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May 22, 2018 RVA 173757

Norfolk County
183 Main Street
Delhi, ON     N4B 2M3

Attention: Mr. Devin Hunter, C.Tech., CMM I
Director, Development Engineering

Re: Port Dover Water Distribution Model
Lynn River Heights Subdivision

R.V. Anderson Associates Limited (RVA) has conducted an analysis of the impact of the
proposed Lynn River Heights subdivision on the water distribution system in Port Dover, as
requested by Norfolk County (County).

Background

The proposed Lynn River Heights subdivision is proposed in the Northwest corner of the
Port Dover water distribution system. The development is planned to be constructed in two
(2) stages, Phase I and Phase II.

The Integrated Sustainable Master Plan (ISMP) identified low pressures in the Northwest
area of the distribution system and recommended the installation of a booster pumping
station. The County wishes to review this proposed development in the context of the ISMP
and review the requirement for a booster pumping station.

The objective of this report is to determine the impact of Lynn River Heights subdivision on
the existing distribution system, review the requirements of a booster pumping station in the
contexts of the ISMP, and define the new pressure zone as required.

RVA was provided with the Water Demands from the Functional Servicing Report and site
plan drawings prepared by Girard Engineering outlining the proposed Phase I and Phase II
developments.

Summary of the Water Distribution Hydraulic Modeling

RVA used the existing Port Dover Water Distribution Model to review the impact of the
proposed development on the system. The following points summarizes the assumptions
and analysis that was completed:

· New nodes, pipe segments, and average day demands were added to the water
model in accordance with the data provided by the County. Average day demands
were obtained from Girard’s servicing report and were assigned to the closest node.
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· Simulations were completed to estimate the pressure in the system during Peak
Hour Demand and available fire flow during Max Day Demands. The simulations
were completed using the scenarios in the existing Port Dover water distribution
model.

· The required fire flow value was determined by Girard Engineering’s Functional
Servicing Report as 67 l/s.

· Watermains within the existing Lynn Park area were reviewed recently and were
expected to be replaced. The following proposed upgrades may not be completed in
the field, however they were modeled as completed with the understanding that the
work will be completed prior to the Lynn River Heights Subdivision:

Street Name Existing
Watermain Size

Modeled
Watermain Size

Willowdale Crescent 100mm 200mm
Cardinal Lane 100mm 200mm
Kelly Drive 100mm 200mm
Sparrow Way 100mm 200mm
Pleasant Trail 100mm 200mm
Lynn Park Avenue 100mm 200mm
Jackson Heights 100mm 150mm
O’Rourke Avenue 100mm 150mm
East St. S 100mm 200mm

It’s important to note these upgrades have significant impact on the proposed Lynn
River Heights subdivision. If any of these upgrades are likely not to occur, the
results noted in this report may vary significantly.

· The proposed Silver Lakes Estates was included in the model, although RVA does
not have confirmation if this development has been confirmed and approved.

Results of the Hydraulic Analysis

The following points summarize the results of the analysis completed by RVA:

Existing Conditions

· The pressures during Peak Hour Demand conditions in the vicinity of the proposed
development, within the existing Lynn Park area, range between 50 – 60 psi (refer
to Figure 1).

· The existing available fire flows during Max Day Demand conditions in the vicinity of
the proposed development, within the existing Lynn Park area are greater than 150
l/s (refer to Figure 2).

Phase I – Lynn River Development

· The pressures during Peak Hour Demand conditions within the proposed Phase I
Lynn River Development range between 40 – 50 psi. This development does not
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negatively impact the water distribution network as the pressures in the vicinity
remain of the Lynn Park area remain within 50 – 60 psi (refer to Figure 3).

· The available fire flows during Max Day Demand within the Phase I Lynn River
Development exceed 68 l/s and exceed the required fire flow rate of 67 l/s (refer to
Figure 4).

Phase II – Lynn River Development

· The pressures during Peak Hour Demand conditions within the proposed Phase II
Lynn River Development are below 40 psi, with the lowest node at 34 psi. The
pressures in the vicinity of the existing Lynn Park area remain between 50 – 60 psi
(refer to Figure 5).

· The available fire flows during Max Day Demand conditions within the proposed
Phase II Lynn River Development range between 63 l/s and 159 l/s. Localized areas
of Phase II fall below the required fire flow value of 67 l/s (refer to Figure 6).

Phase II – Lynn River Development with Booster Station

RVA reviewed the potential of adding a booster pumping station to service the proposed
Lynn River Development. The booster station was located on Highway 6, just west of
Pleasant Trail for modeling purposes, however the location may be refined with the input
from County staff. Pressure sustaining valves were added at the west end of Lynn Park on
Willowdale Crescent and Cardinal Lane.

Based on the modeling results, the main function of the booster pumping station would be
to boost pressures to service the Lynn River Development during Peak Hour Demands. The
station was sized conceptually to boost the hydraulic grade line (HGL) from 233.6m to
244m. A hydraulic grade line of 244m will provide a pressure of 70 psi at the lowest
elevation point of 195m and maintain pressures above 50 psi at the highest elevation point
209m within the proposed development. This would allow the pressure zone to operate
within the recommended range of 50 – 70 psi.

Except for localized areas, the existing water distribution network appears sufficient to
provide the required fire flows during Max Day Demand. As a result, the station will be by-
passed during fire flow conditions. The pressure sustaining valves on Willowdale Crescent
and Cardinal Lane would also allow flow through during fire flow conditions.

The pump size was selected to match the demands of the proposed development of 12.6
l/s. The following points summarize the findings:

· The pressures during Peak Hour Demand conditions with the booster pumping
station operating at a HGL of 244m will be in the range of 50 – 70 psi (refer to
Figure 7).

· The pressures during 2041 Peak Hour Demand conditions, with the booster
pumping station operating at a HGL of 244m will be maintained above 40 psi (refer
to Figure 8).
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· It is suggested that the pressure zone be created along the east boundary of the
proposed Lynn River Development. The pressure zone could follow the contour
elevation of 199m which separates the existing and new development and involves
the least number of connections to be modified in the existing water distribution
system. The pressure zone boundary along the 199m contour can extend to the
south of Highway 6 to include future proposed developments. Refer to Figures 7
and 8 for an outline of the 199m contour.

· The size of the booster pumping station can be refined based on the County’s
development plans.

· During fire flow conditions, the booster station is by-passed and the pressure
sustaining valves are open. The available fire flows during Max Day Demand
conditions within the proposed Phase II Lynn River Development range between 63
l/s and 159 l/s. Localized areas of Phase II fall below the required fire flow value of
67 l/s (refer to Figure 9).

· The 2041 available fire flows during Mad Day Demand conditions range between 58
l/s and 159 l/s. Localized areas of Phase II fall below the required fire flow value of
67 l/s (refer to Figure 10).

We trust that the hydraulic analysis summarized in this letter is sufficient for your purposes.
Please contact the undersigned if you have any questions or concerns.

Yours very truly,

R.V. ANDERSON ASSOCIATES LIMITED

Muhannad Bagajati, P.Eng.
Project Manager

Enclosures:
1. Figure 1 – Existing Conditions: Pressure During Peak Hour Demand
2. Figure 2 – Existing Conditions: Available Fire Flow During Max Day Demand
3. Figure 3 – Phase I: Pressures During Peak Hour Demand
4. Figure 4 – Phase I: Available Fire Flow During Max Day Demand
5. Figure 5 – Phase II: Pressures During Peak Hour Demand
6. Figure 6 – Phase II: Available Fire Flow During Max Day Demand
7. Figure 7 – Phase II & PS: Pressures During Peak Hour Demand
8. Figure 8 – Phase II & PS: 2041 Pressures During Peak Hour Demand
9. Figure 9 – Phase II & PS: Available Fire Flow During Max Day Demand
10. Figure 10 – Phase II & PS: 2041 Available Fire Flow During Max Day Demand
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9.0m Semi Detached 266-313, 440-447 56 1.69ha/4.18ac

10m Single Detached 1-5,109-130,147-156,233-265,
314-325,429-439, 448-455 101 3.42ha/8.46ac

