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Introduction

G. Douglas Vallee Limited (Vallee) has been retained by proponents Timothy (Tim) Rodger and Laura Rodger,
property owners of 711 Main Street in Port Dover (Roll# 33402013700), to make an application for a Zoning By-
law Amendment to facilitate the infill development of 12 stacked townhouse dwellings. The lands are currently
designated Urban Residential under the Norfolk County Official Plan (NCOP) and zoned Residential R1-A. A
pre-consultation meeting was held with Norfolk County on March 27", 2024 which featured a design concept
consisting of a 3-storey apartment building. Several concerns about the proposed development were identified
by county staff. Accordingly, the concept has been redesigned to be a better fit for the context of the
neighbourhood.

The purpose of this Planning Justification Report is to evaluate the proposed amendments in consideration of
Provincial and local policy and provide planning rationale to rezone the subject lands from Residential R1-A to
Residential R4 to facilitate the development of the subject lands.

This application:

Is consistent with the policies of the Provincial Planning Statement 2024,

Complies with the Norfolk County Official Plan and Lakeshore Special Policy Area Secondary Plan;
Adds to the mix of housing types established in the area,;

Generates an acceptable level of traffic;

Utilizes existing infrastructure and does not create adverse affects to water and sanitary sewer systems;
Represents good planning.

Site Description

The subject lands are approximately 0.19ha in area and are within the urban boundary of Port Dover. They
encompass Lots 4 and 5 within Block 10 of the Port Dover registered plan 207 and are located south of Main
Street (arterial road), west of Greenock’s Street West (local road), and east of Alma Street (local road). They are
designated Urban Residential under the Norfolk County Official Plan, are within the Lakeshore Special Policy
Area, and are presently zoned Residential R1-A. The subject lands have approximately 40.3m of frontage along
Main Street and the topography of the parcel is relatively flat with no discernible vegetation or water features. A
municipally owned alley abuts the subject lands, which is currently used as a rear entrance by an adjacent
property owner.

The surrounding area largely encompasses existing single and semi-detached dwellings and is designated
Urban Residential under the Official Plan. Abutting and adjacent parcels include a range of residential zoning
designations, including R1-A, R2 and Neighbourhood Commercial. There is also a group townhouse
development to the north of the subject lands that is zoned R4 and consists of four townhouse buildings with five
units each.

The subject lands are also approximately:

75m northeast of Lakewood Elementary School;
110m east of Port Dover Community Centre;
200m east of Port Dover arena,;

262.8m northwest of the Downtown of Port Dover.
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Figure 1 - Subject Lands: 711 Main Street, Port Dover

Proposed Development

The proposed development consists of 12 stacked townhouse units, designed with internal access via a shared
private driveway and off-street parking area fronting onto the south side of Main Street. The off-street parking
serves all units and is designed to accommodate resident and visitor parking. The proposal includes a total of
23 parking spaces, 19 for resident parking and 4 visitor parking spaces, including one Type-A accessible parking
space. However, in this configuration the development does not meet all provisions of the Zoning By-law under
Sections 4.9, 5.4.2, and 5.4.4.

Proposed Amendments
Zoning By-Law Amendment
To support the proposed development, amendment to the Zoning By-law is required to change the zoning from
Residential R1-A to Residential R4 to support the proposed use. Additionally, a request for further relief will be
required for the following:

a) Section 5.4.2 a): require min. 158 sg m of lot area per unit without garages.

b) Section 4.2.4 b): reduction from 3m to 1.5m from parking area to dwelling and interior lot line.

c) Section 4.9 a): reduction from 24 resident required parking spaces to 19 spaces.

d) Section 5.4.2 f): reduction of rear yard setback from 7.5m to 3m.
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Figure 2 - Surrounding Context

Section 5.4.4: increase from maximum of eight dwelling units to twelve units.

Studies

Supporting information and studies identified through the pre-consultation meeting with Norfolk County staff have
been prepared and enclosed, including:
¢ Functional Servicing & Stormwater Management Report, prepared by Vallee, dated April 14, 2025
e Legal Boundary Survey Reference Plan 37R-XX prepared by Jewitt and Dixon, dated February 3, 2025
e Traffic Impact Study prepared by Paradigm Transport Solutions Limited, dated April 1, 2025

Appendices to this report include the following:
Appendix A — Conceptual Site Plan, prepared by Vallee, dated May 5, 2025
Appendix B — Conceptual Elevations & Floorplans, prepared by Vallee, dated May 5, 2025
Appendix C — Provincial Interest
Appendix D — Provincial Planning Statement Compliance
Appendix E — Official Plan Compliance
Appendix F — Lakeshore Special Policy Area Secondary Plan Compliance

This application was submitted to include the information and material required under Section 34 (10.1) of the
Planning Act as part of a complete application.
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Planning Review

The proposed Zoning By-law amendment was prepared considering several planning documents including the
Planning Act, Provincial Planning Statement 2024, Norfolk County Official Plan, Lakeshore Special Policy Area
Secondary Plan, and the Norfolk County Zoning By-law NC .

Planning Act

Table 1 - Planning Act Review
Section Comment
Section 2 Lists matters of provincial interest which all land use decisions in Ontario shall have regard to.

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 34 | Permits a municipal Council to amend a Zoning By-Law by way of a zoning by-law
amendment application.

Section 41 | Sets out the criteria pertaining to Site Plan Control, which is required for developments that
will contain more than ten (10) residential units.

Provincial Planning Statement 2024

The Provincial Planning Statement, 2024 (PPS 2024) provides policy direction for appropriate land use planning
and development patterns to achieve healthy, liveable, and resilient communities that will protect resources of
provincial interest, public health and safety, the quality of the natural and built environment, will facilitate
economic growth, and support complete communities. The policies promote economic development through the
provision of a mix of employment and residential opportunities, public and recreation opportunities, and long-
term prosperity through the promotion of land use compatibility, energy conservation and adaptation to climate
change to achieve. The subject land is identified as being within a Settlement Area according to the PPS 2024.

Building Homes, Sustainable, Strong and Competitive Communities
Planning for People and Homes (Sections 2.1 and 2.2)

Housing Options: The proposed development introduces 12 stacked townhouse units, supporting a mix
of housing types and contributing to attainability for a range of household incomes. This aligns with
provincial objectives for housing diversity and complete communities.

Infrastructure Capacity: The subject site is municipally serviced with water and sanitary infrastructure.
The proposal makes efficient use of existing systems, reducing the need for expansion and supporting
sustainable growth.

Transit and Active Transportation: The development is located along Main Street, a well-connected
corridor served by sidewalks and within walking distance of commercial services, schools, and
recreational amenities, encouraging walkability and reduced vehicle dependence.
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Settlement Area and Land Use Compatibility (Section 2.3)

Infill and Intensification: The project utilizes an underused lot within the designated urban settlement
area of Port Dover. The site’s redevelopment supports intensification targets by adding residential units
within an existing neighbourhood context.

Land Use Efficiency: The proposal represents compact growth that leverages existing infrastructure
and services. It contributes to the County’s intensification goal of accommodating 25% of new housing
within the built-up area.

Appropriate Densities: The proposal conforms to the PPS directive that planning authorities shall
identify appropriate locations and opportunities for intensification and redevelopment based on the
following:

a) Existing Building Stock and Areas: The subject lands are located in an established residential
neighbourhood with a mix of low- and medium-density housing forms. The proposed stacked
townhouse development introduces a compatible building type that complements the scale and
character of the area.

b) Availability of Suitable Existing or Planned Infrastructure and Public Service Facilities: The
site is fully serviced by existing municipal water, sanitary, and stormwater infrastructure.
Community amenities, including schools, parks, and commercial services, are located nearby,
supporting residential use and minimizing infrastructure strain.

c) Opportunities to Support a Range and Mix of Housing Options: The proposed 12-unit
development contributes to a broader mix of housing forms in Port Dover. It provides a multi-unit
housing format that addresses local housing needs and supports social and demographic
diversity.

d) Opportunities to Support the Use of Active Transportation and Transit: The subject site is
located on Main Street, with direct sidewalk access and pedestrian connectivity to surrounding
amenities. Although Port Dover does not have a fixed-route transit system, the walkable design
promotes reduced dependence on automobiles and encourages non-motorized transportation
options.

Energy Conservation, Air Quality, and Climate Change (Section 2.9)

Page 6

Compact and Sustainable Development: With a proposed density of 63 units per hectare, the
development promotes efficient land use and supports a transit-supportive, walkable community form.

Green Infrastructure and Resilience: The project includes stormwater management features that meet
municipal standards and Ontario Building Code energy efficiency requirements, contributing to long-term
environmental performance.

Active Transportation: The location provides direct pedestrian access to surrounding residential areas,
downtown Port Dover, and nearby parks and trails, reducing the need for vehicle travel and supporting
non-motorized movement.
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Infrastructure and Facilities (Section 3.6 — Sewage, Water, and Stormwater)

Servicing Efficiency: The development will connect to existing municipal servicing infrastructure,
including water and sanitary systems, optimizing capacity and supporting compact urban development.

Stormwater Management: On-site stormwater design will manage quality and quantity through
infiltration and attenuation measures consistent with County design criteria and including onsite
underground storage

Public Spaces, Recreation, Parks, Trails, and Open Space (Section 3.9)

Access to Public Amenities: The site is within walking distance of public open spaces and community
facilities, contributing to healthy, active lifestyles for future residents.

Community Connectivity: The surrounding road and sidewalk network support pedestrian movement
and link the development to nearby residential, institutional, and commercial areas.

The proposed residential development at 711 Main Street is consistent with the Provincial Planning Statement
(PPS) 2024, supporting intensification and sustainable land use. The project efficiently utilizes existing municipal
services and infrastructure, encourages walkability and compact urban form, and integrates well with the
surrounding built context. By contributing to local intensification targets, improving housing choice, and
minimizing infrastructure expansion, the development supports the Province’s broader objectives for community
building and long-term growth management. In this instance, the proposed zoning by-law amendment is
consistent with the PPS 2024.

A decision by Council to approve the Zoning By-law Amendment will be consistent with the PPS 2024.

Norfolk County Official Plan (NCOP)

The subject lands are designated Urban Residential and located within the Lakeshore Special Policy Area
Secondary Plan as identified in the Norfolk County Official Plan. The following analysis demonstrates
consistency with key applicable policies of the NCOP.

The following sections of the Official Plan are applicable to this application and have been reviewed:

a) Section 2.2 — Goals and Objectives f) Section 6.5.2 — Port Dover Urban Area

b) Section 5.3 — Housing g) Section 7.7 — Urban Residential Designation
c¢) Section 5.4 — Community Design h) Section 8.0 — Networks and Infrastructure

d) Section 5.3.1 — Residential Intensification i) Section 8.9 — Water and Wastewater Services

e) Section 6.4 — Urban Areas

The Official Plan encourages residential intensification and redevelopment within existing urban areas such as
Port Dover. The subject property is within the designated urban boundary, is fully serviced, and is considered
suitable for residential intensification. The following subsections summarize how the proposal conforms with the
applicable Official Plan policies.

Goals and Objectives (Section 2.2)
Section 2.2 of the Official Plan outlines a set of overarching Goals and Objectives intended to guide long-term
land use planning in Norfolk County. The proposed development addresses several of these goals, including
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maintaining and enhancing the rural and small-town character of the County, maintaining a high quality of life,
upgrading and expanding infrastructure, and supporting a well-governed and sustainable community. By
redeveloping an underutilized parcel within an established neighbourhood, the application promotes compact
urban form and optimizes existing municipal services.

