
COMMERCIAL INTERIOR ALTERATION  

AND REQUIRED BUILDING PERMIT DRAWINGS 
 

Commercial interior alteration is an alteration to the commercial interior space 

suitable for the proposed change of use and/or leasehold improvement and 

municipal building permits are required for any commercial interior alteration for 

proposed change of use or leasehold improvements. Our licensed professional 

engineers and architectural designers prepare the required stamped engineering 

drawings to obtain building permits for commercial interior alteration for retail, 

healthcare, institutional and commercial office spaces including offices (medical, 

dental), restaurants, retail stores, hair salons and spas in Ontario including Toronto 

(City of Toronto), Pickering (City of Pickering), Ajax (Town of Ajax), Whitby (Town 

of Whitby), Oshawa (City of Oshawa), Clarington (Municipality of Clarington), 

Scugog (Township of Scugog), Brock (Township of Brock), Georgina (Town of 

Georgina), Uxbridge (Township of Uxbridge), Whitchurch - Stouffville (Town of 

Whitchurch-Stouffville), East Gwillimbury (Town of East Gwillimbury), Bradford-

West Gwillimbury (Town of Bradford-West Gwillimbury), Newmarket (Town of 

Newmarket), Aurora (Town of Aurora), Richmond Hill (City of Richmond Hill), 

Markham (City of Markham), Vaughan (City of Vaughan), King (Township of King), 

Caledon (Town of Caledon), Brampton (City of Brampton), Mississauga (City of 

Mississauga), Milton (Town of Milton), Oakville (Town of Oakville), Burlington (City 

of Burlington), Halton Hills (Town of Halton Hills), and Hamilton (City of Hamilton). 

Our licensed professional engineers and architectural designers (BCIN) provide 

proper stamped engineering and architectural drawings based on our extensive 

experience to obtain municipal building permits for commercial and industrial 

tenant interior alteration. Overall, the design of a alteration to a commercial 

interior space needs ǘƘŜ ōǳǎƛƴŜǎǎ ƻǿƴŜǊΩǎ personal attention. No one knows more 

about the desires, philosophies, and goals of the alteration than the business 

owner.  When working on designing alteration to a commercial interior space, the 

first thing that our engineers and architectural designers do is listening to the 

business owners and understanding ǘƘŜ ōǳǎƛƴŜǎǎ ƻǿƴŜǊΩǎ vision.  

https://www.toronto.ca/services-payments/building-construction/apply-for-a-building-permit/building-permit-application-guides/guides-for-other-buildings/interior-alterations-non-residential/
https://www.oshawa.ca/residents/building-and-renovating.asp
https://www.aurora.ca/TownHall/Documents/Building%20Division/Change%20of%20Use%20and%20Alteration%20Permit.pdf
https://www.richmondhill.ca/en/register-apply-or-pay/Building-Permit-FAQs.aspx
https://www.markham.ca/wps/portal/home/business/building-permits/guide-to-building-permits/02-guide-to-buidling-permits
https://www.vaughan.ca/services/business/building_permits/permits/Pages/Interior-Alterations.aspx
https://www.caledon.ca/en/business/resources/Building/Change-of-Use.Checklist.pdf
https://www.brampton.ca/EN/residents/Building-Permits/Documents/ICI/Unit%20Finish%20or%20Interior%20Alterations.pdf
http://www.mississauga.ca/portal/residents/permits?paf_gear_id=11800021&itemId=87300077&returnUrl=%2Fportal%2Fresidents%2Fpermits
http://www.mississauga.ca/portal/residents/permits?paf_gear_id=11800021&itemId=87300077&returnUrl=%2Fportal%2Fresidents%2Fpermits
https://www.oakville.ca/business/non-residential-building-permits.html
https://www.burlington.ca/en/services-for-you/building-permit-application-requirements.asp
https://www.burlington.ca/en/services-for-you/building-permit-application-requirements.asp
https://www.hamilton.ca/home-property-and-development/building-renovating


It is important to know ǘƘŜ ōǳǎƛƴŜǎǎ ƻǿƴŜǊΩǎ design goals before details can be 

implemented in an effective design of a commercial interior space alteration by us. 

Our licensed professional engineers and architectural designers would 

o determine the needs of alteration of a commercial space  

o translate the requirements of the alteration into appropriate 

commercial space planning 

o create an efficient commercial interior layout and flow 

 

With careful planning and combining functionality with economy and aesthetics, 

our licensed engineers and architects develop a cost-effective and efficient 

alteration plan to a ŎƻƳƳŜǊŎƛŀƭ ƛƴǘŜǊƛƻǊ ǎǇŀŎŜΣ ƻƴŜ ǘƘŀǘΩǎ ǿŜƭƭ-designed and always 

makes a positive impression. Since our licensed professional engineers and 

architects incorporate ǘƘŜ ōǳǎƛƴŜǎǎ ƻǿƴŜǊΩǎ ideas, we do NOT charge for the 

space planning and design for alteration to Commercial and Industrial Alteration.  