12m Single Detached 89-108,131-146,207-220,
326-345,377-384,399-428

108 4.31ha/10.65ac

15m Single Detached 6-88, 157-206, 221-232,
346-376,385-398

190 11.38ha/28.12ac

Total Residential 1-455 455  20.75ha/51.27ac

20m ROW Street A-J, Cardinal Lane,
Willowdale Crescent

N/A 8.78ha/21.69ac

          Total Roadways 8.77ha/21.69ac

Walkway 461,462 N/A 0.04ha/0.10ac

Parks & Open Space 456 N/A 0.73ha/1.8ac

SWM 457 N/A 1.36ha/3.35ac

6m Buffer 463 N/A 0.44ha/1.09ac

Hazard 464 N/A 4.35ha/10.76ac

Future Development 458, 459, 460 N/A 3.30ha/8.17ac

0.3 Reserves* (already
included in lot area

calculations)

465-524 N/A 0.05ha/0.12ac

             Total Other                          69 (Blocks 456 - 524) 10.22ha/25.27ac
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9.0m Semi Detached 266-313, 440-447 56 1.69ha/4.18ac

10m Single Detached 1-5,109-130,147-156,233-265,
314-325,429-439, 448-455 101 3.42ha/8.46ac

12m Single Detached 89-108,131-146,207-220,
326-345,377-384,399-428

108 4.31ha/10.65ac

15m Single Detached 6-88, 157-206, 221-232,
346-376,385-398

190 11.38ha/28.12ac

Total Residential 1-455 455  20.75ha/51.27ac

20m ROW Street A-J, Cardinal Lane,
Willowdale Crescent

N/A 8.78ha/21.69ac

          Total Roadways 8.77ha/21.69ac

Walkway 461,462 N/A 0.04ha/0.10ac

Parks & Open Space 456 N/A 0.73ha/1.8ac

SWM 457 N/A 1.36ha/3.35ac

6m Buffer 463 N/A 0.44ha/1.09ac

Hazard 464 N/A 4.35ha/10.76ac

Future Development 458, 459, 460 N/A 3.30ha/8.17ac

0.3 Reserves* (already
included in lot area

calculations)

465-524 N/A 0.05ha/0.12ac

             Total Other                          69 (Blocks 456 - 524) 10.22ha/25.27ac
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Lot Number Unit Type Area (m²) Frontage (m) Lot Num Unit‐Type Area(m²) Frontage(m)

1 10m Single Detached 388.94 10.30 53 15m Single Detached 684.27 15.60

2 10m Single Detached 383.56 15.00 54 15m Single Detached 603.54 15.60

3 10m Single Detached 376.28 10.10 55 15m Single Detached 519.71 15.60

4 10m Single Detached 384.61 10.00 56 15m Single Detached 504.81 15.40

5* 10m Single Detached 586.01 15.00 57 15m Single Detached 535.33 15.40

6 15m Single Detached 455.40 15.10 58 15m Single Detached 776.62 15.40

7 15m Single Detached 455.43 15.10 59 15m Single Detached 1119.28 15.30

8 15m Single Detached 455.46 15.10 60 15m Single Detached 1034.92 15.30

9 15m Single Detached 455.49 15.10 61 15m Single Detached 635.48 15.30

10 15m Single Detached 455.52 15.10 62 15m Single Detached 467.00 15.40

11 15m Single Detached 455.54 15.10 63 15m Single Detached 465.09 15.40

12 15m Single Detached 581.56 15.00 64* 15m Single Detached 595.50 20.00

13 15m Single Detached 906.71 15.00 65* 15m Single Detached 565.84 18.70

14 15m Single Detached 817.14 15.00 66 15m Single Detached 456.16 15.20

15 15m Single Detached 545.80 15.00 67 15m Single Detached 464.04 15.90

16 15m Single Detached 454.37 15.10 68 15m Single Detached 477.22 15.90

17 15m Single Detached 454.46 15.10 69 15m Single Detached 477.55 15.90

18 15m Single Detached 454.56 15.10 70 15m Single Detached 505.74 15.90

19 15m Single Detached 454.65 15.10 71* 15m Single Detached 774.19 18.00

20 15m Single Detached 454.74 15.10 72* 15m Single Detached 619.25 20.00

21 15m Single Detached 454.84 15.10 73 15m Single Detached 542.28 17.00

22 15m Single Detached 454.93 15.10 74 15m Single Detached 544.93 17.10

23 15m Single Detached 455.03 15.10 75 15m Single Detached 543.60 17.10

24 15m Single Detached 455.12 15.10 76 15m Single Detached 535.68 17.10

25 15m Single Detached 455.22 15.10 77 15m Single Detached 513.09 17.10

26 15m Single Detached 562.11 15.10 78* 15m Single Detached 593.80 20.00

27 15m Single Detached 860.73 15.00 79* 15m Single Detached 731.02 21.90

28 15m Single Detached 1458.00 15.00 80 15m Single Detached 552.35 17.50

29 15m Single Detached 912.30 15.00 81 15m Single Detached 517.10 17.50

30 15m Single Detached 560.94 15.10 82 15m Single Detached 482.94 16.70

31 15m Single Detached 520.66 15.10 83 15m Single Detached 464.25 15.40

32* 15m Single Detached 673.64 20.40 84* 15m Single Detached 592.36 19.80

33* 15m Single Detached 667.03 20.00 85* 15m Single Detached 599.04 20.10

34 15m Single Detached 619.61 15.90 86 15m Single Detached 831.50 21.20

35 15m Single Detached 615.07 16.00 87 15m Single Detached 877.83 22.60

36 15m Single Detached 580.11 16.00 88* 15m Single Detached 699.59 18.00

37 15m Single Detached 774.22 15.80 89* 12m Single Detached 521.88 18.60

38 15m Single Detached 1105.45 15.80 90 12m Single Detached 360.73 12.00

39 15m Single Detached 709.13 15.80 91 12m Single Detached 353.71 12.00

40 15m Single Detached 507.34 16.00 92 12m Single Detached 341.40 12.00

41 15m Single Detached 479.93 16.00 93 12m Single Detached 355.26 12.00

42 15m Single Detached 479.95 16.00 94 12m Single Detached 347.13 12.10

43* 15m Single Detached 600.13 20.00 95 12m Single Detached 348.73 12.00

44* 15m Single Detached 599.35 20.00 96 12m Single Detached 354.17 12.10

45 15m Single Detached 551.72 15.60 97 12m Single Detached 342.67 12.10

46 15m Single Detached 724.03 15.50 98 12m Single Detached 346.56 12.00

47 15m Single Detached 562.72 15.60 99 12m Single Detached 349.02 12.00

48 15m Single Detached 471.43 15.60 100 12m Single Detached 360.03 12.00

49 15m Single Detached 483.38 15.60 101 12m Single Detached 360.00 12.00

50 15m Single Detached 598.14 15.60 102 12m Single Detached 360.00 12.00

51 15m Single Detached 843.24 15.50 103 12m Single Detached 360.00 12.00

52 15m Single Detached 729.09 15.60 104 12m Single Detached 360.00 12.00
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105 12m Single Detached 360.00 12.00 158 15m Single Detached 460.90 15.40