Housing and Residential Intensification (Sections 5.3, 5.3.1)

The proposed development contributes directly to the County's housing objectives by providing stacked
townhouse units within the built-up area of Port Dover. The Official Plan encourages the development of a range
of housing types, including medium-density forms such as townhouses, and sets a target for 15% of new housing
to be townhouses and 25% of total growth to be achieved through intensification. This application supports both
objectives by facilitating residential growth through infill and redevelopment, using an efficient land use approach
that complements surrounding residential uses. The proposal also helps address housing affordability and
diversity in the local market.

Urban Areas (Section 6.4)

The Norfolk County Official Plan identifies six Urban Areas as the focus for future population and employment
growth, including the Urban Area of Port Dover. The proposed development is located within this designated
growth area and supports the Plan's intent to direct development to lands that are already serviced by municipal
infrastructure. By proposing gentle intensification within a built-up neighbourhood, the application contributes to
the efficient use of existing services, reduces the pressure on rural and agricultural lands, and aligns with the
County's growth management objectives.

Port Dover Urban Area (Section 6.5.2)

The Port Dover Urban Area is one of the key settlement areas identified in the Official Plan where residential,
commercial, recreational, and tourism-related development is expected to be directed. Section 6.5.2 highlights
the importance of maintaining the small-town character of Port Dover while accommodating growth in a
sustainable and context-sensitive manner. The subject lands are located within the built boundary of Port Dover
and are fully serviced, making them suitable for intensification. The proposed stacked townhouse development
aligns with the vision for the Port Dover Urban Area by offering medium-density housing that is compatible with
adjacent development, enhances neighbourhood vitality, and supports pedestrian access to local amenities and
the waterfront. As such, the proposal contributes to Port Dover’s role as a vibrant, complete community.

Urban Residential Designation (Section 7.7)

The subject lands are designated Urban Residential, which permits a variety of low- to medium-profile residential
forms. The proposed development of stacked townhouses falls within the permitted uses and aligns with the
intended residential character of this designation. While the resulting density approaches the high-density
threshold, the form, scale, and location of the project are contextually appropriate and compatible with adjacent
uses. Section 7.7 supports residential intensification where servicing, infrastructure, and design compatibility can
be demonstrated, all of which are addressed through the accompanying technical reports and Site Plan Control.

Infrastructure and Servicing (Sections 8.0, 8.9)

Sections 8.0 and 8.9 address municipal networks and water/wastewater infrastructure. The development will
connect to existing municipal services and has been reviewed through a Functional Servicing Report (FSR)
which confirms available capacity. The use of existing infrastructure supports cost-effective service delivery and
aligns with the Plan's objective to limit unnecessary expansions. Stormwater management measures will be
finalized through site design to ensure mitigation of off-site impacts, maintaining infrastructure integrity and
protecting surrounding properties.
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Transportation and Parking Considerations

The Traffic Impact Brief prepared by Paradigm Transportation Solutions Limited, dated March 4, 2025, concludes
that the proposed 12-unit residential development at 711 Main Street will not generate significant traffic volumes
and is not anticipated to impact the function or safety of the surrounding road network. Trip generation is minimal,
and sightlines at the proposed access point meet operational expectations for an arterial road within a built-up
urban area. The design of the driveway is appropriate and consistent with similar local conditions, and no
mitigation measures or roadway improvements are required. As such, the proposed development can be
accommodated within the existing transportation infrastructure and is considered compatible with the area’s
transportation function.

Urban Growth and Policy Alignment

The proposed development is consistent with the growth management framework of the Official Plan. Located
within a designated Urban Area, it represents a logical and efficient form of development that leverages existing
municipal infrastructure and services. The application promotes infill development, enhances housing options,
and helps to achieve broader County objectives around compact growth and long-term sustainability. By avoiding
the need to expand urban boundaries, the project contributes to a more resilient and fiscally responsible urban
structure.

Official Plan Summary

The proposed residential infill and redevelopment project is fully aligned with Norfolk County’s Official Plan
policies. It supports residential intensification, optimizes land use, and enhances housing accessibility while
integrating into the existing urban environment. By leveraging existing infrastructure, ensuring compatibility with
surrounding land uses, and maintaining a high standard of urban design, the project represents a well-planned
and sustainable approach to growth in Norfolk County. In this instance, the proposed application meets the intent
and purpose of the Official Plan and represents good planning.

Lakeshore Special Policy Area Secondary Plan

Policy Review:

The subject lands are located within the Lakeshore Special Policy Area Secondary Plan (LSPA) and are
designated Urban Residential in the Norfolk County Official Plan. The LSPA establishes policies for sustainable
development along the lakeshore, focusing on compact growth, housing diversity, and community design. The
proposed development is consistent with the objectives of the Secondary Plan.

Sustainable Strategies (Section 11.2.1)

The LSPA promotes a sustainable approach to planning in Port Dover. The proposed development complies
with the Growth Management Strategy by directing housing to the Port Dover Urban Area and facilitating
medium-density infill development on an existing lot. Sustainability principles are addressed through compact
design, access to services, and infrastructure efficiency. Community design strategies from Section 11.8 are
also addressed through active frontages, visibility, and appropriate built form, all of which support a walkable,
human-scaled development.

Population and Dwelling Projections (Section 11.3.1)

The proposed application supports Norfolk County’s growth management objectives by contributing to the
projected population and dwelling targets for Port Dover. While the total number of dwellings exceeded the 2021
projection, the population count and number of dwellings occupied by permanent residents remained below the
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anticipated levels. This development introduces additional year-round housing units intended for permanent
occupancy, thereby improving alignment with long-range growth projections and enhancing the County’s housing

supply.

Community Structure and Design Guidelines (Section 11.3.2)

Port Dover is identified as a primary growth node in the LSPA. Development within this area must respect existing
character and be evaluated using the Community Design Guidelines. The proposed townhouse development
introduces a compatible built form and massing, similar to surrounding land uses, and avoids adverse impacts
to views or vistas. Located outside the Waterfront Special Policy Area, the proposal is reviewed under the general
Port Dover guidelines and complies with key criteria.

As demonstrated in Appendix D, the proposal represents a well-executed design strategy that responds to the
existing character of the neighbourhood while improving urban form and streetscape quality. The project
reinforces local identity, safety, and connectivity, and reflects the intent of Norfolk’s community design
framework.

Targeting Housing Forms and Densities (Section 11.3.3)

The application proposes a density of approximately 63 units per hectare, which qualifies as high-density under
the LSPA but remains in line with medium-density intent under the broader Official Plan. The design and location
support intensification policies by utilizing existing infrastructure and being within walking distance to downtown
services. The proposal satisfies the LSPA policy framework for higher-density residential through compatibility,
servicing availability, and design integration.

Infrastructure Strategy (Section 11.7)

The Functional Servicing Report demonstrates the development can be adequately serviced by existing water,
wastewater, and stormwater systems. This is consistent with Sections 11.7.1 and 11.7.2, which emphasize using
existing infrastructure to accommodate growth. No expansion of municipal systems is necessary. The
stormwater approach is integrated with the development concept and will be refined during Site Plan Control.

Sustainable Neighbourhood Design (Section 11.8.2.1)

The proposal advances sustainability goals by encouraging compact form, walkability, and energy-conscious
planning. The subject lands are within walking distance of multiple community amenities, the Lake Erie
Waterfront Trail, and schools. The proposal supports air and energy efficiency policies by encouraging active
transportation, proposing bicycle facilities, and allowing for future consideration of sustainable building measures
through design.

Safe Community Design (Section 11.8.2.3)

The proposal incorporates key CPTED principles including natural surveillance, visible entrances, and lighting
considerations. The building orientation enhances safety through natural oversight of shared spaces, while site
design promotes walkability and minimizes opportunities for concealed spaces. These features contribute to the
creation of a safe and livable residential environment.

Monitoring and Review (Section 11.9.2)

The proposed development is consistent with population and servicing objectives of the Secondary Plan. It
implements sustainability strategies by promoting intensification, utilizing existing infrastructure, and protecting
agricultural areas from unnecessary conversion. As a redevelopment proposal, it complies with LSPA growth
directives and contributes to the goals of efficient, compact, and environmentally conscious development.
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Lakeshore Special Policy Area Secondary Plan Summary

The proposal is consistent with the LSPA’s vision and policies. It aligns with the strategic growth direction for
Port Dover, supports diverse housing types, and leverages existing infrastructure in a compact urban form. The
application meets the intent of sustainable development and urban design policies, while providing much-needed
housing within a walkable, serviced area. As such, the project represents good planning within the context of the
LSPA.

Official Plan, LSPA and Design Guidelines Conclusion

The proposed development conforms to the Norfolk County Official Plan, the Community Design Guidelines, and
the LSPA. It supports key municipal goals related to growth management, infrastructure optimization, housing
variety, and sustainable development. Located in a serviced urban area, the proposal capitalizes on its central
location to deliver compatible, high-quality infill that meets current and future housing needs.

In this instance, a decision by Council to approve the Zoning By-law Amendment will be consistent with the
Norfolk Official Plan, Community Design Guidelines, and the LSPA.

Norfolk County Zoning By-law

Section 5.4.2 Urban Residential Type 4 Zone (R4) Provisions

a) Minimum Lot Area: 158m? per | Amendment

_ 2

iv) Provisions include Attached and Detached Garage 195 - 215m unit Required
b) Minimum Lot Frontage: 30m 40.23m | Complies

i) Interior lot
¢) Minimum Front Yard: .

iv) Provisions include Attached and Detached Garage 6.0m 6.0m Complies
€) Minimum Interior Side Yard 3.0m 3.0m Complies
f)  Minimum Rear Yard Setback: 75m 3.0m Amendment

iv) Provisions include Attached and Detached Garage ' ' Required
h) Maximum Building Height 11lm Max 11.0m Complies

5.4.3 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 1.2m N/A N/A
required where the walls are joined, where the walls are not joined, a 1.2
metre side yard shall be required

5.4.4 Maximum Units in a Townhouse Dwelling: No more than eight (8) 8 units 12 units Ag:ggir:;%nt
Section 4.2.4b): parking lot no closer than 3m to dwelling or interior lot line abutting 15 Amendment
another residential Zone ' Required
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Parking Assessment

Section 4.9 Number of Parking Spaces

a) Townhouse Dwelling: 2 Spaces/Dwelling Unit 24 Spaces 19 Spaces Amend_ment
Required

Visitor Parking: 1 Space / 3 Dwelling Units 4 Spaces 4 Spaces Complies
Amendment

Total 28 Spaces 23 Spaces Required

Section 4.3 BARRIER FREE PARKING Required: 1-25 (Visitor) Parking Spaces

Type 'A' (3.4m Wide) Plus 1.5m Aisle 1 Space 1 Space Complies

Type 'B' (2.4m Wide) Plus 1.5m Aisle 0 Spaces 0 Spaces P

Analysis of Zoning Provision Amendments

Section 4.2.4b): reduction from 3m to 1.5m from parking area to dwelling and interior lot line.
Section 4.9a): reduction from 24 parking spaces to 19 spaces.

Section 5.4.2f): reduction from a 7.5m rear yard setback to 3 metres.

Section 5.4.4): maximum of eight dwelling units increased to 12 units.

Section 5.4.1a): minimum lot area proposed - 158m2 per dwelling unit

Collectively, these modifications support residential intensification through appropriate zoning adjustments and
increased unit density in the form of stacked townhouses.

Alignment with PPS

a) Alignment with Provincial Planning Statement (PPS) 2024
The PPS supports flexible zoning standards to accommodate a range and mix of housing options.

