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Official Plan Amendment
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Easement/Right-of-Way
Extension of a Temporary Use By-law
Part Lot Control
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Renewable Energy Project or Radio Communication Tower

Please explain the desired end result of this application (for example: a special zoning 
provision on the subject lands, changing the zone and/or official plan designation of the 
subject lands, creating a certain number of lots, or similar) 
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A. Applicant Information

Name of Owner _________________________________________________ 

It is the responsibility of the owner or applicant to notify the planner of any changes in 
ownership within 30 days of such a change. 

Address _________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

Town and Postal Code 

Phone Number 

Cell Number 

Email 

Name of Applicant _________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

_________________________________________________ 

Address 

Town and Postal Code 

Phone Number 

Cell Number 

Email 

Name of Agent 

Address 

Town and Postal Code 

Phone Number 

Cell Number 

Email 

Please specify to whom all communications should be sent.  Unless otherwise directed, 
all correspondence and notices in respect of this application will be forwarded to the 
agent noted above.  

☐ Owner ☐ Agent ☐ Applicant

Names and addresses of any holder of any mortgagees, charges or other 
encumbrances on the subject lands: 
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B. Location, Legal Description and Property Information

1. Legal Description (include Geographic Township, Concession Number, Lot Number,
Block Number and Urban Area or Hamlet):

Municipal Civic Address:   ______________________________________________ 

ignation(s):   ____________________________________ Present Official Plan Des

Present Zoning:  _____________________________________________________ 

2. Is there a special provision or site specific zone on the subject lands?

☐ Yes  ☐ No   If yes, please specify:
__________________________________________________________________

3. Present use of the subject lands:

5. If an addition to an existing building is being proposed, please explain what it will be
used for (for example: bedroom, kitchen, or bathroom).  If new fixtures are proposed,
please describe.

6. Please describe all proposed buildings or structures/additions on the subject lands.
Describe the type of buildings or structures/additions, and illustrate the setback, in
metric units, from front, rear and side lot lines, ground floor area, gross floor area, lot
coverage, number of storeys, width, length, and height on your attached sketch
which must be included with your application:

4. Please describe all existing buildings or structures on the subject lands and whether
they are to be retained, demolished or removed.  If retaining the buildings or
structures, please describe the type of buildings or structures, and illustrate the
setback, in metric units, from front, rear and side lot lines, ground floor area, gross
floor area, lot coverage, number of storeys, width, length, and height on your
attached sketch which must be included with your application:

christian
Highlight
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7. Are any existing buildings on the subject lands designated under the Ontario

Heritage Act as being architecturally and/or historically significant?   Yes ☐  No ☐

If yes, identify and provide details of the building:

Note:  Please complete all that apply. 

1. Please explain what you propose to do on the subject lands/premises which makes
this development application necessary:

2. Please explain why it is not possible to comply with the provision(s) of the Zoning
By-law/and or Official Plan:

3. Does the requested amendment alter all or any part of the boundary of an area of
settlement in the municipality or implement a new area of settlement in the
municipality? ☐ Yes  ☐ No  If yes, describe its effect:

4. Does the requested amendment remove the subject land from an area of
employment? ☐ Yes  ☐ No  If yes, describe its effect:

8. If known, the length of time the existing uses have continued on the subject lands:

9. Existing use of abutting properties:

10. Are there any existing easements or restrictive covenants affecting the subject lands?

Yes No If yes, describe the easement or restrictive covenant and its effect:
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5. Does the requested amendment alter, replace, or delete a policy of the Official Plan?
☐ Yes  ☐ No If yes, identify the policy, and also include a proposed text of the
policy amendment (if additional space is required, please attach a separate sheet):

6. Description of land intended to be severed in metric units:
Frontage:  ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 size (if boundary adjustment): ____________________________ 

Depth: 

Width: 

Lot Area: 

Present Use: 

Proposed Use: 