  

Our fee for preparing the necessary stamped engineering and architectural 

drawings to obtain municipal building permit for Commercial and Industrial 

Alteration for a typical commercial interior space like office (medical, dental), 

restaurant, retail store, hair salon and spa as follows: 

o Site Plan with a Key plan - $395 

o Applicable Ontario Building Code Matrix - $395  

o Existing and Proposed Floor Plans - $795 

o Existing and Proposed Reflected Ceiling Plan - $795 

o Existing and Proposed Plumbing Plans- $795 

o Exit and Emergency Lighting Plans - $395 

If Required by the municipality  

o Heat Loss & Heat Gain Calculations - $795 

o Heating / Cooling Duct Design, Permit Drawings & Ventilation Air 

Balance Calculation $795 

o Commercial Kitchen Hood Exhaust Design & Permit Drawings - $795 

o Grease Interceptor Calculations & Permit Drawings - $295 

o Design of make-up air unit, additional air to balance the total exhaust 

& Permit Drawings - $795 



o Fire Alarm Design & Permit Drawings- $795 

o Architect Review for the Permit- $1,975 

o Structural Permit Drawings for any roof openings - $795 

o Structural Permit Drawings for any proposed mezzanine - $795 

o Structural Permit Drawings removal of any load bearing walls - $795 

o Electrical Lighting Plan  - $995 

 

A Zoning certificate is a preliminary review of the submitted plans and drawings to 

confirm zoning and applicable zoning by-law compliance, allowing a complete 

application for a building permit.  A Certificate of Occupancy confirms compliance 

with the municipal zoning by-law.  An Occupancy Permit or Partial Occupancy 

Permit confirms compliance with the applicable Ontario Building Code.  

 

A change of use permit is formal permission from the municipality to commence 

construction to change the use of a building or a portion thereof. It means the plans 

and drawings that have been submitted for permit have been reviewed by the 

municipality for compliance to the Ontario Building Code, the zoning bylaw and 

other applicable laws. 

 

Change of use permits are necessary to ensure that zoning requirements, fire and 

structural safety standards and other building standards are met, primarily for 

health and safety reasons. It is the building and or property owner's responsibility 

to ensure that a change of use permit is obtained when required. 

 

Change of use permits are required when there is a change of major occupancy in 

the building as provided in part 2 & 10 of the Ontario Building Code.  

 

Prior to lease a commercial space, identify the required interior space requirements 

in detail. Contact the municipality to ensure that the proposed use for that site is 

permitted. Commercial lease negotiation is the ideal time to discuss the alteration 

plan with the landlord. Landlord's consent is required for Alteration for Change of 

Use.  

 

https://canadabusiness.ca/managing-your-business/day-to-day-operations/protecting-your-business/legal-issues/legal-issues-for-small-business/signing-a-commercial-lease/


All assets that are fixed or attached to the building including flooring, built-in 

shelving, lighting, and equipment/machinery, are generally considered part of the 

building and must stay unless the lease explicitly clarifies the status of all assets 

that can be removed upon. If a bank finances ǘƘŜ ǘŜƴŀƴǘΩǎ machinery/equipment, 

the bank may require a clause or addendum to the lease clearly states which assets 

can be removed and which are considered part of the building. Depending on 

ƭŀƴŘƭƻǊŘϥǎ ŜŀƎŜǊƴŜǎǎ ǘƻ Ŧƛƭƭ ǘƘŜ ǎǇŀŎŜΣ ǘƘŜ ōǳƛƭŘƛƴƎΩǎ ǾŀŎŀƴŎȅ ǊŀǘŜΣ ƭƻŎŀǘƛƻƴ ŀƴŘ ŀƎŜΤ 

and the value as a tenant, the landlords may cover part of the cost of alteration for 

change of use as a tenant inducement. Landlord may manage and pay for the 

alteration for change of use as turnkey alteration. Most of the banks offer a term 

loan, a working capital loan and/or a line of credit to finance a alteration for change 

of use.  
 

We recommend retaining a commercial lawyer who specializes in leases to review 

the commercial lease agreement. Properly review the commercial lease agreement 

as most leases have terms and conditions that spell out the obligations of the 

tenant and the landlord. It is important to be aware that a signed commercial lease 

agreement may take precedence over the Commercial Tenancies Act. Typically, a 

commercial lease agreement sets out the specific obligations for both commercial 

landlords and tenants such as rent, maintenance, operating costs, leasehold 

improvements, and other matters. 