“Policy 2.2.1.b.1 - Planning authorities shall provide for an appropriate range and mix of housing options
and densities to meet projected needs of current and future residents of the regional market area by
permitting and facilitating:

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

2. alltypes of residential intensification, ... development and introduction of new housing options
within previously developed areas, and redevelopment, which results in a net increase in
residential units in accordance with policy 2.3.1.3;”

Additionally, it promotes higher densities, and mixed land uses to optimize existing infrastructure,
transportation, and public service facilities. The proposed modifications to the zone provisions align with
these principles by maximizing land efficiency.

In terms of the number of parking spaces, the PPS prioritizes safe, energy-efficient transportation systems
and encourages active transportation to reduce reliance on private automobiles. By lowering parking
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minimums, the proposed development supports sustainable growth, enhances affordability, and aligns with
provincial objectives for compact, multimodal communities.

b) Efficient and Sustainable Land Use

The PPS 2024 emphasizes prioritizing growth within existing settlement areas to ensure the efficient use of
land and infrastructure. Reducing parking requirements, setbacks and increasing the number of units, aligns
with this objective by freeing up land for landscaping, additional residential units, and an appropriate parking
configuration, thereby maximizing the site's development potential. Additionally, the PPS supports the
reduction of stormwater runoff and impermeable surfaces, a goal directly linked to minimizing excessive
surface parking. By implementing a lower parking standard, the proposed development promotes sustainable
land use, improves environmental performance, and enhances the overall livability of the community without
the loss of much needed residential units.

¢) Transit and Active Transportation Considerations

The PPS encourages municipalities to plan for multimodal access to transit, including pedestrian and cycling
infrastructure. The proposed development is on a public transit route that connects other areas of the
municipality and beyond. Greater densities may generate a need for regular transit services thereby
supporting overall intensification with the Port Dover urban area. Furthermore, the PPS encourages planning
for growth transit-supportive locations, reinforcing the concept that developments near transit should require
less parking.

d) Municipal Precedents and Parking Flexibility

The PPS 2024 encourages municipalities to update zoning by-laws to reflect modern planning principles,
including flexibility in parking requirements. This supports context-specific approaches that better align with
actual demand, land use efficiency, and housing affordability objectives. By adjusting parking standards,
municipalities can facilitate more efficient development, that have less dependency on the need for multiple
vehicles. The future tenants will only be afforded a space to park if parking is available. If there is no room
for multiple space occupancy, then this serves to discourage certain tenancies whose families depend on
multiple personal vehicles. This does not reduce the number of required visitor parking spaces.

e) Reduction of Setbacks

The reduction of the interior side setback is to make room for a parking area that complies with the size
provisions of the zoning by-law. This development is large enough to ensure that Site Plan Control is
required and thus the provision of mitigating physical infrastructure, such as closed board fencing and
landscaping, can be implemented to prevent vehicle headlights from impacting adjacent land uses.

The reduction of the rear yard setback is to ensure that the site be utilized most efficiently and to provide
reasonable parking for the 12-unit development. The laneway at the rear of the proposed building acts as a
setback to other properties located to the rear of the lands.
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f) Section 5.4.1a): Minimum Lot Area: proposed - 158m2 per dwelling unit

This section appears to anticipate that various forms of street townhouses, group townhouses, and stacked
townhouses will include either attached or detached garages. To accommodate these configurations, a
minimum land area is typically required based on the presence and type of garage.

The zoning provisions for lot area either:

¢ Exempt minimum lot area requirements when no garage is present; or

e Are intended to apply only to developments with garages.
In this case, the proposed development does not conform to either scenario, as it proposes a communal
parking area instead of attached or detached garages. Given the permissive nature of the zoning by-law, it
seems that the by-law allows for the proposed stacked townhouse configuration without explicitly regulating
a minimum lot area.

If a minimum lot area value is to be assigned, it is recommended that the proposed standard of 158 m2 per
dwelling unit be implemented.

The proposed Zoning By-law Amendment to

reduce various provisions of the zoning by-law

to facilitate the development of a multi-unit

housing project, is reasonable, justified, and in

particular, aligns with the Provincial Planning

Statement (PPS) 2024 as it achieves an efficient

use of lands, and facilitates active transportation

to nearby services, recreation, and commercial

businesses. The requested rear yard setback

reduction is minimal considering that the total

setback to the rear property exceeds 9 metres

whereas the provisions require 7.5 metres. The &
reduction of the northerly side yard setback can Q’,/‘
be mitigated by fencing and landscaping. The
reduction of the space between the parking area
and the dwelling does not generate impacts as
this space is not intended for amenity space.
The proposed building and balconies comply
with the provisions of the by-law. Through site
plan control, improved compatibility with the
southerly neighbour can be achieved through various options and/or combinations such as the provision of
translucent balcony screening, property line fencing, an increased height of fencing, and planting more
mature landscaping adjacent to property lines.

Figure 3 — Rear Lane

The parking reduction from 28 spaces to 23 spaces is also well justified under the PPS 2024, which prioritizes
housing affordability, sustainable development, and efficient use of lands. With direct access to a sidewalk
and road network in proximity to nearby services, recreation, and commercial businesses, this development
aligns with provincial objectives by reducing automobile dependence and optimizing land use efficiency.
Additionally, the PPS encourages municipal flexibility in zoning standards, reinforcing the appropriateness of
the proposed adjustments.
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Overall, the proposed rezoning and site-specific provisions facilitate the efficient use of land, support multi-
unit housing accommodations, and promote a sustainable community, is consistent with Norfolk County’s
planning goals and provincial policy direction. In this instance, the proposed change in zone with 4 special
provisions can be supported.

Accessory Dwelling Units vs Stacked Townhouses

It is important to note that if this development were proposed as six primary dwelling units, each would be
permitted ‘as of right’ to include one accessory dwelling unit (ADU). This scenario would result in the same
total number of units as proposed under this application:

o 12 total dwelling units (6 primary + 6 ADUS), consistent with the current proposal.
e« No parking deficiency under current by-law requirements, as each primary unit requires 2 spaces and
each ADU requires 1 space.
o 6 primary units x 2 spaces = 12
o 6 ADUs x 1 space =6
o Total required parking: 18 spaces, which the site can accommodate.
e No site plan application would be required under the as-of-right development scenario.

The reason for seeking a zoning by-law amendment to permit 12 stacked townhouse units is to allow for
individual condominium ownership, should market conditions support it.

While the current stacked townhouse proposal is short four parking spaces under the by-law, this deficiency is
only relative to the zoning for stacked townhouses. From a functional and practical perspective, the proposal
provides sufficient parking, comparable to what would be required for an as-of-right development with the
same number of dwelling units and parking needs.

Land Use Compatibility

The proposed development at 711 Main Street, Port Dover introduces a 12-unit stacked townhouse building
within a well-established residential neighbourhood. The subject lands are designated Urban Residential and
situated within the Lakeshore Special Policy Area (LSPA), consistent with the broader growth and intensification
goals of the Norfolk County Official Plan and the Provincial Planning Statement (PPS 2024). The site is
surrounded by a range of residential uses, including single-detached, semi-detached, and townhouse forms, with
several examples of medium-density developments nearby.

Contextual Fit:

The proposed stacked townhouse development is compatible with the existing character of the area, which
includes similar medium-density forms. Nearby on Main Street, a multi-unit townhouse complex is present, while
additional medium-density R4 developments are situated along Richardson Drive (e.g., 236—214 Richardson
Drive). Although the broader area includes a predominance of low-density residential uses, there are pockets of
medium-density development that establish a clear precedent for the proposed built form. In particular, the
proposed density of approximately 63 units per hectare, is within the acceptable range for intensification under
both the Official Plan and LSPA, and is comparable to similar townhouse and apartment clusters found within
walking distance of downtown Port Dover.

Built Form and Transition:
The proposed building is designed to appear as a single, unified residential structure from the street, maintaining
the traditional rhythm and frontage of Main Street. It incorporates landscaped setbacks, a front-facing entrance,
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and facade articulation consistent with neighbourhood design patterns. The building’s height is similar to
surrounding dwellings, and its rear elevation is buffered by a municipally owned laneway and existing accessory
structures on adjacent properties. Balconies and private amenity areas will be buffered from sensitive interfaces,
with a choice of various mitigation techniques through the Site Plan Control process.

Functional Compatibility:

The proposal provides 23 off-street parking spaces, including visitor and barrier-free stalls, minimizing on-street
parking demand. A shared access from Main Street provides efficient site circulation and meets visibility and
safety requirements, as confirmed in the accompanying Traffic Impact Brief. Weekly, waste and recycling
services are available, and snow removal areas are integrated into the site layout to avoid operational impacts
within the site and on neighbouring uses.

Active Transportation and Access to Amenities:

The subject property is located in a walkable area with direct sidewalk access to nearby services, including
Lakewood Elementary School (75 m), Port Dover Community Centre (110 m), and various commercial and
recreational amenities in downtown Port Dover (approximately 260 m). This proximity supports reduced reliance
on personal vehicles and enhances integration with the surrounding community fabric.

Schedule I-3 of the Norfolk County Official Plan identifies multiple active transportation routes in close proximity
to the site, including:

e An off-road trail entrance at Bridge Alley (approx. 600 m);
e The Lake Erie Waterfront Trail, accessible at Nelson Street and Main Street (approx. 426.4 m); and
e A candidate cycling route at Greenock Street East and Main Street (approx. 69 m).

These existing and planned connections provide opportunities for walking, cycling, and recreational movement,
supporting the goals of a healthy, complete community and consistent with the direction of the Lakeshore Special
Policy Area (LSPA) and PPS 2024.

Compatibility Conclusion:

The proposed stacked townhouse development fits comfortably within the surrounding neighbourhood and
represents a thoughtful form of residential intensification. Its design respects the character of the area through
appropriate height, massing, and setbacks. Any potential impacts on neighbouring properties can be addressed
through measures such as fencing, balcony screening, and landscaping, which will be confirmed through the
Site Plan process. The location offers convenient access to nearby services, parks, and local businesses,
supporting walkability and reducing car dependence.

Overall, the proposed use is compatible with the surrounding land uses and contributes positively to the
character, connectivity, and function of the community.

Supporting Studies

Water and Sanitary

The proposed development at 711 Main Street in Port Dover will connect to the existing 250mmg watermain on
Main Street, which was constructed in 2015. Water will be distributed on-site through a proposed 150mmg
watermain, with six service connections supplying the twelve stacked townhouse units, each service connection
shared by a stacked pair. Domestic demand calculations show that average, maximum day, and peak hour flows
from the proposed development are 0.10 L/s, 0.22 L/s, and 0.38 L/s, respectively. Fire protection will be provided
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by an existing hydrant located approximately 24.6 metres from the proposed building. Fire flow requirements are
calculated at 150 L/s and, based on the Norfolk County ISMP (2016), available fire flow exceeds 159 L/s, under
both existing and future demand conditions. Final servicing adequacy is to be confirmed through hydraulic
modelling by the County’s engineering consultant.

For sanitary servicing, a 200mmg on-site sanitary sewer will be constructed to serve the townhouse units,
connecting to the 250mmg sanitary sewer along Main Street, also installed in 2015. The sanitary design
accommodates basement gravity drainage, with pairs of units sharing services. Flow calculations, based on the
Draft Norfolk County Design Criteria (March 2025), estimate a peak design flow of 0.47 L/s, with the 200mmg
on-site sewer operating well below capacity (under 2% full) during peak flow. Hydraulic modeling by Norfolk
County will ultimately confirm the receiving sewer’s capacity to handle the new discharge.

Summary:

The existing municipal water infrastructure is able to support the proposed development, with sufficient capacity
for both domestic and fire flow requirements. The planned water servicing approach aligns with Norfolk County’s
standards and guidelines, with no anticipated constraints pending final confirmation through hydraulic modelling.

The proposed sanitary servicing strategy is achievable and consistent with current municipal design criteria.
Capacity in the on-site and downstream infrastructure is expected to be adequate, and the design will be
validated through the County’s review process, ensuring long-term functional performance for the development.

Stormwater Management (SWM)

Stormwater runoff from the development will be managed through a combination of on-site storm sewers and
infiltration galleries. The internal storm system, ranging in diameter from 300mm to 375mm, connects to the
600mmg storm sewer on Main Street. The design aims to restrict post-development runoff rates to pre-
development levels for all storms up to the 100-year event, using an orifice control plate at the outlet from the
site. The site includes five storm inlets located strategically throughout the swales and parking area to collect
runoff. Inlets are supported by an underground storage system, including upsized storm pipes and galleries that
provide volume control and water quality treatment, with one catch basin equipped with a Nyloplast Envirohood®
for oil and sediment capture.

Pre-development conditions showed flow splitting between the front and rear of the site. Post-development, all
drainage is collected internally by the proposed storm sewers and directed to the Main Street storm sewer, with
the exception of a small area at the site entrance where surface drainage flows directly to Main Street. This
runoff from this small area that is not controlled by on-site stormwater management is accounted for in the
allowable release rate, as described in the Functional Servicing Report. Peak discharge is effectively controlled
through a dual-orifice system (75mmg and 95mmg) to ensure compliance with County standards, with sufficient
storage provided for storm events from 2- to 100-year levels. Detailed hydraulic calculations confirm that peak
flows are within the allowable limits and ponding elevations remain within acceptable thresholds, ensuring the
site does not increase downstream flooding risk.

Summary:

The proposed stormwater management system is appropriately designed to meet Norfolk County’s quantity and
guality requirements, effectively mitigating impacts from the proposed development. The inclusion of a double-
orifice control system and adequate storage ensures compliance with stormwater standards, supporting a
sustainable and resilient development framework.
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Traffic

A Traffic Impact Brief (TIB) has been prepared by Paradigm Transportation Solutions Limited in support of the
proposed residential development at 711 Main Street, Port Dover. The proposed development consists of 12
stacked townhouse units with a relocated access driveway to Main Street. Main Street is a County arterial road
with existing pedestrian and vehicular infrastructure, including a pedestrian crossover (PXQO) near the site.

The study confirms that the development will generate only five (5) trips during the AM peak and six (6) during
the PM peak, based on ITE Land Use Code 220 for Multifamily Housing (Low-Rise). This level of traffic is
considered negligible and represents less than 0.4% of the adjusted summer traffic volumes along Main Street.
No operational concerns are anticipated as a result of the development.

Sightlines at the proposed driveway location are unobstructed in both directions, and although on-street parking
exists north of the site, it reflects the prevailing conditions along Main Street and is not expected to hinder
visibility. The driveway design, including a two-lane width and setback from the PXO, is consistent with nearby
developments, such as the townhouse complex at 800 Main Street.

The report concludes that,
“...the subject development is a low trip generator and will have minimal impacts to the surrounding road
network. A clear line of sight is available at the proposed site driveway to the north and south along Main
Street. The location of on-street parking along Main Street to the north of the site driveway is not unique
and is consistent with other residential developments along Main Street.”

Conclusion

The proposed zoning by-law amendment for 711 Main Street in Port Dover supports the development of 12
stacked townhouse units as a compatible form of infill housing. The subject lands are located within the Urban
Area of Port Dover and designated Urban Residential in the Norfolk County Official Plan. The proposal aligns
with the long-term growth and intensification goals of the County and conforms with the applicable policies of the
Lakeshore Special Policy Area (LSPA) and Provincial Planning Statement (PPS 2024).

The proposed development makes efficient use of existing infrastructure and offers walkable access to nearby
schools, parks, and commercial services, supporting active transportation and compact growth. The building
form reflects the scale and rhythm of the surrounding neighbourhood, with compatibility further enhanced through
site plan design elements such as landscaping, fencing, or a combination thereof. Parking is considered sufficient
in the context of applicable planning policy, while traffic considerations have been addressed through supporting
technical studies.

In addition, supporting engineering reports confirm that the development can be adequately serviced by existing
municipal infrastructure. The Functional Servicing and Stormwater Management Report demonstrates that
sufficient capacity exists within the water and sanitary systems, and that post-development stormwater flows will
be effectively managed through on-site storage and controlled discharge. These findings reinforce the proposal’s
alignment with Norfolk County’s infrastructure policies and further support its feasibility from a technical servicing
perspective.

In this instance, the application represents good planning and land use management. It supports a mix of

attainable housing types, contributes to complete communities, and encourages sustainable, compact urban
development. A decision by Council to approve the Zoning By-law Amendment would be consistent with the
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intent and purpose of the Planning Act, the Provincial Planning Statement 2024, the Norfolk County Official Plan,
and the Lakeshore Special Policy Area Secondary Plan.

7/

Eldon Darbyéon, BES, MCIP, RPP

Director of Planning

G. DOUGLAS VALLEE LIMITED
Qogiu!ting Engi\neers, Arf:hitects d& Planners

er\Planning\ZBAWorking\2025.0

Yours truly,
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Appendix C to Planning Justification Report — Section 2 Planning Act — Provincial Interest
Port Dover Townhouses

Section 2 Planning Act — Provincial Interest - Compliance Table
This appendix demonstrates how the proposed application is consistent with Section 2 of the Planning Act.

Matter

a)

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

Comments
There are no ecological systems impacted.

AN

communities;

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

b) the protection of the agricultural resources of the | The lands are not designated for agricultural purposes. v
Province;

c) the conservation and management of natural resources | Not applicable to this development application. v
and the mineral resource base;

d) the conservation of features of significant architectural, | Not applicable to this development application. v
cultural, historical, archaeological or scientific interest;

e) the supply, efficient use and conservation of energy and | This will be considered during the detailed design of the project. v
water;

f) the adequate provision and efficient use of | Yes. Existing services and systems will be utilized were v
communication, transportation, sewage and water | available.
services and waste management systems;

g) the minimization of waste; Noted. v

h) the orderly development of safe and healthy Yes. The development is an infilling development in an v

established area. The form and function of the development are
stacked townhouses, providing a community of owners or
renters in proximity to local businesses and services.

i) the adequate provision and distribution of educational, | Not applicable. v
health, social, cultural and recreational facilities;

i) the adequate provision of a full range of housing, Yes. This development adds to the range of housing types v
including affordable housing; available in the area.

k) the adequate provision of employment opportunities; Not applicable. v
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sustainable, to support public transit and to be oriented
to pedestrians;

) the protection of the financial and economic well-being | The development will add to the tax base and utilizes existing | /
of the Province and its municipalities; infrastructure.
m) the co-ordination of planning activities of public bodies; | The applications are subject to the public process. v
n) the resolution of planning conflicts involving public and | The applications are subject to the public process. Additional v
private interests: consideration will be given to comments resulting from the public
process.
0) the protection of public health and safety; Supporting studies confirm the safety elements of the v
development in the form of a supporting traffic impact analysis.
p) the appropriate location of growth and development; Urban infilling is encouraged. v
gq) the promotion of development that is designed to be The lands are located near public transit and encourage active v

transportation.

the promotion of built form that,
() is well-designed,
(i) encourages a sense of place, and

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

The development is well designed and encourages a sense of
place through design, private amenity spaces and in proximity to
the local service commercial area. There are public spaces such
as the Lake Erie beach front within walking distance to the
subject property.

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

This will be considered during the detailed design of the project.
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Provincial Planning Statement 2024 — Policy Compliance Table
This appendix demonstrates the application is consistent with the applicable policies of the Provincial Planning Statement.

Section Policy ' Comments

Chapter 2: Building Homes, Sustainable Strong and Competitive Communities

2.1 Planning for People and Homes
Summary: Section 2.1 outlines the planning framework for population and employment growth in Ontario, emphasizing
that municipalities must base forecasts on provincial projections while ensuring adequate land availability for diverse
housing and land use needs over a 20- to 30-year horizon. It promotes the creation of complete communities by supporting
varied land uses, improving accessibility, and enhancing social equity to meet the needs of all residents.

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

a) maintain at all times the ability to accommodate | The application proposes the re-development of lands for |
residential growth for a minimum of 15 years increased residential units geared towards people with fixed

incomes and attainability.

b) Maintain at all times where new developmentis | The proposed development is supported by existing |
to occur, land with servicing capacity sufficient | infrastructure. To be verified by County consultants modelling.
to provide at least a three-year supply No issues are anticipated.

2.1.6 Planning authorities should support the achievement of complete communities by:

a) accommodating an appropriate range and mix | The application proposes the re-development of lands for |
of land uses, housing options, transportation | increased residential ownership. Public transportation in Port
options with multimodal access, employment, Dov<_ar is intended for connecting communities, and does not_ run
public service faciliies and other institutional service throughout the To_wn. However, the lands are W|th_|n

approximately a 15 minute walk to many commercial
uses businesses, local schools and places of worship.

b) improving accessibility for people of allages and | The development will be designed to meet building code |
abilities by addressing land use barriers which | requirements and improve accessibility.
restrict their full participation in society; and

c) improving social equity and overall quality of life | It is intended that attainable accommodations be provided to |
for people of all ages, abilities, and incomes, | help people in their current abilities and incomes afford a place
including equity-deserving groups. to live.

Page 1




Appendix D to Planning Justification Report — Provincial Planning Statement 2024
Port Dover Townhouses

Section Policy ' Comments

Chapter 2: Building Homes, Sustainable Strong and Competitive Communities
2.2 Housing
Summary: Section 2.2 outlines guidelines for planning authorities to ensure a diverse range of housing options and
densities that meet the projected needs of current and future residents. This includes setting minimum targets for affordable
housing, facilitating various housing types to support community well-being, promoting land-efficient densities, and
prioritizing transit-oriented development near transit corridors and stations.
2.2.1 Planning authorities shall provide for an appropriate range and mix of housing options and densities to meet projected
needs of current and future residents of the regional market area by:
a) establishing and implementing minimum targets | The application proposes to intensify and redevelop the lands |
for the provision of housing that is affordable to | with the intention to provide more attainable rental
low and moderate income households accommodations or units for ownership within the existing area.
b) permitting and facilitating: v
1. all housing options required to meet the The proposed d_ev_elopmen_t v_viII add to the qvailable number of
social, health, economic and wellbeing housing types W|th|nfche existing argawhlch is well_supported by
. ) the Downtown, services and public areas, contributing to the
requirements of current and future residents provision of the wellbeing of future residents.
2. all types of residential intensification,
including the development and redevelopment | Represents redevelopment of underutilized lands for intensified
of underutilized commercial and institutional | residential use within an established area.
sites (e.g., shopping malls and plazas) for
residential use, development and introduction of
new housing options within previously
developed areas, and redevelopment, which
results in a net increase in residential units in
accordance with policy 2.3.1.3;
Cc) promoting densities for new housing which | The application will facilitate redevelopment that will efficiently |
efficiently use land, resources, infrastructure | Use land, infrastructure and encourage active transportation
which opportunities exist in close proximity to the subject lands.
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and public service facilities, and support the use
of active transportation; and

d) requiring transit-supportive development and | The application facilitate residential intensification. v
prioritizing intensification

Section | Policy | Comments

Chapter 2: Building Homes, Sustainable Strong and Competitive Communities
2.3 Settlement Areas and Settlement Area Boundary Expansions
231 General Policies for Settlement Areas

Summary: Section 2.3 outlines that settlement areas should be the primary focus for growth and development,
particularly in strategic areas like major transit stations. It emphasizes land use patterns that optimize resources and
infrastructure while supporting active and transit-oriented transportation. Planning authorities must encourage
intensification and redevelopment, establish minimum and density targets for growth areas, and implement phasing
policies to ensure orderly development aligned with infrastructure needs.