Proposed final lot

If a boundary adjustment, identify the assessment roll number and property owner of 

the lands to which the parcel will be added: ________________________________ 

 __________________________________________________________________ 

Description of land intended to be retained in metric units: 
Frontage:  ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

ned land: _____________________________________________ 

Depth: 

Width: 

Lot Area: 

Present Use: 

Proposed Use: 

Buildings on retai

7. Description of proposed right-of-way/easement:
Frontage:  ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

 ____________________________________________________ 

Depth:

Width:

Area:

Proposed use:

8. Name of person(s), if known, to whom lands or interest in lands to be transferred,
leased or charged (if known):
__________________________________________________________________
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9. Site Information   Existing Proposed 

Please indicate unit of measurement, for example: m, m2 or % 

Lot frontage  _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 

  
 
 _______________ ________________
_______________  ________________ 

 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 
   _______________________________  
 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 

 ________________ 
 
_______________  
_______________  ________________ 

 _______________  ________________ 
 _______________  ________________ 
 _______________  ________________ 

Lot depth 
Lot width 
Lot area 
Lot coverage 
Front yard 
Rear yard 
Left Interior side yard 
Right Interior side yard 
Exterior side yard (corner lot) 
Landscaped open space 
Entrance access width 
Exit access width 
Size of fencing or screening 
Type of fencing 

10. Building Size

Number of storeys 
Building height 
Total ground floor area 
Total gross floor area 
Total useable floor area 

11. Off Street Parking and Loading Facilities

Number of off street parking spaces______________  ________________ 
 _______________  ________________ 
ces ____________  ________________ 
ies _____________  ________________ 

Number of visitor parking spaces 
Number of accessible parking spa
Number of off street loading facilit
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12. Residential (if applicable)

Number of buildings existing:  ___________________________________________ 

___________________________________________ Number of buildings proposed:  

Is this a conversion or addition to an existing building?  ☐ Yes  ☐ No 

If yes, describe:   ________________________________________________________

Type      Number of Units    Floor Area per Unit in m2

Single Detached ____________________  _____________________ 

____________________  _____________________ 

____________________  _____________________

 _____________________

 

____________________  

____________________  _____________________ 

____________________  _____________________ 

____________________  _____________________ 

   ___________________  _____________________

 

 

  ___________________  _____________________ 

   ___________________  _____________________ 

  ___________________  _____________________ 

Semi-Detached 

Duplex 

Triplex 

Four-plex 

Street Townhouse 

Stacked Townhouse 

Apartment - Bachelor 

Apartment - One bedroom 

Apartment - Two bedroom 

Apartment - Three bedroom

Other facilities provided (for example: play facilities, underground parking, games room, 
or swimming pool):  _____________________________________________________ 

13. Commercial/Industrial Uses (if applicable)

Number of buildings existing:  ___________________________________________ 

 ___________________________________________ 

o an existing building?  ☐ Yes  ☐ No   

Number of buildings proposed: 

Is this a conversion or addition t

If yes, describe: 

 _____________________________________________________________________ 

Indicate the gross floor area by the type of use (for example: office, retail, storage): 
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Seating Capacity (for assembly halls or similar): 

 

_______________________________ 

 _________________________________ 

 _________________________________ 

 _________________________________ 

  _________________________________ 

t:  _________________________________ 

Total number of fixed seats: 

Describe the type of business(es) proposed:

Total number of staff proposed initially: 

Total number of staff proposed in five years:

Maximum number of staff on the largest shif

Is open storage required:  ☐ Yes  ☐ No 

Is a residential use proposed as part of, or accessory to commercial/industrial use? 