When a tenant has failed to pay the rent, the landlord has two options available: 

OPTION 1: Change the locks 

A landlord may change the locks of the commercial space and evict on the 16th day 

after the day rent was due. The landlord is not obligated to notify the tenant that 

the locks will be changed. 

Example 

January 1st ς rent due 

January 17th ς locks can be changed without notification 

Á Landlords and/or tenants should not force their way into the premises. 

Á After the locks have been changed, landlords should allow tenants 

reasonable access to the rental commercial space to remove their 

property. 

https://www.bestlawyers.com/canada/ontario/toronto/commercial-leasing-law
https://www.ontario.ca/page/renting-commercial-property-ontario
https://www.ontario.ca/laws/statute/90l07


ht¢Lhb нΥ {ŜƛȊŜ ŀƴŘ ŘƛǎǇƻǎŜ ƻŦ ŀ ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅ 

! ƭŀƴŘƭƻǊŘ Ƴŀȅ ǎŜƛȊŜ ŀƴŘ ŘƛǎǇƻǎŜ ƻŦ ŀ ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅ ǘƘŀǘ ƛǎ ŎƻƴǘŀƛƴŜŘ ǿƛǘƘƛƴ ǘƘŜ 

rented commercial space. The landlord is not required to give advance notice of 

ǎŜƛȊƛƴƎ ǘƘŜ ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅΣ ǳƴƭŜǎǎ ǘƘŜ commercial lease provides for it. However, 

landlords are required to notify the tenant of the distress and the sum of monies 

required to cure the default before proceeding to sell the seized property. Before 

disposing of seized property, the landlord must hold it for 5 days.  

If the proper payment is made by the tenant in this 5-day period, the landlord is 

ƴƻǘ ǇŜǊƳƛǘǘŜŘ ǘƻ ǎŜƭƭ ǘƘŜ ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅΦ hǘƘŜǊǿƛǎŜΣ ŀŦǘŜǊ ǘƘŜ ǇǊƻǇŜǊ ŀǇǇǊŀƛǎŀƭǎ 

are made, the property can be sold. 

Example 

January 1st ς rent due and not paid 

January 2nd or later ς ǎŜƛȊŜ ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅ ŀƴŘ ƴƻǘƛŦȅ ǘƘŜ ǘŜƴŀƴǘ ƻŦ ƛƴǘŜƴǘ ǘƻ 

dispose 

Five days after seizure ς ƻōǘŀƛƴ ŀǇǇǊŀƛǎŀƭǎ ŀƴŘ ŘƛǎǇƻǎŜ ƻŦ ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅ ƛŦ ǘƘŜ 

proper payment is not made by the tenant. 

The Commercial Tenancies Act requires two appraisals before selling or disposing 

ƻŦ ŀ ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅΦ ¢ƘŜ ǇǊƻŎŜŜŘǎ ŦǊƻƳ ǘƘŜ ŘƛǎǇƻǎŀƭ ƻŦ ŀ ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅ ŀǊŜ 

to be applied to the rental arrears. If proceeds exceed the amount of the arrears, a 

landlord is obligated to reimburse the excess amount to the tenant.  

 

Sub-tenants who continue to pay the full rent cannot have their property seized if 

the head tenant failed to pay the rent to the landlord. If a sub-ǘŜƴŀƴǘΩǎ ǇǊƻǇŜǊǘȅ ƛǎ 

seized, the landlord would be required to return the goods. Commercial tenants 

ǿƘƻ ǿƛǎƘ ǘƻ ŘƛǎǇǳǘŜ ǘƘŜƛǊ ƭŀƴŘƭƻǊŘΩǎ ŀŎǘƛƻƴǎ Ƴŀȅ ŀǇǇƭȅ ǘƻ ǘƘŜ {ǳǇŜǊƛƻǊ /ƻǳǊǘ ƻŦ 

Justice.  

 

Most commercial tenancy agreements outline in detail issues such as the amount 

of rent charged, and frequency of rental fee increases. If ǘƘŜǊŜ ƛǎƴΩǘ ŀ ŎǳǊǊŜƴǘ 

commercial tenancy agreement, the landlord may increase the rent by any amount 

at any time. The Commercial Tenancies Act does not regulate rent increases. 

