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Working together with our community 

Public Hearings Committee – June 01, 2021 

Subject: 28TPL2021067 and ZNPL2021064 – An application has been received to 
create a residential Plan of Subdivision consisting of six (6) semi-detached lots. An 
associated Zoning By-Law Amendment application has also been received to change 
the zoning from 'Neighbourhood Commercial (CN)' zone to 'Neighbourhood Commercial 
(CN)' zone with site specific special provisions of reduced side yard, lot area and lot 
frontage. 1498745 ONTARIO LTD. and agent JH COHOON ENGINEERING LTD. has 
put forth the application affecting the legally described as lands described as Part Lots 
69, 70 and 78, Lot 79, Part Block 109, Lot 2, Part Railway, Plan 182, Urban Area of 
Simcoe, Norfolk County.  
 
Report Number:  CD 21-35 
Division: Community Development 
Department:  Planning 
Purpose: For Information 
 

Executive Summary: 

This Public Meeting report is for an official plan amendment and zoning by-law 
amendment submitted by JH Cohoon Engineering Limited on behalf of Mike 
Quattrociocchi, with respect to the subject site located at 205 Metcalfe Street South, in 
Simcoe. This report describes the proposed application and includes an overview of the 
relevant policies and regulations that will be evaluated as part of a future 
comprehensive recommendation report.  
 
The applicant is proposing a 6 semi-detached (12 units total) residential plan of 
subdivision. The current zoning is Neighbourhood Commercial (CN).  A special 
provision is required to permit the lot arrangement within the subdivision as proposed. 
 
The Plan of Subdivision and Zoning By-law Amendment applications were deemed 
complete on March 25, 2021. 
 

This report is being presented as part of the statutory public meeting required by the 
Planning Act.  A subsequent report will be brought forward containing a 
recommendation for Council consideration. 
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Site Features and Land Use: 
 
The subject lands are located on the east side Metcalfe Street South in Simcoe. The 
subject lands are currently vacant and have an area of approximately 1068.4 square 
metres, with approximately 80.17 metres of frontage on Grove Street and approximately 
38.57 m of frontage on Metcalfe Street South.  
 

 
Figure 1. View of the Site from the south side of Grove Street 

 

 
Figure 2. View of the Site from the corner of Grove and Metcalfe Streets 
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Discussion:  
The proposed 6 semi-detached (12 units total) residential plan of subdivision is 
supported by a number of reports and documents, including a functional servicing 
report; a concept plan; a grading, siltation, and erosion plan; and a servicing plan. 
The proposed development would be required to connect to municipal water and sewer 
services. Based on the report reviews and staff comments, the following issue is 
presented for discussion: 

Servicing Constraints: While undergoing the Inter-Urban Water Supply study, Norfolk 
County staff have identified a potential water supply concern in Simcoe. As a result, 
development applications, such as this one, that have recently been submitted and 
deemed complete will be processed only to the point of a public hearing. Final decisions 
will be deferred until allocation and water servicing in confirmed to be available. This 
decision is consistent with the Norfolk County Official Plan (Section 8.9.3 – Servicing 
Allocation and Phasing) and the Norfolk County Zoning By-law.  

Circulation Comments: The technical comments received from Departments and 
Agencies are attached (Appendix A) and form part of this information report. Full 
comments will be provided with the recommendation report. 

Regard For Public Input: 

No public input has been received for this application and therefore was not considered 
as part of this recommendation. 
 
This report is being presented as part of the statutory public meeting. 

Planning Considerations: 

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. 

Provincial Policy Statement, 2020 

The PPS provides policy direction on matters of provincial interest related to land use 
planning and development. It promotes efficient development and land use patterns and 
encourages growth and development within existing settlement areas. The subject land 
is within the ‘settlement area’ as defined in the Provincial Policy Statement. 
 
Section 1: Building Healthy Communities of the PPS promotes the building of strong, 
healthy communities and includes policies about avoiding development and land use 
patterns which may cause environmental or public health and safety concerns.  
 
Section 1.1.3.1 indicates that “Settlement areas shall be the focus of growth and 
development.” Additionally, Section 1.1.3.2 states that “land use patterns within 
settlement areas shall be based on densities and a mix of land uses which:  

a) efficiently use land and resources;  
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b) are appropriate for, and efficiently use, the infrastructure and public service 
facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion;  

c) minimize negative impacts to air quality and climate change, and promote energy 
efficiency;  

d) prepare for the impacts of a changing climate;  
e) support active transportation;  
f) are transit-supportive, where transit is planned, exists or may be developed; and  
g) are freight-supportive. 