☐ Yes  ☐ No  If yes please describe:

14. Institutional (if applicable)

Describe the type of use proposed:  _________________________________ 

 _________________________________ 

 _________________________________ 

 _________________________________ 

 _________________________________ 

  _________________________________ 

Seating capacity (if applicable): 

Number of beds (if applicable): 

Total number of staff proposed initially: 

Total number of staff proposed in five years: 

Maximum number of staff on the largest shift:

Indicate the gross floor area by the type of use (for example: office, retail, or storage): 

15. Describe Recreational or Other Use(s) (if applicable)
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D. Previous Use of the Property

1. Has there been an industrial or commercial use on the subject lands or adjacent
lands? ☐ Yes  ☐ No  ☐  Unknown
If yes, specify the uses (for example: gas station or petroleum storage):

2. Is there reason to believe the subject lands may have been contaminated by former
uses on the site or adjacent sites?☐ Yes  ☐ No  ☐  Unknown

3. Provide the information you used to determine the answers to the above questions:

4. If you answered yes to any of the above questions in Section D, a previous use
inventory showing all known former uses of the subject lands, or if appropriate, the
adjacent lands, is needed.  Is the previous use inventory attached?  ☐ Yes  ☐ No

E. Provincial Policy

1. Is the requested amendment consistent with the provincial policy statements issued
under subsection 3(1) of the Planning Act, R.S.O. 1990, c. P. 13?  ☐ Yes  ☐ No

If no, please explain:

2. It is owner’s responsibility to be aware of and comply with all relevant federal or
provincial legislation, municipal by-laws or other agency approvals, including the
Endangered Species Act, 2007. Have the subject lands been screened to ensure
that development or site alteration will not have any impact on the habitat for
endangered or threatened species further to the provincial policy statement
subsection 2.1.7? ☐ Yes  ☐ No

If no, please explain:
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3. Have the subject lands been screened to ensure that development or site alteration
will not have any impact on source water protection? ☐ Yes  ☐ No

If no, please explain:

Note:  If in an area of source water Wellhead Protection Area (WHPA) A, B or C 
please attach relevant information and approved mitigation measures from the Risk 
Manager Official. 

4. Are any of the following uses or features on the subject lands or within 500 metres of
the subject lands, unless otherwise specified?  Please check boxes, if applicable.

Livestock facility or stockyard (submit MDS Calculation with application)

☐ On the subject lands or  ☐ wi
Wooded area

☐ On the subject lands or  ☐ wi
Municipal Landfill

☐ On the subject land r  s o ☐ wi
Sewage treatment plant or wa

☐ On the subject lands or  ☐ wi
Provincially significant wetlan

☐ On the subject lands or  ☐ wi
Floodplain

☐ On the subject lands or  ☐ wi
Rehabilitated mine site

☐ On the subject lands or  ☐ wi
Non-operating mine site withi

☐ On the subject lands or  ☐ wi
Active mine site within one kil

☐ On the subject lands or  ☐ wi
Industrial or commercial use (

☐ On the subject lands or  ☐ wi
Active railway line 

☐ On the subject lands or  ☐ wi
Seasonal wetness of lands

☐ On the subject lands or  ☐ wi
Erosion

☐ On the subject lands or  ☐ wi
Abandoned gas wells

☐ On the subject lands or  ☐ wi

thin 500 meters – distance  __________ 

___ _______

__________ 

__________  
environmental f

__________  

__________ 

__________ 

__________ 

__________ 

__________ 

__________ 

__________ 

__________ 

__________ 

thin 500 meters – distance  

thin 500 meters – distance  
ste stabilization plant 
thin 500 meters – distance  
d (class 1, 2 or 3) or other eature 
thin 500 meters – distance  

thin 500 meters – distance  

thin 500 meters – distance  
n one kilometre 
thin 500 meters – distance  
ometre 
thin 500 meters – distance  
specify the use(s)) 

thin 500 meters – distance  

thin 500 meters – distance  

thin 500 meters – distance  

thin 500 meters – distance  

thin 500 meters – distance  
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F. Servicing and Access

1. Indicate what services are available or proposed:
Water Supply
☐

☐

Municipal piped water ☐

☐

Communal wells
Individual wells Other (describe below)

___________________________________________________________________ 

Sewage Treatment 

☐

☐

Municipal sewers ