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Introduction 
G. Douglas Vallee Limited has been retained by 2177545 Ontario Inc. to apply for a Draft Plan of Subdivision 
and a Zoning Bylaw Amendment on a property located in the urban area of Simcoe, Norfolk County. 

The draft plan application is required to facilitate the development of a 495-dwelling residential subdivision, as 
shown in Appendix A. It is important to note that the subject lands are currently zoned and designated for 
residential development. The updated draft plan of subdivision will result in a more efficient and compact 
residential development, while the zoning bylaw amendment is required to implement the necessary zoning 
provisions. As shown in Appendix B, the zoning bylaw amendment application is seeking to permit the following 
zoning provisions:  
 
• Part 1 

o Change the existing zone from Development to Urban Residential Type 1 (R1-B) with a special provision 
to permit reduced lot and yard provisions to implement a more efficient lot fabric. 

 
• Part 2 

o Change the existing zone from Development to Urban Residential Type 4 (R4) with a special provision to 
permit reduced lot and yard provisions to implement a more efficient lot fabric. 

 
• Part 3  

o Change the existing zone from Development to Urban Residential Type 6 (R6) with a special provision to 
add street and group townhouse dwellings as a permitted use in the R6 zone.  
 

• Part 4 
o Change the existing zone from Development to Open Space (OS) to facilitate the establishment of a 

community park.  
 

• Part 5 
o Hazard Land (HL) zone to remain.  

 
• Note: A full zoning review is provided later in this report. A draft by-law has been included at Appendix 

F for review and consideration by Norfolk County Staff.  
 
Approval of these applications would provide much-needed housing options to Norfolk County residents, 
including a variety of housing types, such as single-detached dwellings, street townhouse dwellings, and a block 
for the future construction of a mid-rise building.  
 
This planning justification report provides planning support to Norfolk County staff and Council when considering 
the application for a Draft Plan of Subdivision and Zoning Bylaw amendment on the subject lands. 
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Site Description 
The subject lands are located west of the existing Woodway Trail subdivision at the dead ends of Woodway Trail 
and Basswood Road in the serviced urban area of Simcoe. The development area is approximately 20.68ha and 
is currently vacant. The property is bordered to the north by Oakwood Cemetery, to the east by existing low-
density residential development, to the south by future development lands and to the west by open space and 
the Simcoe wastewater treatment facility.  

The property is not located within a wellhead protection area and has been predominately cleared of all 
vegetation – except for the hazard land area.  

 
Figure 1: Location of subject lands 
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Existing and Surrounding Uses 
The property is designated Urban Residential and Hazard Land on Schedule B-15 of the Norfolk County Official 
Plan and zoned Development and Hazard Land on Schedule A-28 of the Norfolk County Zoning Bylaw. 
Surrounding lands uses include: 

 

Figure 2: Adjacent land uses 
 

 

The subject lands are surrounded by a variety of land uses: 
North  
• Park and open space - Oakwood Cemetery 
• Oakwood Public School  

East  
• Previously completed phase of the subdivision 
• Major institutional (Sprucedale Youth Centre) 
• Protected industrial area 

South  
• Vacant residential lands  
• Low-density residential development  
• Rural residential development  
• Agricultural lands 

West  
• Provincially Significant Wetlands 
• Major Public Infrastructure (Sewage treatment) 
• Hazard lands and open space  
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Planning Application  
Draft Plan of Subdivision 
As shown in Appendix A and Figure 3 below, the proposed development will include the following forms of 
housing: 

• Lots 1 to 112 for single detached dwellings – 112 dwelling units 
• Blocks 12 to 41 for street townhouse dwellings – 169 dwelling units 
• Blocks 6 and 7 for future townhouse condominiums – 154 dwelling units  
• Block 3 for future mid-rise buildings or townhouse condominiums – 60 dwelling units 

 
• Total anticipated number of dwelling units – 495 

Figure 3: Draft Plan of Subdivision 
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At this time, the condominium/townhouse blocks are conceptual. An accurate unit count and site design for these 
blocks will be developed through the site plan/condominium processes. The proposed zoning bylaw amendment 
will apply the necessary land use permissions to facilitate future development.   
 
The development of these lands was initially proposed as a subsequent phase of the already built-out portion of 
the adjacent Woodway Trails subdivision. The proposed updated draft plan for these lands will provide a more 
compact form of development with a variety of different housing types. The updated design will result in a more 
efficient use of the land while providing a greater variety of housing options for the citizens of Norfolk County. 
 
Zoning Bylaw Amendment 
 
As outlined above, the proposed zoning bylaw amendment is required to apply the appropriate zoning provisions 
to the subject lands to permit these forms of development. While the lands are currently designated and zoned 
to permit residential use, the proposed amendment would enable more efficient use of the lands through reduced 
zone provisions and permitting alternative forms of housing. 
 
As shown in Appendix A and B, the following is a review of the zone provisions for Parts 1-3. Part 4 will be 
rezoned from Development (D) to Open Space (OS) and Part 5 will maintain the existing Hazard Land (HL) zone.  
 

Part 1 – R1-B with Special Provision  
Provision  Required  Proposed  Comments 

5.1.1 Permitted 
Uses 
 

• Dwelling, Single 
detached  

• Bed and Breakfast  
• Home Occupation  
• Accessory Residential 

Dwelling unit 

• Dwelling, Single 
detached  

• Bed and Breakfast  
• Home Occupation 
• Accessory Residential 

Dwelling unit 

No additional uses are 
being requested. 
 
The application of the 
R1-B zone will facilitate 
the future construction of 
single detached 
dwellings.  

5.1.2 Zone 
Provisions  
 
a) minimum lot 
area 
 

• interior Lot – 360m2 
• corner Lot – 450m2 

• interior Lot – 308m2 
• corner Lot – 377m2 

Proposed Amendment  
 
The reduced lot area will 
allow for more efficient 
use of development land 
within the serviced urban 
area of Simcoe. This will 
help encourage complete 
and walkable 
communities.  

b) minimum lot 
frontage  
 

• interior Lot – 12.0m 
• corner Lot – 15.0m 

• interior Lot – 11.0m 
• corner Lot – 13.0m 

Proposed Amendment  
 
The reduced lot 
frontages will allow for 
more efficient use of 
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development land within 
the serviced urban area 
of Simcoe. This will help 
encourage complete and 
walkable communities. 

c) minimum front 
yard  
 

• 6.0m 
• detached garage with 

rear lane – 3.0m  

• 6.0m 
• detached garage with rear 

lane – 3.0m 

No relief is being 
requested. 

d) minimum 
exterior side yard 

• 6.0m  • 3.0m Proposed Amendment  
 
The reduced exterior 
side yard to 3.0m is 
common practice for 
subdivision and 
condominiums in Norfolk 
County. This reduction 
will allow for a more 
efficient lot fabric.  

e) minimum 
interior side yard  
 

• detached garage – 3.0m 
and 1.2m  

• detached garage with a 
rear land; attached 
garage – 1.2m each 
side 

• detached garage – 3.0m 
and 1.2m 

• detached garage with a 
rear land; attached 
garage – 1.2m each side 

No relief required. 

f) minimum rear 
yard 

• 7.5m • 7.5m No relief is being 
requested. 

g) maximum 
building height 

• 11.0m • 11.0m No relief is being 
requested. 

 

Part 2 – R4 with special provision  
Provision  Required  Proposed  Comments 

5.4.1 Permitted 
Uses  

• Group townhouse  
• Stacked townhouse 
• Street Townhouse  
• Semi-detached, duplex, 

tri-plex and four-plex 
• Home Occupation  
• Accessory Residential 

Dwelling unit 

• Group townhouse  
• Stacked townhouse 
• Street Townhouse  
• Semi-detached, duplex, 

tri-plex and four-plex 
• Home Occupation 
• Accessory Residential 

Dwelling unit 

No additional uses are 
being requested. 
 