 
Housing is highlighted in Section 1.4 of the Provincial Policy Statement, 2020. It states 
that municipalities must be prepared to provide for an appropriate range and mix of 
housing options and densities required to meet projected requirements of current and 
future residents of the regional market area. 
 
Section 1.6.6.2 provides direction of municipal sewage and water services. This section 
identifies that municipal services are the preferred for of servicing for settlement area to 
support protection of the environment and minimize potential risks to human helath and 
safety. This section identifies that intensification shall be promoted wherever feasible to 
optimize the use of municipal services. 
 

Section 1.6.6.7, related to stormwater management policies, provides specific 
performance indicators, including:  

• prevention of contaminant loads;  
• erosion and changes in water balance;  
• mitigation of risks to human health, safety, and the environment;  
• promotion of water conservation and efficiency; and  
• low impact development.  

 
Planning Comments: The proposed development is located within Simcoe’s urban 
core. The subject lands are in walking distance to the Simcoe Town Centre, the Norfolk 
County Fairgrounds, the Simcoe Recreation Centre, as well as Simcoe’s Downtown.  It 
is also in close proximity to community resources, such as churches and schools. The 
development is anticipated to provide 12 additional housing units further contributing to 
Simcoe’s housing stock. The development is anticipated to require municipal servicing 
allotment for sewage and water servicing, and further information regarding stormwater 
management will be required for the site. Planning staff will provide a full conformity 
check based on the above mentioned policies of the PPS, 2020 within the 
recommendation report. 

Norfolk County Official Plan  

The subject lands are designated “Urban Residential” in the Official Plan.This 
designation is meant to encompass neighbourhoods in the County’s urban area capable 
of providing a variety of residential forms that serve a diverse population. 
 
Section 7.7.1 indicates that the predominant use of the land shall be a variety of urban 
dwelling types, including semi-detached dwellings. Further, section 7.7.2 indicated that 
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single, semi-detached and duplex housing forms shall generally have an average net 
density of 15 units per hectare. 
 
Section 9.6.4 related to ‘Draft Plan of Subdivision’ approval states that applications for 
approval of a draft plan of subdivision shall be considered on the basis of conforming to 
certain criteria, including the application of community design policies, engineering 
standards, Parkland dedication, approval of the appropriate Conservation Authority, 
province and other relevant agencies, and subdivision agreement. 
 
Section 5.3 of Norfolk County’s Official Plan focuses on the importance of housing for 
the area. Section 5.3.b) specifically speaks to the importance of providing a “a full range 
of housing types and densities” which meet the anticipated demand and demographic 
change. Section 5.3.b) also identifies a target of 15 percent of all new housing built 
being either semi-detached or townhouse dwellings. 
 
Section 5.3.1 speaks to residential intensification, stating the following:  

a) Housing shall, in part, be provided through urban residential intensification, which 
may include any of the following: 

i) small scale intensification through modifications to an existing 
dwelling to include a second unit or construction of a new building 
containing one or two units; 

ii) infill development and residential development of vacant land or 
underutilized land in existing neighbourhoods; and/or 

iii) 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. 

 
Further section 5.3.1 states the following: 

The County shall consider applications for infill development, intensification and 
redevelopment of sites and buildings through intensification based on the following 
criteria: 

I. the development proposal is within an Urban Area, and is appropriately 
located in the context of the residential intensification study; 

II. the existing water and sanitary sewer services can accommodate the 
additional development; 

III. the road network can accommodate the traffic generated; 
IV. the proposed development is compatible with the existing development and 

physical character of the adjacent properties and surrounding neighbourhood; 
and 

V. the proposed development is consistent with the policies of the appropriate 
Land Use Designation associated with the land. 

 
Section 5.4, related to ‘Community Design’ policies, provide direction to the physical 
design of the communities for development proposals, such as plans of subdivision.  
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Section 8.9.1 outlines the policies surrounding Services in the Urban Areas of Norfolk 
County. Subsection c) states, all development in the Urban Areas shall be fully serviced 
by municipal piped water supply and waste water treatment systems.  
 
Subsection e) states, Infilling of vacant areas within the Urban Areas which are already 
provided with full municipal services is encouraged, and shall be a criterion when 
evaluating proposed plans of subdivision and consents, with respect to the extension of 
services, utilities or the associated construction.  
 
Section 8.9.3 outlines the policies surrounding Servicing allocation and phasing. 
Subsection a) states, when unallocated servicing capacity does not exist for a proposed 
development, the County shall defer the processing of the planning application until 
capacity is available, or until a servicing agreement is in place to ensure that such 
capacity will be available to service the development. Draft approved plans of 
subdivision may only proceed to registration if sufficient servicing capacity continues to 
exist. 
 
Planning comments: The proposed development will be further reviewed based on the 
above mentioned policies. A conformity check of the Official Plan policies will be 
provided within the recommendation report. 

Norfolk County Zoning By-Law 1-Z-2014 

The subject lands are currently zoned “Neighbourhood Commercial (CN)”and are 
subject to special provision 14.719, as per By-law 42-Z-2008. 
 
The following uses are permitted in the CN Zone: 
 

a) clinic or doctors’ offices 
b) community centre 
c) convenience store 
d) day care nursery 
e) dry cleaning distribution station 
f) dwelling, single detached 
g) dwelling, semi-detached 
h) dwelling, duplex 
i) dwelling units in any permitted building – maximum two (2) 
j) financial institution 
k) fruit and vegetable outlet 
l) home occupation 
m) laundromat 
n) personal service shop 
o) restaurant, take-out, provided it has no drive through window 
p) video store 

 
Existing Site Specific Provision 14.719 identifies the following:  
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14.719 In lieu of the uses permitted in the CN Zone, a clinic or doctor’s office with 
a maximum usable floor area of 557.4 square metres shall be permitted. 

 
The surrounding area consists of a variety of residential land uses, identified through 
Urban Residential Type 1-B (R1-B), Urban Residential Type (R2), Urban Residential 
Type 3 (R3), and Urban Residential Type 5 (R5) zones. Section 6.5.2 of the 
Neighbourhood Commercial zone identifies that any sole residential use shall conform 
to the provisions in the Urban Residential Type 2 Zone (R2). Therefore, given the 
proposed layout of the subdivision, the applicants are requesting special provisions to 
address the following: 
 

 Provision for Semi-
detached (per unit) 

CN through R2 
provisions 

Proposed Relief 
Requested 

a) minimum lot area:    

 i) interior lot 
 

255 square 
metres 
 
 

187 square 
metres per unit 
 
194 square 
metres (388 sq. 
m. total)  
 

68 square 
metres per unit 
 

 ii) corner lot 345 square 
metres 

295 square 
metres (590 sq. 
m. total) 

50 square 
metres 

b) minimum lot frontage:    

 i) interior lot 
 

8.5 metres  
 

5.03 metres 
(10.06 m total) 

3.47 metres 

 ii) corner lot 11.5 metres  10.36 metres 1.14 metres 

c) minimum front yard: 6 metres - - 

 i) except where a 
detached private garage 
or parking space is 
accessed via a rear lane 

3 metres - - 

d) minimum exterior side 
yard: 

6 metres - - 

e) minimum interior side 
yard: 

 - - 

 i) detached private 
garage or parking space 
accessed via front yard 

3 metres  - - 

 ii) detached private 
garage or parking space 
accessed via a rear lane 

1.2 metres  0.76 metres 0.44 metres 

 iii) attached private  
garage 

1.2 metres  0.76 metres 0.44 metres 

f) minimum rear yard: 7.5 metres - - 
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 Provision for Semi-
detached (per unit) 

CN through R2 
provisions 

Proposed Relief 
Requested 

g) maximum building 
height: 

11 metres 
[8-Z-2017] 

- - 

 
Section 3.9 identifies that no building or structure shall be erected, used or occupied, 
unless servicing capacity is confirmed as being available for all watermains and sanitary 
systems. 
 
Planning Comments: Planning staff note that there are general provisions in the 
Zoning By-law that need to be reviewed in the context of the proposed zoning 
reductions requested. A compliance check of the Zoning By-law provisions will be 
provided within the recommendation report. 
 

Strategic Plan Linkage:  

This report aligns with the 2019-2022 Council Strategic Priority "Foster Vibrant, Creative 
Communities". 
 
Explanation: Pending confirmation of sufficient servicing capacity, the proposed 
subdivision should facilitate and promote appropriate growth and density in the 
neighbourhood. 

Conclusion: The purpose of this report is to summarize the planning application 
proposal, provide the comments received from applicable departments and agencies, 
summarize comments received from member of the public, and to provide general 
information in relation to the overall application. A staff report with related 
recommendations will be submitted to Council for consideration at a later date. 

Recommendation(s): 

THAT Report CD 21-35, Public Hearing report for 28TPL2021067 and ZNPL2021064, 
be received for information;  
 
THAT any outstanding technical comments received be provided to the applicant and 
addressed prior to submission of a future recommendation 
 
AND THAT any comments received as part of the statutory public meeting be 
considered in a future recommendation staff report. 
 