106 12m Single Detached 360.00 12.00 159 15m Single Detached 460.90 15.40

107 12m Single Detached 360.00 12.00 160 15m Single Detached 460.90 15.40

108* 12m Single Detached 531.86 17.00 161 15m Single Detached 460.90 15.40

109* 10m Single Detached 538.86 17.40 162 15m Single Detached 460.90 15.40

110 10m Single Detached 301.14 10.00 163 15m Single Detached 460.90 15.40

111 10m Single Detached 314.05 10.20 164 15m Single Detached 460.90 15.40

112 10m Single Detached 325.22 10.30 165 15m Single Detached 460.90 15.40

113 10m Single Detached 321.54 10.00 166 15m Single Detached 460.90 15.40

114 10m Single Detached 310.23 10.10 167* 15m Single Detached 599.29 20.00

115 10m Single Detached 321.15 10.00 168* 15m Single Detached 595.50 20.00

116 10m Single Detached 301.23 10.00 169 15m Single Detached 448.30 15.00

117 10m Single Detached 322.49 10.10 170 15m Single Detached 450.00 15.00

118 10m Single Detached 329.78 10.00 171 15m Single Detached 578.34 15.00

119 10m Single Detached 300.24 10.00 172 15m Single Detached 897.38 15.00

120 10m Single Detached 300.00 10.00 173 15m Single Detached 715.65 15.00

121 10m Single Detached 300.00 10.00 174 15m Single Detached 506.13 15.00

122 10m Single Detached 300.00 10.00 175 15m Single Detached 455.61 15.00

123 10m Single Detached 300.00 10.00 176 15m Single Detached 473.31 15.00

124 10m Single Detached 300.00 10.00 177 15m Single Detached 476.85 15.00

125 10m Single Detached 300.00 10.00 178 15m Single Detached 489.83 16.20

126 10m Single Detached 300.00 10.00 179 15m Single Detached 486.07 18.30

127 10m Single Detached 300.00 10.00 180 15m Single Detached 613.53 15.50

128 10m Single Detached 300.00 10.00 181 15m Single Detached 744.25 15.40

129 10m Single Detached 300.00 10.00 182 15m Single Detached 645.34 15.90

130* 10m Single Detached 363.34 13.00 183 15m Single Detached 601.93 16.70

131* 12m Single Detached 462.24 15.40 184 15m Single Detached 563.24 16.60

132 12m Single Detached 359.27 12.00 185 15m Single Detached 493.48 15.00

133 12m Single Detached 359.33 12.00 186 15m Single Detached 476.39 15.00

134 12m Single Detached 359.39 12.00 187 15m Single Detached 595.01 15.00

135 12m Single Detached 359.45 12.00 188 15m Single Detached 617.00 15.00

136 12m Single Detached 359.51 12.00 189 15m Single Detached 588.84 15.00

137 12m Single Detached 359.56 12.00 190 15m Single Detached 592.52 15.00

138 12m Single Detached 359.94 12.00 191 15m Single Detached 584.52 15.00

139 12m Single Detached 509.34 12.10 192 15m Single Detached 547.63 15.00

140 12m Single Detached 754.57 12.10 193 15m Single Detached 613.03 15.00

141 12m Single Detached 693.23 12.10 194 15m Single Detached 836.35 15.00

142 12m Single Detached 475.32 12.10 195* 15m Single Detached 582.09 17.60

143 12m Single Detached 414.48 12.00 196 15m Single Detached 600.96 15.20

144 12m Single Detached 363.31 12.10 197 15m Single Detached 684.49 15.20

145 12m Single Detached 363.31 12.10 198 15m Single Detached 762.88 15.30

146* 12m Single Detached 561.60 18.00 199* 15m Single Detached 612.35 20.00

147* 10m Single Detached 386.85 13.00 200 15m Single Detached 616.93 18.90

148 10m Single Detached 322.00 10.70 201 15m Single Detached 556.77 15.80

149 10m Single Detached 322.22 10.70 202 15m Single Detached 580.56 15.60

150 10m Single Detached 322.22 10.70 203 15m Single Detached 623.48 15.20

151 10m Single Detached 322.22 10.70 204 15m Single Detached 612.73 15.40

152 10m Single Detached 322.22 10.70 205 15m Single Detached 587.63 15.50

153 10m Single Detached 322.22 10.70 206* 15m Single Detached 933.27 20.00

154 10m Single Detached 322.22 10.70 207* 12m Single Detached 538.19 16.40

155 10m Single Detached 322.22 10.70 208 12m Single Detached 408.01 12.00

156 10m Single Detached 343.41 11.50 209 12m Single Detached 403.80 12.10

157* 15m Single Detached 321.17 20.00 210 12m Single Detached 365.29 12.10



211 12m Single Detached 401.82 12.10 264 10m Single Detached 376.59 11.70

212 12m Single Detached 408.89 12.00 265* 10m Single Detached 590.50 14.00

213 12m Single Detached 383.77 12.00 266* 9m Semi‐Detached 475.86 12.80

214 12m Single Detached 387.92 12.00 267 9m Semi‐Detached 305.99 10.40

215 12m Single Detached 390.00 12.00 268 9m Semi‐Detached 312.00 10.40

216 12m Single Detached 405.66 12.00 269 9m Semi‐Detached 312.00 10.40

217 12m Single Detached 386.76 12.10 270 9m Semi‐Detached 312.00 10.40

218 12m Single Detached 402.40 12.00 271 9m Semi‐Detached 312.00 10.40

219 12m Single Detached 387.92 12.00 272 9m Semi‐Detached 312.00 10.40

220* 12m Single Detached 462.35 15.00 273 9m Semi‐Detached 277.95 9.30

221* 15m Single Detached 747.73 20.00 274 9m Semi‐Detached 277.95 9.30

222 15m Single Detached 567.72 15.80 275 9m Semi‐Detached 277.95 9.30

223 15m Single Detached 668.07 15.80 276 9m Semi‐Detached 277.95 9.30

224 15m Single Detached 586.28 15.80 277 9m Semi‐Detached 277.95 9.30

225* 15m Single Detached 702.89 20.00 278 9m Semi‐Detached 277.95 9.30

226* 15m Single Detached 755.39 22.10 279 9m Semi‐Detached 277.95 9.30

227 15m Single Detached 665.00 17.90 280 9m Semi‐Detached 277.95 9.30

228 15m Single Detached 720.76 17.90 281 9m Semi‐Detached 277.95 9.30

229 15m Single Detached 813.50 17.90 282 9m Semi‐Detached 277.95 9.30

230 15m Single Detached 619.12 18.80 283 9m Semi‐Detached 277.95 9.30

231 15m Single Detached 619.12 18.80 284 9m Semi‐Detached 277.95 9.30

232* 15m Single Detached 653.46 20.00 285 9m Semi‐Detached 277.95 9.30

233* 10m Single Detached 373.51 13.00 286 9m Semi‐Detached 277.95 9.30

234 10m Single Detached 300.02 10.00 287 9m Semi‐Detached 277.95 9.30

235 10m Single Detached 327.57 11.50 288 9m Semi‐Detached 277.95 9.30

236 10m Single Detached 342.57 12.10 289 9m Semi‐Detached 277.95 9.30

237 10m Single Detached 324.00 11.40 290 9m Semi‐Detached 277.95 9.30

238 10m Single Detached 330.99 11.80 291 9m Semi‐Detached 278.47 9.30

239 10m Single Detached 343.83 12.30 292 9m Semi‐Detached 297.80 9.30

240 10m Single Detached 275.91 10.10 293 9m Semi‐Detached 297.80 9.30

241 10m Single Detached 300.33 10.00 294 9m Semi‐Detached 298.97 9.30

242 10m Single Detached 300.00 10.00 295 9m Semi‐Detached 296.63 9.20

243 10m Single Detached 300.00 10.00 296 9m Semi‐Detached 297.80 9.30

244 10m Single Detached 300.00 10.00 297 9m Semi‐Detached 297.80 9.30

245 10m Single Detached 300.00 10.00 298 9m Semi‐Detached 278.02 9.30

246 10m Single Detached 300.00 10.00 299* 9m Semi‐Detached 457.92 15.00

247 10m Single Detached 300.00 10.00 300* 9m Semi‐Detached 593.94 16.60

248 10m Single Detached 300.00 10.00 301 9m Semi‐Detached 270.02 9.00

249 10m Single Detached 300.00 10.00 302 9m Semi‐Detached 270.02 9.00

250 10m Single Detached 300.00 10.00 303 9m Semi‐Detached 270.02 9.00

251 10m Single Detached 300.00 10.00 304 9m Semi‐Detached 270.02 9.00

252 10m Single Detached 300.00 10.00 305 9m Semi‐Detached 273.98 9.00

253 10m Single Detached 300.00 10.00 306 9m Semi‐Detached 270.13 9.00

254 10m Single Detached 300.00 10.00 307 9m Semi‐Detached 270.13 9.00

255 10m Single Detached 300.00 10.00 308 9m Semi‐Detached 270.13 9.00

256 10m Single Detached 300.00 10.00 309 9m Semi‐Detached 270.13 9.00

257 10m Single Detached 300.00 10.00 310 9m Semi‐Detached 270.13 9.00

258 10m Single Detached 300.00 10.00 311 9m Semi‐Detached 270.13 9.00

259 10m Single Detached 340.50 11.40 312 9m Semi‐Detached 270.13 9.00

260 10m Single Detached 340.50 11.40 313* 9m Semi‐Detached 449.56 15.40

261 10m Single Detached 340.50 11.40 314* 10m Single Detached 392.80 13.00

262 10m Single Detached 340.50 11.40 315 10m Single Detached 300.00 10.00

263 10m Single Detached 343.23 11.20 316 10m Single Detached 300.00 10.00



317 10m Single Detached 300.00 10.00 370* 15m Single Detached 573.93 18.50