The application of the R4 
zone will facilitate the 
future construction of 
street townhouse 
dwellings. 
 

5.4.2 Zone 
Provisions 
 
a) minimum lot 
area 

Street Townhouse 
• Attached garage – 156m2 
• Corner lot – 264m2 
• Detached garage – 162m2 

 

Street Townhouse 
• Attached garage – 162m2 
• Corner lot – 243m2 
• Detached garage – 162m2 
 

Proposed Amendment  
 
The reduced minimum 
lot areas will allow for 
more efficient use of 
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 Group /Stacked Townhouse 
• Attached garage – 195m2 
• Corner lot – 195m2 
• Detached garage – 215m2 

Group /Stacked Townhouse 
• Attached garage – 195m2 
• Corner lot – 195m2 
Detached garage – 215m2 

development land within 
the serviced urban area 
of Simcoe. This will help 
encourage complete and 
walkable communities. 

b) minimum lot 
frontage  

Street Townhouse 
• Interior lot – 6.5m 
• Corner lot – 11.0m 
• Corner lot accessed by a 

rear lane – 6.5m 
 

Group /Stacked Townhouse 
• Interior lot – 30.0m 
• Corner lot – 30.0m 

Street Townhouse 
• Interior lot – 6.0m 
• Corner lot – 9.0m 
• Corner lot accessed by a 

rear lane – 6.0m 
 
Group /Stacked Townhouse 
• Interior lot – 30.0m 
• Corner lot – 30.0m 

Proposed Amendment  
 
The reduced minimum 
lot frontages will allow for 
more efficient use of 
development land within 
the serviced urban area 
of Simcoe. This will help 
encourage complete and 
walkable communities. 

c) minimum 
front yard  

Street Townhouse 
• Attached garage – 6.0m 
• Detached garage or rear 

yard parking – 1.5m 
(accessed by a rear lane) 
 

Group /Stacked Townhouse 
• Attached garage – 6.0m 
• Detached garage or rear 

yard parking – 1.5m 
(accessed by a rear lane) 

Street Townhouse 
• Attached garage – 6.0m 
• Detached garage or rear 

yard parking – 1.5m 
(accessed by a rear lane) 
 

Group /Stacked Townhouse 
• Attached garage – 6.0m 
• Detached garage or rear 

yard parking – 1.5m 
(accessed by a rear lane) 

No relief is being 
requested. 

d) minimum 
exterior side 
yard  

Street Townhouse 
• With a 6-metre front yard 

– 6.0m 
• With a 1.5-metre front 

yard – 1.5m 
 

Group /Stacked Townhouse 
• With a 6-metre front yard 

– 6.0m 
• With a 1.5-metre front 

yard – 1.5m 

Street Townhouse 
• With a 6-metre front yard 

– 3.0m 
• With a 1.5-metre front 

yard – 1.5m 
 

Group /Stacked Townhouse 
• With a 6-metre front yard 

– 3.0m 
• With a 1.5-metre front 

yard – 1.5m 

Proposed Amendment  
 
The reduced exterior 
side yard to 3.0m is 
common practice for 
subdivision and 
condominiums in Norfolk 
County. This reduction 
will allow for a more 
efficient lot fabric. 

e) minimum 
interior side 
yard  

Street Townhouse 
• 1.2m 

 
Group /Stacked Townhouse 
• 3.0m  

Street Townhouse 
• 1.2m 

 
Group /Stacked Townhouse 
• 1.2m 

Proposed Amendment  
 
The proposed reduction 
will allow for a more 
efficient development 
pattern on the future 
condominium blocks.  

f) minimum rear 
yard 

Street Townhouse 
• Attached garage – 7.5m 

Street Townhouse 
• Attached garage – 6.5m 

Proposed Amendment  
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• Detached garage – 13.0m 
(access via a rear land 
including half of a lane) 
 

Group /Stacked Townhouse 
• Attached garage – 7.5m 
• Detached garage – 7.5m 

(access via a rear land 
including half of a lane) 

• Detached garage – 13.0m 
(access via a rear lane 
including half of a lane) 
 

Group /Stacked Townhouse 
• Attached garage – 6.5m 
• Detached garage – 7.5m 

(access via a rear land 
including half of a lane) 

The proposed reduction 
will help facilitate the 
reduced frontages by 
allowing deeper units to 
ensure a sufficient floor 
plan and layout can be 
achieve. 

g) minimum 
separation 
between 
townhouse 
dwellings  

Street Townhouse 
• 2.0m 

 
Group /Stacked Townhouse 
• 2.0m 

Street Townhouse 
• 2.0m 

 
Group /Stacked Townhouse 
• 2.0m 

No relief is being 
requested. 

h) maximum 
building height 

Street Townhouse 
• 11.0m 

 
Group /Stacked Townhouse 
• 11.0m 

Street Townhouse 
• 14.0m 

 
Group /Stacked Townhouse 
• 14.0m 

Proposed increase 
 
The proposed increased 
building height will help 
facilitate the reduced 
frontages by allowing 
taller units to ensure a 
sufficient floor plan and 
layout can be achieved. 

 

Part 3 – R6 with special provision  
Provision Required  Proposed  Comments 

5.6.1 Permitted 
Uses  

• Dwelling, apartment  
• Home occupation  
• Retirement home  

• Dwelling, apartment  
• Home occupation 
• Retirement home 
• Street townhouse  
• Group townhouse  

Street and Group 
townhouse requested as 
additional uses. 
 
The application of the R6 
zone will facilitate the 
future construction of a 
multi-residential 
development in the form 
townhouses or a mid-rise 
building. Permitting 
additional uses will 
provide the applicant 
with flexibility to 
respond to future 
market conditions 

5.6.2 Zone 
Provisions 
 

• 30.0 m  • 96.0m  No relief is being 
requested. 
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a) Minimum lot 
frontage 
b) Minimum 
front yard 

• 3.0m  • 3.0m No relief is being 
requested. 

c) Minimum 
exterior side 
yard  

• 3.0m  • 3.0m  No relief is being 
requested. 

d) Minimum 
interior side 
yard  

• 5.0m  • 5.0m No relief is being 
requested. 

e) minimum 
rear yard  

• 9.0m  • 9.0m No relief is being 
requested. 

f) maximum 
building height 

• Eight (8) storeys • Eight (8) storeys No relief is being 
requested. 

g) maximum 
floor area ratio 

• four (4) storey building 
0.72 

• five (5) storey building 
0.79 

• six (6) storey building 0.86 
• seven (7) storey building 

0.93 
• eight (8) storey building 1 

• four (4) storey building 
0.72 

• five (5) storey building 
0.79 

• six (6) storey building 0.86 
• seven (7) storey building 

0.93 
• eight (8) storey building 1 

No relief is being 
requested. 

5.6.3 Step Back 
of Upper Floors  

• The exterior wall of each 
floor of a building facing a 
street and located above 
four (4) storeys shall be 
stepped back 2 metres 
from the exterior wall of 
the 4th storey and each 
floor above six (6) storeys 
shall be setback an 
additional 2 metres from 
the exterior wall facing a 
street. 

• Section 5.6.3 shall not 
apply  

Requested amendment 
 
Removal of this provision 
will allow a future mid-
rise building to maximize 
unit count and achieve a 
higher density to help 
contribute to a complete 
community.  

5.6.4 Angular 
Plane 

• Where an R6 Zone abuts 
an Urban Residential 
Zone (R1-A, R1-B or R2), 
no portion of an 
apartment dwelling shall 
exceed the height of a 45-
degree angular plane 
originating at the lot line of 
the nearest R1-A, R1-B or 
R2 Zone. 

