes, we have identified the requirements for a complete OPA/ZBA application in this 
case as noted below (kindly provide comment on item in red): 

 Proposed Site Plan / Drawing  
 Planning Impact Analysis / Justification Report 
 Environmental Impact Study 
 Archaeological Assessment  

o will County staff accept results of a Stage 1 archeological assessment for the purposes of the 
OPA/ZBA, with Stage 2 (if deemed required by Stage 1) being a condition of SPA? 

 Traffic Study  
o we are presuming that development engineering will require a traffic study for the OPA/ZBA application 

 
We are eager to receive complete comments from Development Engineering to keep this file moving forward.  Are you 
able to confirm when we could expect these comments? 
 
Thanks and have a great day, 
 
Lesley Hutton-Rhora 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects and Planners 
2 Talbot Street North Simcoe Ontario N3Y 3W4 
Phone:  519.426.6270  Fax:  519.426.6277 
www.gdvallee.ca 
  
    
 

 
Disclaimer: This e-mail and any attachments may contain personal information or information that is otherwise 
confidential and it’s intended for the exclusive use of the intended recipient. If you are not the intended recipient, 
any use, disclosure or copying of any part of it is prohibited. Norfolk County accepts no liability for damage caused 
by any virus transmitted in this message. If this e-mail is received in error, please immediately reply and delete or 
destroy any copies of it. The transmission of e-mails between an employee or agent of Norfolk County and a third party 
does not constitute a binding contract without the express written consent of an authorized representative of The 
Corporation of Norfolk County. 
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SITE STATISTIC & ZONING REQ.'S

6.3
6.3.1

IN ACCORDANCE TO THE TOWN OF SIMCOE, ZONING BY-LAW 1-Z-2014 
NORFOLK COUNTY - JANUARY-2021-CONSOLIDATION

ZONING:

LAND USE: EXISTING (SOUTHERN PORTION)

395, 401, 402, 405, 411 QUEENSWAY WEST
IN THE TOWN OF NORTH SIMCOE, IN THE DISTRICT OF NORFOLK COUNTY

PROPERTY LEGAL DESCRIPTION:

EX. - SERVICE COMMERCIAL ZONE (CS)
PERMITTED USES
Permitted Uses 
In a CS Zone, no land, building or structure shall be used except in 
accordance with the following uses: 
a) ambulance service 
b) animal hospital, provided the entire operation is carried on within an 
enclosed building 
c) any non-residential use permitted in the Neighbourhood Institutional 
Zone (IN), subject to the provisions of that Zone 
d) auction centre 
e) automobile gas station 
f) automobile service and repair station 
g) automobile washing establishment 
h) automotive parts shop 
i) bar or night club 
j) clinic or doctors’ offices 
k) commercial greenhouse, tree and plant nursery 
l) community centre 
m) contractor shop 
n) contractor supply and service shop 
o) convenience store 
p) day care nursery 
q) dry cleaning distribution station 
r) dry cleaning establishment 
s) dwelling, single detached or dwelling unit in a non-residential building -
maximum one (1) [8-Z-2020] 
t) equipment rental establishment 
u) farm implement sales and service establishment 
v) financial institution 
w) fire hall 
x) florist shop 
y) fruit and vegetable outlet 
z) funeral home 
aa) garden supply centre 
bb) home occupation 
cc) hotel 
dd) laundromat 
ee) lumber yard and building supply establishment 
ff) manufacturing and retail sale of monuments 
gg) merchandise service shop 
hh) miniature golf, golf driving range and baseball pitch 
ii) outdoor storage accessory to permitted uses 
jj) parking lot or structure 
kk) personal service shop 
ll) place of assembly 
mm) place of sports and recreation 
nn) place of worship 
oo) police station 
pp) private club 
qq) restaurant 
rr) restaurant, fast-food 
ss) restaurant, take-out 
tt) sheet metal, plumbing, heating, electrical or woodworking shop or any 
similar activity 
uu) swimming pool sales and service establishment 
vv) training and rehabilitation centre 
ww) vehicle sales or rental establishment 
xx) video store 
yy) wholesale outlets
zz) office, all types (special provision 14.627) 

PROVISION

ZA - ZONING AMENDMENTS (RED TEXT)

N/ALOADING SPACES:
3m WIDTH x 10m DEPTH

4.7 1 PROVIDED

PARKING REQ.'D - LOADING SPACES

PARKING SPACE DIMENSIONS
WIDTH OF PARKING SPACE:
FOR VEHICLES PARKED SIDE BY SIDE
FOR VEHICLES PARKED WITH WALL OR FENCE ADJ.
DEPTH OF PARKING SPACE:
FOR 90 DEGREE PARKING
FOR PARALLEL PARKING

3
3.3

5.8
7

3 MIN.

4.1
4.1.3a)

4.1.3b)

PARKING SPACE DIMENSIONS

3.3 MIN.

5.8 MIN.
7 MIN.

PARKING AISLE REQ.'S
TWO-WAY TRAFFIC

4.1.4
4.1.4b) 7.3 MIN. 7.3 MIN.

“LANDSCAPE AREA” shall mean an area of land comprised of trees, shrubs, 
flowers, grass or other horticultural elements. Landscaping may include 
pervious paths, patios, walkways, or elements designed to enhance the visual 
amenity of a property but does not include open storage display areas, 
parking or loading areas, or areas covered by driveways. [5-Z-2018] 

2.81

LANDSCAPED AREA

4.2.5 Parking and Landscape Area [7-Z-2018] 
Within Urban Residential Type 1 to 4 Zones (R1 to R4), the following shall 
apply: 
a) A minimum of 50 percent of the front yard shall be maintained as 
landscape area. 
b) In the case of a corner lot, a minimum of 50 percent of each of the front 
yard and exterior side yard shall be maintained as landscape area. 

4.2.5

2.170
“USABLE FLOOR AREA” shall mean the total area of all floors of a building, outdoor patio or 
cafe, or dwelling unit including: 
a) a hallway, aisle, stairway and corridor within a suite or unit; 
b) an internal wall and partition within a suite or unit; 
c) a storage room and storage area within a suite or unit; 
d) a boatslip in the case of a boathouse; 
e) a habitable room or area in the basement of a dwelling. 
But excluding: 
a) an area occupied by a common area in a multi-tenant building including but not limited to a 
public stairwell, public or shared corridor and lobby; 
b) a mechanical shaft; 
c) an entry vestibule not within a dwelling unit; 
d) a garage attached to a building; 
e) an unfinished basement in a dwelling used for storage or laundry. 

The usable floor area for a dwelling is measured from the outside face of exterior walls or to 
the centre-line of party or common walls. 
The usable floor area for all other buildings shall be measured from the inside face of exterior 
walls, interior common walls and firewalls. 

4.2.4 Other Provisions 
a) For tri-plex dwellings, duplex dwellings, four-plex dwellings, street 
townhouses, stacked townhouses, and boarding or lodging houses, required 
parking spaces shall be prohibited within the required front yard or 
required exterior side yard; except where a dwelling unit has a private 
garage in which case the driveway leading to the private garage may be used 
as a parking space subject to the size requirements herein; 
b) for group townhouses and apartment dwellings, no parking lot shall be 
located closer than 3 metres from any dwelling on the lot or of any interior 
lot line abutting another residential Zone; 
c) for group townhouses and apartment dwellings, no parking lot or parking 
space shall be located between a dwelling and the street line, except for 
individual or tandem parking spaces leading directly to each townhouse 
dwelling unit; 
d) for commercial or industrial properties, no parking lot shall be located 
closer than 4.5 metres from any interior lot line abutting a residential Zone; 
e) for accessory residential dwelling units, notwithstanding the foregoing, 
one (1) parking space dedicated for the use of the accessory residential 
dwelling unit, may be permitted in the front yard provided a minimum of 50 
percent of the required front yard shall be maintained as landscaped open 
space notwithstanding such dedicated parking space. 

4.2.4

4.0 OFF STREET PARKING

4.2 LOCATION OF PARKING ON A LOT

LAND USE: PROPOSED (NORTHERN PORTION)PROVISION

5.0
5.4
5.4.1

ZONING AMENDMENT:
RESIDENTIAL ZONES
URBAN RESIDENTIAL TYPE 4 ZONE (R4)
PERMITTED USES
In an R4 Zone, no land, building or structure shall be used except in 
accordance with the following uses: 
a) group townhouse 
c) street townhouse 
d) semi-detached, duplex, tri-plex and four-plex dwellings provided they are 
located on the same lot with, and in accordance with the Zone provisions of, 
group townhouse 

MIN. FRONT YARD:
i) ATTACHED GARAGE
ii) DETACHED GARAGE OR REAR YARD PARKING

6
1.5

SETBACKS (m - METERS):

MIN. EXTERIOR SIDE YARD:
i) W/ A 6m FRONT YARD
ii) W/ A 1.5m FRONT YARD

6
1.5

MIN. INTERIOR SIDE YARD 1.2

MIN. REAR YARD :
i) ATTACHED GARAGE
ii) DETACHED GARAGE ACCESSED VIA A REAR 
LANE INCLUDING HALF OF THE LANE
PROPOSED SITE SPECIFIC PROVISION:
WHERE THE SIDE ELEVATION OF A BLOCK 
TOWNHOUSE OR SEMI-DETACHED HOUSE FACES THE 
REAR YARD

7.5
13

MAX. BLDG. HEIGHT 11
[8-Z-2017]

PROVISION

5.4.2c)

5.4.2d)

5.4.2e) 

5.4.2f)

5.4.2h)

Setback from Mutual Side Lot Line 
Notwithstanding the required side yard, 
on a mutual side lot line separating two 
(2) attached townhouse units, no 
interior side yard is required where the 
walls are joined, where the walls are not 
joined, a 1.2 metre side yard shall be 
required. 

1.25.4.3

Maximum Units in a Townhouse Dwelling 
No more than eight (8) dwelling units shall 
be located in a townhouse dwelling.

8 UNITS5.4.4

MIN. LOT AREA:
i) ATTACHED GARAGE
ii) CORNER LOT
iii) DETACHED GARAGE

156m2

264m2

162m2

5.4.2a)

MIN. LOT FRONTAGE:
i) INTERIOR LOT
ii) CORNER LOT
iii) CORNER LOT ACCESSED BY A REAR LANE

5.4.2b)
6.5
11
6.5

MIN. SEPARATION BETWEEN 
TOWNHOUSE DWELLINGS

25.4.2g)

PROVIDED (m)REQUIRED (m)
Street Townhouse

(per unit)

REQUIRED (m)
Group Townhouse

Stacked Townhouse

6
1.5

6
1.5

3

7.5
7.5

11
[8-Z-2017]

1.2

8 UNITS

195m2

195m2

215m2

30
30

2

COORD. W/ ZONING BY-LAW FOR ALL OTHER ZONING REQ.'S

MIN. 6
-

-
-

MIN. 3

-
-

MIN. 3

MAX. 13

MIN. 1.2

5 UNITS

17,472m2

-
-

104.8
-
-

3

MIN. FRONT YARD:

REQUIRED (m) PROVIDED (m)

3

SETBACKS (m - METERS):

MIN. EXTERIOR SIDE YARD: 3

MIN. INTERIOR SIDE YARD 3

MIN. REAR YARD: 9

MAX. BLDG. HEIGHT 11

PROVISION

6.3.2c)

6.3.2d)

6.3.2e)

6.3.2f)

6.3.2h)

MIN. LOT AREA:
i) INTERIOR LOT
ii) CORNER LOT

6.3.2a)
450m2

495m2

COORD. W/ ZONING BY-LAW FOR ALL OTHER ZONING REQ.'S

OUTDOOR STORAGE PROHIBITED IN A FRONT 
YARD & WITHIN 3m OF ANY 

LOT LINE ADJOINING A 
RESIDENTIAL ZONE

6.3.2.k)

MIN. LOT FRONTAGE:
i) INTERIOR LOT
ii) CORNER LOT

6.3.2b)
15

16.5

MIN. USABLE FLOOR AREA:
FOR A DWELLING UNIT IN A NON-RESIDENTIAL BLDG.

40m26.3.2g)

MAX. LOT COVERAGE6.3.2i) 35%

MAX. USABLE FLOOR AREA:
OF A FRUIT AND VEGETABLE OUTLET

6.3.2j) 200m2

Outdoor Display of Goods 
Outdoor display of vehicles on paved areas shall be permitted in the front 
yard subject to Subsection 6.3.5. Outdoor display of other non-vehicular 
items shall be permitted within a front yard provided such display is located 
on a grassed or landscaped area without surrounding fences and subject to 
Subsection 6.3.5. 

6.3.3

Landscaped Strip 
All buildings, parking lots and parking spaces and display areas shall be 
setback 3 metres from the front lot line. This area shall be landscaped which 
may include patio pavers. 

6.3.4

Zone Provision for Convenience Store 
The usable floor area of a convenience store shall not exceed 280 square 
metres. 