318 10m Single Detached 300.00 10.00 371 15m Single Detached 487.50 15.00

319 10m Single Detached 300.00 10.00 372 15m Single Detached 487.50 15.00

320 10m Single Detached 300.00 10.00 373 15m Single Detached 487.50 15.00

321 10m Single Detached 300.00 10.00 374 15m Single Detached 487.50 15.00

322 10m Single Detached 319.18 11.00 375 15m Single Detached 487.50 15.00

323 10m Single Detached 316.11 11.50 376* 15m Single Detached 590.64 18.00

324 10m Single Detached 313.25 11.50 377* 12m Single Detached 491.65 15.00

325* 10m Single Detached 315.24 11.70 378 12m Single Detached 438.44 13.50

326* 12m Single Detached 491.53 15.10 379 12m Single Detached 438.44 13.50

327 12m Single Detached 391.93 12.20 380 12m Single Detached 438.44 13.50

328 12m Single Detached 452.90 12.30 381 12m Single Detached 438.44 13.50

329 12m Single Detached 438.23 12.10 382 12m Single Detached 438.44 13.50

330 12m Single Detached 408.04 12.00 383 12m Single Detached 465.16 14.30

331 12m Single Detached 394.79 12.00 384* 12m Single Detached 482.67 15.00

332 12m Single Detached 369.73 12.10 385* 15m Single Detached 595.50 20.00

333 12m Single Detached 366.07 12.10 386 15m Single Detached 507.24 16.90

334 12m Single Detached 360.00 12.00 387 15m Single Detached 583.41 16.90

335 12m Single Detached 360.00 12.00 388 15m Single Detached 903.57 16.80

336 12m Single Detached 360.00 12.00 389 15m Single Detached 1279.10 16.80

337 12m Single Detached 360.00 12.00 390 15m Single Detached 763.27 15.70

338 12m Single Detached 360.00 12.00 391 15m Single Detached 637.16 18.00

339 12m Single Detached 360.00 12.00 392* 15m Single Detached 604.30 20.00

340 12m Single Detached 360.00 12.00 393 15m Single Detached 518.88 17.00

341 12m Single Detached 360.00 12.00 394 15m Single Detached 517.30 17.00

342 12m Single Detached 360.00 12.00 395 15m Single Detached 515.86 17.00

343 12m Single Detached 360.88 12.00 396 15m Single Detached 514.42 17.00

344 12m Single Detached 400.76 12.00 397 15m Single Detached 512.98 17.00

345 12m Single Detached 541.47 15.60 398 15m Single Detached 511.53 17.00

346 15m Single Detached 526.66 15.00 399* 15m Single Detached 440.56 15.10

347 15m Single Detached 524.98 15.00 400 12m Single Detached 420.00 14.00

348 15m Single Detached 526.67 15.00 401 12m Single Detached 360.00 12.00

349* 15m Single Detached 535.78 15.40 402 12m Single Detached 360.00 12.00

350* 15m Single Detached 588.21 20.00 403 12m Single Detached 360.00 12.00

351 15m Single Detached 460.34 15.30 404 12m Single Detached 360.00 12.00

352 15m Single Detached 460.34 15.30 405 12m Single Detached 360.00 12.00

353 15m Single Detached 573.73 15.30 406 12m Single Detached 360.00 12.00

354 15m Single Detached 882.96 15.20 407 12m Single Detached 360.00 12.00

355 15m Single Detached 1019.37 15.20 408 12m Single Detached 360.00 12.00

356 15m Single Detached 616.42 15.20 409 12m Single Detached 360.00 12.00

357 15m Single Detached 460.34 15.90 410 12m Single Detached 360.00 12.00

358 15m Single Detached 460.34 15.30 411 12m Single Detached 360.00 12.00

359 15m Single Detached 460.34 15.30 412 12m Single Detached 360.00 12.00

360 15m Single Detached 460.34 15.30 413* 12m Single Detached 532.25 17.90

361 15m Single Detached 460.34 15.30 414* 12m Single Detached 453.53 15.00

362 15m Single Detached 460.34 15.30 415 12m Single Detached 423.47 14.10

363 15m Single Detached 616.09 15.20 416 12m Single Detached 360.00 12.00

364 15m Single Detached 977.94 15.20 417 12m Single Detached 360.00 12.00

365 15m Single Detached 585.79 15.20 418 12m Single Detached 360.00 12.00

366 15m Single Detached 561.22 15.30 419 12m Single Detached 360.00 12.00

367 15m Single Detached 460.34 15.30 420 12m Single Detached 360.00 12.00

368 15m Single Detached 460.41 15.30 421 12m Single Detached 360.00 12.00

369* 15m Single Detached 595.50 20.00 422 12m Single Detached 360.00 12.00



423 12m Single Detached 360.00 12.00

424 12m Single Detached 360.00 12.00

425 12m Single Detached 360.00 12.00

426 12m Single Detached 360.00 12.00

427 12m Single Detached 360.00 12.00

428* 12m Single Detached 459.07 15.00

429* 10m Single Detached 394.86 13.00

430 10m Single Detached 357.30 11.90

431 10m Single Detached 357.30 11.90

432 10m Single Detached 357.30 11.90

433 10m Single Detached 465.95 11.80

434 10m Single Detached 496.70 10.10

435 10m Single Detached 728.99 10.10

436 10m Single Detached 568.26 10.10

437 10m Single Detached 419.63 10.10

438 10m Single Detached 333.92 10.10

439* 10m Single Detached 385.32 13.00

440 9m Semi-Detached 317.79 9.40

441 9m Semi-Detached 298.57 9.00

442 9m Semi-Detached 298.50 9.00

443 9m Semi-Detached 298.43 9.00

444 9m Semi-Detached 298.35 9.00

445 9m Semi-Detached 298.28 9.00

446 9m Semi-Detached 298.20 9.00

447* 9m Semi-Detached 392.99 12.00

448* 10m Single Detached 386.75 13.10

449 10m Single Detached 299.21 10.00

450 10m Single Detached 299.33 10.00

451 10m Single Detached 299.46 10.00

452 10m Single Detached 299.59 10.00

453 10m Single Detached 299.72 10.00

454 10m Single Detached 299.84 10.00

455 10m Single Detached 299.97 10.00

* Signifies Corner Lot
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LYNN RIVER HEIGHTS PHASE 2 | COMMENTS & RESPONSE MATRIX  
NORFOLK COUNTY FILE NOS. 28TPL2017317 & ZNPL2017318 
 
COMMENTS RECEIVED FROM COUNTY PLANNING APRIL 14, 2023 
 

 

NO. COUNTY COMMENTS – APRIL 14, 2023 MHBC RESPONSE – JUNE 23, 2023 
1.0 ZONING COMMENTS 

1.1 
 
 
 

Planning staff recommend that the applicant provide a draft zoning by-law amendment 
identifying all the zoning relieves required. This will help Staff to further review the 
zoning application. 

• A draft zoning by-law amendment (text and Map “A”) has been submitted to implement the June 
23, 2023 revised DPOS.   

 
 

1.2 

 
Please provide a zoning table to identify the zoning compliance and the zoning relieves 
that need to be addressed in the zoning by-law amendment.  

• A zoning compliance table (for lot area and lot frontages) together with a draft zoning by-law 
amendment has been provided.  Note:  once draft plan approval has been issued, a draft M-Plan will 
be prepared by a surveyor to further confirm lot area and frontages of each lot and block.  

 

2.0 SUBDIVISION COMMENTS   
      2.1 
 
 
 
 
 

• It is the planning Staff’s opinion that the consolidation of the proposed parkland with 
the stormwater management pond is appropriate;  

• Noted. The consolidated location of the park and SWM blocks are provided on the June 2023 
revised DPOS.   

2.2 
• Willowdale Crescent extension and Street B should be considered as ‘Green / Vista 

Streets’ – These streets should be designed to visually and physically connect new 
neighbourhoods and the northern natural context.  

• Willowdale Crescent extension and Street B have been designed according to Norfolk County’s 
Design Criteria dated August 2017 (Section 6.6.01).  

2.3 
• Green / Vista Streets should include upgraded front elevations for all dwellings on 

either side of the street with plenty of lay-by parking opportunities and green 
boulevards.  

• The proposed street and boulevard design provide sufficient on-street parking as shown on the 
June 2023 Conceptual Streetscape Plan prepared in support of the June 23, 2023 DPOS. 

2.4 
• Green / Vista Streets should incorporate visually impactful street trees distinct in 

their size, form and fall leaf colour. A tree plantation plan will be a condition of the 
draft approval.  

• A detailed Tree Planting Plan will be provided to address street trees as a condition of draft plan 
approval. 

2.5 
• 10 m singles may not allow the required space for on-street parking between 

driveways. A minimum of 12 m singles are encouraged along Street B and 
Willowdale Cres.  