• Section 5.6.4 shall not 
apply 

Requested amendment 
 
Removal of this provision 
will allow a future mid-
rise building to maximize 
unit count and achieve a 
higher density to help 
contribute to a complete 
community. 
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Supporting Studies 
Required studies identified through the pre-consultation process with Norfolk County staff have been completed 
and are enclosed in support of the proposed development. These studies are summarized as follows: 

• Functional Servicing Report, prepared by G. Douglas Vallee Limited, dated June 25, 2025 
• Traffic Impact Study, prepared by Paradigm Traffic Solutions Limited, dated August 2024 
• Traffic Impact Study Addendum, prepared by Paradigm Traffic Solutions Limited, dated July 14, 2025 
• Letter of Opinion, prepared by RC Spencer Associated Inc., dated August 21, 2024 
• Land Use Compatibility Study, prepared by SONAIR Environmental Inc., dated June 19, 2025 
• Stage 2 Archaeological Assessment, prepared by Archaeological Consultants Canada, dated July 10, 

2025 
• Environmental Conformance Assessment, prepared by GeoProcess Research Associates Inc., dated 

July 30, 2025 
 
Policy Context 

The proposed Draft Plan of Subdivision and Zoning Bylaw amendment was prepared considering several 
planning documents, including the Planning Act, Provincial Planning Statement, Norfolk County Official Plan, 
and the Norfolk County Zoning Bylaw 1-Z-2014. 
 
Planning Act  
The Planning Act provides the legislative framework for land use planning in Ontario. The applicable sections 
of the Planning Act that apply to this application are as follows: 
Section  Content 
Section 2  Lists matters of provincial interest to have regard to. These matters are reviewed in Appendix 

C. 
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  Allows amendments to the Zoning Bylaw. 
Section 51 Section 51 of the Planning Act allows for the consideration of draft plans of subdivision. These 

criteria are reviewed in Appendix C.  
 
Section 2 of the Planning Act establishes matters of provincial interest. The Minister, the council of a municipality, 
a local board, a planning board and the Tribunal, in carrying out their responsibilities under this Act, shall have 
regard to, among other matters, matters of provincial interest.  
 
The proposed zoning bylaw amendment and draft plan of subdivision applications were reviewed against Section 
2 of the Planning Act. As an application for a residential subdivision within a municipally serviced urban area, 
the proposed applications conform to Section 2 of the Planning Act and is discussed in detail in Appendix C.   
 
Section 3 of the Planning Act 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 
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provincial plans that are in effect on that date, or shall not conflict with them, as the case may be”. A review of 
these applications and how they are consistent with the Provincial Planning Statement 2024 is provided in 
Appendix D and summarized below.  
 
Section 34 of the Planning Act allows for the consideration of amendments to the Zoning Bylaw and is reviewed 
as part of this report.  
 
Section 51(24) of the Planning Act allows for the consideration of draft plans of subdivision and is discussed in 
detail in Appendix C.  
 
Provincial Planning Statement 
The subject land is identified as being within an Urban Settlement Area, according to the Provincial Planning 
Statement, 2024 (PPS). Details describing the applicable Provincial policies and how the applications are 
consistent with the PPS are included in Appendix D.  
 
The PPS is Ontario's key policy framework for guiding land use planning to promote efficient, sustainable, and 
equitable growth. It aims to encourage compact development, optimize the use of land and infrastructure, and 
create complete, inclusive communities with diverse housing, transportation, and employment options. The PPS 
also seeks to protect natural resources, mitigate environmental impacts, and ensure public health and safety. 
Additionally, it supports economic growth by safeguarding employment lands and promoting land use 
compatibility to prevent conflicts. Ultimately, the PPS balances Ontario's growth needs with long-term 
environmental, social, and economic sustainability. 
 
Section 2.2 of the PPS requires planning authorities to provide for an appropriate range and mix of housing 
options and densities to meet projected needs of current and future residents by permitting and facilitating 
development of new housing and promoting densities which use land, infrastructure and public services facilities 
efficiently. The proposed development will provide a mix of densities and housing forms while ensuring 
compatibility with existing residential land uses. The development will connect to existing municipal services 
within Simcoe.    
 
Section 2.3 of the PPS identifies settlement areas as the focus of growth and development and encourages the 
efficient use of land and the optimization of existing infrastructure and public service facilities. The proposed 
development will have access to existing municipal services and will facilitate the efficient development of a 
residential block of land within the urban area of Simcoe.   
 
Section 2.9 of the PPS encourages planning that reduces greenhouse gas emissions and builds climate 
resilience through compact, transit-supportive, and complete communities. The proposed development 
advances this objective by providing a mix of housing forms and incorporating a connected sidewalk network 
and trail system that supports walkability and neighbourhood integration. Public transit stops are available in 
proximity to the proposed development and will provide additional ridership and future transit stop options. 
Stormwater will be managed through a municipally reviewed system designed to ensure safe, effective servicing. 
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Energy efficiency will be achieved through compliance with the Ontario Building Code. These elements 
contribute to a resilient and sustainable community design consistent with the intent of Section 2.9. 
 
Section 3.6 seeks to ensure development can be serviced in a financially viable manner while protecting human 
health and safety and the natural environment. The development will connect to existing municipal sewage and 
water systems, optimizing their use. The necessary modeling is expected to confirm that the development can 
be sustained by existing servicing capacities. The site will be designed to incorporate the necessary 
infrastructure for stormwater runoff, aligning with best practices for sustainable stormwater management.   
 
Section 3.9 encourages health, active, and inclusive communities by promoting well designed public spaces and 
active transportation. The development will feature a linear park which will be integrated with existing trail and 
open space areas along the Lynn Valley Trail system. The area supports opportunities for active lifestyles and 
will provide a large new block for park space, along with sidewalk connectivity throughout the development.  
 
The development leverages existing infrastructure and supports provincial goals for intensification, inclusive 
communities, and sustainable land use practices. 
 
PPS Conclusion 
The proposed development is consistent with the Provincial Planning Statement 2024 by supporting compact 
and well-designed residential growth within an identified urban settlement area. It promotes a mix of housing 
types, optimizes the use of existing municipal infrastructure, and contributes to the creation of a complete 
community. The development’s walkable layout, proximity to public parks existing trails, support active 
transportation and future transit-readiness. Stormwater servicing will be reviewed through municipal processes 
to ensure appropriate design, and all dwellings will meet or exceed current energy efficiency standards. These 
features collectively support the PPS objective of building resilient, sustainable communities and reflect 
responsible long-term land use planning in Norfolk County. 
 
Norfolk County Official Plan 
The subject property is designated Urban Residential in accordance with Schedule “B-15” of the Norfolk County 
Official Plan. Several sections of the Official Plan are applicable when considering a plan of subdivision and 
zoning bylaw amendment. As part of this report, the following sections were reviewed and considered: 

a) Section 2.2 – Goals and Objectives 
b) Section 5.3 – Housing 
c) Section 5.4 – Community Design 
d) Section 6.4 – Urban Areas 

e) Section 6.5.1 – Simcoe Urban Area 
f) Section 7.7 – Urban Residential Designation 
g) Section 8.0 – Networks and Infrastructure 
h) Section 8.9 – Water and Wastewater 

i) Services 
 
Generally, the Official Plan's policies direct and encourage the greatest amount of development to take place 
within the six urban areas within Norfolk County. The lands are within the Urban Area of Simcoe and are 
designated for residential development. The Official Plan policies encourages this form of development and is 
reviewed in detail in Appendix E. 
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On a high level, details of the Official Plan policies are captured by the overarching Goals and Objectives. Section 
2.2 of the Official Plan sets out six “Goals and Objectives” to which the following five are applicable to the 
proposed residential development: 
 

• Protecting and Enhancing the Natural Environment 
• Maintaining and Enhancing the Rural and Small-Town Character 
• Maintaining a High Quality of Life 
• Upgrading and Expanding Infrastructure 
• A Well Governed, Well Planned and Sustainable County 

 
Following a review of the applicable policies, the proposed draft plan of subdivision and zoning bylaw amendment 
achieves the ‘Goals and Objectives’ of the Official Plan. Given the lands within an area designated for residential 
development, the proposed applications will provide a more efficient use of lands by providing more compact 
housing forms and densities. 
 