6.3.5

Zone Provisions for Dwellings 
Notwithstanding the provisions in Subsection 6.3.2, all single detached 
dwellings shall conform to the Urban Residential Type 3 (R3) Zone provisions 
in Subsection 5.3. [8-Z-2020] [27-Z-2020]

6.3.6

7.27

5.52

13.71

21.35

30m or 
SIX (6) STORIES

-
11,320m2

N/A

-
78.3

MIN. 40m2

29%

N/A

BARRIER FREE PARKING REQ.'D:
1-25 PARKING SPACES =

TYPE 'A' (3.4m WIDE) PLUS 1.5m AISLE
TYPE 'B' (2.4m WIDE) PLUS 1.5m AISLE

1 SPACE(S)
0 SPACE(S)

1 SPACE(S)

4.3.3

PARKING REQ.'D RESIDENTIAL - BARRIER FREE: (PART OF REQ.'D PARKING)

0 SPACE(S)

89 SPACE(S) 95 SPACE(S)

PARKING REQ.'D RESIDENTIAL - TOTAL:

TOTAL

REQUIRED

76 SPACE(S)

SINGLE DETACHED, SEMI-DETACHED, 
DUPLEX, TRI-PLEX, FOUR-PLEX, 
TOWHOUSE DWELLINGS & VACATION 
HOME [8-Z-2017]:
2 SPACES / DWELLING UNIT
2 SPACES x 38 DWELLING UNITS = 76

NUMBER OF PARKING SPACES

VISITOR PARKING:
1 SPACE / 3 DWELLING UNITS
1 SPACE x (38 / 3) = 13

13 SPACE(S)

PROVISION

4.9a)

4.9f)

PARKING REQ.'D RESIDENTIAL (R4)

82 SPACE(S) 

13 SPACE(S)

PROVIDED

PARKING REQ.'D RESIDENTIAL - VISITOR:

BARRIER FREE PARKING REQ.'D:
26-50 PARKING SPACES =

TYPE 'A' (3.4m WIDE) PLUS 1.5m AISLE
TYPE 'B' (2.4m WIDE) PLUS 1.5m AISLE

3 SPACE(S)
1 SPACE(S)

1 SPACE(S)

4.3.3

PARKING REQ.'D MIXED USE RESIDENTIAL - BARRIER FREE (PART OF REQ.'D PARKING)

1 SPACE(S)

199 SPACE(S) 204 SPACE(S)

PARKING REQ.'D MIXED USE RESIDENTIAL TOTAL:

TOTAL

REQUIREDNUMBER OF PARKING SPACES

VISITOR PARKING:
1 SPACE / 3 DWELLING UNITS
1 SPACE x (114 / 3) = 38

38 SPACE(S)

PROVISION

4.9f)

PARKING REQ.'D MIXED USE RESIDENTIAL (CS)

38 SPACE(S)

PROVIDED

PARKING REQ.'D MIXED USE RESIDENTIAL - VISITOR:

APARTMENT DWELLING [8-Z-2017]:
1.5 SPACES / DWELLING UNIT
1.5 SPACES x 72 DWELLING UNITS = 

4.9b)

108 SPACE(S) 108 SPACE(S) 

BARRIER FREE PARKING REQ.'D:
76-100 PARKING SPACES =

TYPE 'A' (3.4m WIDE) PLUS 1.5m AISLE
TYPE 'B' (2.4m WIDE) PLUS 1.5m AISLE

2 SPACE(S)
2 SPACE(S)

2 SPACE(S)

4.3.3

PARKING REQ.'D MIXED USE NON-RESIDENTIAL BARRIER FREE: (PART OF REQ.'D PARKING)

2 SPACE(S)

98 SPACE(S) 98 SPACE(S)

PARKING REQ.'D MIXED USE NON-RESIDENTIAL TOTAL:

TOTAL

REQUIREDNUMBER OF PARKING SPACESPROVISION

PARKING REQ.'D MIXED USE NON-RESIDENTIAL (CS)

PROVIDED

OTHER NON-RESIDENTIAL USES:
1 SPACE / 35m2 USABLE FLOOR AREA
1 SPACE x (MAX. 3430m2 / 35m2 = 98

98 SPACE(S) 98 SPACE(S) 4.9tt)

APARTMENT DWELLING [8-Z-2017]:
1.25 SPACES / DWELLING UNIT
1.25 SPACES x 42 DWELLING UNITS = 53 SPACE(S) 58 SPACE(S) 

4.2.3 Residential Parking Area 
For Urban Residential Type 1 to 4 Zones (R1 to R4), the following shall apply: 
a) within a front yard or exterior side yard, motor vehicles shall only be 
parked on a driveway, in a parking space or private garage [7-Z-2018]; 
b) not more than one (1) required parking space may be located within the 
required front yard or required exterior side yard [7-Z-2018]; 
c) vehicles shall not be parked within any landscape area [7-Z-2018]; 

4.2.3

4.2 LOCATION OF PARKING ON A LOT

4.2.4 Other Provisions 
a) For tri-plex dwellings, duplex dwellings, four-plex dwellings, street 
townhouses, stacked townhouses, and boarding or lodging houses, required 
parking spaces shall be prohibited within the required front yard or 
required exterior side yard; except where a dwelling unit has a private 
garage in which case the driveway leading to the private garage may be used 
as a parking space subject to the size requirements herein; 
b) for group townhouses and apartment dwellings, no parking lot shall be 
located closer than 3 metres from any dwelling on the lot or of any interior 
lot line abutting another residential Zone; 
c) for group townhouses and apartment dwellings, no parking lot or parking 
space shall be located between a dwelling and the street line, except for 
individual or tandem parking spaces leading directly to each townhouse 
dwelling unit; 
d) for commercial or industrial properties, no parking lot shall be located 
closer than 4.5 metres from any interior lot line abutting a residential Zone; 
e) for accessory residential dwelling units, notwithstanding the foregoing, 
one (1) parking space dedicated for the use of the accessory residential 
dwelling unit, may be permitted in the front yard provided a minimum of 50 
percent of the required front yard shall be maintained as landscaped open 
space notwithstanding such dedicated parking space. 

4.2.4

“LANDSCAPE AREA” shall mean an area of land comprised of trees, shrubs, 
flowers, grass or other horticultural elements. Landscaping may include 
pervious paths, patios, walkways, or elements designed to enhance the visual 
amenity of a property but does not include open storage display areas, 
parking or loading areas, or areas covered by driveways. [5-Z-2018] 

2.81

LANDSCAPED AREA

4.2.5 Parking and Landscape Area [7-Z-2018] 
Within Urban Residential Type 1 to 4 Zones (R1 to R4), the following shall 
apply: 
a) A minimum of 50 percent of the front yard shall be maintained as 
landscape area. 
b) In the case of a corner lot, a minimum of 50 percent of each of the front 
yard and exterior side yard shall be maintained as landscape area. 

4.2.5

ADD THE FOLLOWING ADDITIONAL PERMITTED USES:
aaa) dwelling units in a commercial building, max.
bbb) boutique
ccc) college or trade school
ddd) delicatessen and specialty food stores
eee) farmers market
fff) office accessory to a shopping centre operation
ggg) retail store

NOTE - THROUGH THE ZBA, A SITE SPECIFIC PROVISION IS SOUGHT THAT ALL 
COMMERCIAL SPACES - REGARDLESS OF TENNANCY - WILL SUBJECT TO A BLANKET 
REQUIREMENT OF 1 PARKING SPACE FOR EVERY 35m2 OF USEABLE FLOOR AREA

PARKING SPACE DIMENSIONS
WIDTH OF PARKING SPACE:
FOR VEHICLES PARKED SIDE BY SIDE
FOR VEHICLES PARKED WITH WALL OR FENCE ADJ.
DEPTH OF PARKING SPACE:
FOR 90 DEGREE PARKING
FOR PARALLEL PARKING

3
3.3

5.8
7

3 MIN.

4.1
4.1.3a)

4.1.3b)

PARKING SPACE DIMENSIONS

3.3 MIN.

5.8 MIN.
7 MIN.

PARKING AISLE REQ.'S
TWO-WAY TRAFFIC

4.1.4
4.1.4b) 7.3 MIN. 7.3 MIN.

4.0 OFF STREET PARKING

G. DOUGLAS VALLEE LIMITED
2 TALBOT STREET NORTH
SIMCOE ONTARIO N3Y 3W4
(519) 426-6270
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Introduction 
 
G. Douglas Vallee Limited has been retained by HFW Holdings Limited to prepare a Planning Justification Report 
in support of an application for Official Plan Amendment and Zoning By-Law amendment for a property located 
on the north west corner of Queensway West and Hunt Street North in Simcoe, Ontario.   
 
The intent of the Official Plan and Zoning By-Law amendments is to permit a development consisting of 38 low-
rise medium density group townhomes, as well as a six-storey mixed use building that includes approximately 
114 dwelling units (studio, one and two-bedroom) alongside approximately 2,714 square metres of commercial 
space.  The development provides a variety of housing options within a vibrant community to attract new 
residents while retaining existing residents within Norfolk County.  With the introduction of complementary 
commercial space, the development enhances and supports residents with much needed services in an 
accessible form.   
 
The proposed mid-rise building will be similar in height to existing developments located adjacent to the 
Queensway corridor, including those along Cedar Street and Mill Pond Court.  The conceptual site and building 
designs have been developed to be sympathetic to the surrounding context, by employing strategies of terracing 
and gradual transition to adjacent residential uses. 
 
The Official Plan and Zoning By-Law amendments proposed by this application assume delineation between 
two parcels that are intended to be created through a subsequent re-organization of the existing lot fabric, herein 
described as the ‘Northern Parcel’ and the ‘Southern Parcel’.  The proponents’ intent is to coordinate subsequent 
site plan and building permit applications to ensure a cohesive and complementary community feel across both 
parcels. 
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Site Description 
 
The subject lands are 2.89 hectares in area, located within the urban area of Simcoe and within the existing built 
boundary, adjacent to the intersection of Queensway West and Hunt Street North in Simcoe, Ontario.  Presently 
encompassing separate parcels known municipally as 395, 401, 403, 405 and 411 Queensway West, the full 
legal description of the cumulative lands is “all of Lot 35, 36, 38, 39, 40, 41, 42, 43 & 44 on Block 9, Registered 
Plan 182 in the Town of Simcoe and Part of Lot 2, Concession 14 in the Geographic Township of Windham, 
Norfolk County”.  
 
The cumulative lands presently house multiple uses as tenants of the proponent, including a single detached 
dwelling, Wilson Truck & Trailer service and repair shop, as well as a two-storey office building utilized by the 
Brant Haldimand Norfolk branch of the Canadian Mental Health Association.  The majority of the lands presently 
known as 395 and 401 Queensway West encompass asphalt and gravel areas uses exclusively for parking and 
storage of vehicles and tractor trailers.   
 
The north westerly perimeter of the subject lands borders a nearby Provincially Significant Wetland known as 
Patterson Creek.  The northern portion of the lands presently known as 411 Queensway West include a wooded 
area populated by a former resident with primarily non-native trees. 

Figure 1 Aerial view of subject lands  
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Surrounding Uses 
 
The subject lands are surrounded by a variety of land uses: 

 To the north 
o Existing low-rise low density residential development in the form of single detached homes  
o Don Shay Memorial Dog Park 
o Vacant land zoned Hazard Lands (HL) 
o Provincially Significant Wetland (PSW) 

 To the East 
o Hunt Street North 
o Proposed residential development for condominium townhouses, zoned R4(H) 
o Existing commercial development, including hotels, restaurants, automotive rental & service 

 To the South 
o Queensway West 
o Vacant land zoned Service Commercial (CS) 
o Existing four-storey retirement home 
o Existing commercial development, including automotive sales & service, retail stores 

 To the West 
o Existing commercial development, including a veterinary hospital, retail plaza, automotive sales 

and service, and landscape supply stores 
 

 

Figure 2 Adjacent land uses  
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Proposed Development & Amendments 
 
The purpose and intent of this planning justification report is to provide background information and support to 
Norfolk County staff and agencies, in consideration of the applications for Official Plan and Zoning By-Law 
amendments, to permit a mix of residential and commercial uses on the subject lands. 

As shown in Appendix A and Figure 3, the proposed development includes the introduction of a variety of 
residential and commercial uses, including: 

- 6-Storey Mixed Use Mid-Rise Building 
o Approx. 114 studio, one and two-bedroom apartment units on floors 2 through 6 
o Underground parkade featuring 166 parking spaces for exclusive use of the residential apartments 
o Approx. 2,714 sq m of commercial space on the ground floor 
o Surface parking areas featuring 136 parking spaces for visitor and commercial parking 

- Low-Rise Dwellings 
o 38 three-storey group townhouse dwelling units with outdoor rooftop amenity space 
o 6 two-storey semi-detached dwelling units 

As shown in the Concept Plan included in Appendix A and in Figure 4, the proposal entails the re-organization 
of the existing parcels into two parts herein referred to as the ‘Southern Parcel’ and the ‘Northern Parcel’.  The 
delineation of the proposed parcels is intended to provide opportunity for independent ownership of the mixed-
use building and surrounding grounds, separate from the low-rise townhomes.  The proponent has engaged with 
experienced and qualified legal representation to structure suitable plans of condominium for each parcel 
accordingly, alongside access and servicing easements as required to facilitate the sharing of access lanes, fire 
routes, and stormwater management. 

 

 

Figure 3 Artist’s concept of proposed development  
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Figure 4 Delineation of proposed parcels subject to future application for severance  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



HFW Holdings Ltd. | Planning Justification Report 
 

 

G. Douglas Vallee Limited | Consulting Engineers, Architects & Planners                                                                                       Page 8 
 

Official Plan Amendments 
The subject lands are presently designated Commercial, with a small portion of the north westerly corner of the 
lands designated as Provincially Significant Wetland, in accordance with the Norfolk County Official Plan.  The 
lands fall within the Queensway Corridor Special Policy Area outlined in Section 6.5.1.5 of the Official Plan. 

 

Figure 4 Existing Official Plan designation  
The following amendments are sought as part of the application for Official Plan Amendment for both the 
southern and northern proposed parcels: 

SOUTHERN PARCEL 

Section Description 
7.11 COMMERCIAL DESIGNATION – to remain 
7.11.1 Proposed Special Provisions 

Expand site specific permitted uses within the existing Commercial designation to include 
retail stores, business and personal services, specialty food stores, public and private 
institutions, college or trade schools, drug stores and professional offices of all kinds. 
 
Define that a building shall be deemed of ‘commercial character’ provided the entirety of the 
ground floor is dedicated to commercial uses, save and except space dedicated exclusively 
as a lobby entrance or for access to upper floor levels.  Additionally, define that the planned 
function of the commercial areas is not negatively impacted by residential uses given that the 
design of the entrances and interior circulation spaces are kept isolated and distinct from 
commercial spaces, and that sufficient dedicated off-street parking is provided for both 
residential and commercial uses.   
 

 

NORTHERN PARCEL 

Section Description 
7.7 Change to URBAN RESIDENTIAL DESIGNATION (no special provisions) 
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Zoning Amendments 
The subject lands are presently zoned Service Commercial (CS). 
 

Figure 5 Existing zoning 
 

The following amendments are sought as part of the application for Zoning By-Law Amendment: 

SOUTHERN PARCEL 

Section Description Required 
Provision 

Proposed 
Provision 

6.3 SERVICE COMMERCIAL ZONE (CS) – to remain   
6.3.1 Additional Permitted Uses to be added 

 dwelling units in a commercial building (multiple) 
 boutique 
 college or trade school 
 delicatessen and specialty food stores 
 office accessory to a shopping centre operation 
 retail store 
 

  

6.3.2 h) Proposed site-specific special provision 
Maximum Building Height 

 
11m 

 
30m or 

Six (6) stories 
 

4.9 b) Proposed site-specific special provision 
Apartment Dwelling (studio) 
 

 
1.5 spaces per 
dwelling unit 

 
1.25 spaces per 
studio dwelling 

unit 
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4.9 uu) Proposed site-specific special provision 
All Non-Residential Uses 
Blanket provision to apply to all commercial uses in spite 
of final tenanc(ies) 
 

 
- 

 
1 space per 

35m2 useable 
floor area 

 

NORTHERN PARCEL 

Section Description Required 
Provision 

Proposed 
Provision 

2.88 Definition of “Lot” (existing provision): 
“LOT” shall mean a parcel of land which can be legally 
conveyed. Where two (2) adjoining lots are in common 
ownership and a main building straddles the lots, the two 
(2) lots are deemed to be one (1) lot for the purposes of 
establishing interior side yards. 
 
Proposed site-specific special provision 
In lieu of Section 2.88, the definition of a “lot” shall not 
apply to the individual condominium units. The “lot” shall 
be defined as the parcel of land consisting of the entire 
condominium corporation block.   
 

Rationale: 
The Norfolk County Zoning By-law provisions regarding 
the definition of a “lot” are unclear in their application to a 
condominium development.  The inclusion of this 
provision will clearly define the “lot” and corresponding 
yard provisions. It will enhance the ability to interpret and 
apply the zoning by-law at the Site Plan approvals stage.  
 

- - 

3.11.2 Frontage on a Street (existing provision): 
For the purposes of this Subsection, a private 
condominium road servicing a condominium 
development shall be deemed to be an open, 
constructed and year-round improved street. 
 
Proposed site-specific special provision 
In lieu of Section 3.11.2, the private condominium road 
shall not be deemed an improved street.   
 

Rationale: 
With reference to Section 2.88 above, the inclusion of 
this provision will clearly define the required yard and 
corresponding setback provisions for the entire 
condominium block. This will enhance the ability to 
interpret and apply the appropriate zoning by-law 
provisions for individual condominium units, which will 
assist staff and residents when considering potential 
future additions such as decks.   
 
 

- - 
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5.4 Change to URBAN RESIDENTIAL TYPE 4 ZONE (R4)   
5.4.2 f) Proposed site-specific special provision 

Minimum Rear Yard (attached garage) 
Where the side elevation of a block townhouse or semi-
detached house faces the rear yard 
 

 
7.5m 

 

 
Min. 3m 

5.4.2 h) Proposed site-specific special provision 
Maximum Building Height 

 
11m 

 
Max. 13m 
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Supporting Studies 
 
Required studies identified through the pre-consultation process with Norfolk County staff have been completed 
and are enclosed in support of the proposed development.  These studies are summarized as follows: 

Proposed Site Plan (prepared by G. Douglas Vallee Ltd.) 
Planning Justification Report (prepared by G. Douglas Vallee Ltd.) 
Environmental Impact Study (prepared by Pinchin Ltd.) 
Stage 1 Archaeological Assessment (prepared by Earthworks Archaeological Services Inc.) 
Functional Servicing & Stormwater Management Report (prepared by G. Douglas Vallee Ltd.) 
General Plan of Services (prepared by G. Douglas Vallee Ltd.) 
Traffic Impact Study (Paradigm Transportation Solutions Ltd.) 

 
This application was submitted to include the information and material required under Section 22 (4) ‘Official 
Plan’, Section 34 (10.1) ‘Zoning’, and Section 51 (19) of the Planning Act as part of a complete application. 
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Policy Context 
 
Planning Act 
The Planning Act provides the legislative framework for land use planning in Ontario.  The applicable sections 
of the Planning Act that apply to this application are as follows: 

 Section 2  Lists matters of provincial interest, including: 

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

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

(k)   the adequate provision of employment opportunities; 

(o)   the protection of public health and safety; 

(p)   the appropriate location of growth and development; 

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

(r)   the promotion of built form that, 

(i)  is well-designed, 

(ii)  encourages a sense of place, and 

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

 Section 3  Requires that, in exercising any authority that affects a planning matter, planning  
authorities “shall be consistent with the policy statements” issued under the Act and “shall 
conform with the provincial plans that are in effect on that date, or shall not conflict with 
them, as the case may be”. 
 

 Section 21 (1) Allows for amendments to the Official Plan. 
 

 Section 34  Allows for amendments to the Zoning By-Law. 

 

The proposed Official Plan and Zoning Amendment applications align with the framework and interests of the 
Planning Act by providing a range of housing and employment opportunities within an existing site already in 
close proximity to local amenities and transportation networks.  By enhancing pedestrian access through and 
adjacent to the site and the introduction of neighbourhood infrastructure, the proposed development supports 
the protection of public health & safety oriented to pedestrians.  The proposed built forms have been developed 
to complement the surrounding context using terracing strategies, and incorporate spaces accessible to the 
public that are ‘of high quality, safe, accessible, attractive and vibrant’. 
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Provincial Policy Statement 
The Provincial Policy Statement, 2020 (PPS) provides policy direction for appropriate land use planning and 
development patterns to ‘achieve healthy, livable, and resilient communities that will protect resources of 
provincial interest, public health and safety, and the quality of the natural and built environment and will facilitate 
economic growth’. 

The PPS recognizes the diversity of Ontario, and that local context is important. Under the ‘Geographic Scale of 
Policies’, the PPS states: 

“Policies are outcome-oriented, and some policies provide flexibility in their implementation provided that 
provincial interests are upheld. 

While the Provincial Policy Statement is to be read as a whole, not all policies will be applicable to every site, 
feature or area. The Provincial Policy Statement applies at a range of geographic scales. 

Some of the policies refer to specific areas or features and can only be applied where these features or areas 
exist. Other policies refer to planning objectives that need to be considered in the context of the municipality 
or planning area as a whole and are not necessarily applicable to a specific site or development proposal.” 

The subject lands are within a Settlement Area as defined by the PPS.  The proposed development is consistent 
with the messaging of the PPS, which encourages planning authorities to consider infilling, redevelopment and 
intensification in a compact form in areas that support active transportation and can take advantage of existing 
infrastructure.   

Full details describing the applicable Provincial policies and how the application is consistent with the PPS are 
included in Appendix B.   

 

Norfolk County Official Plan 
The Norfolk County Official Plan outlines a strategic vision for the County based on six key pillars: 

 A stronger, more diversified economy; 
 Protecting and improving the natural habitat; 
 Maintaining and enhancing the rural and small-town character; 
 Maintaining a high quality of life, 
 Upgrading and expanding crucial infrastructure;  
 A well governed, well planned and sustainable County. 

The proposed Official Plan and Zoning By-law amendments meet the goals and objectives identified under these 
pillars as demonstrated in Appendix C.   

The proposed development is intended to serve as a community hub, providing an innovative form of 
development that will include a variety of much needed residential units in a compact form.  It seeks to revitalize 
lands that are presently underutilized into a vibrant community of complementary residential and commercial 
uses.  It is also located within the Queensway Corridor Special Policy Area, which recognizes the potential for 
‘highway commercial’ uses that aim to offer services that complement – or are otherwise impractical for – the 
Downtown Area.  With ample opportunities for surface parking, the proposed development supports the auto-
oriented nature of the intended commercial activities within the area. 



HFW Holdings Ltd. | Planning Justification Report 
 

 

G. Douglas Vallee Limited | Consulting Engineers, Architects & Planners                                                                                       Page 15 
 

As a modern and varied development concept, the proposed development will serve to attract new residents to 
Norfolk County while encouraging existing residents to remain, thereby supporting the long-term economic 
vitality of the community and local businesses. 

The proponent has fostered a positive rapport with the Canadian Mental Health Association, and will seek to 
maintain their tenancy within the proposed building.  Complementary health, wellness and service-based uses 
will also be targeted by the proponent for the remaining commercial spaces. 

 

Land Use 

The existing Official Plan designation of Commercial OP is to remain for the southern parcel, however the 
application seeks to provide site-specific provisions to accommodate a high-density residential component within 
a building of commercial character.  Residential dwelling units will be located exclusively above the ground floor, 
with a dedicated and separate lobby entrance and elevator access.  The underground parkade will be used for 
exclusive use of the residential inhabitants, and is isolated from all commercial uses.  The proposed mid-rise 
building has been designed to leverage opportunities for terracing of building mass.  Upper floors have been 
stepped back from lower floors accordingly, and the building has been sited to provide maximum buffer to the 
proposed low-rise dwellings to the north. 

The application for Official Plan amendment seeks to change the designation of the northern parcel from 
Commercial OP to Urban Residential OP to permit medium density residential uses in the form of block 
townhouse dwellings.  As noted in Appendix C, the net density of the proposed development within the Northern 
Parcel equates to 22 uph, which is consistent with the Urban Residential land use policies within the Official 
Plan.  The density, height and overall character of the dwellings proposed for the Northern Parcel have been 
designed to provide a progressive transition from the existing single-detached dwellings to the north. 

 

Residential Intensification 

The proposed development represents an opportunity for intensification of an infill site.  By including a diverse 
range of housing styles, the proposed concept supports the County’s goals related to high and medium density 
residential development. 

Section 5.3.1 of the Official Plan discusses Residential Intensification. This section states that residential 
intensification includes: 

“Redevelopment which includes either the replacement of existing residential uses with compatible 
new residential developments at a high density or the replacement of non-residential uses with 
compatible residential or mixed-use development with a residential component.” 

“The County shall target that a minimum 25 percent of its annual residential growth be 
accommodated through infill, intensification and redevelopment within the existing built-up areas in 
the Urban Areas…” 

“The County shall consider applications for infill development, intensification and redevelopment of 
sites and building through intensification…” 

The proposed development is consistent with the objectives of the Official Plan related to residential 
intensification, by replacing a non-residential use with a compatible mixed-use developing with residential 
component.   
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Redevelopment of Underutilized Lands 

The subject lands represent an underutilized site with the potential to be repurposed into a vibrant and connected 
community of complementary residential and commercial uses.   

 

Remediation of Brownfield Condition 

As a result of the change in land use, the existing contamination and sources of potential contamination 
associated with the current industrial use will be remediated in accordance with the Environmental Protection 
Act and the Official Plan.   

Record(s) of Site Condition will be prepared in support of the proposed sensitive land use prior to a site plan 
agreement and building permit application in accordance with the pre-consultation minutes provided by Norfolk 
County. 

 

Natural Heritage 

The proposed development respects and preserves the integrity and function of the adjacent Provincially 
Significant Wetland.  The proponent has engaged a qualified and experienced sub-consultant for the preparation 
of an Environmental Impact Study which speaks to the preservation of natural heritage features.  The proponent 
is committed to implementing recommendations that will respect the habitat(s) of any identified endangered or 
threatened species in accordance with Provincial and Federal legislation.  The proponent has also actively 
engaged with the Long Point Regional Conservation Authority as part of the preliminary site investigation to 
ensure that the development respects applicable environmental hazards and to ensure compliance with technical 
guidelines and directives. 

The proponent has engaged a qualified and experienced consultant for the remediation and correction of existing 
identified sources of pollution and contaminated soil. 

 

Source Water Protection 

The proposed development is located adjacent to municipal wells located south of the intersection of Cedar 
Street and Queensway West.  While Schedule D-4 of the Official Plan does not include any source water 
protection concerns, the current GIS mapping provided by Norfolk County demonstrates that the subject lands 
fall within WHPAs B and C in relation to those wells.  The proponent acknowledges that wellhead and source 
water protection may be considered as part of the applications for Official Plan and Zoning By-law amendment. 

The proposed development will serve to eliminate existing threats to drinking water associated with the existing 
industrial use.  The proponent has engaged a qualified and experienced sub-consultant to complete a Phase I 
and II Environmental Assessment of the subject lands, and to consult on the remediation of the brownfield 
condition.   

Following the remediation of the existing contamination, the proponent will seek to demonstrate, to the 
satisfaction of the County’s Risk Management Official, that the proposed development does not pose any risks 
to drinking water. 
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Maintaining Healthy Communities 

The proposed development seeks to provide a variety of housing forms that will be offered at a range of price 
points to meet the needs of a diverse demographic.  Concurrently, it seeks to enhance the streetscape along a 
key corridor to the community of Simcoe by introducing modern and aesthetically pleasing architectural design.   

In accordance with the goals of the Official Plan related to accessibility, the mid-rise building and surrounding 
site amenities will provide a barrier free path of travel to and throughout all commercial spaces and common 
areas within the residential spaces. A minimum of 15% of the residential units within the mid-rise will also provide 
barrier free access in accordance with the Ontario Building Code.  As a result, the proposed development will 
offer suitable housing options for seniors and those with disabilities while supporting and enhancing their access 
to local amenities and services. 

Pedestrian linkages are proposed through and around the site to enhance walkable connectivity and outdoor 
leisure.  The subject lands are adjacent to existing outdoor amenities, like the Don Shay Memorial Dog Park and 
the Sutton Conservation Area.   

 

Transportation 

Located at the intersection of an existing connecting link (Queensway West) and an arterial road (Hunt Street 
North), the proposed development has direct access to existing transportation networks.  An existing Ride 
Norfolk transit route is directly adjacent to the subject lands, providing accessible and service animal friendly 
access to surrounding communities for future residents. 

With enhanced connections to pedestrian sidewalks, the proposed development will also serve to support greater 
walkable connectivity to and around the subject lands. 

In support of the proposed development, the proponent has engaged a qualified and experienced sub-consultant 
for the preparation of a Traffic Impact Study, which concluded that there are no concerns related to the 
anticipated levels of traffic from the proposed development through to 2035. 

 

Networks and Infrastructure 

The subject lands are adjacent to existing municipal services that are anticipated to be capable of 
accommodating the needs of the proposed development.  The existing infrastructure will be reviewed by Norfolk 
County’s consultant (RV Anderson Associates) in consideration of the connections proposed to service this 
development and in light of the Functional Servicing Report prepared by G. Douglas Vallee Limited. The 
proposed infrastructure will be designed and constructed in accordance with Norfolk County’s requirements and 
will be subject to Norfolk County’s approval through the site plan process. 
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Official Plan Amendments   

Section 9.6.1 of the Official Plan sets out the process and requirements for amendments to the plan: 

Policy Compliance  
a) Applications to amend the plan shall include 

a planning rationale report including the 
proposed use 

These items are all addressed in this report.  

b) Any specific Official Plan amendment 
procedures outlined in the policies of this 
Plan shall apply. 

The application process will follow the policies of 
the NCOP  

c) The County shall consider the following 
criteria when reviewing applications to 
amend this plan: 

i) The manner in which the proposed 
amendment conforms to the PPS 

This is addressed in this report.  

ii) The manner in which the proposed 
amendment conforms to the Strategic 
Plan prepared in support of this 
application. 

Norfolk County does not currently have a 
strategic plan in place.  

iii) The manner in which the proposed 
amendment conforms to the Goals, 
Objectives and policies of this plan. 

This is addressed in Appendix C.  

iv) The impacts of the proposed amendment 
on the provision of and demand for 
municipal services, infrastructure and 
facilities. 

This is addressed by the Functional Servicing 
Report.  

v) The adequacy of the proposed servicing 
solution with respect to the servicing 
policies of this plan. 

This is addressed by the Functional Servicing 
Report.  

vi) The impact of the proposed amendment 
on surrounding land use, the 
transportation system, municipal services 
and community amenities and services 

This is addressed through the comments in this 
report on compatibility, the Traffic Impact Study 
and the Functional Servicing Report. 

 

vii) The impact of the proposed amendment 
on the community structure and nature of 
the Urban Areas. 

This is addressed in the Urban Design Report.  

viii) The impact of the proposed amendment 
on cultural heritage resources and or 
Natural Heritage Features. 

This is addressed in the Urban Design Report.  

ix) The impact on agricultural uses and land The site is not on agricultural land.  
x) The impact of the proposed amendment 

on the financial sustainability of the 
County 

The development will generate significant 
development charges and will increase the tax 
base for Norfolk County. 

 

xi) Any other information determined by the 
County, in consultation with the 
appropriate agencies, to be relevant and 
applicable. 

All items identified in the pre-consultation 
meeting have been addressed in this document.  
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In summary, the proposed Official Plan and Zoning By-Law amendments meet the goals, objectives and policies 
as outlined in the Official Plan. The development concept represents an appropriate land use considering the 
size of the property, proximity to existing residential and commercial uses, availability of servicing, and the 
provision of buffering and landscaping. Accordingly, the proposed applications meet the intent and purpose of 
the Official Plan and represent good planning. 

A decision of the Council to approve the proposed Official Plan amendments as proposed is appropriate. 

 

Norfolk County Zoning By-Law 
The subject lands are presently zoned Service Commercial (CS).  An existing special provision (14.627) also 
applies, which states that in addition to the uses permitted in the CS Zone, office, all types, within the existing 
buildings shall be permitted. 

While the existing zoning designation is suitable and appropriate for the proposed southern parcel, the 
application seeks to change the zoning of the northern parcel from Service Commercial (CS) to Urban Residential 
(R4).  Additionally, special provisions as outlined previously herein seek to provide site-specific modifications to 
the typical provisions of both the Service Commercial (CS) and Urban Residential (R4) zones to permit the 
proposed development. 
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Servicing 
 
The servicing and stormwater approaches are addressed in the enclosed Functional Servicing and Stormwater 
Management Report (FSR).  That report demonstrates that the site can be serviced with sanitary sewers, 
watermains, storm sewers and stormwater management. 

 

Figure 6 Existing municipal services 

 

Conclusion 
 
The proposed Official Plan & Zoning By-Law amendments are consistent with the policies of the Provincial Policy 
Statement and the Norfolk County Official Plan.  The proposed development will provide a variety of compact 
and efficient housing forms that will cater to a diverse range of price points, ages and abilities.  It will also provide 
valuable and diverse commercial space to support and enhance the economic vitality of Simcoe.   

Through redevelopment of an existing underutilized infill site, the proposed development leverages the 
opportunities of the subject lands while respecting the commercial nature of the Queensway Corridor Special 
Policy Area.  By replacing existing industrial uses with residential and commercial uses, existing and potential 
sources of contamination will be eliminated and remediated consistent with the objectives outlined in the Official 
Plan related to the preservation of natural heritage features and source water protection. 
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The Functional Servicing Report confirms that the site can be fully serviced with sanitary sewers, watermains 
and stormwater management. As is required for all developments in Norfolk County, sanitary and watermain 
network modelling is required to confirm system capacities. 

The Traffic Impact Study confirms that the existing road network can support the anticipated traffic from this 
proposed development.  

The analysis of this application is supportive. The proposed application is consistent with Provincial and County 
planning policies. Accordingly, it is our opinion that the applications: 

 model good planning;  
 facilitate a development with the most appropriate land use; and 
 ensure efficiency and compatibility with the surrounding land uses. 

 

As such, it is requested that Norfolk County approve the applications to amend the Official Plan and Zoning By-
law to permit the development as presented. 

 
Report prepared by: 
 
 
 
 
                                                           
Lesley Hutton-Rhora, Project Manager 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects & Planners 
 
 
Report reviewed by: 
 
 
 
 
 
 
                                                           
John Vallee, P.Eng, President 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects & Planners 
 
 
Report approved by:  
 
 
 
 
                                                           
Ruchika Angrish, MPlan, MCIP, RPP 
THE ANGRISH GROUP 
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Executive Summary 
Earthworks Archaeological Services Inc. was retained to conduct a Stage 1 archaeological 
assessment of a 2.89 hectare area located at 395-411 Queensway West, part of Lot 2, 
Concession 14, Geographic Township of Windham, Norfolk County, Ontario. The assessment 
was undertaken in support of an application for Site Plan Approval and was conducted as part 
of the requirements defined in Section 5.7.4 of the The Norfolk County Official Plan, which 
requires an archaeological assessment prior to final planning approval, or as a condition of final 
planning approval within an area of archaeological potential 

Section 1.3 of the Standards & Guidelines for Consultant Archaeologists details a list of features 
that indicate archaeological potential when making and evaluation for developing 
recommendations. As documented in Section 1.0 of this report, there are features documented 
during background research that indicate archaeological potential. These include: 
 

- Location of the study area adjacent to Queensway West, which historical maps 
suggest functioned as a historic transportation route. 

 
- Location of the study area at the edge of Pringle Creek. 
 

As a result of the identification of these features, it is determined that the study area contains 
archaeological potential, and a Stage 2 archaeological assessment is recommended. 
 
The study area consists of a mixed residential and commercial lot, and as a result a test pit 
survey shall be required. Test pits shall be spaced at maximum intervals of five metres apart, 
and to within a metre of standing structures. Each test pit shall be excavated by hand to 30 
centimetres in diameter, and excavated into the first five centimetres of subsoil. Each test pit 
shall be examined for stratigraphy, cultural features, or evidence of fill, and all soil shall be 
screened through wire mesh of no greater than six millimetre width. Any identified artifacts shall 
be collected according to their associated test pit. All test pits shall be backfilled. 

The Ministry of Citizenship and Multiculturalism is requested to review this report and provide a 
letter indicating their satisfaction that the fieldwork and reporting for this archaeological 
assessment are consistent with the Ministry’s 2011 Standards and Guidelines for Consultant 
Archaeologists and the terms and conditions for archaeological licences, and to enter this report 
into the Ontario Public Register of Archaeological Reports.  
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1.0 Project Context 
1.1 Development Context 

Earthworks Archaeological Services Inc. (Earthworks) was retained to conduct a Stage 1  
archaeological assessment of a 2.89 hectare area located at 395-411 Queensway West, part of 
Lot 2, Concession 14, Geographic Township of Windham, Norfolk County, Ontario (Map 1). The 
assessment was undertaken in support of an application for Site Plan Approval (Map 2) and 
was conducted as part of the requirements defined in Section 5.7.4 of the The Norfolk County 
Official Plan, which requires an archaeological assessment prior to final planning approval, or as 
a condition of final planning approval within an area of archaeological potential (County of 
Norfolk 2021:87).  

The objectives of the Stage 1 archaeological assessment, as outlined by the Ministry of 
Citizenship and Multiculturalism (MCM) Standards and Guidelines for Consultant Archaeologists 
(Government of Ontario 2011), are as follows:  

▪ To provide information about the property’s geography, history, previous archaeological 

fieldwork and current land condition. 
 

▪ To evaluate the property’s archaeological potential. 
 

▪ To document archaeological resources located on the property. 

As part of this assessment, background research was conducted in Earthworks corporate 
library, the OnLand Registry Database, and the Federal Canadian Census located online at 
Library and Archives Canada.  

Permission to access the property was provided by the proponent.  
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1.2 Historic Context 

1.2.1 Pre-Contact Indigenous History 

Table 1 provides a breakdown of the general culture history of southern Ontario, as based on 
Ellis and Ferris (1990).  

Table 1: Summary of Pre-contact Culture History of Ontario  

Culture Period Diagnostic Artifacts Time Span 
(Years B.P.) Detail 

Early Paleo-Indian 
Fluted Projectile 
Points 
 

11,000-10,400 Nomadic caribou hunters 

Late Paleo-Indian Hi-Lo, Holcombe, 
Plano Projectile Points 10,400-10,000 Gradual population 

increase 

Early Archaic Nettling and Bifurcate 
Points 10,000-8,000 More localized tool sources 

Middle Archaic 
Brewerton and Stanly-
Neville Projectile 
Points 

8,000-4,500 
Re-purposed projectile 
points and greater amount 
of endscrapers 

Narrow Point Late 
Archaic 

Lamoka and 
Normanskill Projectile 
Points 

4,000-3,800 Larger site size 

Broad Point Late 
Archaic 

 
Genessee, Adder 
Orchard Projectile 
Points 

3,800-3,500 Large bifacial tools.  First 
evidence of houses 

Small Point Late 
Archaic 

Crawford Knoll, Innes 
Projectile Points 3,500-3,100 Bow and Arrow Introduction 

Terminal Archaic 
 
Hind Projectile Points 
 

3,100-2,950 First evidence of 
cemeteries 

Early Woodland 
Meadowood Points, 
Cache Blades, and 
pop-eyed birdstones 

2,950-2,400 First evidence of Vinette I 
Pottery 

Middle Woodland 

 
Pseudo-scallop shell 
 

2,450-1550 Burial Mounds 

Princess Point pottery 1550-1100 First evidence of corn 
horticulture 

Late Woodland 

 
Levanna Point 
 

1,100-700 Early longhouses 

 
Saugeen Projectile 
Points 
 

700-600 Agricultural villages 

Nanticoke Notched 
Points 600-450 Migrating villages, tribal 

warfare 
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1.2.2 Post-Contact Indigenous History 
 
The surrounding area enters the historic record in 1626, when Father Daillon, a French 
missionary, spent three months in the Hamilton region attempting to conclude a trading alliance 
with the Neutral Confederacy, and travelling by canoe along the length of the Grand River 
(Harper 1950). These negotiations ultimately failed due to opposition from Huron allies (White 
1978:409). By 1638, the Neutral had expanded east to the Niagara River in response to a void 
left by the Wenro migrating to Huronia and the Erie migrating southwest. By the early 1640s, the 
Neutrals were engaged in large scale warfare with the Assistaeronons to the west while 
maintaining a neutral stance between the Huron and the League of Five Nations Iroquois. 
European influence in the region was generally restricted to the beaver pelt trade, and 
Aboriginal groups practiced a way of life that did not differ significantly from the pre-Contact 
period. By the late 1640’s, the increasing scarcity of beaver pelts prompted the invasion of the 
Neutral by the League of Five Nations Iroquois. By 1651, the Neutral Confederacy was 
dissolved and its former members either moved west out of Ontario or were absorbed into the 
League of Five Nations (Trigger 1994:57).  
 
The region appears to have been relatively unpopulated by permanent settlements in the latter 
half of the seventeenth century, with much of southern Ontario used as a hunting territory by the 
Iroquois. However, Ojibwa groups previously thought to have settled along the northern shores 
of Georgian Bay and Lake Superior gradually migrated into southern Ontario, and by the late 
seventeenth/early eighteenth century the Mississauga had settled in the Hamilton region 
(Rogers 1978:761).  
 
In 1669, Long Point and the surrounding area was described in a journal from Father Galinee, a 
Sulpician priest who traveled through Lakes Ontario, Erie and Huron. Him and his traveling 
group wintered on Black Creek (near Port Dover) and planted a cross, declaring the 
‘unoccupied’ territory property of King Louis XIV (Tasker 1900: 34).  
 
By 1784, the British government purchased from the Mississauga over a million hectares of land 
between Lake Ontario and Lake Erie, which became known as the Between the Lakes 
Purchase (Surtees 1994:102). The Mississauga eventually relocated to the Grand River at New 
Credit in 1847. 

1.2.3 European Settlement History 
 

European settlement in Norfolk County began as early as 1790 when settlers began to move 
into the area and ‘squat’ awaiting official surveys and land patents around Long Point Bay 
(Tasker 1900:46).  

Lieutenant Governor Simcoe considered Long Point and the county a first line of defense 
against any invasion to the newly formed province and sought to establish a plan to build a 
military base at Long Point in 1794. Lord Dorchester, the Governor of both Upper and Lower 
Canada, rejected Simcoe’s military plans and in response Simcoe halted all land grants to the 

area for prospective settlers (Tasker 1900: 45). In 1794 Simcoe banned all settlement in the 
region and issued an eviction order on all those who already lived along Long Point Bay. In 
1795 Simcoe reopened land grants and encouraged the construction of Grist and Sawmills in 
the area. The first land grants were awarded in Woodhouse, Walsingham and Charlotteville 
Townships.  
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As Norfolk County began to establish itself it soon saw conflict with the outbreak of War 
between Britain and the United States of America. Communities along the shoreline were raided 
and saw active conflict between American Soldiers and the Norfolk Militia. The territory along 
Lake Erie had strategic value and fed many traveling armies, including General Brock when 
returning from a campaign in Detroit (Collins 2006: 82).  

The Hamlet of Simcoe, named after Lieutenant Governor Simcoe, was a casualty of the War of 
1812 and was partially burnt down by American soldiers (MacDonald 2012a). The settlers re-
established the hamlet and by 1851 Simcoe was incorporated as a village. By 1878, Simcoe 
had expanded rapidly and grown in local prominence, resulting in its incorporation as a town 
(MacDonald 2012b). The town of Simcoe is divided by the historic townships of Windham, 
Townsend and Woodhouse. The study area is in the township of Windham.  

Norfolk County saw rapid economic growth in the 1920’s with the establishment of the Ontario 
Tobacco Belt, which was dominantly in Norfolk County (McQuarrie 2016: 32,33). Preferring the 
cheaper, sandy soil of Norfolk, companies and immigrants flocked to the area to grow flue-
tobacco, a cash crop with high demand due to the popularity of cigarettes.  

1.2.4 Land Use History of Study Area 
 

Land registry records indicate that the Crown awarded the patent for Lot 2, Concession 14 in 
the Township of Windham to Gideon Cooley in 1796. John Davis purchased the 200-acre lot in 
1801 and sold the southwestern 30 acres to James Derickson in 1813. By 1827 James 
Derickson sold the land to William Wilson, who mortgaged the lot to John Wilson. By 1836 the 
southwestern 30 acres of the lot began to be sectioned off into 10-acre parcels that were owned 
by James Derrickson. In 1842 James Derickson sold one of the parcels to Samuel Harvey and 
in 1847 William Wilson dies, which results in his portion of the lot being willed to multiple family 
members. These family members sell and mortgage out the land quickly, breaking up the lots 
further into 1-acre and 5-acre parcels. Robert Davis appears to hold the largest amount of land 
on the lot into the early 1850’s. Starting in the 1850’s, Henry Sebring, a mechanic from the 
United States, owns 3 acres and lives in a storey in a half frame house on the property. 
Between 1855-1857 there are seventeen separate land transactions, suggesting this is when 
Simcoe began to expand rapidly. This is supported by the incorporation of Simcoe as a village a 
few years prior in 1851. By the 1860’s the southern portion of the lot continues to be divided. 

Occupants include farmers John Davis and Henry Clark, plough maker Henry H. Dell, Charles 
Garner, a Carpenter, and Robert More who is a labourer. All the listed occupants have either a 
one storey or storey and a half frame home on the land. Occupation continues into the 1870’s 

and 1880’s as more people immigrate into the area, including Henry Fishback and C. Ross, 

both farmers from Germany and Henry Sebren from Nova Scotia.  Historic nineteenth century 
mapping indicate Queensway West had been established as 1854, and the owner of the study 
area in 1877 is listed as D.C. with a house on the property, of whom no further information could 
be located (Map 3). 

Topographic maps and aerial imagery indicate the study area was uninhabited land in the first 
half of the twentieth century before converting to the current configuration as early as 1964 
(Maps 4 and 5). 
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1.2.5. Historic Plaques  

As per Section 1, Standard 1.1 of the Standards and Guidelines for Consultant Archaeologists, 
Earthworks consulted local historical plaques in order to inform archaeological potential and 
assessment strategies. No historic plaques were identified nearby that would be relevant to 
informing the study area’s archaeological potential.  

1.3 Archaeological Context 

1.3.1 Current Conditions  
 

The study area consists of a flat lot that is partially residential and partially commercial. The 
western edge of the property is a residential property and yard that backs up all the way to 
Patterson Creek on the northern edge of the property. The area is densely forested towards the 
creek. The remainder of the study area is a commercial building and parking lot that has been 
graded with gravel. 

1.3.2 Natural Environment 
 

The study area is situated within a sand plain (Map 6) of the Norfolk Sand Plain physiographic 
region, a 3134 square kilometre area consisting of silt and sand deposited as a delta in glacial 
Lakes Whittlesey and Warren. Sand in this plain can cover moraines and other strata in 15 to 22 
metres of sand, with the average depth being 9 metres (Chapman and Putnam 1984: 153-154). 

The surficial geology consists of fine- textured glaciolacustrine deposits of silt and clay with 
minor deposits of sand and gravel, coarse-textured glaciolacustrine deposits of sand and gravel 
with, minor deposits of silt and clay as well as modern alluvial deposits with clay, silt, sand, 
gravel and potential organic remains (Map 7).  

The nearest water source is Patterson Creek on the northern edge of the study area and Mill 
Pond is 70 metres northeast.  Patterson Creek connects to Dingle Creek and then to Spring 
Creek before draining into Lake Erie approximately 11.8 kilometres to the southeast. 

The study area is located in the St. Thomas District of the Lake Erie- Lake Ontario Ecoregion, 
which itself is situated in the Mixedwood Plains Ecozone. This region encompasses 2,185,845 
hectares, and contains a diverse array of flora and fauna. It characterized by a mix of Carolinian 
forest remnants of tulip-tree, black gum, sycamore, Kentucky coffee-tree, pawpaw, various oaks 
and hickories, and common hackberry, in addition to the more widespread sugar maple, 
American beech, white ash, eastern hemlock, and eastern white pine.  

 Typical mammals inhabiting this ecoregion include white-tailed deer, northern raccoon, 
 striped skunk, and the Virginia opossum which has increased its distribution and 
 abundance since the latter half of the 20th century. Characteristic birds include green 
 heron, Virginia rail, Cooper’s hawk, eastern kingbird, willow flycatcher, brown thrasher, 
 yellow warbler, common yellowthroat, northern cardinal, and savannah sparrow. Wild 
 turkey has been re-introduced into the ecoregion. Herpetofauna, is diverse, including 
 several provincially rare species (e.g., spiny softshell turtle), as well as more frequent 
 species such as eastern red-backed salamander, American toad, eastern gartersnake, 
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 and Midland painted turtle. Longnose gar, channel catfish, smallmouth bass, yellow 
 perch, walleye, northern hogsucker, banded killifish, and spottail shiner are among the 
 fish species found in the lakes and rivers in this ecoregion.  

         (Crins et al. 2009:52) 

1.3.3 Known Archaeological Sites 
 

A search of registered archaeological sites within the MHSTCI Archaeological Sites Database 
was conducted. A total of 2 archaeological sites have been found registered within one 
kilometres of the study area. These sites are detailed in Table 2. Neither site is within 300 
metres of the study area.  

 

Table 1: Registered Archaeological Sites within one kilometre of the Study Area 

Borden Number Site Name Time Period Affinity Site Type 

AfHb-135   Archaic, Middle   hunting, hunting loss 

AfHb-1 Cayuga Quarry       

 

1.3.4 Adjacent Archaeological Assessments 
 

A search of registered archaeological reports within the MCM Archaeological Reports Database 
was conducted. There were no archaeological surveys identified within 50 metres of the study 
area were identified.  
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2.0 Analysis & Conclusions 
 

Section 1.3 of the Standards & Guidelines for Consultant Archaeologists details a list of features 
that indicate archaeological potential when making and evaluation for developing 
recommendations. As documented in Section 1.0 of this report, there are features documented 
during background research that indicate archaeological potential. These include: 
 

- Location of the study area adjacent to Queensway West, which historical maps 
suggest functioned as a historic transportation route. 

 
- Location of the study area at the edge of Pringle Creek. 
 

As a result of the identification of these features, it is determined that the study area contains 
archaeological potential, and additional archaeological assessment is required. 
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3.0 Recommendations 
Based on the results of the Stage 1 background investigation, the study area contains 
archaeological potential, and a Stage 2 archaeological assessment is recommended (Map 8).  
 
The study area consists of a mixed residential and commercial lot, and as a result a test pit 
survey shall be required. Test pits shall be spaced at maximum intervals of five metres apart, 
and to within a metre of standing structures. Each test pit shall be excavated by hand to 30 
centimetres in diametre, and excavated into the first 5 centimetres of subsoil. Each test pit shall 
be examined for stratigraphy, cultural features, or evidence of fill, and all soil shall be screened 
through wire mesh of no greater than six millimetre width. Any identified artifacts shall be 
collected according to their associated test pit. All test pits shall be backfilled. 
 
The MCM is requested to review this report and provide a letter indicating their satisfaction that 
the fieldwork and reporting for this archaeological assessment are consistent with the Ministry’s 
2011 Standards and Guidelines for Consultant Archaeologists and the terms and conditions for 
archaeological licences, and to enter this report into the Ontario Public Register of 
Archaeological Reports. 
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4.0 Advice on Compliance with Legislation 
 

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

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

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

The Funeral, Burial and Cremation Services Act, 2002, S.O. 2002, c.33 (when proclaimed in 
force) require that any person discovering human remains must notify the police or coroner and 
the Registrar of Cemeteries at the Ministry of Consumer Services. 
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June 12, 2023 
 
HFW Holdings Limited 
3 Fernwood Court 
Richmond Hill, Ontario 
L4B 3C2 
 
Attention: Mr. Herbert Chiu 
   
Reference: Functional Servicing Report 
  HFW Hunt Street Residential Development 
  Simcoe, Norfolk County 
  Project #22-013 
 
Introduction 
 
This functional servicing report has been prepared on behalf of HFW Holdings Ltd, to outline the servicing 
requirements for the development of an assembly of parcels known municipally as 395, 401, 403, 405 and 
411 Queensway West in Simcoe – Norfolk County. The proposed development would feature a 6-storey, 114-
unit residential mid-rise building, and a 37-unit condominium development. This report presents the 
conceptual serving for the proposed development, including sanitary servicing, storm servicing and domestic 
and fire water servicing.  
 
The 2.86 ha development site is currently occupied by a variety of buildings, including a single detached 
dwelling and storage/maintenance buildings and gravel yard for Wilson Truck and Trailer. The lands are bound 
by Hunt Street to the east, Queensway West to the south, Patterson Creek and the Sutton Conservation Area 
to the north, and the Queensway Veterinary Hospital to the west. Refer to Figure 1 below.  
 

 
Figure 1 – Site Location 
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The development will be comprised of the following: 
 Block 1 – Semi Detached at the north side of the property 

 6 – 1-storey residential dwelling units 
 Block 2 – Townhouses in the middle of the development 

 32 – 3-storey stacked residential dwelling units 
 Block 3 – 6-storey residential/commercial mid-rise building with approximately 114 units and 2 floors 

of commercial space 
 Storm and sanitary infrastructure to support the proposed construction 
 Stormwater management facility 
 Curbs, sidewalks and other miscellaneous items to support the proposed construction 

Refer to Appendix D for the proposed development concept plan.  
 
Sanitary Servicing 
 
Norfolk County GIS mapping and record drawings indicate an existing 375mm diameter sanitary sewer on 
Queensway West, and a 250mm diameter sanitary sewer stub on Hunt Street. Due to the insufficient depth 
of the existing sanitary sewer along Queensway West at the southwest corner of the property, it is proposed 
that sanitary flows from units 1-38 be discharged to the existing Hunt Street sanitary sewer. As part of the 
Sutton’s Trail Condo Development (Vallee project #19-068), the Hunt Street sanitary sewer is going to be 
extended northwards, making connection the proposed connection feasible. Sanitary flows from the mid-rise 
building will also be directed to the existing Hunt Street sanitary sewer. Refer to DWG C100 – Conceptual 
Servicing Plan in Appendix D. 
 
Sanitary design flows for the proposed development were calculated using the Norfolk County Design Criteria. 
Table 1 presents the flow information associated with each of the proposed development zones. In summary, 
the proposed development is anticipated to generate a total additional sanitary flow of approximately 11.37 
L/s to the existing sanitary sewer on Hunt Street. Detailed calculations are outlined in Appendix A.  
 

Table 1 
Sanitary Design Flows 

 Zone R4 
Zone R4 

Residential 
Zone CS 

Commercial 
Total Number of Units 38 114 - 

Population Density (persons/units) 2.75 2.75 90 persons/ha 

Population  105 314  

Per Capita Flow (L/person/day) 450 450 40000 L/ha/day 

Peak Extraneous Flow (L/sec/ha) 0.28 0.28 - 

Development Area (ha) 1.85 1.01 1.01 

Infiltration Flow (L/s) 0.52 0.28 - 

Sewage Flow (L/s) 0.55 1.64 0.47 

Peak Design Flow (L/s) 2.84 6.94 1.59 

 
Vallee has requested that sanitary hydraulic modelling be completed by the Norfolk County consultant to 
determine if the existing County infrastructure provides adequate capacity to accommodate the estimated 
sanitary design flow from the proposed development.  
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Stormwater Management 
 
Under existing conditions, the subject site features several commercial buildings, gravel and asphalt parking 
lots, an existing residential dwelling, and wooded areas. A topographic survey was completed by Jewitt & 
Dixon Limited to determine the overland drainage routes. Runoff from the majority of the site generally flows 
uncontrolled, overland in a northerly direction towards the Sutton Conservation Area. There are five existing 
catch basins within the existing asphalt and gravel parking lots that collect minor storm event flows and convey 
it to the north limit of the site, where runoff outlets to the Patterson Creek/Sutton Conservation Area. Minor 
flows from a small southern portion of the site along Queensway West drain in a southerly direction towards 
Queensway West where it is collected by the existing storm sewer system. Major flows from this portion of 
the site flow overland down Queensway West to Hunt Street, then northwards down Hunt Street and ultimately 
discharges to Patterson Creek. Refer to DWG PRE - Pre-Development SWM Areas in Appendix D. 
 
The stormwater management (SWM) quantity control objective for the development is to reduce and/or control 
all post-development peak flow rates from the site to levels that do not exceed the allowable pre-development 
flow rates, for all storm events up to and including the 100-year storm event. To meet this objective, runoff 
from the proposed development will be detained in a dry pond, and released at a rate such that the pre-
development peak flow rates from the subject site are not exceeded.  
 
To reduce the required SWM pond storage volume, rooftop storage on the mid-rise building at the southeast 
corner of the site will be utilized to detain runoff. All storm events will be conveyed to a proposed SWM facility 
through the storm sewer network. For storm events greater than the 100-year storm, runoff will overland to 
the Patterson Creek. Runoff released from the storage facility will be released to a storm sewer which will 
outlet to Patterson Creek in the Sutton Conservation Area at the north limit of the site. Refer to DWG POST – 
Post-Development SWM Areas and C100 – Conceptual Servicing Plan in Appendix D. The proposed SWM 
facility is located entirely outside of the 100-year flood plain. However, during the 25, 50 and 100-year events, 
discharge from the pond is limited due to the outlet being submerged. Runoff from the stormwater 
management pond can only be released when the ponding level in the pond exceeds the flood elevation, or 
as the flood level begins to recede. For example, during the 100-year storm event, the flood elevation of the 
creek reaches 215.65m, and as such, runoff from the stormwater management pond will only release when 
the ponding level exceeds 215.65m. Correspondingly, the stormwater management facility has been sized to 
provide sufficient volume to store runoff when it cannot be released to the creek during flood events. Table 2 
presents the flood elevations provided by the Long Point Region Conservation Authority (LPRCA).  
 

Table 2 
Patterson Creek Flood Elevations 

Event 
LPRCA Flood 
Elevation (m) 

2-year 213.83 
5-year 214.37 
10-year 214.58 
25-year 214.92 
50-year 215.16 

100-year 215.65 
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Visual OTTHYMO was used to simulate the pre-development and post-development conditions for the subject 
site and determine the SWM pond storage volume and the outlet control required to meet the quantity control 
objective. The maximum rooftop storage volume was determined to be 152 m3 based on the assumption that 
approximately 75% of the roof area can be utilized for storage, and ponding will occur to a maximum depth of 
75mm. Using a SWM dry pond volume of 740 m3, a 100mm orifice and a 0.3m wide rectangular weir, the total 
post-development design flows from the subject site can be reduced to less than or equal to the pre-
development design flow rates, as displayed in Table 3. Supporting calculations can be found in Appendix B. 
During the detailed design stage, further low-impact development infiltration practices will be analyzed to 
reduce the required storage volume and promote groundwater recharge and water balance. Water balance 
calculations will be conducted at this time.  
 

Table 3 
Pre to Post-Development Flow Rates 

Event 
Pre 

(cms) 
Pond 
(cms) 

Total Post  
(cms) 

Net Change 
(cms) 

2-year 0.032 0.019 0.019 -0.013 
5-year 0.077 0.054 0.056 -0.021 

10-year 0.122 0.088 0.092 -0.030 
25-year 0.182 0.132 0.140 -0.042 
50-year 0.245 0.167 0.177 -0.068 
100-year 0.304 0.175 0.188 -0.116 

 
Quality Control 
 
Based on the site and the receiving watercourse, an enhanced level of water quality treatment is required. 
During detailed design, stormwater quality control for the site will be analyzed and multiple quality control 
solutions will be investigated, such as low-impact development (LID) treatment and oil grit separators (OGS). 
The most practical solution that meets the municipal design criteria will be proposed. 
 
Erosion and Sediment Control 
 
Similar to the recently accepted design approach for a neighbouring development, the proposed outfall 
channel from the stormwater management pond will be designed by an environmental design consultant 
specializing in naturalized channel design. The proposed outfall will ensure long-term protection from erosion 
using naturalized elements, such as plunge pools, step stones and vegetated buffers, and will be designed to 
maintain and preserve as much of the natural environment in the outfall area as possible. The proposed design 
will include all erosion and sediment control controls and vegetation details, and will be provided at the site 
plan application stage. 
 
During construction, the contractor will be required to protect the worksite and all adjacent lands from sediment 
and erosion regardless of the source, to the satisfaction of all applicable parties. The measures installed by 
the contractor are to remain in place until such time as there is no further threat of damage and all vegetation 
is established. Measures that are to be put into place as an absolute minimum include silt fences, mud mats, 
and filter cloths over catch basins onsite. 
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Water Servicing 
 
Norfolk County GIS mapping and record drawings indicate an existing 300mm diameter watermain on 
Queensway West, and a 400mm diameter watermain on Hunt Street. It is proposed that the existing watermain 
along Hunt Street will be utilized to service both the mid-rise building and the condo development. Refer to 
DWG C100 – Conceptual Servicing Plan in Appendix D. 
 
Norfolk County’s design criteria stipulates the following requirements for system pressures, and the system 
shall be designed to meet the greater of either of the following requirements; 
 

 Fire flow conditions– not less than 140 kPa 
 Normal operating conditions – not less than 280 kPa 

 
Domestic Water Demand 
 
Table 4 presents the domestic water flow information for the proposed development: 
 

Table 4 
Domestic Water Demands 

 Zone R4 
Zone R4 

Residential 
Zone CS 

Commercial 
Total Number of Units 38 114 - 

Population Density (persons/units) 2.75 2.75 90 persons/ha 

Development Area (ha) - - 1.01 

Population  105 314 91 

Average Daily Demand (L/person/day) 450 450 450 
Maximum Day Demand Factor 2.25 2.25 2.25 

Maximum Day Demand (L/s) 1.23 3.68 1.07 

Peak Hourly Demand Factor 4.00 4.00 2.00 

Peak Hourly Demand (L/s) 2.19 6.54 0.95 

 
In summary, the proposed development is anticipated to have a total maximum daily demand of 5.98 L/s and 
a maximum hourly demand of 9.68 L/s. Refer to Appendix C for detailed calculations.  
 
Fire Water Service 
 
According to the County GIS online mapping, there is a single fire hydrant at the corner of Queensway West 
and Hunt Street. However, a majority of the site is located outside of the 90m fire hydrant radius, therefore, a 
fire hydrant will be installed on-site to adequately service the proposed development. 
 
Typically, available fire flow during the maximum day demand is the critical criteria when evaluating a 
watermain distribution system’s ability to service a residential subdivision. Using the recommendations of the 
Fire Underwriters Survey – 2020 (FUS), the estimated fire flow required for the proposed development was 
determined to be 183 L/s. Refer to complete calculations in Appendix C. 
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Information obtained from Norfolk County ISMP indicates that the existing municipal watermain along Hunt 
Street has an available fire flow rate between greater than 159 L/s and less than 57 L/s, as shown in Appendix 
C. However, due to the diameter of the existing watermain it is expected the flow is greater than 159 L/s. 
Consequently, Vallee requests that an analysis of the hydraulic modelling be conducted by the County’s 
consultant to determine if the existing water system has adequate system flows and pressure ensure the 
aforementioned fire flow demands. 
 
Conclusions and Recommendations 
 
The conceptual servicing design for the proposed development can be summarized as follows: 

 A peak sanitary design flow of approximately 11.37 L/s is anticipated from the proposed development. 

 Modelling from the Norfolk County’s consultant has been requested to determine if existing County 
infrastructure provides adequate capacity to accommodate the estimated sanitary design flow. 

 Storm sewers (2yr – 100yr storm events) will convey stormwater to the proposed SWM pond facility, 
ultimately releasing to the Patterson Creek via a storm sewer. 

 Rooftop storage and an infiltration basin in the proposed SWM storage pond are used to reduced the 
required storage volume. 

 Under all storm events, peak flows associated with the post-development site are controlled to less 
than or equal to the pre-development peak flows under all storm events. 

 Quality control will be analyzed during the detailed design stage. 

 The domestic maximum day demand and peak hourly demand were found to be 5.98 L/s and 9.68 
L/s, respectively. 

 The required fire flow demand for the proposed development was found to be 183 L/s using the FUS 
criteria.  

 An analysis of the hydraulic modelling by the County consultants has been requested to determine the 
water servicing capacity and constraints on the existing water system to ensure adequate system flows 
and pressure for the aforementioned domestic and fire demands. 

 

It is recommended that this report be provided to the Norfolk County and the Long Point Region 
Conservation Authority in support of the application for zoning by-law amendment of the proposed 
development. 
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We trust that this information is complete and sufficient for submission. Should you have any questions or 
require further information please do not hesitate to contact us. 
 
Respectfully submitted, 
 
 
 
 
 
 
     
Natalie Biesinger, EIT      John Iezzi, P.Eng.               
G. DOUGLAS VALLEE LIMITED   G. DOUGLAS VALLEE LIMITED    
Consulting Engineers, Architects and Planners Consulting Engineers, Architects and Planners  
 
 
 
Appendix A 
– 22-013 Sanitary Flow Calculations 
 
Appendix B 
– 22-013 SWM Parameters and Calculations 
 
Appendix C 
– 22-013 Domestic Water Demand Calculations 
– 22-013 FUS Fire Flow Calculations 
– Norfolk County ISMP Available Fire Flow 
 
Appendix D 
– 22-013 DWG C100 – Conceptual Servicing Plan 
– 22-013 DWG PRE – Pre-Development SWM Areas 
– 22-013 DWG POST – Post-Development SWM Areas 
– 22-013 DWG FIRE – Fire Separation Distances 
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22-013 Sanitary Flow Calculation 

  



Subject: HFW Hunt Street Development
Date: 2023-04-28 By: NLB
Project #: 22-013 Page: 1
Description: Units 1-38

Norfolk County Design Criteria Section 9.2 - Sanitary Sewage Flow

9.2.01 Tributary Population

Residential Development: 2.75 persons/unit
Units: 38 Units
Number of Persons: 105 persons
Site Area 1.85 ha

9.2.02 Sewage Flow

Residential Development: 0.45 m³/person/day
Average Sewage Flow: 0.547 L/s

9.2.03 Peak Sanitary Flow Factor

Commercial Peaking Factor Formula:
M = 1 + ( 14/( 4+ [ 14 / { 4 + P^(0.5)}])
P = 0.105
M = 4.238

9.2.04 Infiltration Allowance

Infiltration Allowance: 0.28 L/s/ha
Infiltration Allowance: 0.519 L/s

9.2.05 Design Flow

Design Flow:
Design Flow = (Average Sewage Flow * Peak Sanitary Flow Factor) + Infil. Allowance
Design Flow = 2.84 L/s



Subject: HFW Hunt Street Development
Date: 2023-04-28 By: NLB
Project #: 22-013 Page: 2
Description: Mid-Rise (Residential)

Norfolk County Design Criteria Section 9.2 - Sanitary Sewage Flow

9.2.01 Tributary Population

Residential Development: 2.75 persons/unit
Units: 114 Units
Number of Persons: 314 persons
Site Area 1.01 ha

9.2.02 Sewage Flow

Residential Development: 0.45 m³/person/day
Average Sewage Flow: 1.635 L/s

9.2.03 Peak Sanitary Flow Factor

Commercial Peaking Factor Formula:
M = 1 + ( 14/( 4+ [ 14 / { 4 + P^(0.5)}])
P = 0.314
M = 4.070

9.2.04 Infiltration Allowance

Infiltration Allowance: 0.28 L/s/ha
Infiltration Allowance: 0.282 L/s

9.2.05 Design Flow

Design Flow:
Design Flow = (Average Sewage Flow * Peak Sanitary Flow Factor) + Infil. Allowance
Design Flow = 6.94 L/s



Subject: HFW Hunt Street Development
Date: 2023-04-28 By: NLB
Project #: 22-013 Page: 3
Description: Mid-Rise (Commercial)

Norfolk County Design Criteria Section 9.2 - Sanitary Sewage Flow

9.2.01 Tributary Population

Commercial Development: 90 persons/ha
Site Area: 1.01 ha
Number of Persons: 91 persons

9.2.02 Sewage Flow

Commercial Development: 40 m³/ha/day
Average Sewage Flow: 0.468 L/s

9.2.03 Peak Sanitary Flow Factor

Commercial Peaking Factor Formula:
M = 0.8(1+(14/(4+(Pe^0.5))) )
Pe= 0.091
M = 3.404

9.2.05 Design Flow

Design Flow:
Design Flow = (Average Sewage Flow * Peak Sanitary Flow Factor)
Design Flow = 1.59 L/s



Subject: HFW Hunt Street Development
Date: 2023-04-28 By: NLB
Project #: 22-013 Page: 4

Summary of Design Flows

Units 1-37: 2.84 L/s

Mid Rise Residential: 6.94 L/s

Mid Rise Commercial: 1.59 L/s

Total Design Flow: 11.37 L/s
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Subject: LPRCA Flood Plain
Date: Mar-23 By: NLB

Project #: 22013 Page 1

FLOOD PLAIN ELEVATIONS
Flood Hazard Map Lynn River Black Creek Sheet 19 of 23
Cross Section Number: 910.98

LPRCA Flood 
Elevation (m)
 CGVD-2013

2 213.39
5 213.93

10 214.14
25 214.48
50 214.72

100 215.21

Design Storm



Subject: Soil & Catchment Parameters
Date: Mar-23 By: NLB
Project #: 22013 Page 2

SOIL PARAMETERS

Soil Parameters

Soil Type
Soil Group
CN (-)
Initial Abstraction (mm)

INFILTRATION PARAMETERS
Hydrualic Conductivity 2.50E-03 cm/sec
Infiltration Rate (i) 100 mm/hr
Safety Factor 2.5
Design Infiltration Rate 40 mm/hr
Design Infiltration Rate 0.040 m/hr
Void Ratio (Vr) 0.4
Drainage Time (ts) 48 hr
Max allowable stone depth (drmax) 4.80 m

PRE-DEVELOPMENT AREA PARAMETERS:

Area Description Runoff Coeff.
Area
(ha)

Grass Area 0.25 1.14
Gravel 0.70 1.02
Roofs/Asphalt/Concrete 0.95 0.42

Drainage Area 
Total Area 

(ha) 
Composite 

Runoff Coeff. 
TIMP (%) XIMP (%) 

PRE 2.58 0.54 45% 0%

POST-DEVELOPMENT AREA PARAMETERS:

Area Description
Impervious Area 

(ha)
7-Storey Mid Rise 0.27
Small Units 0.24
Large Units 0.24
Roads/Parking 0.86
Driveways 0.09
Sidewalks 0.13

Drainage Area Description
Total Area 

(ha) 
Impervious 
Area (ha)

TIMP 
(%) 

Dir. Conn. Imperv. 
Area (ha)

XIMP 
(%) 

POST1
Mid-Rise Roof 
Top Storage

0.27 0.27 100% 0.27 100%

POST2 Remaining Site 2.35 1.56 66% 1.08 46%

POST3 Back of Property 0.27 0.00 0% 0.00 0%

TOTAL Total Site 2.89 1.83 63% 1.35 47%

*Hydraulic Conductivity obtained from Preliminary 
Hydrogeological Assessment by GeoPro Consulting 
Limited (December 14, 2022)

PRE-DEV POST-DEV

13.6 9.0

Sandy Textures over Silt Loam 
(Woodlot & Grass/Improved Land)

62

Sandy Textures over Silt Loam 
(Grass/Improved Land)

70
AB AB



Subject: Target Volumes
Date: Mar-23 By: NLB
Project #: 22013 Page 3

PRE-DEVELOPMENT FLOW RATES

Design Storm Q (m3/s)

2 0.032
5 0.077

10 0.122
25 0.182
50 0.245

100 0.304

PRE-DEV RAINFALL VOLUMES

Area (ha.) Vol. (mm) Vol. (m3)
2 6.779 174.8
5 13.573 350.0

10 18.710 482.5
25 25.970 669.8
50 32.072 827.1

100 38.353 989.1

ROOF STAGE-STORAGE-DISCHARGE

Total Roof Area 2702 m2

75% of Total Roof Area 2027 m2

Storage Depth 75 mm
Total Storage 152 m3

Roof Drain Model Zurn Z105 15"
Flow through Drain Notch 10 GPM / inch of head
Flow through Drain Notch 0.0631 L/s / inch of head
Number of Roof Drains 10
Number of Roof Drain Notches 60 6 notches/drain

0.000 0.00 0.0000 0.000
0.025 50.66 0.0051 0.004
0.050 101.33 0.0101 0.008
0.075 151.99 0.0152 0.011

Return Period
Pre-Development

2.58

Stage (m)
 Total Volume 

(m3)
Total Volume 

(ha.m)
Q

(m3/s)



Subject: Stage-Storage-Discharge
Date: May-23 By: NLB/KRA
Project #: 22013 Page 4

FLOOD PLAIN ELEVATIONS
Flood Hazard Map Lynn River Black Creek Sheet 19 of 23
Cross Section Number: 910.98

2
5
10
25
50

100

POND PARAMETERS ORIFICE PARAMETERS
Bottom of Pond 214.70 m Orifice #1 Diameter 0.100 m
Active Storage Depth 1.3 m Area 0.0079 m2
Top of Active Storage 216.00 m Inv. Elev. 214.70 m
Top of Freeboard 216.30 m CL Elev. 214.75 m C = 0.63
Bottom Area 221 m2

Depth of Stone 0.50 m Weir Length 0.300 m
Elev. 215.55 m

C =1.67 

STAGE-STORAGE-DSICHARGE (2, 5 & 10-Year Events)

Stone Pond Total Orifice 1 Orifice 2 Total 
Bottom of Stone 214.20 0.00 0 0 0 0.000 0.000 0.000
 214.30 0.10 9 0 9 0.000 0.000 0.000

 214.40 0.20 18 0 18 0.000 0.000 0.000
 214.50 0.30 27 0 27 0.000 0.000 0.000
 214.60 0.40 35 0 35 0.000 0.000 0.000

Bottom of Pond/Orifice 214.70 0.50 44 0 44 0.000 0.000 0.000
 214.80 0.60 44 24 68 0.005 0.000 0.005
 214.90 0.70 44 53 97 0.008 0.000 0.008
 215.00 0.80 44 86 130 0.011 0.000 0.011
 215.10 0.90 44 123 167 0.013 0.000 0.013
 215.20 1.00 44 166 210 0.015 0.000 0.015
 215.30 1.10 44 213 257 0.016 0.000 0.016
 215.40 1.20 44 265 310 0.018 0.000 0.018
Weir 215.50 1.30 44 323 367 0.019 0.000 0.019
 215.60 1.40 44 386 430 0.020 0.025 0.045
 215.70 1.50 44 455 499 0.021 0.075 0.097
 215.80 1.60 44 529 573 0.022 0.125 0.148
 215.90 1.70 44 609 654 0.024 0.175 0.199
Top of Active Storage 216.00 1.80 44 696 740 0.025 0.225 0.250
*Storage volumes obtained from AutoCAD Civil 3D

STAGE-STORAGE-DSICHARGE (25, 50 & 100-Year Events)
NOTE: Discharge does not occur until the ponding level exceeds the flood plain elevation. 