• Sufficient parking can be accommodated on Street B and Willowdale Crescent as shown on the June 
2023 Conceptual Streetscape Plan. 

2.6 
• An on-street parking layout will be required to support the reduced lot frontage 

(10m; Please show the driveway of each unit to identify the spaces required for on-
street parking)  

• The June 23, 2023 10-metre Lot Conceptual Streetscape Plan has been provided to demonstrate 
that on-street parking can be accommodated with specific zoning provisions and design elements 
proposed.   

2.7 • Staff would like to see streetscape design for Street B and Willowdale Cres as a 
condition of the draft plan approval.  

• Noted  
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NO. COUNTY COMMENTS – APRIL 14, 2023 MHBC RESPONSE – JUNE 23, 2023 

2.8 
• Please submit an appropriate draft plan of subdivision with a table identifying all lot 

and block numbers and reserved blocks with their areas. The reserve blocks will 
include 0.3 m reserves at all exterior side yard lines.  

• Provided  

2.9 • Please include a minimum of 5mX5m daylight triangle as part of the ROW; please 
contact Staff if you have any questions in this regard.  

• In accordance with the municipality’s engineering design standards and with Staff direction, a 
5mx5m daylight triangle is provided at the intersection of Street B and Highway 6, and 3mx3m 
daylight triangles are provided at the intersections of all other internal streets.   

2.10 • Please include a phasing plan if the proposal is divided into phases.  

• Phasing of the subdivision is not proposed relative to plan registration. However, it is expected the 
subdivision will be constructed in phases. Further, detailed development plans for the two mixed-
use future development blocks will be provided at a later date, and any necessary planning 
applications will be made at that time.   

2.11 

• As per previous Staff comments and the Draft Port Dover Secondary Plan, an 
entry/gateway feature would be recommended for this development proposal. The 
future mixed-use block should incorporate the gateway features with future planning 
applications.  
 

• Noted – a gateway feature will be incorporated in the design and development of the two mixed-
use future development blocks. 

3.0 MIXED-USE/FUTURE DEVELOPMENT BLOCK ALONG HIGHWAY 6  

3.1 

• Staff highly recommends exploring the possibility of a mixed-use block incorporating 
neighborhood-scale commercial on the ground floor and residential on the upper 
floors along Highway 6. While vehicular access and parking can be provided from the 
rear side of the block, there should have an active pedestrian frontage with potential 
retail/office/food facilities at the front.  

• Noted – the June 23, 2023 revised DPOS includes two future development blocks which are 
intended for mixed-use and/or medium density development. These blocks comprise the 2nd 
development phase of the Phase 2 subdivision and will be subject to further site plan review and 
approvals. 

 
 

3.2 
 
• Staff would be able to further assist in identifying the density, FAR and parking 

requirements as appropriate;  
 

• Noted  

4.0 AGREEMENT & DEVELOPMENT COORDINATOR  

4.1 

• During the draft plan of subdivision application, conditions will be included as part of 
the planning report which includes the requirement of a subdivision agreement.  
 

• One of these conditions will be for the Owner to enter into a Subdivision Agreement, 
and any subsequent amending or supplementary Agreements thereto, and that the 
Agreements shall be registered on title to the subject lands, all at the Owner’s 
expense. The draft plan conditions will need to be fulfilled or satisfied prior to 
registration of your subdivision agreement. 

• Noted  

 



H TEE
RTS

TNECSERC ELADWOLLIW

STREET C

D TEE
RTS

B TEE
RTSC TEE

RTS

ENAL LANIDRAC

E
NAL LA

NI
D

RA
C

I TEERTS

STREET F

STREET D

G 
TE

E
RT

S

STREET E

ENAL LANIDRAC

J TEERTS

Existing 
R1-A(H) Zone

Zoning By-law Amendment
Norfolk County - Map A

Lands Subject to Rezoning (H) - Holding

(R1) - Urban Residential Type 1

(R2) - Urban Residential Type 2

(OS) - Open Space

(CN) - Neighbourhood Commercial

Highway 6 

N

R2(H) Zone Boundary 

R1-A(H) Zone Boundary 

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) to 
R2 with Special Provision 14.##2

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) to 
R2 with Special Provision 14.##2

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) & R2(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) & R2(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) & R2(H) to 
CN with Special Provision 14.##3

Rezone from R1-A(H) to OS

Date: June 26, 2023

In the Geographic Township of Woodhouse (Port Dover)



ST
R

EE
T 

H

TNECSERC ELADWOLLIW

STREET C

ST
R

EE
T 

D

ST
R

EE
T 

B

ST
R

EE
T 

C

ENAL LANIDRAC

C
AR

D
IN

AL
 L

AN
E

I TEERTS

STREET F

STREET D

STR
EET G

STREET E

ENAL LANIDRAC

J TEERTS

9m Semis

10m Singles

12m Singles

15m Singles

Future Development

Parks and Open Space

Storm Water Management

Environmental Protection

H TEE
RTS

Existing 
R1-A(H) Zone

Zoning By-law Amendment
Norfolk County - Map A

Lands Subject to Rezoning (H) - Holding 

(R1) - Urban Residential Type 1

(R2) - Urban Residential Type 2

(OS) - Open Space

(CN) - Neighbourhood Commercial

In the Geographic Township of Woodhouse (Port Dover)

Highway 6 

N

R2(H) Zone Boundary 

R1-A(H) Zone Boundary 

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) to 
R2 with Special Provision 14.##2

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) to 
R2 with Special Provision 14.##2

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) & R2(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) & R2(H) to 
R1 with Special Provision 14.##1

Rezone from R1-A(H) & R2(H) to 
CN with Special Provision 14.##3

Rezone from R1-A(H) to OS

Date: June 26, 2023



Page 1 of 3 
 

LYNN RIVER HEIGHTS PHASE 2 – PORT DOVER 

DRAFT ENGINEERING CONDITIONS OF DRAFT PLAN APPROVAL 

(June 27, 2023 Update to the County’s April 25, 2019  

Recommended Engineering Conditions of DPA) 

Studies, Reports and Assessments Prior to Final Plan Approval: 

1. AND FURTHER THAT prior to final approval the Owner covenants and agrees in the 
Subdivision Agreement that all studies, reports, and assessments will be completed by a 
qualified professional, and their findings and recommendations will be implemented 
accordingly.  

2. AND FURTHER THAT prior to final approval and registration of the plan in whole, or in 
part, the Owner, as part of the subdivision agreement, shall agree to carry out the 
recommendations and any necessary mitigation provided in the required studies, reports 
and assessments including, but not limited to and to the satisfaction of Norfolk County: 

a) Functional Servicing Report prepared by Girard Engineering; or as amended; 

b) Stormwater Management Report dated March 2019 prepared by Girard 
Engineering; or as amended;  

c) Geotechnical Report dated (April 24, 2016) prepared by Chung & Vander Doelen 
Engineering Ltd; or as amended; 

d) Water Modelling Report, dated May 22, 2018 and the Sanitary Modelling Report, 
dated January 4, 2019 prepared by RV Anderson; or as amended; and 

e) Traffic Impact Assessment dated August 2016 prepared by F.R. Berry & 
Associates; or as amended. 

Development Engineering: 

2. AND FURTHER THAT the Owner shall agree, prior to any site alteration, to provide a 
copy of the Environmental Compliance Approval from the appropriate Ministry relating to 
the municipal water, sanitary and storm systems for the whole development or phase 
thereof.  

3. AND FURTHER THAT the Owner understands and accepts that Norfolk County is under 
no obligation to provide final plan approval for this development until sewage capacity at 
the Port Dover Wastewater Treatment facility and water capacity at the Port Dover 
Water Treatment facility is available and allocated to this development. 

4. AND FURTHER THAT the Owner shall agree that prior to assumption that they will be 
responsible for the clean out of the sediment forebay which will involve removing all 
sediment and returning the forebay to its original design condition in conformance with 
the Ministry’s Environmental Compliance Approval.  Removal of the sediment is subject 
to the requirements of the Environmental Assessment Act, R.S.O. 1990, c. E. 18. 
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5. AND FURTHER THAT the Owner shall agree to obtain a road occupancy permit from 
Norfolk County prior to the commencement of any servicing or other works within any 
County road right-of-way. 

6. AND FURTHER THAT, should phasing of plan registration be proposed, the Owner shall 
agree within each phase of the development, that any road that is not a through street 
at the completion of the phase will be terminated as a temporary turning circle in 
accordance with Norfolk County Design Criteria (2017), to the satisfaction of Norfolk 
County. 