The Official Plan specifically encourages residential intensification within its Urban Residential Areas. Section 
5.3.1 seeks to implement a minimum density of 15uph on land designated Urban Residential and located outside 
of the Built-Up area within the County’s six urban areas, including Simcoe. The proposed application will 
implement a density of 27.8uph, exceeding the County’s minimum target. The proposed plan of subdivision and 
zoning bylaw amendment will implement a more efficient and compact form of development while ensuring 
compatibility with the existing uses in the area through similar housing types.  
 
The subject lands are vacant and underutilized. They are located immediately adjacent to existing trail systems, 
as shown in Schedule I-2 “Active Transportation” of the Official Plan. The County’s Official Plan supports the 
development of vacant and underutilized lands that are compact and efficiently used and lends support to the 
location of the development being adjacent to active transportation networks as identified in Schedule “I”. Future 
residents will have easy access to the existing Lynn Valley trail.   
 
Norfolk County’s existing infrastructure capacity will be reviewed by Norfolk County’s consultant (RV Anderson 
Associates) in consideration of the connections proposed to service this development and considering the 
Functional Servicing Report prepared by G. Douglas Vallee Limited. The proposed infrastructure will be designed 
and constructed in accordance with Norfolk County’s requirements and will be subject to Norfolk County’s 
approval through the plan of subdivision process.  
 
Official Plan Conclusion 
 
The proposed development conforms to the Norfolk County Official Plan by providing a logical extension of the 
residential area within the urban boundary of Simcoe. The project contributes to a compact and complete 
community through a mix of housing types, sidewalk connectivity, and park / trial connections. The design 
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ensures compatibility with surrounding land uses while achieving the County’s housing diversity objectives. Full 
municipal servicing will be provided within the designated urban area, and the layout supports efficient use of 
land and infrastructure. Overall, the development supports the long-term residential growth objectives of the 
County and represents an appropriate and well-considered form of urban development. 
 
Norfolk County Zoning By-Law 
The subject lands are presently zoned Development and Hazard Land on Schedule A-28 of the Norfolk County 
Zoning Bylaw 1-Z-2014. The proposed draft plan of subdivision and zoning bylaw amendment will implement a 
lot fabric which maintains the intent and purpose of the Norfolk County Zoning Bylaw while providing minor 
exemptions to ensure a more efficient use of a greenfield development block within a serviced urban area.  
 
A full review of the requested special provision for Parts 1 to 3 on Appendix B has been provided above. The 
site-specific zone provisions will allow for a more compact and efficient use of the development lands, while 
ensuring a safe and functional design.  
 
In accordance with Appendix B, the application is seeking to rezone Part 3 from Development to R6 with a special 
provision to add an additional form of housing. At this time, the developer is setting the conditions for future 
development to take place on these blocks. The addition of the proposed use will provide a future builder with 
the flexibility to respond to market trends and provide the optimal housing form at that time. This block will require 
future site plan applications to ensure consistency with Norfolk County development policies. 
 
The proposed subdivision will provide a variety of housing forms with associated zone categories. Minor requests 
for deviation from the parent zone provisions are being sought to implement a more efficient and compact form 
of development. Approval of the requested special provisions would facilitate a moderate intensification to assist 
in the establishment of a complete community. This development will implement a well-designed and functional 
subdivision which meets the intent and purpose of the Norfolk County Zoning Bylaw.   
 
Land Use Compatibility  

As part of the pre-consultation process, it was identified that MOE D-Series land use compatibility study was 
required due to the proximity of the proposed application to the Simcoe wastewater treatment facility (WWTF). 
Included with this submission is a land use compatibility study from SONAIR Environmental dated June 19, 2025, 
which was completed in accordance with the Ministry of Environment, Conservation and Parks (MECP) 
Guidelines: 
 

• Guideline D-1: Land Use Compatibility  
• Guideline D-2 Compatibility between Sewage Treatment and Sensitive Land Uses  
• Guideline D-6: Compatibility between Industrial Facilities and Sensitive Land Uses 

 
The report found that based on the assessment of various major facility operations in the vicinity of the proposed 
development, noise, vibration, dust, and odour concerns are not expected to adversely impact the development, 
given adequate separation distances have been achieved.  
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The report prepared by a qualified professional engineer finds the proposed development is expected to be 
compatible with surrounding land uses.  
 
Traffic   

Paradigm Transportation Solutions Limited prepared a traffic impact study as part of this application. Their report, 
dated August 2024, concludes that the study area intersections, under existing and future traffic conditions, 
operate at acceptable levels of service, with the exception of the movements noted in the report.  
 
The report indicates the access via Donly Drive, the emergency access through Oakwood Cemetery, and the 
planned emergency access around the existing stormwater management pond provide adequate access to the 
subject development.  
 
RC Spencer Associates Inc. reviewed the Paradigm report regarding the existing access via Donly Drive and 
the emergency access through Oakwood Cemetery. Their peer review of the Paradigm report concludes there 
are no operational or safety concerns related to access to the subject lands.  
 
Paradigm Transportation Solutions Limited report provides the following recommendations:  
 

• The County monitors the operations at Queensway East and Donly Drive, Queensway East and Ireland 
Road, and Victoria Street and Donly Drive for future signalization 

• Access via Donly Drive, emergency access through Oakwood Cemetery, and planned emergency access 
around the existing stormwater management pond must be agreed to be adequate access to the subject 
development. 

 
In July of 2025, Paradigm Transportation Solutions Limited prepared an addendum to their 2024 TIS to analyze 
traffic conditions based on the updated development plan. The addendum determined that no new critical 
movements are identified under 2034 total traffic conditions based on the updated plan.  
 
Other additional traffic studies were completed and submitted at the request of staff to assess various scenarios 
considering external development patterns.   
 
Environmental   

GeoProcess Research Associates Inc. was retained to conduct a conformance assessment report based on the 
recommendations provided in the Environmental Impact Statement (EIS) previously completed by Dougan & 
Associates (2008; 2010) in conjunction with the dripline survey conducted by GeoProcess and Norfolk County 
staff on March 6, 2025, to determine the woodland limits. The report followed the Terms of Reference (ToR) that 
was approved by the Municipality and Long Point Region Conservation Authority (LPRCA). 

Overall, the assessment found that the proposed development for Phase 1 and 2 provides the buffer widths (10 
m) from the woodland, as recommended, and entirely conforms to the 2010 EIS. It also found that the access 
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road to the site, which is to be constructed during Phase 1, conforms to the EIS with the exception of a minimal 
encroachment into the woodland dripline setback within Phase 3 lands. The lotting for Phase 3 conforms with 
the EIS and also provides opportunities for tree planting that can help to strengthen the woodland and offset the 
dripline encroachment by the road. Based on this assessment, Phases 1, 2, 3 and 4 of the development can 
proceed as it is in conformance with the recommendations identified in the original EIS, and therefore, in 
accordance with the 2025 EIS Terms of Reference. A full EIS update is not required as part of the current Phase 
1 and 2 development application. 
 
Servicing 

The servicing and stormwater approaches for the proposed development are detailed in the enclosed Functional 
Servicing Report (FSR) and Stormwater Management Report (SWMR). These reports demonstrate that the site 
can be serviced with sanitary sewers, watermains, storm sewers and stormwater management infrastructure. 
 
As part of the previously completed phase of the Woodway Trails subdivision—located east of the subject 
lands—servicing infrastructure was installed with consideration for future development on these lands. The 
proposed development will extend the existing road network through connections at Woodway Trail, Basswood 
Road, and Trillium Way. Servicing connections will be provided at these locations, as outlined below. 
 

• Water: Municipal watermains are available at Woodway Trail, Basswood Road, and Trillium Way. Looped 
watermain connections to these streets are proposed to supply the development.  
 

• Sanitary: Sanitary sewers are also available at Woodway Trail, Basswood Road, and Trillium Way. The 
proposed development will tie into the existing municipal system at these locations. The outlet for this 
subdivision is located west along Trillium Way, where an existing sewer extension through the 
development lands connects to the Simcoe Wastewater Treatment Plant.  

 
• Stormwater: Drainage from the site will be conveyed to a proposed storm sewer system and managed 

by the existing stormwater management (SWM) facility located just south of Trillium Way. The SWM pond 
is identified as Block A on the Draft Plan. 
 

• Modelling: Norfolk County's consultant will complete water and sanitary modelling as part of the 
approvals process to confirm that sufficient capacity exists within the municipal system to support the 
proposed development.  

 
Conclusion 

As outlined in this report, the proposed zoning bylaw amendment and draft plan of subdivision will provide much-
needed housing in the serviced urban area of Simcoe on lands intended for residential development in the 
Norfolk County Official Plan.  
 
The necessary supporting studies have been completed to ensure the development is safe and functional. The 
proposed development will provide a variety of housing forms that will cater to a diverse range of price points, 
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ages and abilities while implementing moderate intensification to aid in the establishment of a complete 
community. 
 
The analysis of this application is supportive. The proposed applications are consistent with provincial policy and 
conform to the Norfolk County Official Plan. Accordingly, it is our opinion that the applications:  

• model good planning; 
• are compatible with the surrounding land uses; 
• facilitate development with the most appropriate land use; and 
• ensure an efficient, safe, and desirable development. 

 
As such, it is requested that Norfolk County approve the proposed zoning bylaw amendment and draft plan of 
subdivision applications.  
 
Report prepared by: 
 
 
 
 
 
                                                                
Scott Puillandre, CD, RPP, MCIP, MSc. 
Planner 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects & Planners 
H:\Projects\2023\23-190 Woodway Halyk Simcoe\Agency\Zoning Bylaw Amendment - Draft Plan of Subdivision\Working Files\PJR\2025.05.26 Updated PJR\1. 2025.08.06 - PJR - Woodway Trails.docx 
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al
, 

th
at

 
th

e 
pr

op
on

en
t 

of
 

th
e 

de
ve

lo
pm

en
t: 

 i) 
im

pr
ov

e 
th

e 
sy

st
em

 in
 th

e 
vi

ci
ni

ty
 o

f t
he

 p
ro

po
se

d 
de

ve
lo

pm
en

t 
w

ith
ou

t t
he

 C
ou

nt
y 

in
cu

rri
ng

 a
ny

 c
os

ts
; 

 
ii)

 
m

ak
e 

th
e 

ne
ce

ss
ar

y 
fin

an
ci

al
 c

on
tri

bu
tio

ns
 f

or
 t

he
 r

eq
ui

re
d 

im
pr

ov
em

en
ts

; a
nd

/o
r  

 iii)
 d

ed
ic

at
e 

rig
ht

s-
of

-w
ay

 fo
r t

he
 d

ev
el

op
m

en
t o

f r
oa

ds
 

A 
tra

ffi
c 

im
pa

ct
 

st
ud

y 
ha

s 
be

en
 

co
m

pl
et

ed
 a

s 
pa

rt 
of

 th
is

 a
pp

lic
at

io
n 

an
d 

co
nf

irm
s 

th
e 

ex
is

tin
g 

ro
ad

 
ne

tw
or

k 
ca

n 
su

pp
or

t P
ha

se
 1

, 2
, a

nd
 

3 
of

 th
e 

pr
op

os
ed

 s
ub

di
vi

si
on

. P
rio

r t
o 

th
e 

re
gi

st
ra

tio
n 

of
 P

ha
se

 4
 o

f 
th

e 
de

ve
lo

pm
en

t, 
a 

se
co

nd
 tr

af
fic

 a
cc

es
s 

co
nn

ec
tio

n 
w

ill 
be

 re
qu

ire
d.

  
 An

y 
re

qu
ire

d 
im

pr
ov

em
en

ts
, f

in
an

ci
al

 
co

nt
rib

ut
io

ns
, 

an
d/

or
 

de
ed

in
g 

of
 

rig
ht

s-
of

-w
ay

s 
ca

n 
be

 
ad

dr
es

se
d 

th
ro

ug
h 

th
e 

dr
af

t 
pl

an
 c

on
di

tio
ns

 f
or

 
th

e 
ap

pl
ic

ab
le

 p
ha

se
.  
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8.
2.

2 
 

Pu
bl

ic
 ro

ad
s 

in
 th

e 
C

ou
nt

y 
sh

al
l b

e 
cl

as
si

fie
d 

in
to

 a
 h

ie
ra

rc
hy

 o
n 

th
e 

ba
si

s 
of

 ju
ris

di
ct

io
n,

 fu
nc

tio
n,

 tr
af

fic
 c

ha
ra

ct
er

is
tic

s,
 

sp
ee

d 
an

d 
in

te
rc

on
ne

ct
io

ns
. T

he
 c

la
ss

ifi
ca

tio
n 

of
 ro

ad
s 

an
d 

th
e 

ex
is

tin
g 

an
d 

pr
op

os
ed

 ro
ad

 s
ys

te
m

 is
 s

ho
w

n 
on

 
Sc

he
du

le
 “E

”. 
 Th

e 
fo

llo
w

in
g 

sh
al

l b
e 

th
e 

po
lic

y 
of

 th
e 

C
ou

nt
y 

 
a)

 
Th

e 
C

ou
nt

y 
sh

al
l r

ev
ie

w
 r

oa
d 

co
rri

do
rs

, i
n 

co
ns

ul
ta

tio
n 

w
ith

 th
e 

Pr
ov

in
ce

, 
to

 d
et

er
m

in
e 

if 
a 

ch
an

ge
 i

n 
ro

ad
 c

la
ss

ifi
ca

tio
n 

is
 

ne
ce

ss
ar

y.
 T

he
 tr

an
sf

er
 o

f a
 ro

ad
 fr

om
 o

ne
 ju

ris
di

ct
io

n 
to

 a
no

th
er

 
sh

al
l n

ot
 re

qu
ire

 a
n 

am
en

dm
en

t t
o 

th
is

 P
la

n,
 n

ot
w

ith
st

an
di

ng
 th

e 
ch

an
ge

 in
 c

la
ss

ifi
ca

tio
n.

 

Th
is

 p
ol

ic
y 

is
 n

ot
 a

pp
lic

ab
le

.  
n/

a 

 
b)

 
An

y 
ch

an
ge

 i
n 

th
e 

fu
nc

tio
n 

of
 a

 r
oa

d 
sh

al
l 

no
t 

re
qu

ire
 a

n 
am

en
dm

en
t t

o 
th

is
 P

la
n 

to
 c

ha
ng

e 
th

e 
cl

as
si

fic
at

io
n 

de
pi

ct
ed

 o
n 

Sc
he

du
le

 “
E”

. T
he

 O
ffi

ci
al

 P
la

n 
m

ay
 b

e 
m

od
ifi

ed
 a

s 
a 

re
su

lt 
of

 
su

ch
 a

 c
ha

ng
e 

in
 th

e 
fu

nc
tio

n 
of

 a
 ro

ad
 a

t t
he

 ti
m

e 
of

 a
 re

vi
ew

 in
 

ac
co

rd
an

ce
 

w
ith

 
Se

ct
io

n 
9.

3 
(O

ffi
ci

al
 

Pl
an

 
M

on
ito

rin
g 

an
d 

Sc
he

du
le

 E
 in

di
ca

te
d 

a 
po

te
nt

ia
l r

oa
d 

pa
tte

rn
 

w
hi

ch
 

co
nn

ec
ts

 
Sh

er
m

an
 

St
re

et
 

to
 

a 
po

te
nt

ia
l 

ex
te

ns
io

n 
of

 
D

on
ly

 
D

riv
e 

So
ut

h.
 

Th
is

 
po

te
nt

ia
l 

ro
ad

 p
at

te
rn

 is
 u

na
ch

ie
va

bl
e 

as
 n

ew
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R
ev

ie
w

). 
Si

m
ila

rly
, 

m
in

or
 r

oa
d 

w
id

en
in

gs
, 

re
-a

lig
nm

en
ts

, 
by

-
pa

ss
es

, 
es

ta
bl

is
hm

en
t 

of
 n

ew
 r

oa
ds

, 
ro

ad
 r

ec
la

ss
ifi

ca
tio

n 
or

 
al

te
ra

tio
n 

of
 

a 
pr

op
os

ed
 

al
ig

nm
en

t 
sh

al
l 

no
t 

re
qu

ire
 

an
 

am
en

dm
en

t t
o 

th
is

 P
la

n.
 

ro
ad

 
w

ou
ld

 
be

 
re

qu
ire

d 
to

 
pa

ss
 

th
ro

ug
h 

th
e 

ex
is

tin
g 

w
at

er
 tr

ea
tm

en
t 

fa
ci

lit
y 

an
d 

ex
is

tin
g 

re
si

de
nt

ia
l 

de
ve

lo
pm

en
t. 

 
 D

es
pi

te
 t

he
 p

hy
si

ca
l 

lim
ita

tio
ns

 t
o 

es
ta

bl
is

hi
ng

 
th

e 
ro

ad
, 

th
is

 
po

lic
y 

al
lo

w
s 

fo
r 

ne
w

 r
oa

ds
 a

nd
 a

lte
ra

tio
ns

 
of

 
pr

op
os

ed
 

al
ig

nm
en

ts
 

w
ith

in
 

re
qu

iri
ng

 a
n 

am
en

dm
en

t t
o 

th
e 

of
fic

ia
l 

pl
an

.  
  

c)
 

Th
e 

C
ou

nt
y 

sh
al

l, 
as

 n
ee

de
d,

 e
na

ct
 a

cc
es

s 
co

nt
ro

l b
y-

la
w

s 
fo

r 
sp

ec
ifi

ed
 C

ou
nt

y 
ro

ad
s 

w
ith

 p
re

se
nt

 o
r 

an
tic

ip
at

ed
 h

ig
h 

tra
ffi

c 
flo

w
s.

 A
cc

es
s 

co
nt

ro
l b

y-
la

w
s 

m
ay

 b
e 

de
ve

lo
pe

d 
fo

r a
ny

 C
ou

nt
y 

ro
ad

 w
he

re
 h

ig
h 

tra
ffi

c 
or

 a
 s

ig
ni

fic
an

t 
pe

rc
en

t 
of

 t
ru

ck
 t

ra
ffi

c 
de

ve
lo

ps
. 

Th
is

 p
ol

ic
y 

is
 n

ot
 a

pp
lic

ab
le

.  
n/

a 

 
d)

 
D

ev
el

op
m

en
t s

ha
ll 

on
ly

 b
e 

pe
rm

itt
ed

 w
he

re
 fr

on
ta

ge
 a

nd
 a

cc
es

s 
is

 to
 a

n 
op

en
 a

nd
 p

ub
lic

 ro
ad

 th
at

 is
 m

ai
nt

ai
ne

d 
on

 a
 y

ea
r-r

ou
nd

 
ba

si
s,

 a
s 

de
te

rm
in

ed
 b

y 
th

e 
C

ou
nt

y.
 A

ny
 r

oa
d 

im
pr

ov
em

en
t 

re
qu

ire
d 

to
 b

rin
g 

a 
ro

ad
 u

p 
to

 a
 s

ta
nd

ar
d 

de
em

ed
 a

pp
ro

pr
ia

te
 b

y 
th

e 
C

ou
nt

y 
sh

al
l b

e 
at

 th
e 

ex
pe

ns
e 

of
 th

e 
be

ne
fit

in
g 

la
nd

ow
ne

r(s
). 

Th
e 

pr
op

os
ed

 
de

ve
lo

pm
en

t 
w

ill 
co

nn
ec

t t
o 

th
e 

ex
is

tin
g 

m
un

ic
ip

al
 ro

ad
 

sy
st

em
 i

n 
th

e 
ar

ea
. 

An
y 

re
qu

ire
d 

up
gr

ad
es

 
ca

n 
be

 
id

en
tif

ie
d 

an
d 

co
m

pl
et

ed
 

th
ro

ug
h 

th
e 

dr
af

t 
pl

an
 

co
nd

iti
on

s.
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e)

 
R

oa
d 

ac
ce

ss
 p

oi
nt

s 
sh

al
l b

e 
de

si
gn

ed
 to

 th
e 

sa
tis

fa
ct

io
n 

of
 th

e 
C

ou
nt

y 
an

d 
be

 in
 lo

ca
tio

ns
 th

at
 w

ill 
no

t c
re

at
e 

a 
ha

za
rd

 d
ue

 to
 

im
pa

ire
d 

lin
e 

of
 s

ig
ht

, o
r 

an
y 

ot
he

r 
ge

om
et

ric
, t

ra
ns

po
rta

tio
n 

or
 

la
nd

 u
se

 p
la

nn
in

g 
co

ns
id

er
at

io
n.

 

A 
tra

ffi
c 

im
pa

ct
 

st
ud

y 
ha

s 
be

en
 

co
m

pl
et

ed
 a

s 
pa

rt 
of

 th
is

 a
pp

lic
at

io
n.

 
Th

er
e 

ar
e 

no
 a

nt
ic

ip
at

ed
 s

ig
ht

lin
e 

an
d 

tra
ffi

c 
ha

za
rd

s.
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f) 

M
in

im
um

 ri
gh

t-o
f-w

ay
 w

id
th

s 
ar

e 
pr

ov
id

ed
 fo

r e
ac

h 
cl

as
si

fic
at

io
n 

of
 ro

ad
. H

ow
ev

er
, i

n 
th

e 
U

rb
an

 A
re

as
 a

nd
 H

am
le

t A
re

as
, a

nd
 in

 
ce

rta
in

 o
th

er
 c

irc
um

st
an

ce
s,

 th
e 

C
ou

nt
y 

m
ay

 c
on

si
de

r a
lte

rn
at

iv
e 

de
ve

lo
pm

en
t 

st
an

da
rd

s 
in

cl
ud

in
g 

re
du

ce
d 

rig
ht

-o
f-w

ay
 w

id
th

s.
 

Th
e 

C
ou

nt
y 

re
co

gn
iz

es
 th

at
 in

 s
om

e 
ex

is
tin

g 
de

ve
lo

pe
d 

ar
ea

s 
th

e 
re

co
ns

tru
ct

io
n 

of
 ro

ad
s 

to
 th

e 
st

an
da

rd
s 

re
qu

ire
d 

by
 th

e 
po

lic
ie

s 
of

 th
is

 P
la

n 
m

ay
 b

e 
ec

on
om

ic
al

ly
 o

r 
ph

ys
ic

al
ly

 in
fe

as
ib

le
 d

ue
 to

 
co

ns
tra

in
ts

 
of

 
ex

is
tin

g 
bu

ild
in

gs
, 

ex
is

tin
g 

se
rv

ic
es

, 
ac

ce
ss

 
dr

iv
ew

ay
s 

an
d 

ot
he

r c
on

di
tio

ns
. I

n 
or

de
r t

o 
se

cu
re

 n
ee

de
d 

ro
ad

 
im

pr
ov

em
en

ts
 in

 s
uc

h 
ca

se
s,

 it
 w

ill 
be

 n
ec

es
sa

ry
 to

 fi
nd

 a
 re

al
is

tic
 

Th
e 

re
qu

ire
d 

rig
ht

-o
f-w

ay
 w

id
th

 w
ill 

be
 p

ro
vi

de
d 

fo
r t

he
 n

ew
 ro

ad
s 

w
ith

in
 

th
is

 d
ev

el
op

m
en

t  
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ba
la

nc
e 

be
tw

ee
n 

ac
ce

pt
ed

 
en

gi
ne

er
in

g 
st

an
da

rd
s 

an
d 

th
e 

di
sr

up
tiv

e 
ef

fe
ct

s 
up

on
 

ex
is

tin
g 

co
nd

iti
on

s.
 

In
 

pa
rti

cu
la

r, 
in

 
co

ns
id

er
in

g 
im

pr
ov

em
en

ts
 in

 th
e 

D
ow

nt
ow

n 
Ar

ea
s,

 a
s 

de
fin

ed
 o

n 
Sc

he
du

le
 “

B”
, 

ca
re

fu
l a

tte
nt

io
n 

sh
al

l b
e 

gi
ve

n 
to

 t
he

 e
ffe

ct
s 

of
 

tra
ns

po
rta

tio
n 

im
pr

ov
em

en
ts

 u
po

n 
th

e 
he

rit
ag

e 
bu

ild
in

gs
, 

op
en

 
pe

de
st

ria
n 

ar
ea

s 
an

d 
ge

ne
ra

l c
ha

ra
ct

er
 o

f t
he

 a
re

a.
 

 
g)

 
W

he
re

 
ad

di
tio

na
l 

la
nd

 
is

 
re

qu
ire

d 
fo

r 
ro

ad
 

w
id

en
in

gs
 

an
d 

ex
te

ns
io

ns
, s

uc
h 

la
nd

 s
ha

ll b
e 

de
di

ca
te

d 
w

he
re

ve
r p

os
si

bl
e,

 in
 th

e 
co

ur
se

 o
f a

pp
ro

vi
ng

 d
ra

ft 
pl

an
s 

of
 s

ub
di

vi
si

on
 o

r 
co

nd
om

in
iu

m
, 

co
ns

en
ts

 o
r 

si
te

 p
la

n 
ag

re
em

en
ts

, 
w

ith
ou

t 
am

en
dm

en
t 

to
 t

hi
s 

Pl
an

. 
Th

e 
de

di
ca

tio
n 

of
 s

uc
h 

la
nd

 s
ha

ll 
ta

ke
 in

to
 a

cc
ou

nt
 t

he
 

fo
llo

w
in

g:
 

 
i) 

th
e 

cl
as

si
fic

at
io

n 
of

 th
e 

ro
ad

 a
s 

in
di

ca
te

d 
on

 S
ch

ed
ul

e 
“E

” o
f t

hi
s 

Pl
an

 a
nd

 th
e 

ex
te

nt
 o

f t
he

 r
ig

ht
-o

f-w
ay

 th
at

 m
ay

 b
e 

re
qu

ire
d 

fo
r 

th
at

 ro
ad

 c
la

ss
ifi

ca
tio

n 
as

 e
st

ab
lis

he
d 

by
 th

e 
po

lic
ie

s 
of

 th
is

 P
la

n 
 

ii)
 

ro
ad

 w
id

en
in

gs
 b

ei
ng

 ta
ke

n 
eq

ua
lly

 o
n 

ei
th

er
 s

id
e 

of
 th

e 
ce

nt
re

 
lin

e 
of

 e
xi

st
in

g 
ro

ad
s.

 H
ow

ev
er

, 
un

eq
ua

l 
w

id
en

in
gs

 m
ay

 b
e 

re
qu

ire
d 

w
he

re
 f

ac
to

rs
, 

su
ch

 a
s 

to
po

gr
ap

hy
, 

hi
st

or
ic

 b
ui

ld
in

g 
lo

ca
tio

ns
, g

ra
de

 s
ep

ar
at

io
n,

 c
ha

nn
el

iz
at

io
n,

 e
xi

st
in

g 
de

ve
lo

pm
en

t 
or

 o
th

er
 u

ni
qu

e 
co

nd
iti

on
s 

m
ak

e 
th

e 
de

di
ca

tio
n 

of
 e

qu
al

 w
id

en
in

gs
 

in
fe

as
ib

le
; 

 iii)
 t

he
 n

ee
d 

to
 p

ro
vi

de
 a

cc
el

er
at

io
n 

an
d 

de
ce

le
ra

tio
n 

la
ne

s,
 le

ft-
tu

rn
 

st
or

ag
e 

la
ne

s,
 m

ed
ia

ns
, 

tra
ffi

c 
si

gn
al

s 
or

 o
th

er
 t

ra
ffi

c 
co

nt
ro

l 
de

vi
ce

s,
 s

ig
ht

 tr
ia

ng
le

s 
at

 in
te

rs
ec

tio
ns

 in
cl

ud
in

g 
in

te
rs

ec
tio

ns
 o

f 
an

 a
rte

ria
l 

ro
ad

 a
nd

 a
 r

ai
lw

ay
 l

in
e,

 r
ai

lw
ay

 g
ra

de
 s

ep
ar

at
io

ns
, 

an
d/

or
 a

ny
 o

th
er

 t
ra

ffi
c 

or
 r

oa
d 

en
gi

ne
er

in
g 

co
ns

id
er

at
io

n.
 T

he
 

ex
te

nt
 o

f t
he

 w
id

en
in

g 
sh

al
l b

e 
ba

se
d 

on
 s

pe
ci

fic
 c

ha
ra

ct
er

is
tic

s 
of

 th
e 

in
te

rs
ec

tio
n 

an
d 

sh
al

l b
e 

de
te

rm
in

ed
 in

 a
cc

or
da

nc
e 

w
ith

 
ac

ce
pt

ed
 tr

af
fic

 e
ng

in
ee

rin
g 

de
si

gn
 c

rit
er

ia
; 

 iv
) 

an
y 

re
qu

ire
d 

fa
ci

lit
ie

s 
to

 e
ns

ur
e 

ac
ce

ss
ib

ilit
y 

fo
r 

al
l m

em
be

rs
 o

f 
th

e 
pu

bl
ic

, i
nc

lu
di

ng
 p

eo
pl

e 
w

ith
 d

is
ab

ilit
ie

s;
 a

nd
 

 

Th
e 

ne
ce

ss
ar

y 
de

di
ca

tio
n 

of
 ro

ad
s 

to
 

su
pp

or
t 

th
is

 d
ev

el
op

m
en

t 
w

ill 
ta

ke
 

pl
ac

e 
th

ro
ug

h 
th

e 
dr

af
t 

pl
an

 
of

 
su

bd
iv

is
io

n 
pr

oc
es

s.
  

 A 
tra

ffi
c 

im
pa

ct
 

st
ud

y 
ha

s 
be

en
 

co
m

pl
et

ed
 a

s 
pa

rt 
of

 th
is

 a
pp

lic
at

io
n 

an
d 

co
nf

irm
s 

th
e 

ex
is

tin
g 

ro
ad

 
ne

tw
or
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Corporation of Norfolk County 

 By-Law __-Z-2025 

Being a By-Law to Amend Zoning By-Law 1-Z-2014, as amended, for property described as Part 
Lot 2, Concession 5 Woodhouse, Part 1 on Registered Plan 37R-11505, Urban Area of Simcoe, 
Norfolk County. 
 