Orifice 1 Orifice 2 Total Orifice 1 Orifice 2 Total Orifice 1 Orifice 2 Total 
Bottom of Stone 214.20 0.00 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000

214.30 0.10 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000
214.40 0.20 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000
214.50 0.30 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000
214.60 0.40 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000

Bottom of Pond/Orifice 214.70 0.50 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000
214.80 0.60 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000
214.90 0.70 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000
215.00 0.80 0.006 0.000 0.006 0.000 0.000 0.000 0.000 0.000 0.000
215.10 0.90 0.009 0.000 0.009 0.000 0.000 0.000 0.000 0.000 0.000
215.20 1.00 0.012 0.000 0.012 0.004 0.000 0.004 0.000 0.000 0.000
215.30 1.10 0.014 0.000 0.014 0.008 0.000 0.008 0.000 0.000 0.000
215.40 1.20 0.015 0.000 0.015 0.011 0.000 0.011 0.000 0.000 0.000

Weir 215.50 1.30 0.017 0.000 0.017 0.013 0.000 0.013 0.000 0.000 0.000
215.60 1.40 0.018 0.025 0.043 0.015 0.025 0.040 0.000 0.000 0.000
215.70 1.50 0.019 0.075 0.095 0.016 0.075 0.091 0.005 0.025 0.030
215.80 1.60 0.021 0.125 0.146 0.018 0.125 0.143 0.008 0.075 0.084
215.90 1.70 0.022 0.175 0.197 0.019 0.175 0.194 0.011 0.125 0.136

Top of Active Storage 216.00 1.80 0.023 0.225 0.248 0.020 0.225 0.246 0.013 0.175 0.188

214.92
215.16
215.65

Adjusted Flood Elevation (m)
 CGVD-1978

213.83

Design Storm
LPRCA Flood Elevation (m)

 CGVD-2013
213.39
213.93

Description
Elevation 

(m)
Stage (m)

214.48
214.72
215.21

Description
Elevation 

(m)
Stage (m)

Volume (m3)

214.14

25-Year
Q (m3/s)

214.37
214.58

100-Year
Q (m3/s)

Q (m3/s)

2, 5, 10-Year

Q (m3/s)
50-Year



Subject: Pre to Post Flows & Utilized Storage
Date: May-23 By: NLB/KRA
Project #: 22013 Page 5

PRE TO POST FLOWS

Pre From Pond Total Post Net
2 0.032 0.019 0.019 -0.013
5 0.077 0.054 0.056 -0.021

10 0.122 0.088 0.092 -0.030
25 0.182 0.132 0.140 -0.042
50 0.245 0.167 0.177 -0.068
100 0.304 0.175 0.188 -0.116

STAGE-STORAGE-DISCHARGE

Bottom of Stone 214.20 0.00 0 0.000 0.000 0.000 0.000
 214.30 0.10 9 0.000 0.000 0.000 0.000
 214.40 0.20 18 0.000 0.000 0.000 0.000
 214.50 0.30 27 0.000 0.000 0.000 0.000
 214.60 0.40 35 0.000 0.000 0.000 0.000
Bottom of Pond/Orifice 214.70 0.50 44 0.000 0.000 0.000 0.000
 214.80 0.60 68 0.005 0.000 0.000 0.000
 214.90 0.70 97 0.008 0.000 0.000 0.000
 215.00 0.80 130 0.011 0.006 0.000 0.000
 215.10 0.90 167 0.013 0.009 0.000 0.000
 215.20 1.00 210 0.015 0.012 0.004 0.000
 215.30 1.10 257 0.016 0.014 0.008 0.000
 215.40 1.20 310 0.018 0.015 0.011 0.000
Weir 215.50 1.30 367 0.019 0.017 0.013 0.000
 215.60 1.40 430 0.045 0.043 0.040 0.000
 215.70 1.50 499 0.097 0.095 0.091 0.030
 215.80 1.60 573 0.148 0.146 0.143 0.084
 215.90 1.70 654 0.199 0.197 0.194 0.136
Top of Active Storage 216.00 1.80 740 0.250 0.248 0.246 0.188
*Storage volumes obtained from AutoCAD Civil 3D

APPROXIMATE STORAGE & PONDING DEPTHS

Return Period
Q (m3/s) 

From Pond
Storage (m) Depth (m) Elev. (m)

2 0.019 368 1.30 215.50
5 0.054 442 1.42 215.62

10 0.088 488 1.48 215.68
25 0.132 553 1.57 215.77
50 0.167 611 1.65 215.85
100 0.175 718 1.65 215.85

*Storage volumes obtained from OTTHYMO

50 YR 10 YR

Return Period Check 
Q (m3/s)

2-10 YR 25 YR

 Total Q (m3/s) From Pond
Description Elevation (m)

Stage Depth 
(m)

Volume

 (m3)



 

  

APPENDIX C 
22-013 Domestic Water Demand Calculations 

22-013 FUS Calculations 
Norfolk County ISMP Available Fire Flow 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Subject: HFW Hunt Street Development
Date: 2023-04-28 By: NLB
Project #: 22-013 Page: 1
Description: Units 1-37

Maximum Daily Demand

Total Number of Units 38 units
Zoning of Land Residential
Equiv. Population Density 2.75 ppl/unit
Equiv. Population 105
Av. Daily Demand Per Capita 0.45 m³/capita/day
Maximum Daily Demand Peaking Factor 2.25
Maximum Daily Demand 106.31 m³/day

1.23 l/s

Maximum Hourly Demand

Total Number of Units 38 units
Zoning of Land Residential
Equiv. Population Density 2.75 ppl/ha
Equiv. Population 105
Av. Daily Demand Per Capita 0.45 m³/capita/day
Maximum Hourly Demand Peaking Factor 4
Maximum Hourly Demand 7.88 m³/hour

2.19 l/s



Subject: HFW Hunt Street Development
Date: 2023-04-28 By: NLB
Project #: 22-013 Page: 2
Description: Mid-Rise (Residential)

Maximum Daily Demand

Total Number of Units 114 units
Zoning of Land Residential
Equiv. Population Density 2.75 ppl/unit
Equiv. Population 314
Av. Daily Demand Per Capita 0.45 m³/capita/day
Maximum Daily Demand Peaking Factor 2.25
Maximum Daily Demand 317.93 m³/day

3.68 l/s

Maximum Hourly Demand

Total Number of Units 114 units
Zoning of Land Residential
Equiv. Population Density 2.75 ppl/ha
Equiv. Population 314
Av. Daily Demand Per Capita 0.45 m³/capita/day
Maximum Hourly Demand Peaking Factor 4
Maximum Hourly Demand 23.55 m³/hour

6.54 l/s



Subject: HFW Hunt Street Development
Date: 2023-04-28 By: NLB
Project #: 22-013 Page: 3
Description: Mid-Rise (Commercial)

Maximum Daily Demand

Area 1.01 ha
Zoning of Land Commercial
Equiv. Population Density 90 ppl/ha
Equiv. Population 91
Av. Daily Demand Per Capita 0.45 m³/capita/day
Maximum Daily Demand Peaking Factor 2.25
Maximum Daily Demand 92.14 m³/day

1.07 l/s

Maximum Hourly Demand

Area 1.01 ha
Zoning of Land Commercial
Equiv. Population Density 90 ppl/ha
Equiv. Population 91
Av. Daily Demand Per Capita 0.45 m³/capita/day
Maximum Hourly Demand Peaking Factor 2
Maximum Hourly Demand 3.41 m³/hour

0.95 l/s



Subject: HFW Hunt Street Development
Date: Apr-23 By: NLB
Project #: 22-013 Page: 4

Summary of Maximum Daily Demand

Units 1-38: 1.23 L/s

Mid Rise Residential: 3.68 L/s

Mid Rise Commercial: 1.07 L/s

5.98 L/s

Summary of Maximum Hourly Demand

Units 1-38: 2.19 L/s

Mid Rise Residential: 6.54 L/s

Mid Rise Commercial: 0.95 L/s

9.68 L/s

Total Maximum Daily Demand:

Total Maximum Hourly Demand:



Subject: HFW Hunt Street Development
Date: Apr-23 By: NLB
Project #: 22-013 Page: 1

1) Fire Flow Requirement
F1=220C(A1/2) (L/min)

C= 1.5 Construction coefficient for wood frame construction

Length= 24 m
Width= 19.7 m

A= 394 Floor Area m2  = Main Floor Area
= 394 Fire Area m2  = Main Floor Area (no second floor)

F1= 6552 L/min
F1= 7000 L/min (Round to the nearest 1,000 l/min)

2) Occupancy
Occupancy Type: Residential Occupancy
Reduction: 15%
Surcharge: 0%

F2=F1+(F1*Reduction/Surcharge) (L/min)
F2= 5950 L/min

3) Sprinkler System
Sprikler System: Not Applicable (assumed no sprinkler system in service)
Reduction: 0%

F3=F2*Reduction (L/min)
F3= 0 L/min

4) Seperation

Location Direction Distance (m) Surcharge Separation Surcharges
Front South 18.5 15% 0 to 3m 25%
Side East 3.0 25% 3.1m to 10m 20%
Side West 3.0 25% 10.1m to 20m 15%
Rear North 29.0 10% 20.1 to 30m 10%

Total: 75% Greater than 30m 0%

F4=(TOTAL)*F2 (L/min)
F4= 4463 L/min

Total Fire Flow

F=F2-F3+F4 = 10413 L/min

= 10000 L/min (Round to the nearest 1,000 l/min)

= 166.7 L/s

Notes:

UNIT 3 & 4

1) All calculations and factors from Part 2 "Water Supply for Public Fire Protection" by the Fire 
Underwriters Survey, 2020



Subject: HFW Hunt Street Development
Date: Apr-23 By: NLB
Project #: 22-013 Page: 2

1) Fire Flow Requirement
F1=220C(A1/2) (L/min)

C= 1.5 Construction coefficient for wood frame construction

Length= 21.8 m
Width= 12.3 m

A= 268 Floor Area m2  = Main Floor Area
= 804 Fire Area m2  = 3 Floors

F1= 9360 L/min
F1= 9000 L/min (Round to the nearest 1,000 l/min)

2) Occupancy
Occupancy Type: Residential Occupancy
Reduction: 15%
Surcharge: 0%

F2=F1+(F1*Reduction/Surcharge) (L/min)
F2= 7650 L/min

3) Sprinkler System
Sprikler System: Not Applicable (assumed no sprinkler system in service)
Reduction: 0%

F3=F2*Reduction (L/min)
F3= 0 L/min

4) Seperation

Location Direction Distance (m) Surcharge Separation Surcharges
Front East 22.9 10% 0 to 3m 25%
Side North Firewall 0% 3.1m to 10m 20%
Side South > 30m 0% 10.1m to 20m 15%
Rear West 12.0 15% 20.1 to 30m 10%

Total: 25% Greater than 30m 0%

F4=(TOTAL)*F2 (L/min)
F4= 1913 L/min

Total Fire Flow

F=F2-F3+F4 = 9563 L/min

= 10000 L/min (Round to the nearest 1,000 l/min)

= 166.7 L/s

Notes:

UNIT 17-19

1) All calculations and factors from Part 2 "Water Supply for Public Fire Protection" by the Fire 
Underwriters Survey, 2020



Subject: HFW Hunt Street Development
Date: Apr-23 By: NLB
Project #: 22-013 Page: 3

1) Fire Flow Requirement
F1=220C(A1/2) (L/min)

C= 1.5 Construction coefficient for wood frame construction

Length= 14.5 m
Width= 12.3 m

A= 178 Floor Area m2  = Main Floor Area
= 535 Fire Area m2  = 3 Floors

F1= 7633 L/min
F1= 8000 L/min (Round to the nearest 1,000 l/min)

2) Occupancy
Occupancy Type: Residential Occupancy
Reduction: 15%
Surcharge: 0%

F2=F1+(F1*Reduction/Surcharge) (L/min)
F2= 6800 L/min

3) Sprinkler System
Sprikler System: Not Applicable (assumed no sprinkler system in service)
Reduction: 0%

F3=F2*Reduction (L/min)
F3= 0 L/min

4) Seperation

Location Direction Distance (m) Surcharge Separation Surcharges
Front North 18.5 15% 0 to 3m 25%
Side East 3.0 25% 3.1m to 10m 20%
Side West Firewall 0% 10.1m to 20m 15%
Rear South 10.8 15% 20.1 to 30m 10%

Total: 55% Greater than 30m 0%

F4=(TOTAL)*F2 (L/min)
F4= 3740 L/min

Total Fire Flow

F=F2-F3+F4 = 10540 L/min

= 11000 L/min (Round to the nearest 1,000 l/min)

= 183.3 L/s

Notes:

UNIT 33 & 34

1) All calculations and factors from Part 2 "Water Supply for Public Fire Protection" by the Fire 
Underwriters Survey, 2020



Subject: HFW Hunt Street Development
Date: Apr-23 By: NLB
Project #: 22-013 Page: 4

1) Fire Flow Requirement
F1=220C(A1/2) (L/min)

C= 0.8 Non Combustible Construction

Af= 2714  m2  = main floor area 
2714  m2 = second floor area

A= 12213 Fire Area m2

F1= 19450 L/min
F1= 19000 L/min (Round to the nearest 1,000 l/min)

2) Occupancy
Occupancy Type: Residential Occupancy
Reduction: 15%
Surcharge: 0%

F2=F1+(F1*Reduction/Surcharge) (L/min)
F2= 16150 L/min

3) Sprinkler System

Sprikler System:

Reduction: 50%

F3=F2*Reduction (L/min)
F3= 8075 L/min

4) Seperation

Location Direction Distance (m) Surcharge Separation Surcharges
Front North > 30m 0% 0 to 3m 25%
Side East > 30m 0% 3.1m to 10m 20%
Side West > 30m 11% 10.1m to 20m 15%
Rear South > 30m 0% 20.1 to 30m 10%

Total: 11% Greater than 30m 0%

F4=(TOTAL)*F2 (L/min)
F4= 1777 L/min

Total Fire Flow

F=F2-F3+F4 = 9852 L/min

= 10000 L/min (Round to the nearest 1,000 l/min)

= 166.7 L/s

Notes:

6-Storey Mid-Rise Building

1) All calculations and factors from Part 2 "Water Supply for Public Fire Protection" by the Fire 
Underwriters Survey, 2020

Applicable (Assumes the building is protected by a complete automatic sprinkler 
system, conforming to NFPA 13 and other standards)

 = two adjoining floor areas plus 50% of all floors 
immediately above them
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Available Fire Flow during 
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APPENDIX D 
22-013 DWG C100 – Conceptual Servicing Plan 

22-013 DWG PRE – Pre-Development SWM Areas 
22-013 DWG POST – Post-Development SWM Areas 

22-013 DWG FIRE – Fire Separation Distances 
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Lesley Hutton-Rhora

From: Stephen Gradish <Stephen.Gradish@norfolkcounty.ca>
Sent: Thursday, June 1, 2023 9:41 AM
To: John Iezzi
Cc: Tim Dickhout; Brett Hamm
Subject: RE: Hunt Street Mixed Use Pre-Consultation Meeting Minutes from August 3, 2022

Hello John 
 
Development Engineering has received the Water and Wastewater modelling quote for the above noted upcoming 
application. Further to this I also had a meeting yesterday afternoon with Leslie and John V to go over the Pre 
submission requirements for this application.  
 
