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March 13, 2026  

 

Norfolk County 

Committee of Adjustment  

50 Colborne Street South 

Simcoe, Ontario  N3Y 4H3 

 

Attention: Sherry Mott 

Secretary Treasurer 

 

Dear Ms. Mott, 

 

Re: Application for Consent (Lot Creation)  

 Proposed Shopping Plaza, Dover Coast Blvd., Port Dover    

 

WEBB Planning Consultants are retained by the Applicant, Deerfield Developments, to 

facilitate the municipal planning approvals necessary to achieve the planned development of 

a commercial plaza located on Dover Coast Boulevard, Port Dover.   

 

Implementation of planned development requires approval of an Application for Consent to 

sever the subject parcel from additional lands of the owners that are being developed 

pursuant to a Draft Approved Plan of Subdivision.  The severed parcel will be merged with an 

abutting parcel previously removed from the Plan of Subdivision, the resulting development 

acting as a catalyst that will facilitate orderly development at key point of entry to Port Dover.    

 

 
 

FIGURE ONE: SITE LOCATION  
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Upon future assembly with the abutting parcel, the subject lands will then proceed 

independent of the Draft Approved lands, developing for commercial uses in keeping with the 

in-force Official Plan Designation and Site-Specific Zoning Regulations.  The lands are 

presently designated as Shopping Centre Commercial with a Site-Specific Policy which states 

Retail Stores and Supermarket uses shall require completion of a Market Study.  

 

The excerpt from the Severance Sketch below illustrates the proposed parcel to be served, 

the remaining lands of the Draft Approved Plan (retained lands), and the parcel previously 

created from the partial Registration of the Draft Plan, Block 1 of Plan 37M-88.  The 

commercial development will be implemented upon the by the future assembly of the severed 

parcel and Block 1.   

 

 
 

FIGURE TWO: SEVERANCE SKETCH (EXCERPT)  

 

It is our submission that the severance of the subject parcel will facilitate orderly development, 

there is no need or benefit to await finalization and full Registration of the Draft Plan.  This 

approach does not circumvent or prejudice orderly development, in this particular instance, 

the subject property requires two further planning approvals which will ensure that all matters 

of provincial and municipal interest will be addressed – Site Plan Approval and a Zone Change 

to remove a Holding Provision.    
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The Site Plan Application review process will canvass the full breadth of development issues 

and will include Conditions of Approval that will ensure the provision of adequate municipal 

services, design and location of site access points, landscaping, site lighting.  The Site Plan 

submission will include a range of technical and design studies and plans, including 

completion of a Traffic Impact Study to confirm the suitability of the proposed site access and 

adjoining road network.   

 

An Application for Zone Change will be submitted for the removal of the Holding Provision.  

Adopted as part of the OMB Approval of the site specific Re-Zoning, the intent of the Holding 

Provision is that it shall remain in place until County Staff are satisfied that all matters of site 

development have been reviewed and deemed satisfactory.  For this development proposal, 

achieving Conditional Site Plan Approval will provide the basis to demonstrate all such matters 

have been addressed and will be implemented through the Site Plan Agreement and 

associated financial securities.   

 

APPLICATION FOR CONSENT - PLANNING ANALYSIS  

 

The proposed severance has been considered having regard for the matters outlined in 

Section 51(24) of the Planning Act.  It is our opinion that a Plan of Subdivision is not required 

for proper and orderly development as the lands are to be merged with the adjoining property 

and will have frontage on an open municipal road.  As documented below, the proposal 

conforms to the Official Plan, full municipal services are planned or available, there are no 

conflicts with natural or cultural heritage resources, or man-made hazards.  It is our opinion 

that the proposal is consistent with the relevant sections of the Planning Act.  

 

Section 9.6.3.2 of the Norfolk County Official Plan outlines the Policies to be considered for 

all Consent Applications, in addition to the relevant provision of the Planning Act and 

Consistency with prevailing Provincial Policy.   

 

The applicable Polices of Section 9.6.3.2 have been inserted as below with our commentary 

to document the proposal conforming in all regards:  

 

Policy 9.6.3.2.a: Plans of subdivision shall be the preferred method of land division.  Consents 

should only be granted when it is clearly not necessary or in the public interest that the land 

be developed by plan of subdivision.  Plans of subdivision shall be required and applications 

for consent shall not be approved under the following circumstances:  

 

i. more than three (3) lots (two severed and one retained) from a land holding are being 

created;  

ii. lots created require a new public road for the provision of access;  

iii. the provision or extension of municipal services (water and/or sewer, as appropriate) 

is required; or; 

iv. other matters that may arise during the review of the proposed development. 
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RESPONSE:  

 

The proposal to remove the subject parcel and consolidate with the abutting parcel created 

by the Phase One Registration does not conflict with the preferred method of land division.  