WHEREAS Norfolk Council is empowered to enact this By-Law, by virtue of the provisions of Section 
34 and 36(1) of the Planning Act, R.S.O. 1990, CHAPTER P.13, as amended; and 
 
AND WHEREAS this By-Law conforms to the Norfolk County O�icial Plan. 
 
NOW THERFORE the Council of The Corporation of Norfolk County hereby enacts as follows: 
 
1. That Schedule A of By-Law 1-Z-2014, as amended, is hereby further amended by changing the 

zoning of the lands identified as Part 1, Part 2, Part 3 and Part 4 of the subject lands as identified 
on Map A (attached to and forming part of this By-Law) from Development (D): 
 

a. Part 1: Urban Residential Type 1 Zone (R1-B) with a Holding (H) provision and subject to 
Special Provision 14.XXXX; 
 

b. Part 2: Urban Residential Type 4 Zone (R4) with a Holding (H) provision and subject to 
Special Provision 14.XXXX; 

 
c. Part 3: Urban Residential Type 6 Zone (R6) with a Holding (H) provision and subject to 

Special Provision 14.XXXX; 
 
d. Part 4: Open Space (OS) with a Holding (H) provision.  

 
2. That Subsection 14 Special provisions is hereby further amended by adding 14.XXXX as follows: 
 
Part 1: In lieu of the corresponding provision in the R1-B zone, the following shall apply: 

 
i. Permitted uses: 

a) dwelling, single detached 
b) bed & breakfast, subject to Subsection 3.4  
c) home occupation  
d) accessory residential dwelling unit, subject to Subsection 3.2.3 

 
ii. Zone Provisions: 

Provisions  R1-B 
a) minimum lot area  
i) interior lot  
ii) corner lot  

 
308 square metres  
377 square metres  



b) minimum lot frontage  
i) interior lot  
ii) corner lot  

 
11.0 metres 
13.0 metres  

c) minimum front yard 
i) detached garage with rear land  

6.0 metres 
3.0 metres  

d) minimum exterior side yard  3.0 metres 
e) minimum interior side yard  
i) detached garage  
ii) detached garage with a rear lane; 
attached garage  

 
3.0 metres & 1.2 metres  
1.2 metres each side  

f) minimum rear yard  7.5 metres 
g) maximum building height  11.0 metres  

 
iii. Projection of an Attached Garage  

 
The wall of an attached garage facing the street in an R1-B Zone shall project no more 
than 3.5 metres from the main front wall of the dwelling. This projection shall be 
measured from the wall of the garage facing the front lot line to the nearest structural 
element of the front wall of the dwelling facing the front lot line, including any covered 
porch which extends along the entire front wall of the dwelling, but excluding eaves, 
stairs or gutters. This provision shall not apply where: 
 
a) the front wall of the dwelling and the wall of the attached garage containing the 
opening for vehicular access do not face the same lot line; or, 
 
b) the width of the attached garage is less than 60 percent of the width of the dwelling. 
 

Part 2: In lieu of the corresponding provisions in the R4 zone, the following shall apply: 
 

i. Permitted uses: 
a) Group townhouse 
b) Stacked townhouse 
c) Steet townhouse 
d) Semi-detached, duplex, tri-plex, and four-plex dwellings provided they are 

located on the same lot with, and in accordance with the Zone provisions of, 
group townhouse  

e) Home Occupation  
f) Accessory Residential Dwelling Unit  

 
ii. Zone Provisions  

Provisions  Street Townhouse (per 
unit) 

Group Townhouse 
Stacked Townhouse  

a) minimum lot area  
i) attached garage  

 
156 square metres 

 
195 square metres 



ii) corner lot  
iii) detached garage  

243 square metres 
162 square metres 
(access via rear lane)  

195 square metres 
215 square metres  

b) minimum lot frontage 
i) interior lot  
ii) corner lot  
iii) corner lot accessed by a 
rear lane 

 
6.0 metres 
9.0 metres 
6.0 metres  

 
30.0 metres 
30.0 metres  

c) minimum front yard  
i) attached garage 
ii) detached garage or rear 
yard parking  

 
6.0 metres 
1.5 metres 

 
6.0 metres 
1.5 metres  

d) minimum exterior side yard 
i) with a 6.0 metre front yard 
ii) with a 1.5 metre front yard 

 
3.0 metres 
1.5 metres  

 
3.0 metres 
1.5 metres  

e) minimum interior side yard 1.2 metres 1.2 metres  
f) minimum rear yard  
i) attached garage 
ii) detached garage  

 
6.5 metres 
13.0 metres (access via a 
rear lane including half of 
the lane)  

 
6.5 metres  
7.5 metres 

g) minimum separation 
between townhouse 
dwellings 

2.0 metres 2.0 metres  

h) maximum building height  14.0 metres  14.0 metres  
 

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

 
iv. Maximum Units in a Townhouse Dwelling 

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

 
Part 3: In lieu of the corresponding provisions in the R6 zone, the following shall apply: 
 

i. Permitted Uses  
a) Dwelling, apartment 
b) Home occupation  
c) Retirement home  
d) Street townhouse  
e) Group townhouse 

 



 
ii. Zone Provisions  

Provisions   
a) minim lot frontage   30.0 metres   
b) minimum front yard  3.0 metres  
c) minimum exterior side yard  3.0 metres 
d) minimum interior side yard  5.0 metres 
e) minimum rear yard   9.0 metres 
f) maximum building height   Eight (8) storeys  
g) maximum building height  i) four (4) storey building 0.72 

ii) five (5) storey building 0.79 
iii) six (6) storey building 0.86 
iv) seven (7) storey building 0.93 
v) eight (8) storey building 1 

 
iii. Section 5.6.3 – Step back of Upper Floors, shall not apply.  

 
iv. Section 5.6.4 – Angular Plane, shall not apply. 

 
v. Zone Provisions for Apartment Dwellings Three (3) Storeys or Less 

 
Notwithstanding the provisions in Subsection 5.6.2, apartment dwellings three (3) 
storeys or less shall use the Urban Residential Type 5 Zone (R5) provisions. 

 
3. That the Holding (H) provision of this By-Law shall be removed upon the registration of a 

subdivision agreement or pre-servicing agreement to the satisfaction of General Manager of 
Community & Development Services (or designate).  

 
Enacted and passed this XX day of Month, 2025. 
 
 
 
 

                                                                                                
Mayor: A. Martin 

 
 

 
 

                                                                                                
County Clerk: W. Tigert  
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Explanation of the Purpose and E�ect of By-Law __-Z-2025 
 

This By-Law a�ects a parcel of land described Part Lot 2, Concession 5 Woodhouse, Part 1 on 
Registered Plan 37R-11505, Urban Area of Simcoe, Norfolk County. 
 
As shown on Map A, the purpose of this bylaw is to change the existing zoning of the subject lands 
from Development (D) to Urban Residential Type 1 (R1-B) on Part 1 to permit the construction of 
single detached dwellings, Urban Residential Type 4 (R4) on Part 2 to permit the construction of 
townhouse dwellings, Urban Residential Type 6 (R6) on Part 3 to permit the future construction of a 
multi-residential development (mid-rise or townhouses), and Open Space (OS) on Part 4 to permit 
the establishment of a County owned park facility.  The existing Hazard Land (HZ) zoning on Part 5 
shall remain. 
 
The proposed zoning by-law amendment will permit the construction of a 495-unit subdivision. 
Special provision 14.XXXX will allow for specific modifications to the parent zone provisions to enable 
a more compact and e�icient development pattern. 
 
A Holding (H) provision has been placed on the entire subject lands to ensure no construction or 
work can take place until the applicant satisfies all engineering and technical requirements and 
enters a subdivision agreement or pre-servicing agreement to the satisfaction of Norfolk County.  
 
 

 