2.3.1.1 Settlement areas shall be the focus of growth | The lands are within a settlement area. v
and development. Within settlement areas,
growth should be focused in, where applicable,
strategic growth areas, including major transit
station areas.

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

a) Efficiently use land and resources This is an efficiently designed infill development that increases |
the efficient use of underutilized lands.

b) Optimize existing and planned infrastructure | The development will utilize existing services and are located |

and public service facilities; near available public service facilities such a skate park, local

park, sports field, a museum, etc.

c) Support active transportation The lands are located on a road designed with sidewalks on | ¢/
both sides.

d) Are transit-supportive Public transit exists to connect outside communities. v
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e) Are freight supportive Yes. Highway 6 serves many business which require large |
deliveries including fuel.
2.3.1.3 Planning authorities shall support general | The proposed application represents intensification and |
intensification and redevelopment to support redevelopment of under utilized lands within an existing
the achievement of complete communities community.
23.14 Planning authorities shall establish and | The County encourages that 25 percent of all developmentbe |

implement minimum targets for intensification | through intensification, infill and redevelopment.
and redevelopment within built-up areas,
based on local conditions.

2.3.15 Planning authorities are encouraged to | Not applicable.
establish density targets for designated growth
areas, based on local conditions. Large and
fast-growing municipalities are encouraged to
plan for a target of 50 residents and jobs per
gross hectare in designated growth areas.

2.3.1.6 Planning authorities should establish and | Not applicable.
implement phasing policies, where appropriate

Section | Policy | Comments |
Chapter 2: Building Homes, Sustainable Strong and Competitive Communities
2.9 Energy Conservation, Air Quality and Climate Change

Summary: Section 2.9 emphasizes the role of planning authorities in reducing greenhouse gas emissions and
adapting to climate change. It advocates for the development of compact, transit-supportive communities,
incorporates climate considerations into infrastructure planning, and promotes energy conservation, green
infrastructure, and active transportation. The section also encourages additional measures to enhance community
resilience and improve air quality.

29.1 Planning authorities shall plan to reduce greenhouse gas emissions and prepare for the impacts of a changing
climate through approaches that:
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a) support the achievement of compact, transit- | The proposed development is a compact infill development
supportive, and complete communities; achieving 63 units per hectare. It is located near supporting
services, public spaces and commercial areas within the

Downtown.

b) incorporate climate change considerations in | The proposed development is supported by local
planning for and the development of | infrastructure, local public services in Port Dover, and
infrastructure, including stormwater sto_rmwater can be managed appropriate_ly. This will be
management systems, and public service reviewed in greater detail during the site plan control
facilities; Process.

C) support energy conservation and efficiency; | At a minimum, those requirements of the Ontario Building

Code will be achieved.

d) promote green infrastructure, low impact | Active transportation is encouraged by virtue of the local
development, and active transportation, | Sidewalk and road network linking the lands to near by
protect the environment and improve air commercial, institutional and open space opportunities.

- The local grocery store is within a 15 minute walk or a 2
quality; and . - o X i
minute drive. The proximity to a main supporting
commercial destination reduces air quality impacts by
reducing the distance and reliance on gasoline fueled
vehicles.

e) take into consideration any additional | Noted.
approaches that help reduce greenhouse
gas emissions and build community
resilience to the impacts of a changing
climate.

Section | Policy | Comments

Chapter 3: Infrastructure and Facilities

3.6

Sewage, Water, and Stormwater

Summary: Section 3.6 outlines planning requirements for sewage, water, and stormwater services. It prioritizes
timely growth accommaodation and optimization of existing municipal services, with municipal systems favored for
settlement areas. Private communal services are alternatives when municipal options are unavailable, while
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individual on-site services are permitted under suitable conditions. Partial services may be allowed to address
specific failures. For stormwater management, planning must minimize volumes and contaminants, promote green
infrastructure, and align with comprehensive municipal plans.

3.6.1 Planning for sewage and water services shall:

a) accommodate forecasted growth in a timely | The proposed application intends to connect to existing |
manner that promotes the efficient use and | municipal services thereby improving the efficiency and
optimization of existing municipal services optimization of these services.

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

1. can b.e sustained b.y the water resources 1. Water modelling will be conducted to ensure there is

upon which such services rely; water available to service the proposed development.

2. is feasible and financially viable over their v

life cycle; 2. Connections to existing services are proposed.

3. protects human health and safety, and the . _ _ .

natural environment, including the quality 3. Municipal water _supplled. Quality and quantity is
_ ensured by municipal systems.

and quantity of water; and

4. aligns with comprehensive municipal | 4. This is an infill development that takes advantage of

planning for these services, where previous municipal service planning.

applicable.

c) Promote water and energy conservation and | Dwellings will be constructed in accordance with the |
efficiency; Ontario Building Code.

d) Integrate  servicing and land use | The proposed application facilitates infill development. v
considerations

e) consider opportunities to allocate the unused | Modeling will be conducted to ensure that the development |/
system capacity of municipal water services | can be sustained by municipal services.
and municipal sewage services
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f)

be in accordance with the servicing options
outlined through policies 3.6.2, 3.6.3, 3.6.4
and 3.6.5.

Complies with the hierarchy of servicing.

3.6.2

Municipal sewage services and municipal
water services are the preferred form of
servicing for settlement areas

This level of the servicing hierarchy is achieved.

3.6.8

Planning for stormwater management shall:

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

The functional servicing report support the proposed
development. Modelling will be conducted. No issues are
anticipated.

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

The property will be designed to manage stormwater
volumes both quantify and quality.

minimize erosion and changes in water
balance through the use of green
infrastructure;

All open spaces will be planted with grass and landscaping
where not required for hard surfaces.

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

The development is designed to be safe including
avoidance of placing structures to interfere with site lines.
Environmental challenges are not anticipated.

Maximize the extent and function of
vegetative and pervious surfaces

Landscaping will be maximized and pervious surfaces are
proposed where necessary.

f)

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

A stormwater management report has been prepared to
meet County standards, including a controlled release of
stormwater to the municipal system and on-site storage.

9)

align with any comprehensive municipal
plans for stormwater management

The County will review and then confirm the acceptability
of the stormwater management plan. No issues are
anticipated.
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Section
Chapter 3: Infrastructure and Facilities

| Policy

| Comments

3.9

Public Spaces, Recreation, Parks, Trails and Open Space
Summary: Section 3.9 promotes the development of healthy, active, and inclusive communities by ensuring public
streets and spaces are safe and accessible for all ages and abilities. It emphasizes the need for a diverse range
of publicly accessible recreational settings, including parks, trails, and water-based resources, while encouraging
public access to shorelines. The section also highlights the importance of recognizing and protecting provincial
parks and conservation reserves from negative impacts.

3.9.1

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

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

This is an infill development on well travelled road within
an existing community. The sidewalk and road network
facilitate the opportunity for active transportation and the
location of the development is in close proximity to public
spaces.

v

b)

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

There are open space lands including the beach, sports
fields, and active and passive public parks in close
proximity to the subject property.

Providing opportunities for public access to
shorelines; and

Access is available to the Lake Erie Shoreline and within
walking distance.

d)

Recognizing provincial parks, conservation
reserves, and other protected areas, and
minimizing negative impacts on these areas

Not applicable to this development.
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Norfolk County Official Plan — Policy Analysis Table
This appendix demonstrates how the proposed application is consistent with applicable policies of the Norfolk County Official Plan.

Section Policy ' Comments
Section 2.2 Goals & Objectives
2.2 Goals and Objectives

This section of the Official Plan sets out six “Goals and Objectives” to which the following four are applicable to the
proposed residential development:

2.2.1 Strong and Diversified Economy The proposed application is not subject to Section 2.2.1 n/a

2.2.2 Protecting and Enhancing the Natural | The proposed application is not subject to Section 2.2.2 n/a
Environment
2.2.3 Maintaining and Enhancing the Rural and Small | This application proposes to permit additional housing supply to |
Town Character the existing neighbourhood, in a compact and efficient form.
The development will utilize an under utilized parcel of land with
a well designed building that will compliment and add diversity
of housing choices the area.

2.2.4 Maintaining a High Quality of Life The proposed development implements the objectives of this |/
policy by providing housing options to people through an infilling
opportunity on underutilized lands. The lands are designed to
ensure resident safety in an aesthetically appropriate manner.
The lands are located in close proximity to a grocery store where
healthy food options are available. The lands are located in
close proximity to areas that provide for leisure activities,
including parks, restaurants, and the beach.

2.25 Upgrading and Expanding Infrastructure The proposed development will connect to the existing |
municipal water, waste water and storm water systems. Various
retail services are located in Port Dover and within walking
distance to the subject property.

2.2.6 A Well Governed, Well Planned and | The proposed application is subject to a public process to gain |
Sustainable County information from the neighbourhood in addition to commenting
agencies. The lands are urban and are efficiently designed in a
compact form, utilizing existing infrastructure, adding to the mix
of residential units and types, and contributes to the long-term
financial benefit of the County.
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Section Policy ' Comments

Section 5.3 Housing

5.3 The provision of housing is an essential part of planning in Norfolk County. Itis desirable to have close cooperation between
all levels of government and the private sector in order to provide for sufficient and affordable housing, and a stable
residential housing market.

The County shall ensure that a full range of housing types and densities are provided to meet the anticipated demand and

demographic change. All forms of housing required to meet the social, health and well-being of current and future residents,

including those with special needs shall be encouraged.
b) The County shall ensure that a full range of | The proposed infill redevelopment application add a multiple |
housing types and densities are provided to | residential housing project to the area in the form of stacked

meet the anticipated demand and demographic | townhouse dwellings. This assists the County in reaching its

change. All forms of housing required to meet | goal of achieving 15 percent for new housing in the form of

the social, health and well-being of current and | townhouse dwellings.

future residents, including those with special

needs shall be encouraged. The County shall

target that 15 percent of all new housing built in

Norfolk County be multi-residential dwellings

and 15 percent be semi-detached and

townhouse dwellings.

c) The provision of housing that is affordable and accessible to low and moderate income households shall be a priority. The

County shall encourage the provision of affordable housing through:

i) supporting increased residential densities in | This proposed design facilitates a higher density residential |
appropriate locations and a full range of | development in the form of townhouse style dwellings.
housing types, adequate land supply,
redevelopment and residential
intensification, where practical;

i) the timely provision of infrastructure in the | Municipal services already exist. v
Urban Areas;

v) considering innovative and alternative | The design is innovative to blend in with the existing |
residential development standards that | neighbourhood and streetscape, while achieving a compact
facilitate affordable housing and more | form of development in an area that this is in close proximity to
compact development form and within walking distance to supporting commercial

development.
e) The County shall encourage innovative and | See above.
appropriate housing development that exhibits
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design and adaptability characteristics, and may
represent nontraditional additions to the
County’s housing stock.

g)

The County shall encourage that housing be
considered when opportunities for
redevelopment become available. This includes
the redevelopment of existing single-use and
underutilized areas with full municipal services,
such as shopping plazas, business and
employment sites and older commercial and
residential areas, especially where the land is in
close proximity to human services. Special
attention shall be given to the design of
buildings, the landscaping treatment and
features of the site to ensure that the proposed
redevelopment is physically compatible with the
adjacent uses.