Attachments 
Maps 1 to 4  
Appendix A Circulation Comments  
Appendix B Draft Plan of Subdivision  
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Submitted By: 
Brandon Sloan, BES, MCIP, RPP  
General Manager  
Community Development Division 

185 Robinson Street 
Simcoe, Ontario, Canada, N3Y 5L6 
519-426-5870 ext. 1348 
 

Reviewed By: 
Tricia Givens, M.Sc.(PL), MCIP, RPP 
Director of Planning 
Community Development Division 
185 Robinson Street 
Simcoe, Ontario, Canada, N3Y 5L6 
519-426-5870 ext. 1893 

 
Prepared By: 
Nicole Goodbrand, MA, MCIP, RPP 
Planner  
For more information, call:  
519-426-5870 ext. 1304 
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APPENDIX A 
 

Circulation Comments 

Financial Services Comments:  

This application would have a positive impact on assessment growth and tax revenues. 
The amount of growth is dependent on the assessment of the properties by the Municipal 
Property Assessment Corporation (MPAC). Norfolk County would also receive 
Development Charges as per the most recent Development Charges By-law. This would be 
offset by increased costs as a result of Norfolk County assuming the subdivision 
infrastructure, amenities and operating costs.  

Agreement Coordinator 

In regard to ZNPL2021064: 
Recommend that a Holding (H) Provision be added to the lands and remain in place until 
either the preservicing agreement or the subdivision agreement has been executed and 
registered on title. 
 
In regard to 28TPL2021067: 
I am looking forward to working with you during this new development on Metcalfe Street 
South and Grove Street in Simcoe. 
During the draft plan of subdivision application, conditions will be incorporated into your 
planning report including a condition to register a subdivision agreement on title. The draft 
plan conditions will need to be fulfilled prior to registration of the agreement. 
As you are aware, performance securities for public works infrastructure, landscaping and 
as constructed drawings will be required. The County will hold your performance securities 
to ensure that the development is completed in adherence with your approvals. I will be 
your contact during the agreement stage of your approval until the final release of your 
performance securities.  
Insurance coverage will be required to be kept in good standing until the securities have 
been released at the completion of your project.  
Please note, if there are any charges or mortgage holders on your property they will added 
to the agreement and will be required to postpone their interest on the property to the 
County’s agreement. 
Closer to the agreement stage I will be in touch to request additional fees and information. 

Development Engineering: 

Development Engineering has reviewed the above noted development application and can 
provide the following comments: 

1. Sanitary and Water modelling is currently ongoing with Norfolk County’s third-party 

consultant. The purpose of the Sanitary and Water modelling is to confirm conveyance 

capacity within the sanitary and water distribution system. Recommendations from the 

modellings reports for any upgrades to the sanitary and water distribution system is the 
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responsibility of the Developer. The cost to implement these upgrades to their design 

and construction is to be borne by the Developer. 

2. As per Norfolk County Design Criteria, Section 9.0 Sanitary and Section 10.0 

Watermains states new connections for sanitary and water laterals must be 3.0m from 

property line bars. 

Zoning Administrator: 

No exemption was requested for relief of parking. Garage spaces must be min 3.3m wide 
by 5.8m long to accommodate one parking space. No interruptions of stairs, landings or 
door openings. If drawings do not comply with parking, another planning application will be 
required. 

Geographic Information Systems: 

Please contact Norfolk GIS for new civic addresses when building. 

Fire Department: 

The fire department has no concerns with this proposal. 
 
Long Point Region Conservation Authority: 

Long Point Region Conservation Authority staff have reviewed the above-noted application 
as part of the application for 28TPL2021067 and ZNPL2021064 within Norfolk County.  
 
Delegated Responsibility from the Ministry of Natural Resources and Forestry, Section 3.1 
of the Provincial Policy Statement, 2020  
 
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.  
 
Based on the information provided, the proposed development is located outside 
hazardous lands adjacent to Big Otter Creek which are impacted by erosion. It is LPRCA 
staff’s opinion that the proposed development is consistent with section 3.1 of the 
Provincial Policy Statement, 2020.  
 
Stormwater Management  
 
Based on the information provided, stormwater management has not been provided for the 
site. Due to the size and nature of the development, LPRCA recommends stormwater 
management be provided for quantity and quality control. LPRCA will review the 
stormwater management design in accordance with the 2003 MECP Stormwater 
Management Planning and Design Manual, MTO Drainage Manual, LID Stormwater 
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Management Manual, and the Municipal SWM guidelines. Based on the site and receiving 
system and proximity to a provincially significant wetland, a normal 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 the stormwater water facility:  

 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 effect management of stormwater, including the use of 
green infrastructure.  

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

 Maximize the extent and function of vegetative and pervious surfaces.  

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

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

 

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

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

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

 Erosion and sedimentation control during construction. 

 Adequate erosion control on inlets and outlets. 
 

Ontario Regulation 178/06 
No portion of the subject lands is regulated by LPRCA under Ontario Regulation 178/06, 
therefore, no permits from our office are required for the proposed development. 
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