The cost to complete the Water and Wastewater modelling for the proposed development is $4,500.00 plus HST. Please 
confirm authorization as well as include mailing information for invoicing. I can get this project in the que as soon as I 
receive confirmation. If I should be reaching out to the owner separately, please let me know. 
 
If you have any questions or comments do not hesitate to ask. 
 
Regards, 
Stephen 
 
 
 
Stephen Gradish  
Development Technologist 
Engineering 
Environmental and Infrastructure Services Division 
185 Robinson Street 
Suite 200, Simcoe, Ontario, N3Y 5L6 
226-NORFOLK x. 8015 
 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the  
Internet.
Norfolk County logo.

 
Providing valued public services that are responsive to our community's needs 
 

From: John Iezzi <johniezzi@gdvallee.ca>  
Sent: Thursday, May 25, 2023 10:32 AM 
To: Stephen Gradish <Stephen.Gradish@norfolkcounty.ca>; Tim Dickhout <Tim.Dickhout@norfolkcounty.ca> 
Subject: RE: Hunt Street Mixed Use Pre-Consultation Meeting Minutes from August 3, 2022 
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the 
sender and know the content is safe. 

I understand completely. Thanks Stephen. 
I’ve attached our draft FSR and Conceptual Servicing Plan. They’re only marked draft as we’re waiting on other reports 
to finalize for submission – nothing in terms of servicing (water, sanitary) will change. I trust this is sufficient to get a 
quote? Let me know otherwise.  
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Thanks!  
John Iezzi, P.Eng. 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects and Planner 
2 Talbot Street North Simcoe Ontario N3Y 3W4 
Office: 519 426 6270 
Cell: 519 732 5513 
www.gdvallee.ca 

 
From: Stephen Gradish <Stephen.Gradish@norfolkcounty.ca>  
Sent: Tuesday, May 23, 2023 9:23 AM 
To: John Iezzi <johniezzi@gdvallee.ca>; Tim Dickhout <Tim.Dickhout@norfolkcounty.ca> 
Subject: RE: Hunt Street Mixed Use Pre-Consultation Meeting Minutes from August 3, 2022 
 
Hello John 
 
It is difficult for Development Engineering to provide a recommendation to support the OPA / ZBA if we cannot confirm 
there is adequate conveyance on the Water and Wastewater systems for the proposal. Therefore, I would like to have 
Modelling complete prior to having to make a recommendation.  
 
If you have the General Plan of Services and the FSR complete I can ask for a quote right away. That way we can have 
things ready to go when a submission is made. If the developer approves of the costs, we can even start the modelling 
during the pre-submission stages while Planning is deeming the application complete. 
 
Let me know your thoughts. 
 
Thanks, 
Stephen 
 
 
 
Stephen Gradish  
Development Technologist 
Engineering 
Environmental and Infrastructure Services Division 
185 Robinson Street 
Suite 200, Simcoe, Ontario, N3Y 5L6 
519-426-5870 x. 8015 
 

 
Working together with our community 
 

From: John Iezzi <johniezzi@gdvallee.ca>  
Sent: Thursday, May 18, 2023 10:49 AM 
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To: Tim Dickhout <Tim.Dickhout@norfolkcounty.ca>; Stephen Gradish <Stephen.Gradish@norfolkcounty.ca> 
Subject: FW: Hunt Street Mixed Use Pre-Consultation Meeting Minutes from August 3, 2022 
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the 
sender and know the content is safe. 

Hi Tim and Stephen, 
In the attached minutes Water/Wastewater modelling is noted as required for the OPA/ZBA submission. Can you 
confirm - Is this requirement that the modeling has been initiated only and not completed?  
Given that a General Plan of Services and Functional Servicing Report will be provided as part of our OPA/ZBA 
submission, it would make sense to be that the request for modelling would be a part of the application.  
 
Please advise. 
Thanks,  
John Iezzi, P.Eng. 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects and Planner 
2 Talbot Street North Simcoe Ontario N3Y 3W4 
Office: 519 426 6270 
Cell: 519 732 5513 
www.gdvallee.ca 

 
From: Lindsay King <Lindsay.King@norfolkcounty.ca>  
Sent: Friday, November 18, 2022 9:06 AM 
To: Scott Puillandre <Scottpuillandre@gdvallee.ca> 
Subject: Hunt Street Mixed Use Pre-Consultation Meeting Minutes from August 3, 2022 
 
Hello Scott Puillandre,  
 
I am working to get some outstanding pre-consultation minutes out, so I wanted to provide you with yours. My 
apologies if you have already received these. If you have any questions regarding them, I am happy to help. My 
apologies for the delay in sending these.  
 
Kind Regards, 
 
Lindsay King  
Planning Coordinator 
Planning 
185 Robinson St., Simcoe, Ontario, N3Y 5L6 
519-426-5870 x. 1028 
 

 
Working together with our community 
 

 

 
Disclaimer: This e-mail and any attachments may contain personal information or information that is otherwise 
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confidential and it’s intended for the exclusive use of the intended recipient. If you are not the intended recipient, 
any use, disclosure or copying of any part of it is prohibited. Norfolk County accepts no liability for damage caused 
by any virus transmitted in this message. If this e-mail is received in error, please immediately reply and delete or 
destroy any copies of it. The transmission of e-mails between an employee or agent of Norfolk County and a third party 
does not constitute a binding contract without the express written consent of an authorized representative of The 
Corporation of Norfolk County. 
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Lesley Hutton-Rhora

From: John Iezzi
Sent: Wednesday, May 24, 2023 2:42 PM
To: Gary Brasenell
Cc: CHIU; Lesley Hutton-Rhora
Subject: FW: LPRCA comments - 395-411 Queensway West, Simcoe

Gary,  
See below form Isabel – the LPRCA has no concerns with our revised pond location.  
 
John Iezzi, P.Eng. 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects and Planner 
2 Talbot Street North Simcoe Ontario N3Y 3W4 
Office: 519 426 6270 
Cell: 519 732 5513 
www.gdvallee.ca 

 
 
 
From: Isabel Johnson <ijohnson@lprca.on.ca>  
Sent: Wednesday, May 24, 2023 11:55 AM 
To: John Iezzi <johniezzi@gdvallee.ca> 
Subject: RE: LPRCA comments - 395-411 Queensway West, Simcoe 
 
Good morning,  
 
Thank you for your email. I can confirm that if the SWM pond is located outside of the hazard land (from the layers I sent 
you), then LPRCA have no concern with the concept of the design.  
 
We look forward to continuing to work with you. Thanks,  
 

Isabel Johnson, Resource Planner  
              Long Point Region Conservation Authority 
              4 Elm Street, Tillsonburg, ON. N4G 0C4 
              519-842-4242 ext. 229.  Email: ijohnson@lprca.on.ca 
 
 
From: John Iezzi <johniezzi@gdvallee.ca>  
Sent: May 16, 2023 11:10 AM 
To: Isabel Johnson <ijohnson@lprca.on.ca> 
Subject: RE: LPRCA comments - 395-411 Queensway West, Simcoe 
 
Thank you Isabel. 
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Since we last spoke, we have revised the concept to locate the pond outside of the ‘Hazard Zone’ – see below for the 
new location. Please confirm this is satisfactory.  
As we are only at the ZBA phase of the development we do not intend on progressing the design further at this point. 
Your addition comments #1-3 below will be reflected in a subsequent design detail following our zoning approval.   
 

Thank you! 
John Iezzi, P.Eng. 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects and Planner 
2 Talbot Street North Simcoe Ontario N3Y 3W4 
Office: 519 426 6270 
Cell: 519 732 5513 
www.gdvallee.ca 
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From: Isabel Johnson <ijohnson@lprca.on.ca>  
Sent: Wednesday, April 26, 2023 3:19 PM 
To: John Iezzi <johniezzi@gdvallee.ca> 
Subject: LPRCA comments - 395-411 Queensway West, Simcoe 
 
Good afternoon,  
 
The site visit was informative. We saw what appears to be active erosion at the north east corner of the property of 395 
Queensway. Please see the attached files of our regulated area and the “hazard” layer which is essentially our “no 
development” area. Please see the following comments below following our virtual meeting and the site visit on 
Monday: 
 

1. LPRCA staff request a water budget analysis to ensure there is no infiltration loss from pre to post development. 
2. Concern to this Authority is the potential impacts that development may have on stormwater drainage, soil 

erosion and sedimentation. Staff encourage the implementation of an environmentally sensitive approach to 
stormwater management through a low impact development design. LPRCA strongly advises the use of the 
treatment train approach with a focus on capturing the first flush (1in) of rainfall. 

3. Staff request that if an OGS filter is to be used, an O&M manual is provided to the owner of the OGS. 
4. Staff cannot support any plan to cut and alter the slope.  
5. LPRCA cannot support the proposed location of the pond. The pond is located within an erosion hazard which 

consists of a 3H:1V stable slope allowance(SSA), toe erosion allowance and erosion access allowance. The toe 
erosion is applied to the toe of the slope, followed by the SSA. The location of these two allowances will place 
them either within the slope or atop the slope. If placed within the slope, the erosion access is applied to the top 
of physical slope and all development must be behind this line.  If placed at the top of the slope (or setback from 
the top of slope), the 6m access allowance is just added onto the current summation of the other two 
allowances. Please see the diagram below.  

 
 
 
If you have any questions, please feel free to reach out to me.  
 
Thank you,  
 

Isabel Johnson, Resource Planner  
              Long Point Region Conservation Authority 
              4 Elm Street, Tillsonburg, ON. N4G 0C4 
              519-842-4242 ext. 229.  Email: ijohnson@lprca.on.ca 
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From: John Iezzi <johniezzi@gdvallee.ca>  
Sent: April 26, 2023 10:27 AM 
To: Isabel Johnson <ijohnson@lprca.on.ca> 
Subject: RE: FW: 395-411 Queensway West, Simcoe 
 
Hi Isabel, 
How did Monday’s site visit go?  
Also, could you please send over the mapping files as discussed during our meeting; unless the site visit warranted 
changes.  
 
Thank you, 
John Iezzi, P.Eng. 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects and Planner 
2 Talbot Street North Simcoe Ontario N3Y 3W4 
Office: 519 426 6270 
Cell: 519 732 5513 
www.gdvallee.ca 

 
 
From: John Iezzi  
Sent: Monday, April 24, 2023 9:34 AM 
To: Isabel Johnson <ijohnson@lprca.on.ca> 
Subject: RE: FW: 395-411 Queensway West, Simcoe 
 
Yes, you’re free to access the site.  
Thanks,  
John Iezzi, P.Eng. 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects and Planner 
2 Talbot Street North Simcoe Ontario N3Y 3W4 
Office: 519 426 6270 
Cell: 519 732 5513 
www.gdvallee.ca 

 
 
From: Isabel Johnson <ijohnson@lprca.on.ca>  
Sent: Monday, April 24, 2023 9:32 AM 
To: John Iezzi <johniezzi@gdvallee.ca> 
Subject: RE: FW: 395-411 Queensway West, Simcoe 
 
Good morning John,  
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I hope you had a good weekend. I am just following up on the email below. I want to ensure we have permission from 
the landowners to access the property today.  
 
Thank you,  
 

Isabel Johnson, Resource Planner  
              Long Point Region Conservation Authority 
              4 Elm Street, Tillsonburg, ON. N4G 0C4 
              519-842-4242 ext. 229.  Email: ijohnson@lprca.on.ca 
 
From: Isabel Johnson  
Sent: April 21, 2023 1:30 PM 
To: John Iezzi <johniezzi@gdvallee.ca> 
Subject: RE: FW: 395-411 Queensway West, Simcoe 
 
John,  
 
Staff will be in the area Monday April, 24th. Our plan is to assess the property, take some photos to facilitate discussion 
with staff. It is not necessary for someone to meet us on the property, but they can if they would like to.  
 
Please advise.  
 

Isabel Johnson, Resource Planner  
              Long Point Region Conservation Authority 
              4 Elm Street, Tillsonburg, ON. N4G 0C4 
              519-842-4242 ext. 229.  Email: ijohnson@lprca.on.ca 
 
From: John Iezzi <johniezzi@gdvallee.ca>  
Sent: April 21, 2023 1:18 PM 
To: Isabel Johnson <ijohnson@lprca.on.ca> 
Subject: RE: FW: 395-411 Queensway West, Simcoe 
 

Hi Isabel, 

Yes – the owners would certainly allow a site visit. Please let us know when you plan on being out. 

Thanks, 

John Iezzi, P.Eng. 

G. DOUGLAS VALLEE LIMITED 

Consulting Engineers, Architects and Planner 

2 Talbot Street North Simcoe Ontario N3Y 3W4 

Office: 519 426 6270 
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Cell: 519 732 5513 

www.gdvallee.ca 

 

From: Isabel Johnson <ijohnson@lprca.on.ca>  
Sent: Friday, April 21, 2023 9:27 AM 
To: John Iezzi <johniezzi@gdvallee.ca> 
Subject: RE: 395-411 Queensway West, Simcoe 

  

Good morning,  

  

To follow up on our meeting on April 18th, staff would like to visit the property to examine the topography of the land. I 
understand you are looking to submit a zoning application to the County soon, however, this would facilitate putting 
our comments together.  

  

If a site visit is something the owners can agree to, please advise.  

  

Thank you,  

  

Isabel Johnson, Resource Planner  

              Long Point Region Conservation Authority 

              4 Elm Street, Tillsonburg, ON. N4G 0C4 

              519-842-4242 ext. 229.  Email: ijohnson@lprca.on.ca 
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