Only the single lot is being severed, the assembled parcel having frontage on the existing cul-

de-sac as well as frontage onto the planned extension of Dover Coast Boulevard.  Municipal 

services have been planned in accordance with the Draft Plan Approval and will be completed 

and available as a pre-requisite to completing the commercial development. 

  

Policy 9.6.3.2.c: If a plan of subdivision is not deemed necessary, regard shall be had to the 

other policies within this Plan and to the following criteria when considering an application 

for consent: 

 

i. consents shall only be granted when the land fronts onto an existing, assumed public 

road that is maintained on a year-round basis;  

ii. consents shall have the effect of infilling in existing areas and not extending existing 

development;  

iii. creation of the lot does not compromise the long-term use of the remaining land or 

retained parcel; and 

iv. consents may be considered for large parcels, where future development of the large 

parcels is to proceed by plan of subdivision. 

 

RESPONSE:  

 

As noted above, the development parcel will have frontage onto the existing cul-de-sac which 

is an open travelled road, as well as, frontage and access to the planned extension of Dover 

Coast Boulevard.  The parcel is contiguous to existing and planned development and does not 

result in unintended expansion, the development will efficiently use existing and planned 

infrastructure.  The commercial parcel is proceeding to develop in accordance with the fabric 

intended by the original plan of subdivision and will act as a catalyst for the balance of the 

subdivision lands to proceed to development.    

 

The development is subject to Site Plan Control, this process providing for the submission of 

the requisite plans and reports to ensure the availability of all required infrastructure and 

detailed design considerations.  Final Site Plan Approval to include a development agreement 

and associated financial securities to ensure the lands are developed in accordance with the 

approved plans. 

 

Policy 9.6.3.2.f: Consents for building purposes shall not be permitted under the following 

circumstances:  

 

i. the land is located within any Natural Heritage Features, as defined by this Plan, and 

a suitable building site cannot be found through the evaluation completed in an 

Environment Impact Study; 

ii. the land is located in a floodplain;  
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iii. the land is located on or within 500 metres of a Bedrock Resource Area, 300 metres 

of a Sand and Gravel Resource Area, or 75 metres of mineral or petroleum resource 

deposits or an active petroleum well, as identified in the Oil, Gas and Salt Resources 

Library of the Ministry of Natural Resources and Forestry;  

iv. Provincial or County transportation objectives, standards or policies cannot be 

maintained; or  

v. the created and retained parcels cannot be provided with an adequate level of service. 

 

RESPONSE:  

 

The development does not conflict with local and Provincial Policy which prohibits 

development on lands having natural heritage features or natural hazards.  There are no 

features or hazards located on or adjacent to the property.  The lands are located within the 

settlement area boundary with a planned mix of uses that contribute to achieving a complete 

community.   

 

The adjoining road network includes both Provincial and County infrastructure.  The Draft Plan 

Approval established the necessary lands for designated corridors with detailed engineering 

completed in accordance with County Standards.  The design of the site has had regard to the 

required MTO development setback of 14.0 metres from the edge of their corridor, no 

buildings, restores or required elements located within the setback.    

 

As noted above, the development is subject to Site Plan Control which will ensure that all 

aspects of the development proceed in accordance with municipal and provincial 

requirements on matters including traffic considerations and the availability of full services.  

As noted above, a Traffic Impact Study will be provided to support the Application for Site Plan 

Approval to demonstrate County and Provincial Standards are met.   

 

In summary, the proposal to sever the subject parcel from the balance of the draft approved 

subdivision conforms in all regards with the applicable Policy framework of the Norfolk County 

Official Plan and is consistent with Provincial Policy.   

 

The proposal will implement planned development of the lands for commercial purposes, the 

subsequent Zone Change Application to lift the Holding Provision and Application for Site Plan 

Approval will ensure that all matters of provincial and municipal interest are fully addressed 

to the satisfaction of County and Agency staff.  

 

To facilitate the processing of the application by the Committee of Adjustment, the following 

materials are enclosed:  

 

• Completed Application form, executed by owners and commissioned; 

• Application fee of $5,415.00 payable to Norfolk County; 

• Sketch Plan illustrating the lands to be severed and retained prepared by A. T. McLaren 

Surveyors.  
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We trust that you will find the enclosed materials complete and suitable for the purpose of 

processing this Application for Consent.  Please contact our office immediately should you 

have any questions or require additional information in support of this submission.  

 

Yours truly, 

 

WEBB Planning Consultants Inc. 

 
James Webb, MCIP, RPP 

 

 

cc: Deerfield Developments 
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