7. AND FURTHER THAT the Owner agrees to install sidewalks in the general locations 
identified on the Draft Plan of Subdivision prepared by MHBC Planning, dated June 23, 
2023, and to the satisfaction of Norfolk County. 

8. AND FURTHER THAT the Owner shall agree that prior to final plan approval and 
registration of the plan in whole, or in part, that a water distribution system report that 
documents the simulation of fire flows and domestic usage be completed with 
recommendations implemented at the expense of the Owner to the satisfaction of 
Norfolk County. 

9. AND FURTHER THAT the Owner shall agree prior to final plan approval and registration 
of the plan in whole, or in part, that a sewer collection system modeling report that 
documents the simulation of domestic usage be completed with recommendations 
implemented at the expense of the Owner to the satisfaction of Norfolk County. 

10. AND FURTHER THAT the Owner shall agree to prepare engineering design drawings, 
including, but not limited to general plan of services, grading, drainage, sediment and 
erosion control, plan and profile design drawings, to the satisfaction of Norfolk County, 
as may be required for the subject lands in accordance with the most recent Norfolk 
County Design Criteria (2017) and the recommendations of the studies, reports and 
assessments. In addition, the Owner shall further agree at the Owner’s sole expense, to 
construct the accepted works, to the satisfaction of Norfolk County. 

11. AND FURTHER THAT the Owner shall provide a suitable legal outlet for the stormwater 
management facilities to the satisfaction of Norfolk County. 

12. AND FURTHER THAT the Owner shall agree that all construction access shall be from 
Norfolk County Highway 6. In addition, the Owner shall also agree to undertake works 
and pay all costs related to the restoration of Norfolk County Highway 6 if damaged 
during development. The owner shall agree to develop and provide a construction 
staging plan to the satisfaction of Norfolk County. 

13. AND FURTHER THAT the Owner shall agree to prepare engineering as-constructed 
drawings, to the satisfaction of Norfolk County in accordance with the most recent 
Norfolk County Design Criteria (2017). 
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Street B and Norfolk County Highway 6 Intersection Conditions:  

14. AND FURTHER THAT the Owner shall include design and cost estimate schedules and 
provisions for the construction of traffic control measures as recommended by the 
Traffic Impact Assessment set out in Condition 2 to allow registration of the subject 
lands, at the owner’s cost, at the intersection of Street B and Norfolk County Highway 6. 
The control measures must be designed by a qualified professional, to the satisfaction of 
Norfolk County. 

15. AND FURTHER THAT, prior to final plan approval, the Owner shall agree in the 
Subdivision Agreement to convey, if necessary, sufficient lands to the County for road 
widening and daylight triangles, to the satisfaction of Norfolk County. 



 

July 13, 2023 
 
Tricia Givens, M.Sc.(Pl), MCIP, RPP 
Director, Planning 
Community Development Division 
Norfolk County 
185 Robinson St., Suite 200 
Simcoe, ON  N3Y 5L6 
 
 
Dear Ms. Givens: 
 
RE:  LYNN RIVER HEIGHTS PHASE 2, PORT DOVER 
REVISED DRAFT PLAN OF SUBDIVISION and ZONING BY-LAW AMENDMENT  
COUNTY FILE NUMBERS: 28TPL2017317 and ZNPL2017318. OUR FILE: 08103 
 
We are writing further to our ongoing 2022 and 2023 communications with County Staff regarding 
the Lynn River Heights Phase 2 subdivision located in Port Dover. On behalf of our client, Democrat 
Port Dover Limited (the “Owners”), we are pleased to submit a revised Draft Plan of Subdivision 
(“DPOS”) and a proposed Zoning By-law Amendment (“ZBLA”) for the Phase 2 development.   
 
This letter summarizes the background chronology of the Phase 2 project and outlines the revisions 
proposed by the June 2023 DPOS and implementing ZBLA. 
 
In support of the revised DPOS, and in accordance with Staff’s direction, we are pleased to provide 
digital (PDF) copies of the following materials:   
 
i) Revised Draft Plan of Subdivision (DPOS) dated June 23, 2023 which includes all lot statistics 

and has been updated to address Staff’s June 17, 2022 and April 14, 2023 review comments; 
ii) Minimum Lot Area / Lot Frontage Table for the June 23, 2023 revised DPOS;   
iii) Draft Zoning By-law Amendment text and Map A to implement the June 23, 2023 DPOS; 
iv) Comment Response Matrix in reply to Planning Staff’s April 14, 2023 review comments; and, 
v) Draft set of Engineering Draft Approval Conditions which have been updated from County 

Engineering’s draft Engineering Conditions issued on April 25, 2019. 
 
Cheque payment for the County’s $1,070.00 application recirculation fee is being provided by the 
Owner under separate cover. 
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PROJECT BACKGROUND   
 
Original Draft Plan of Subdivision  
 
The Lynn River Heights Phase 2 subdivision was originally Draft Plan Approved (“DPA”) around 
2006 for approximately 484 residential units. ZBLA 73-Z-2006 rezoned the lands from Agricultural 
(A) and Hazard Land (HL) to Urban Residential Types R1-A(H) and R2(H) and Hazard Land (HL) to 
implement the subdivision. Unfortunately, DPA for the development lapsed in 2015.  
 
2017 Draft Plan and Zoning By-Law Amendment Applications 
 
In 2016, new DPOS and ZBLA applications were initiated by the Owner’s engineer Len Girard 
(Girard Engineering).  In accordance with the 2016 pre-consultation direction provided by County 
Staff, Girard Engineering submitted concurrent DPOS and ZBLA applications in 2017. The 2017 
applications were subsequently deemed complete by Planning Staff. 
 
The 2017 applications requested exceptions to allow 2nd suites in the R1 Zone, to increase the 
number of R2 units, and remove the Holding (H) provision. The 2017 DPOS contained certain lots 
marked by an asterisk indicating the accessory units/2nd suites. A draft ZBLA text and schedule 
were not included in the 2017 application.  
 
2019 
 
In January 2019, Mitchinson Planning was retained by the Owners to obtain approval for the 2017 
DPOS. Mitchinson Planning worked with Girard Engineering to ensure all outstanding technical 
requirements (i.e. SWM, site servicing, traffic impact studies, etc.) were completed and submitted 
to the County. To this end, Girard Engineering filed a further technical submission with the County 
on March 22, 2019. 
 
On May 3, 2019, County Staff issued a second set of comments and included a draft set of 
Engineering Draft Approval Conditions (dated April 25, 2019) in support of the 2017 DPOS. Planning 
Staff advised they had no concerns with the 2017 DPOS. They did not identify any zoning 
requirements and were preparing to take a Report to Council recommending DPA of the December 
2017 Draft Plan.  
 
Girard Engineering responded to the County’s May 2019 comments on May 28, 2019. However, on 
June 3, 2019, the County advised the Phase 2 development was on hold due to Port Dover servicing 
constraints. 
 
2019 Interim Control By-law 
 
On June 3, 2019, the County advised all development applications in Port Dover were on hold due 
to municipal servicing constraints. An Interim Control By-law was subsequently enacted.  
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2022 Reactivation of the 2017 Applications 
 
In March 2022, the Owners were advised the servicing study associated with the Interim Control 
By-law was completed and that development applications in Port Dover were being reactivated, 
including the Owners’ Phase 2 subdivision suspended in May 2019.   
 
On April 5, 2022, the project team met with County Staff and were advised Staff were re-circulating 
the 2017 DPOS given the project had been on hold for over two years, and there were new staff 
who were unfamiliar with the Phase 2 development.  
 
On June 17, 2022, County Planning Staff provided comments on the 2017 DPOS including 
comments related to the 2017 ZBLA. This was the first time any comments were provided on the 
2017 ZBLA application. 
 
In August 2022, the project was transferred to MHBC Planning as Nicola Mitchinson was 
transitioning into retirement. Between August 2022 and December 2022, Mitchinson Planning and 
MHBC met and corresponded with County Planning and Engineering Staff on numerous occasions to 
discuss the applications and obtain outstanding Engineering review comments. As of July 2023, the 
Engineering review comments requested since April 2022 had not been received by the project 
team. 
 
After extensive consultation and consideration, the project team determined that certain revisions 
to the 2017 DPOS would enhance the proposed development, including: the introduction of 
additional housing types and tenures; the establishment of two mixed-use future development 
blocks along Highway 6; and relocation of the public park to a more centralized and accessible site 
adjacent to the SWM facility.  
 
2023 
 
Between January and March 2023, the team assessed several design options. On March 27, 2023, a 
preliminary revised DPOS was submitted to County Planning Staff for discussion purposes. 
 
On April 14, 2023, Planning Staff provided written comments on the March 27th DPOS. Responses to 
the County’s April 14 review comments are provided in a Comment Response Matrix attached to 
this submission as Appendix A, and are reflected in the June 23, 2023 revised DPOS. 
 
The preliminary March 27, 2023 DPOS has now been formalized as the June 23, 2023 DPOS and 
constitutes the basis of this July 2023 submission.  
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JUNE 2023 REVISED DRAFT PLAN OF SUBDIVISION AND ZONING BY-LAW AMENDMENT  
 
June 2023 Revised Draft Plan of Subdivision  
 
In response to County review comments, and to ensure the Draft Plan’s alignment with the policies 
and objectives of the County’s 2022 Official Plan and Port Dover’s June 2021 draft Secondary Plan, 
the following changes have been incorporated in the June 23, 2023 revised DPOS:  
 
• A broader ranges of housing types, tenures, and levels of affordability have been introduced 

including 12 m single detached lots, a new 10 m single detached lot category, and two mixed-
use local commercial / medium density future development blocks; 

• The public park has been relocated to the area adjacent to the stormwater management (“SWM”) 
facility providing a more centralized, desirable, and functional park configuration as well as 
opportunities for more efficient park / SWM maintenance; 

• The area previously occupied by the public park and residential lots has been replaced with two 
future development blocks to support mixed uses along Highway 6 as contemplated by Port 
Dover’s Draft Secondary Plan; 

• There has been a slight adjustment to Streets H and J due to the park relocation and to provide 
a more direct internal access to the future development blocks. Street J, as proposed, will help 
minimize any potential traffic conflicts between residential uses within the subdivision and the 
future mixed-use development; 

• The proposed round-about entrance at Highway 6 and Street B has been replaced with a 
traditional intersection (including 5 m x 5 m daylight triangles) due to jurisdictional issues (MTO 
ownership of Highway 6) and design/construction/land ownership/cost share challenges 
associated with the round-about; and, 

• 3 m x 3 m daylight triangles have been included at the intersections of local streets. 
 

While the June 2023 DPOS introduces a greater variety of housing types, the Draft Plan revisions 
result in a reduction in the total number of residential units from 499 proposed in the December 2017 
DPOS to 455 residential units in the June 23, 2023 DPOS, including: 
 
• A reduction in the 9 m semi-detached lots from 156 to 56 
• The introduction of 101, 10 m single detached lots 
• The introduction of 108, 12 m single detached lots 
• A reduction in 15 m single detached lots from 295 to 190. 

 
The number of residential units in the two future development blocks (Blocks 458 and 459) is 
dependent on the type of development ultimately proposed (i.e. medium density only, commercial 
only, or mixed-use), the type of built form (i.e. the number of building storeys), and the density factor 
applied. For example, in accordance with the current density factor in the County’s Official Plan, a 
maximum of 49 residential units could be developed in the 2 blocks. Pursuant to the density factor 
proposed by the draft Port Dover Secondary Plan, a maximum of 266 residential units could be 
generated. As such, development of the future mixed-use blocks will be addressed at a later stage in 
the approval process through Site Plan Control and/or condominium applications. These processes 
involve a comprehensive assessment of the future development blocks including site servicing, SWM,  
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and entrance analysis/traffic impact study (if applicable depending on type and scale of development). 
 
Given the preceding, it is our professional opinion that the June 2023 DPOS does not require updates 
to the supporting technical reports for the following reasons: 
 

i) The total number of residential units in the June 2023 DPOS represents a minor decrease of 
44 units (499 units to 455 units). 

ii) The submission and municipal approval of detailed engineering reports / drawings is already 
required to verify the proposed subdivision design and subdivision agreement details in 
accordance with County Engineering’s standard DPA Conditions and in accordance with the 
Engineering conditions previously issued in April 2019. 

iii) The submission of detailed engineering reports / drawings will be required as standard 
conditions of Site Plan Approval for the two mixed-use blocks once the type and scale of 
development is determined. 

iv) The Highway 6 / Street B intersection is consistent with the findings of the Traffic Impact 
Study. 

v) The internal street layout remains essentially the same. 
vi) The moratorium in Port Dover placed a hold on development so there has been no significant 

change to traffic and servicing demand since May 2019 when the 2017 DPOS was being 
recommended by County Staff for DPA. The Highway 6 / Street B intersection is consistent 
with the findings of the Traffic Impact Study. 
 

June 2023 Zoning By-Law Amendment    
 
The June 2023 Zoning By-Law Amendment proposes the following zone standards and permitted 
uses to implement the June 2023 DPOS: 
 

• An Urban Residential Type 2 Zone with Special Provision 14.##2 (R2-14.##2) is proposed 
for the 9 m semi-detached lots which includes special standards to recognize the minimum 
lot areas reflected in the Plan and to ensure adequate on-site and on-street parking is 
provided. 

• An Urban Residential Type 1 Zone with Special Provision 14.##1 (R1-14.##1) is proposed 
which introduces a new 10 m single detached lot with minimum lot areas / frontages 
reflected in the Plan and special standards to ensure adequate on-site and on-street parking 
is provided. 

• A Neighborhood Commercial Zone with Special Provision 14.##3 (CN-14.##3) is proposed 
which permits mixed-use development, including a 6 storey apartment building, consistent 
with the policy direction contained in Port Dover’s June 2021 draft Secondary Plan. 

• An Open Space Zone (OS) is proposed for the public park and SWM blocks. 
 
The June 2023 ZBLA does not propose to change the Urban Residential Type R1-A Zone provisions 
applicable to the 12 metre and 15 metre lots, or the Hazard Land Zone (HL) applicable to the 
northern ravine lands. 
 
A draft ZBLA, including Map A, is attached. 



Page 6 of 7 
 

 
June 2023 Conceptual Streetscape Plan 
 
In response to Staff comments regarding the optimization of on-lot and on-street parking 
opportunities, a Conceptual Streetscape Plan has been prepared to demonstrate the following: 
 

• Sufficient on-site and on-street parking and green space for street tree planting will be 
provided on Street B (and Street H) through special exception zone provisions which limit 
the semi-detached and 10 m lot driveway width at the street to 3 m and require a minimum 
landscaped frontage of 6.5 m along the street line of each lot for on-street parking. 

• The proposed sidewalk locations have been designed to provide pedestrian connectivity as 
well as sufficient space for parking (as sidewalks limit on-site and on-street parking 
opportunities). The Phase 2 sidewalk locations also align with existing sidewalks in the 
existing Phase 1 subdivision to the east. 

 
 
CONCLUSION 
 
In conclusion, it is our professional opinion that the June 23, 2023 revised Lynn River Heights Phase 
2 DPOS and implementing ZBLA are consistent with and conform with Provincial, County and Port 
Dover planning policies, are appropriate and desirable, and represent good planning for the 
following reasons: 
 

1. The proposed subdivision is located in a fully serviced urban settlement area on lands which 
have been designated and zoned for development for over 15 years (including Draft Plan 
Approval until DPA lapsed in 2015).  
 

2. The subdivision introduces a mix of residential types, tenures, and levels of affordability which 
provides additional housing choices for existing and future residents of Port Dover/Norfolk 
County. 
 

3. The subdivision has been designed at an appropriate and reasonable density for the 
surrounding area and supports the growth projections established for Port Dover/Norfolk 
County. 
 

4. The subdivision has been designed with the importance of healthy and active community living 
in mind including pedestrian connectivity to existing development, parks, walkways, and trail 
systems in the surrounding community (i.e. access to passive recreational opportunities in the 
northern ravine lands). 

 
5. The proposed subdivision permits mixed-use development along Highway 6, including local 

commercial uses, which helps support a complete community. It is our understanding based 
on recent municipal studies, that local commercial uses are desired by the community and 
there is a shortage of supply. 
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6. The subdivision is planned to ensure high-quality urban design by implementing the urban 

design policies and guidelines of Port Dover/Norfolk County. 
 

7. Development of the subdivision will optimize the effective and efficient use of municipal 
services and infrastructure. It will be serviced in accordance with best management 
engineering practices and procedures, including sustainable low-impact development 
measures.  

 
8. Development of the subdivision does not cause environmental or public health and safety 

impacts. The ravine lands in the northern portion of the site are protected from development, 
including a 6 m buffer, and will be dedicated to the municipality or Conservation Authority in 
the long-term public interest. 

 
 
We trust this submission will allow you to circulate the revised DPOS and ZBLA and advance their 
review and approval in a timely manner.  
 
We look forward to working with County Staff and all interested stakeholders on this important 
development.   
 
Do not hesitate to contact the undersigned if you have any questions.  
 
 
Yours truly, 
MHBC 
 
 

                                                                       
 
Debra Walker, BES, MBA, MCIP, RPP   Francis Kwashie, MSc, MES, MCIP, RPP 
Partner | Planner        Associate 
 
Encl. 
 
C. Mohammad Alam, Supervisor, Norfolk County Planning 
 Democrat Port Dover Limited (client) 
 Mitchinson Planning  
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The Corporation of Norfolk County 
By-Law __-Z-2023 

 
 

Being a By-Law to Amend Zoning By-Law 1-Z-2014, as amended,  
for property described as Part of Lot 8, Concession 2,  

Geographic Township of Woodhouse, County of Norfolk, municipally 
addressed as 597 Highway 6, Port Dover 

 

WHEREAS Norfolk Council is empowered to enact this By-Law, by virtue of the 
provisions of Section 34 of the Planning Act, R.S.O. 1990, CHAPTER P.13, as amended; 
 

AND WHEREAS this By-Law conforms to the Norfolk County Official Plan. 

 
NOW THEREFORE 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 a portion of the subject lands described as Part of Lot 8, 
Concession 2, Geographic Township of Woodhouse, Norfolk County, municipally 
addressed as 597 Highway 6, Port Dover, and identified on Map A (attached to 
and forming part of this By-Law): 
 
a. From Urban Residential Type 1 Zone (R1-A) with a Holding (H) Provision and 

Urban Residential Type 2 Zone (R2) with a Holding (H) Provision to Urban 
Residential Type 1 Zone (R1) with a Special Provision 14.##1; 

b. From Urban Residential Type 1 Zone (R1-A) with a Holding (H) Provision to 
Urban Residential Type 2 Zone (R2) with a Special Provision 14.##2; 

c. From Urban Residential Type 1 Zone (R1-A) with a Holding (H) Provision and 
Urban Residential Type 2 Zone (R2) with a Holding (H) Provision to 
Neighbourhood Commercial (CN) Zone with Special Provision 14.##3; 

d. From Urban Residential Type 1 Zone (R1-A) with a Holding (H) Provision to 
Open Space Zone (OS). 

 
 
 

2. That Subsection 14 Special Provisions is hereby further amended by adding a new 
Subsection R1-14.##1 as follows: 

   
i) In lieu of the corresponding provisions in the R1 Zone, the following 

provisions shall apply to lands zoned Urban Residential Type 1 Zone (R1) with 
a Special Provision 14.##1:  
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a) Minimum lot area: 
i) Interior lot     272 square metres 
ii) Corner lot     360 square metres 

b) Minimum lot frontage: 
i) Interior lot     10 metres 
ii) Corner lot     13 metres 

c) Minimum front yard: 
i) To residential dwelling unit   3 metres 
ii) To attached garage    6 metres 

d) Minimum exterior side yard:   3 metres 
e) Minimum interior side yard:   1.2 metres 
f) Minimum rear yard:    6.5 metres 
g) Maximum driveway width  

along street line:     3 metres 
h) Minimum length of landscape area  

along street line:     6 metres 
 

ii) Notwithstanding Section 3.20.1, where in any Zone a 0.30 metre reserve 
separates a side yard from a street, the exterior side yard requirement and 
the minimum lot area requirement shall be provided and measured as though 
the reserve is non-existent. 
 

iii) Notwithstanding Section 3.31, a sight triangle shall be measured back from 
an intersection at a distance of 3 metres along the street lines. 

 

3.  That Subsection 14 Special Provisions is hereby further amended by adding a new 
Subsection 14.##2 as follows: 

i)  In lieu of the provisions in the corresponding R2 Zone, the following provisions 
shall apply to lands zoned Urban Residential Type 2 Zone (R2) with a Special 
Provision 14.##2: 

   
  Provision      Semi-detached 
         (per unit) 

a) Minimum lot area: 
i) Interior lot     267 square metres 
ii) Corner lot     352 square metres 

b) Minimum front yard: 
iii) To residential dwelling unit   3 metres 
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iv) To attached garage    6 metres 
c) Minimum exterior side yard:   3 metres 
d) Minimum rear yard:    6.5 metres 
e) Maximum driveway width  

along street line:     3 metres 
f) Minimum length of landscape area  

along street line:     6 metres 

 
ii) Notwithstanding Section 3.20.1, where in any Zone a 0.30 metre reserve 

separates a side yard from a street, the exterior side yard requirement and 
the minimum lot area requirement shall be provided and measured as 
though the reserve is non-existent.  

 
iii) Notwithstanding Section 3.31, a sight triangle shall be measured back from 

an intersection at a distance of 3 metres along the street lines. 
 
 

4.   That Subsection 14 Special Provisions is hereby further amended by adding 
14.##3 as follows:  

 
i)    In addition to the “Permitted Uses” provisions in the CN Zone, the following 

provision shall apply to lands zoned Neighbourhood Commercial (CN) Zone 
with Special Provision 14.##3: 

 
a)  a dwelling apartment use shall also be a permitted use. 

 
ii)   In lieu of the corresponding “Zone Provisions for any Sole Residential Use” in 

the CN Zone, the following provisions shall apply to lands zoned 
Neighbourhood Commercial (CN) Zone with Special Provision 14.##3: 

 
a) Notwithstanding the provisions in Subsection 6.5.3, any sole 

residential use and home occupations shall conform to the provisions 
in the Urban Residential Type 4 Zone (R4) and the Urban Residential 
Type 6 Zone (R6) as the respective provisions apply to the type of sole 
residential use. 

 
iii) In lieu of or in addition to the corresponding “Zone Provisions for Non-

Residential Uses or Non-Residential Uses in Combination with Residential 
Uses” in the CN Zone, the following provisions shall apply to lands zoned 
Neighbourhood Commercial (CN) Zone with Special Provision 14.##3: 

 
a) Minimum front yard, exterior side yard, interior side yard and rear yard 

requirements shall not apply 



By-Law __-Z-2023 

Page 4 of 5 
 

b) Minimum setback from a street line:  3 metres 
c) Minimum setback from an adjoining  

residential Zone     7.5 metres 
d) Minimum building height                           3 storeys 
e) Maximum building height       6 storeys 
f) Maximum lot coverage    50 percent 
g) Outdoor storage:     prohibited in a yard 

adjoining a residential 
Zone 

 

iv)  Notwithstanding Section 3.20.1, where in any Zone a 0.30 metre reserve 
separates a side yard from a street, the exterior side yard requirement and 
the minimum lot area requirement shall be provided and measured as 
though the reserve is non-existent. 

v)  Notwithstanding Section 3.31, a sight triangle shall be measured back from 
an intersection at a distance of 3 metres along the street lines, except for the 
intersection of a road and Highway 6, which shall be measured at a distance 
of 6 metres along the two intersection street lines. 

5.  That the effective date of this By-Law shall be the date of passage thereof.  

 
 
ENACTED AND PASSED this date day _ of month _, 2023 
 
 
 
 

_________________________________ 
Mayor  

 
 
 

_________________________________ 
County Clerk  
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Explanation of the Purpose and Effect 

of By-Law __-Z-2023  
 

This By-Law affects a parcel of land described as Part of Lot 8, Concession 2, Geographic 
Township of Woodhouse, Norfolk County, municipally addressed as 597 Highway 6, Port 
Dover. 

The subject lands were originally zoned in 2006 for residential uses in accordance with 
the Lynn River Heights Phase 2 Plan of Subdivision. However, the original Draft Plan of 
Subdivision Approval lapsed in 2015 and a revised June 2023 Draft Plan of Subdivision 
has now been approved.    
 
The purpose of this By-Law is to implement the 2023 revised Draft Plan of Subdivision. 
The By-law implements a development which conforms with objectives and policies of 
Norfolk County’s 2022 Official Plan, including: the provision of a range of housing types, 
tenures, and lot sizes including a new 10m lot category; the introduction of local 
commercial and mixed-use development along the Highway 6 frontage; and the 
centralized, accessible location of a neighbourhood park and stormwater management 
facility.   The location of the subject lands and the associated Zone categories are 
shown on Map A which is attached to and forms part of this By-law. 
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