The lands are occupied by a single detached dwelling, which is
proposed to be redeveloped with a 12 unit stacked townhouse
dwelling. The lands proposal achieves this policy to achieve
physical compatibility with adjacent residential land uses, and
will be further enhanced during the site plan approvals process.

The County shall ensure that residential and/or
commercial infill development in areas of
cultural heritage value or interest is sympathetic
to the existing building fabric and streetscape.

The building design is intended to blend in with the existing
neighbourhood. This will be further developed
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Section Policy Comments

Section 5.3.1 Residential Intensification

and is appropriately located in the context of the
residential intensification study;

not aware if the County has conducted an
intensification study.

53.1 The intensification of urban residential development reduces the need to use vacant designated land on the periphery of
the Urban Areas. It also reduces the need for urban expansions encroaching into the Agricultural Area. Urban residential
intensification, infilling and redevelopment of existing areas allows for the efficient provision of urban services thereby
helping to minimize the costs of providing services while meeting an important component of the County’s housing needs.

a) The following shall be the policy of the County:
i) infill development and residential development of | The developmentis on underutilized urban lands within
vacant land or underutilized land in existing | an existing neighbourhood.
neighbourhoods; and/or
b) The County shall target that a minimum 25 percent of its | The development will help achieve the County’s target
annual residential growth be accommodated through | for infill and intensification.
infill, intensification and redevelopment within the existing
built-up areas in the Urban Areas with full municipal
services.
d) On lands designated Urban Residential and located | The lands are within the built up area. v
outside of the Built-Up areas of Simcoe, Port Dover,
Delhi, Waterford and Port Rowan, the minimum overall
density of residential development shall be 15 units per
hectare of developable land area. Developable land shall
not include Hazard Lands, Provincially Significant
Wetlands and Significant Natural Areas.
f) 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, | Yes. The lands are located in the urban area. We are |

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

Yes. This is supported by a Functional Servicing
Report. The County modelling will confirm. No issues
anticipated.

iii. the road network can accommodate the traffic
generated;

Yes. The traffic study demonstrates the road network
can accommodate the proposed development.

iv. the proposed development is compatible with the

existing development and physical character of the

Yes. The proposed development is for multi-
residential within an existing neighbourhood which is
made up of various unit types including other

v
v
v
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adjacent properties and

neighbourhood; and

surrounding

townhouse developments. It does not conflict with
surrounding land uses. The building is intended to be
designed to blend in with the existing character of the
neighbourhood and is also subject to site plan control.

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

Yes. The lands are intended for residential
development in accordance with the Official Plan.

9)

The County shall monitor intensification activity and,
through the development approvals and building
permitting process, ensure that such proposals can be
satisfactorily integrated with the physical characteristics
of residential and commercial areas and proper health
and safety standards are maintained. Land use
compatibility and urban design assessments may be
required as a component of the planning rationale report
accompanying development applications, as outlined
under Section 9.6.1 (Official Plan Amendments) of this
Plan.

Yes. The proposed development is for multi-
residential units within an existing neighbourhood. It
does not conflict with surrounding land uses. The
building is intended to be designed to blend in with the
existing character of the neighbourhood and is also
subject to site plan control.

h)

Small scale intensification shall be permitted in all areas
designated for urban residential use, except where
infrastructure is inadequate or there are significant
physical constraints

The development can be supported by existing
infrastructure.
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Section Policy Comments

Section 5.4 Community Design

proposals, the County:

54 Safe and attractive neighbourhoods contribute to the overall community health of the County. Excellence in community
design is essential to creating a physical environment where people have the appropriate places to interact, live, work,
recreate and learn. The following policies relate to the physical design of communities, including new applications within
the County for development, such as plans of subdivision, infill development proposals, and site plans.

The following shall be the policy of the County:

a) Through implementation of this Plan, the County shall | The proposed development is well designed and will | ¢/
seek to maintain and improve the physical design | add to the character of the urban area including a
characteristics of the Urban Areas in the context of new | landscaping schema to interface with the road
and existing development and stress a generally high | frontage where appropriate.
quality of settlement design throughout the County.

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

i.  shall ensure that new development is designed in | The proposed development will be designed to be in |
keeping with the traditional character of the Urban | keeping with the character of the general area.
Areas, in a manner that both preserves the
traditional image of the Urban Areas and enhances
the sense of place within the County while
maintaining the community image of existing
settlement areas;

i. shall promote efficient and cost-effective | This is a redevelopment application that maximizes |
development design patterns that minimize land | the use of the lands for the particular type of dwelling
consumption; unit intended for people with fixed incomes.

iii. shall promote the improvement of the physical | This will be considered during site plan control. v
character, appearance and safety of streetscapes,
civic spaces, and parks;

iv.  shall encourage tree retention and tree | Landscaping including trees will be considered. Any |
replacement; trees that can be preserved will be preserved.

v. shall ensure that design is sympathetic to the | The adjacent neighbourhood does not appear to be of |/
heritage character of an area, including the area’s | cultural heritage significance.
cultural heritage resources;

vi.  shall strongly encourage design that considers and, | The design and orientation of the proposed |

wherever possible, continues existing and

development considers the forward facing orientation
of the existing low density neighbourhood.
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traditional street patterns and neighbourhood
structure; and

vii.  may require, at the County’s sole discretion, that
proponents submit design guidelines with
development applications, establishing how the
policies of this Section have been considered and
addressed. Such guidelines may also be required
to address related issues of residential
streetscaping, landscaping, setbacks, sidewalks,
signage, garage placement, and architectural
treatment.

Not applicable.

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

No impacts are anticipated. The development is
subject to site plan control. Fencing and landscaping
will be proposed to improve compatibility with the
adjacent residential dwellings.

d)

Development design that establishes reverse lotting on
Provincial Highways and County Roads will not be
permitted. Development design that requires features
such as noise attenuation or privacy fencing will be
discouraged. Wherever possible, new development will
be oriented toward streets or parks.

Not applicable.

The County shall require compatibly scaled and designed
infill  developments within areas designated as
Downtown, which enhance the traditional character and
economic viability of such centres.

Not applicable.

f)

A high quality of architecture and site design for
institutional uses such as schools, places of worship,
libraries and other public service buildings is encouraged.

Not applicable.
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9)

Streetscaping that reflects the intended character of
settlement areas is encouraged. In particular, traditional
streetscaping in the Downtown Designations of the Urban
Areas will be encouraged.

Streetscaping will be explored at the site plan
application stage.

h)

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

Cash in lieu of parkland will be required.

Public art in the County shall generally be encouraged to
incorporate themes supporting and promoting local
history, civic pride, businesses and technology. The
provision of public art in the Downtown Designations shall
be encouraged. The County may consider granting
increases in height or density for a particular development
proposal in exchange for the provision of public art, in
accordance with Section 37 of the Planning Act.

Not applicable.

)

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

Already existing via sidewalks and roadways.

k)

The County, in consultation with a development
proponent(s) and the Norfolk

Heritage Committee, shall define a style of street
furnishing that should include shared and accessible
bicycle racks, garbage receptacles, benches and street
lamps to be used in a new development.

Not applicable.

The County may undertake the preparation of urban
design guidelines to achieve the policies of this Section
for all or parts of the County.

Not applicable.

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

Lighting will be provided through the site plan process.
The lands are within an existing neighbourhood, and
the property will be fenced.
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n) To promote environmental sustainable development, the | Noted. v
County shall encourage the design of sustainable
neighbourhoods in keeping with Leadership in Energy
and Environmental Design -  Neighbourhood
Development (LEED ND) design principles in accordance
with the policies under Section 11.8.2.1 Sustainable
Neighbourhood Design of the Lakeshore Special Policy
Area Secondary Plan.

0) The County shall review site plans and drawings | The development is not currently subject to site plan |
submitted in accordance with Section 41 of the Planning | control, but it is anticipated that through the zoning by-
Act and Section 9.6.5 (Site Plan Control of this Plan) | law amendment, the site plan control process will
regarding accessibility for persons with disabilities | become a recommended condition.

including but not limited to areas of accessible parking,
exterior paths of travel, lighting, ramps, entrances and
street furniture.

Section Policy

Section 6.4 Urban Areas

6.4 The six Urban Areas within the County have historically functioned as the focal points for growth and development activity,
as well as public and private sector investment. This role will continue in the future. The Urban Areas will accommodate
the greatest amount of the targeted growth throughout the planning period, and will be the focus of residential, commercial,
employment, government, institutional, office, entertainment, cultural, and health and social service activities

The following shall be the policy of the County:

a) The locations of the Urban Areas are illustrated on Schedule “A” — Community Structure. Each Urban Area is unique and
will accommodate a varied range and type of growth and development.

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

Section 6.5.2 Port Dover Urban Area

6.5.2.2 | Port Dover is the second largest Urban Area in the County. The County will support and promote the continued
development of Port Dover as a significant urban waterfront community and tourism node in the County. The County will
support and promote Port Dover as a sustainable waterfront urban community focused on port and lake-based activities,
and containing an efficient pattern of development. The policies of the Plan, however, recognize the inherent flooding
hazards in the Port Dover Urban Area emanating from Lake Erie and the Lynn River.

The following shall be the policy of the County:

c) The LSPA Community Design Guidelines provide general design guidelines related to the entire Urban Area of Port Dover,
including the Port Dover Waterfront Area. Development within the Port Dover Waterfront Special Policy Area is also subject
to the waterfront master plan and urban design guidelines outlined in the Port Dover Waterfront Master Plan and
Secondary Plan (January, 2001). These guidelines are referenced within the LSPA Community Design Guidelines and
must be read in conjunction with the LSPA Community Design Guidelines. The County will review and evaluate
development proposals, with regard to the LSPA Community Design Guidelines. The design guidelines will be
implemented through the Zoning By-law, site plan control and development agreements. General design policies that
apply to all development in all land use designations within the Port Dover Waterfront Area include:

i) buildings should be designed to front adjacent | The intended design of the townhouse development | /
streets and to provide interest and comfort at ground | will incorporate a facade to blend into the existing
level for pedestrians. In instances where corner lots | neighbourhood.
or through lots are provided, buildings shall be
designed so that all elevations facing a street
present a ‘front’ elevation. The Zoning By-law will
establish appropriate setbacks, or build-to lines for
development;

ii) parking lots should not take up street frontage along | The parking area is designed to be located in a narrow |
the main commercial streets and should be designed | fashion and with a landscaped frontage to reduce the
and buffered from adjacent pedestrian routes and | presence of the parking area.
roads through landscaping;

iii) streets should be designed to accommodate all | Main Street is designed to accommodate this.
modes of transportation, including walking, cycling,
cars, service vehicles, and public transit;

iv) streets and sidewalks shall create a pedestrian | Existing.
environment through defined standards for
landscaped areas, paving, street trees, and other
appropriate street furniture, and shall form a
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connected system of optional routes to, from and
within the area;

v) parks and open spaces should be distributed | Existing. v
throughout the Port Dover Waterfront Area, and
these facilities should be linked together and
connected with the broader County network of
natural and open space areas; and

vi) the development of a trail system to link open space, | Existing. v
natural areas and park areas within and adjacent to
areas of development shall be encouraged
throughout the Port Dover Waterfront Area.

LSPA Community Design Guidelines
The following is a summary and analysis of those elements of the LSPA Community Design Guidelines:

Traditional Neighbourhoods The core of Port Dover is made up of an orthogonal grid of streets and blocks, with closely spaced
residential buildings on individual lots. These are stable neighbourhoods that will slowly intensify through renovations and additions,
and infill with new buildings.

Comment: The lands are within a traditional neighbourhood with various unit types and commercial properties. The proposed
application represents a redevelopment and intensification of the existing lands.

Townhouse development is characterized by small groups of 2- to 3-storey dwellings, set close together with a large proportion of
shared open space.

Comment: The proposed development is 2 storeys in height. The development is proposed to have private amenity spaces, and is

further designed include open spaces which is focused in the front yard to ensure the lands blend well with the existing
neighbourhood.
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Parking Lots. Off street parking should not take up street frontage, and should be located to the side or rear of buildings. Shared
parking opportunities should be explored when the opportunity arises. With the potential loss of some of the curbside parking supply
as a result of Main Street sidewalk widening, explore opportunities to supplement the parking supply with other off-street facilities.

Comment: The parking is located along the side of the development to maximize parking and the number of units appropriate for
the site.

Residential Guidelines
Lake Views: Keep current views to the lake along public rights of way open and create new ones as opportunity arises.

Comment: Not applicable.

Lake access: Maintain public access to beaches, the water's edge and a 20m shore easement or strip of land under public
ownership.

Comment: Not applicable.

Bulk: Replacement buildings should be in scale with the house sizes in the neighbourhood.

Comment: The building being replaced is larger than what was on the property. It is noted that the property is a double wide lot and
the design includes an orientation of the building to give the appearance of a single detached dwelling from the road. Similar to the
condominium development to the north of the property, the proposed development will have a look and feel appropriate with the
existing neighbourhood.

Historic Preservation: The numerous heritage and heritage quality residential buildings should be preserved and restored not
replaced. New residential buildings should respect their architectural context.

Comment: The existing building and neighbourhing dwellings are not designated as having heritage significance.
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Setbacks: limit setbacks to those currently in place within the traditional neighbourhoods.

Comment: Setbacks will be complied with other than those necessary to facilitate the development. The primary setback is the front
yard to ensure a consistent streetscape.

Street facades: Provide front porches or similar transitional devices between public and private domains. Limit the number and width
of garages facing the street.

Comment: Garages are not proposed. The facade will be designed to compliment the existing area.
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Section Policy Comments

Section 7.7 Urban Residential Designation

7.7 The Urban Residential Designation applies to the Urban Areas of the County. The Urban Areas are expected to continue
to accommodate attractive neighbourhoods which will provide for a variety of residential forms as well as neighbourhood
facilities such as elementary schools, parks, places of worship and convenience commercial uses integral to and
supportive of a residential environment.

A variety of housing types are needed to meet the needs of a diverse population. Opportunities to provide housing for
individuals or groups with special needs including the elderly and those with special physical, social or economic needs
within the County will be encouraged.

7.7.1 Subject to the other policies of this Plan, the following policies shall apply in determining uses permitted on land
designated Urban Residential on Schedule “B”.

a) The predominant use of land shall be a variety of urban | The area is made up of a mix of single detached, and |
dwelling types, including single detached dwellings, semi- | townhouse development.
detached dwellings, duplex dwellings and similar low-
profile residential buildings not exceeding 2 dwelling units
per lot.

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

e) High density residential uses in development forms | Not applicable. v
greater than those described in Subsections (a) and (b)
shall be permitted subject to the policies of Section 7.7.2
(c) (Urban Residential Designation — Land Use Policies),
save and except for in the Courtland Urban Area where
high density residential uses shall not be permitted.

7.7.2 Land Use Policies
b) High density residential uses, including apartment | The proposed density is approximately 63 units per |
buildings and other forms of multiple housing of a similar | hectare.

Page 14



Appendix E to Planning Justification Report — Official Plan Policy Analysis
Port Dover Townhouses

density shall be carefully located. The following criteria
shall be addressed in the consideration of such
applications, especially in proximity to lower density
residential development:

i) the density, height and character of the development
shall be compatible with adjacent uses;

Yes. The lands will be fenced and landscaped. The
building will be designed to include a facade that
blends well with the existing neighbourhood. The
application proposes residential development that is
similar in height to the existing neighbourhood and is
designed to mask the appearance of density along the
street face.

i) the ability of the site to accommodate necessary
facilities and amenities, such as garbage storage,
parking and landscaped areas;

Yes. The concept plan includes parking and amenity
space. Garbage collection will be included in the
community garbage and recycle collection services.

iii) the height, form and density of the proposed
development is such that no undue adverse impacts
in terms of overshadowing, increased traffic or loss of
amenity area are created for surrounding residential
uses;

The height is similar to the existing height of the
neighbourhood dwellings. The lands are within
walking distance to many commercial businesses and
nearby groceries. The traffic impact study supports
the development.

iv) the relationship of the site to nearby lower density
residential uses, in view of the desire to provide a
gradual transition in height and density wherever
possible;

Height is similar to the existing neighbourhood
dwellings.

v) the degree to which the site has access to significant
open space amenities such as valleylands or major
parks;

The property nearby recreation, parks and the beach.

vi) municipal watermains and sanitary sewers shall be
required and shall be capable of accommodating the
development, or the proponent shall commit to
extending services at no cost to the County;

The existing infrastructure is sufficient to service the
proposed redevelopment.

vii) the proximity of the site to arterial or collector roads,
and/or pedestrian accessibility to a Downtown Area
or, in the case of the Simcoe Urban Area, a
Secondary Centre, or other locations of supporting
services and facilities;

The lands are nearby the Downtown connected by an
existing road and sidewalk network.
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viii) the adequacy of local services including schools and
other community services. It is recognized that
accessibility to such facilities, including health care
services, may be particularly important to residents
with special needs; and

There are local schools and community services.
Medical services exist in the area.

ix) the use shall be subject to site plan control, in
accordance with the policies of Section 9.6.5 (Site
Plan Control) of this Plan.

Noted
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Lakeshore Special Policy Area Secondary Plan — Policy Compliance Table
This appendix demonstrates the application is consistent with the applicable policies of the LSPA.

Section Policy \ Comments Complies
Section 11.2 Our Sustainable Lakeshore
11.21 Sustainable Strategies
Summary:
This section identifies sustainability strategies for the Secondary Plan and the desired planning direction implemented
through this plan. It provides policy guidance to matters such as growth and settlement, infrastructure, tourism, recreation
and community design. It is guided by the sustainable communities approach which recognizes the interconnectedness of
healthy communities, economic vitality and the protection of the natural environment, and their relationship to growth
management and community planning.
11.2.1.1 | Growth Management Strategy
The Growth Management Strategy planning directions include:
a) Direct growth away from the LSPA Agricultural | The subject lands are within the Urban Area of Port Dover
Area and towards the existing designated
Urban Areas of Port Dover and Port Rowan, v
which provide sufficient designated land to
accommodate the projected population over
the planning horizon.
e) Direct and promote the development of | The proposed application facilitates infill development of a v
medium and higher density housing forms to | medium density 12 unit stacked townhouse block.
the designated Urban Areas of Port Dover and
Port Rowan
Section Policy ' Comments Complies

Section 11.2.1.6 Community Design Strategy

The Community Design Strategy outlined in Section 11.8 (Community Design Strategy) provides guidance with respect to
sustainable neighbourhood and building designs and future neighbourhood planning areas.

The Community Design Strategy planning directions include:
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a) Promote the protection and enhancement of | The design of the proposed development will include fagade v
the valuable characteristics of the unique | and landscaping treatments to reflect the general character of
lakeshore related settlement areas. the area.

b) Promote the use of the LSPA Community | The LSPA Design Guidelines are analysed further in this v
Design Guidelines (Appendix “D”) to direct the | document.  The proposed development is designed to
development of buildings and streetscapes increase densi_ty of under utilized lands, w_h_ile focusing on a
consistent with the established character of the _str_egtscape oriented development that facilitates compatible

infilling.
area.

c) Promote the development of neighbourhoods | Yes. See design analysis. v
and the design and construction of new
buildings based on the principles of
sustainability and sustainable building design.

d) Promote safe community design measures. The orientation of the proposed building allows for clear view

of the parking area which leads to the front porch and door of
each unit.

e) Promote streetscapes which enhance our | The facade will be designed to incorporate ques from
perception of the public realm by creating a | surrounding development.
sense of place and community.

f) Direct the preparation of Neighbourhood Plans | Not applicable.
to develop more detailed land use plans and
policies to guide the development of future
development areas in an integrated and
comprehensive manner.

Section Policy Comments Complies |

11.3 Growth Management Strategy

1131

Population and Dwelling Projections for Port Dover and Port Rowan

Summary:

This section outlines the population and dwelling projections, depicted in table 1. They provide a bench mark to monitor
growth and development ensuring that appropriate levels of service and infrastructure are achieved.
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Table 1 Table 1 - Port Dover and Port Rowan Population and Dwelling The 2021 Census for Port v
Projections (2026 Dover _ states that the
J ( ) population of Port Dover
Urban Area 2011 2016 2021 206 |Wwas Dbelow the 2021
Population projection
Port Dover outlined in the LSP.
Population Projection 7,010 8,050 9,200 10,500 )

_ o Furthermore, while the total
Dwelling Projection 2,750 3,220 3,750 4 350 number of dwellings was
Port Rowan above the LSP projection in

_ . the 2021 Census, the total
Population Projection 1,230 1470 1,720 2,000 number of dwellings
Dwelling Projection 490 600 720 850 | occupied by permanent

residents was below the
L projection.
2021 Census (Statistics Canada)

o The proposed development
Population: 7,871 would contribute to meeting
i K the 2026 population
Dwelling Stock: 4,018 projection and provide an
increase to the number of
dwellings  occupied by

permanent residents.

Section | Policy | Comments Complies

Section 11.3.2 Lakeshore Special Policy Area Community Structure

11321

Urban Areas
Summary:

social service activities. They shall also function as the primary tourism nodes.

The following shall be the policy of the county:

This secondary plan designated Port Dover and Port Rowan to be the primary settlement areas where a majority of growth
and development within the Lakeshore Special Policy Area (LSPA) shall be directed over the planning horizon. These
urban areas shall accommodate residential, commercial, employment, institutional, entertainment, cultural, health, and
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e) Development within the Urban Areas shall | The proposed development of 12 stacked townhouse units v
respect and reinforce the existing character | respects and reinforces the surrounding landscape as it does
of the community and surrounding | not propose to significantly alter the the existing character of
landscape. Development within the Urban | the community. It provides a similar use to a nearby townhouse
Areas shall be reviewed and evaluated in | development.

accordance with the LSPA Community
Design  Guidelines  (Appendix  “D”), | Additionally, this development is outside the Port Dover
particularly the Main Port Town community | Waterfront Special Policy Area.

design guidelines. In the case of Port Dover,
development within the Port Dover | See Design Guidelines section of report.
Waterfront Special Policy Area, as identified
in Section 3.5.2.2 (Port Dover Waterfront
Special Policy Area) of this Plan, shall also
be subject to the waterfront master plan and
urban design guidelines outlined in the Port
Dover Waterfront Master Plan and
Secondary Plan (January, 2001).

Section ' Policy ' Comments Complies |
Section 11.3.3 Targeting Housing Forms and Densities
11.3.3 Summary:

The LSP seeks to accommodate unique market opportunities within the LSPA through the support of provisions that
facilitate a broad range of housing forms and densities (medium and high) as well as foster the development of
complete and sustainable waterfront communities.