Landlords should always consider giving a tenant a reasonable notice of a rent 

increase in writing. 

https://www.bdc.ca/en/articles-tools/money-finance/buy-lease-commercial-real-estate/pages/13-terms-you-need-to-understand-before-signing-your-commercial-real-estate-lease.aspx


Under the Commercial Tenancies Act a landlord is not required to pay interest on 

a commercial ǘŜƴŀƴǘΩǎ ǎŜŎǳǊƛǘȅ ŘŜǇƻǎƛǘΦ IƻǿŜǾŜǊΣ ƛǘ ƛǎ ǇƻǎǎƛōƭŜ ǘƘŀǘ ŀ ƭŜŀǎŜ 

ŀƎǊŜŜƳŜƴǘ ǊŜǉǳƛǊŜǎ ŀ ƭŀƴŘƭƻǊŘ ǘƻ Ǉŀȅ ƛƴǘŜǊŜǎǘ ƻƴ ŀ ǎŜŎǳǊƛǘȅ ŘŜǇƻǎƛǘ ƻǊ ƭŀǎǘ ƳƻƴǘƘΩǎ 

rent. 

 

Under the Commercial Tenancies Act, either a landlord or a tenant can terminate a 

tenancy with a minimum one-month written notice. The last day of the tenancy 

would be the last day of the rental period. 

Example 

March 31st ς written notice delivered to other party 

April 1st ς first day of rental period 

April 30th ς tenancy terminated 

The written notice of termination should include: 

¶ ƭŀƴŘƭƻǊŘΩǎ ƴŀƳŜ 

¶ ǘŜƴŀƴǘΩǎ ƴŀƳŜ 

¶ address or description of the rental unit 

¶ date that the tenancy should terminate 

¶ date the notice is served  

 

If a tenant continues to occupy the rental commercial space after the landlord has 

requested, they move out, they may be subject to a penalty of two months rent for 

every month they remain on the premises, plus applicable costs. In addition to 

imposing a financial penalty, the landlord may also apply to the Ontario Superior 

Court of Justice to obtain an eviction order. 

 

Example 

Under a three-year commercial lease agreement, the tenant is expected to leave 

the rental commercial space at the end of the three years. But landlords and 

tenants can agree to renew a fixed-term tenancy agreement. Landlords must notify 

tenants in writing of specific breaches of the commercial lease and allow a 

reasonable period for them to comply.  

https://www.bdc.ca/en/articles-tools/money-finance/buy-lease-commercial-real-estate/pages/how-to-negotiate-commercial-lease-effectively.aspx
http://www.bdc-canada.com/BDC/articles/General_Business/questions_about_lease.htm


Landlords may have the right to terminate a commercial tenancy when tenants fail 

to fulfil their obligations as outlined in the commercial lease. Landlords have the 

right to apply to the Superior Court of Justice (or depending on the amount, Small 

Claims Court) to seek damages from the tenant for the loss of rental income owed 

for the balance of the term of the commercial lease.  Commercial tenants must pay 

their rent on the due date agreed on in the lease with the landlord. Tenants cannot 

hold back rent because a landlord has failed to fulfill their obligations as outlined 

in the commercial lease. Tenants must fulfill their obligations as outlined by the 

commercial lease agreement. 

 

Commercial tenants have the right to take their disputes with the landlord to Small 

Claims Court for disputes concerning money or personal property under $20,000. 

Otherwise, an application must be made to the Superior Court of Justice. 

 

In a gross commercial lease, the tenant pays rent while the landlord takes care of 

everything else. Most tenants who rent their homes are familiar with the terms of 

a gross lease, as this type of lease is commonly used for residential properties. In a 

double net commercial lease, the landlord assumes some of the costs of property 

upkeep. In a double net commercial lease, landlords commonly cover parking, 

heating and cooling systems, and the structural integrity of the building.  A triple 

net lease is a type of commercial leasing agreement. In a triple net commercial 

lease, the tenant pays taxes, insurance, and maintenance in addition to the rent. 

There are advantages and disadvantages to a triple net commercial lease for both 

parties. Commercial tenant considering a triple net lease should research carefully 

before deciding. The length of a triple net commercial lease can vary. 

 

A triple net commercial lease is individualized to the tenant and landlord. The terms 

of the contract may contain restrictions and stipulations to protect both parties. In 

some instances, for example, the terms of the commercial lease may include a cap 

on total property taxes to be paid by the tenant. If the property taxes rise above a 

certain amount, the landlord will be responsible for covering the remainder. 

Protections may also be built in to cope with rising insurance rates or unexpected 

maintenance costs.  

https://www.millerthomson.com/en/publications/communiques-and-updates/leasing-times/september-1-2011/caught-by-the-net-lease-clause/
https://www.millerthomson.com/en/publications/communiques-and-updates/leasing-times/september-1-2011/caught-by-the-net-lease-clause/
http://www.cbo-eco.ca/en/index.cfm/starting/choosing-a-location/understanding-your-business-lease/
https://www.dv-law.com/docs/default-source/Articles/pdf_1-12-compressed.pdf?sfvrsn=2