11.3.3.1 Summary:

The Plan promotes a wide variety of housing types and densities to support housing affordability and meet the needs
of diverse populations across ages, lifestyles, and income levels. It encourages intensification and infill development
in appropriate areas that are serviced by necessary infrastructure. Residential growth through redevelopment within
existing Urban Areas allows for efficient use of services and reduces the pressure to expand urban boundaries into
agricultural lands within the Lakeshore Special Policy Area (LSPA).

The following shall be the policy of the county:

a) The County shall direct and promote the | This application consists of a medium density v
development of medium and high density | development within the Urban Area of Port Dover with a 3

housing forms to the Urban Areas of Port | Minute walk to the Downtown Area.
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Dover and Port Rowan, particularly within
the Downtown Area and associated land
use designations, and within the Urban
Waterfront Designation, subject to the
policies of the respective land use
designations.

b) Medium density residential uses including | This application consists of 12 units total and a net density v
triplex dwellings, fourplex dwellings, row or | of approximately 63 uph. According to the Secondary
block townhouse dwellings, converted | Plan, the proposed density is considered in the high
dwellings containing more than two | density category, although the Official Plan includes
dwelling units, walk-up apartments and | medium density in the range of 25-60 units per hectare.
similar  medium  profile  residential | As such please see discussion regarding the LSPA high
buildings, which generally have a net | density criteria.

density of 15 units per hectare (upha), may
be permitted in accordance with the
respective land use designation, and in
consideration of the criteria outlined in
Section 4.7.2 b) [now 7.7.2(b)] (Urban

Residential Designation - Land Use
Policies) of this Plan...
c) High density residential development forms greater than those described as medium density residential uses, such

as apartment buildings and other forms of multiple housing of a similar density, may be permitted in accordance
with the respective land use designation, and in consideration of the criteria outlined in Section 4.7.2 c) (Now 7.7.2
Urban Residential designation - Land Use Palicies) of this Plan, in addition to the following criteria:

i) the development shall have | There are no significant vistas or view of the lakeshore v
consideration for the protection and | impacted by this development.
enhancement of significant views and
vistas of the lakeshore in accordance
with the policies of Section 11.6.2
(Significant Lookouts and Views),
which may include the use of lower
profile building forms, smaller building
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footprints or other built form

considerations; and

i) the development shall be reviewed | See discussion for Community Design in Appendix D. The v
in accordance with the LSPA | proposed design meets the intent of the design guidelines.
Community  Design  Guidelines
(Appendix “D”)
e) The County shall evaluate development | Complies. See 5.3.1 Residential Intensification, located in v
proposals for residential intensification in | Appendix D.
accordance with the policies of Section
7.3.1[now 5.3.1] (Residential
Intensification) of this Plan.
Section Policy ' Comments Complies
Section 11.7 Infrastructure Strategy
11.7.1 Summary:
The County supports the provisions and improvement of municipal water and wastewater services within the urban
areas of Port dover and Port Rowan. This plan recognizes that growth projections for the water and wastewater
masterplan were based on a growth strategy prepared in support of the Official Plan. As such, the county will
monitor population and dwelling growth to ensure an adequate provision of servicing infrastructure to accommodate
growth.
The following shall the be policy of the county:
a) The policies of Section 8.9 (Water & | Complies. The Functional Servicing Report (FSR
Wastewater Services) of this Plan shall | addresses this section of the Official Plan.
continue to apply to the LSPA.
b) Stormwater management systems shall be | Complies. The Functional Servicing Report (FSR

designed and managed in accordance with
the policies of Section 8.9.4 of this Plan.
The County shall encourage connectivity
between stormwater management systems

addresses this section of the Official Plan.

There are no open spaces or public trails present within
the subject lands.
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and pubilic trails and open space areas and
provide public access, where feasible and
appropriate.

development and the extension of
infrastructure, and to ensure that costs
associated with the development are
equitably distributed among affected

adequate to service the proposed development.

Please see the FSR included with this application and
the Servicing section of this Planning Justification
Report.

c) Development shall only be permitted where | The proposed development has access to existing v
it has been demonstrated to the satisfaction | Services that are suitable to the proposed use.
of the County, Conservation Authority, ) .

Ministry of the Environment, or appropriate _Please see the_ Func_tlon_al Servicing Report (FS.R)
. _ included with this application as well as the servicing

approval authority that suitable water, | o qtion of this Planning Justification Report.

wastewater and stormwater management

measures exist to accommodate the

proposed development.

d) As a condition of development approval the | Noted. n/a
County may withdraw servicing allocations
where the development has not proceeded
within a reasonable timeframe, which shall
be no less than 3 years from the date of
approval, so as not to reserve unused
servicing allocations indefinitely.

e) The County will strictly monitor | The proposed development is within the Urban Area of v
development  within environmentally | Port Dover and is not within any environmentally
sensitive areas, particularly Hamlet Area | S€nsitive areas.
and Resort Area§ Wherg private sewage This development will be connected via existing
and/or water services exist to ensure such | o ices.
systems are maintained and functioning | please see the FSR included with this application and
appropriately to minimize  potential | the Servicing section of this Planning Justification
environmental impacts. Report.

f) In order to ensure appropriate and orderly | No expansions are necessary. Existing infrastructure is v
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landowners, development shall only be
permitted to proceed when a significant
number of landowners, representing more
than 50% of the land holdings, have
entered into a cost sharing agreement or
agreements amongst themselves to
address the distribution of costs associated
with development in a fair and equitable

manner.
Section Policy | Comments Complies
Section 11.7.2 Transportation
11.7.2 This Plan promotes a sustainable | Noted. n/a
transportation strategy for the LSPA that
provides opportunities for non-automotive
transportation  methods through the
development of Ontario’s South Coast
Scenic Route and related recreational trail
to accommodate cycling, walking, roller-
blading, and running activities.
Section \ Policy Comments Complies
Section 11.8.2.1 Sustainable Neighbourhood Design
11.8.2.1 Summary:
Using the standards set by the Leadership in Energy and Environmental Design for Neighbourhood Design (LEED
ND) as a guide, this Plan promotes air, water and energy efficiency to promote the environmental sustainability of
the lakeshore, which may be achieved through land use and transportation strategies to reduce vehicle emissions,
appropriate neighbourhood, building and landscape designs.
The following shall be the policy of the County:
C) The following criteria should be addressed in the development of sustainable neighbourhood forms:
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to minimize trip lengths;

transportation and active transportation usage. This
application intends to facilitate a development that
would connect its future residents to an already
established interconnected street network, via Main
Street West, whose location is approximately a 5 minute
walk from downtown Port Dover, and less than a 5

i) the creation of more compact, walkable | The proposed development represents compact
oriented neighbourhoods development on an existing street with sidewalks on

both sides. This development helps Port Dover achieve
this policy.

iv) The provision of opportunities for residents | The subject lands are approximately a 5-minute walk v
daily activities to occur within walking | from downtown Port Dover, and less than 5 minutes
distances; from various community facilities such as Port Dover

Arena, Port Dover Community Centre, and Lakewood
Elementary School.
Additionally, as per Schedule-I of the Official Plan, the
subject lands are approximately 426.4m from the Lake
Erie Waterfront Trail, which passes through the
intersection of Nelson Street West and Main Street. This
trail provides access to an extensive scenic waterfront
trail which connects 76 communities, over 405 parks,
and natural areas including wetlands, forests and
beaches.
There are also a number of additional routes being
considered within close proximity of the subject lands,
as per Schedule-I of the Official Plan.

d) The following measures shall be promoted to improve air and energy efficiency:

i) encourage higher density uses along | This application proposes a medium density residential v
arterial and collector roads: development along an arterial road (Main Street)

i) provide bicycle facilities, particularly in | The development will consider the provision of bike v
combination with higher density uses and | racks during the site plan process.
large traffic generating uses;

iii) promote an interconnected street network | The intent of this policy is to promote efficient v
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minute walk from various community facilities such as
Port Dover Arena, Port Dover Community Centre, and
Lakewood Elementary School.

promotes the use of native species and
enhancement of ecological functions;

Vi) promote the use of porous pavement | Traditionally, the County has not been in favour of v
materials to increase water infiltration; permeable pavement. Therefore, stormwater
management measures will be implemented through
the site plan process.
vii) encourage the reduction of energy and | This can be considered during the detailed design v
residential combustion emissions through a process. The costs of implementing such methods and
range of approaches including the approaches, must be balanced with the goal of
development of R-2000 homes and similar providing an attainable type of units to the existing
. . market.
commercial construction standards such as
LEED, and the incorporation of Energy Star
appliances;
iX) encourage landscape design that | This will be considered during the site plan process. v

The County shall support the promotion
and identification of dark sky communities,
thereby reducing light emissions to the sky
and encouraging energy conservation
initiatives, through the use of directional,
low-level lighting and other means, where
appropriate.

This will be considered during the site plan process.

Section

| Policy

Section 11.8.2.3 Safe Community Design

' Comments

Complies

11.8.2.3

This Plan promotes the design of safe communities by encouraging the implementation of the principles of Crime
Prevention Through Environmental Design (CPTED) as expressed in Section 7.4 (Community Design) of this Plan.
The following shall be the policy of the County:

The County shall promote the implementation of the principles of Crime Prevention through Environmental
Design (CPTED), specifically, the County shall encourage proponents of new development to:
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i) provide opportunities for visual overlook | The proposed development will provide access to main v
and accessibility to public spaces, streets, | street, and connectivity to various public spaces are
and parks; within walking distance.
iii) provide clear, unobstructed views of public | The private parking area, though landscaped, is visible v
spaces, including parks, school areas and | from the street.
open space areas from adjacent streets;
iv) ensure the use of appropriate lighting to | The development includes an open parking lot for v
deter crime; residents and visitors. Lighting will be directed down
and away from adjacent properties, but will be sufficient
to illuminate the parking area. This will be reviewed
during the site plan process.
V) situate buildings to encourage “eyes on the | The proposed development is oriented lengthwise north v
street” and natural surveillance: to south. The street is well travelled and the orientation
of the building allows for people on the streets and in the
area to see from front to back, thereby improving natural
surveillance.
Section | Policy Comments Complies

Section 11.9.2 Secondary Plan and Monitoring and Review

119.2

The following shall be the policy of the County:

This section provides additional guidance with respect to the monitoring and review of this Secondary Plan to
determine the effectiveness of the policies and ensure the County’s objectives are being implemented.

All development within the LSPA shall be monitored to ensure that:

the overall growth and development rate is
in accordance with the policies of this Plan;

The proposed development would not exceed the
population or dwelling projections for Port Dover found
in Table 1.

the appropriate level of infrastructure, and
community services are available to
accommodate the projected population;

The proposed development is within the Urban Area of
Port Dover, it does not exceed servicing capacities of
existing infrastructure. Please see the FSR included with
this application.
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Additionally, there is an adequate amount of community
services within walking distance of the subject lands,
including Port Dover Arena and Community Centre, as
mentioned above.

il

the sustainability strategies of this Plan are
being implemented; and

The development assists the County in maintaining its
sustainability strategies such as:

Growth Management:
e Directing growth to Urban Areas
e Promote intensification and infill
¢ Discourage expansion into the agricultural area

Housing & Community Design:

e Encourage a range of housing types and
densities

e Supports medium and high-density housing in
walkable serviced areas.

e Design Guidelines that emphasise human-scaled
development, pedestrian priority and visual
character preservation.

Agricultural and Environmental Protection
e Preservation and protection of these areas

Infrastructure

o Emphasizes efficient, sustainable infrastructure
in designated growth areas.

the implementation of the policies of this
Plan are being implemented in an
appropriate and fiscally sound manner

Noted. This is primarily a County directive.
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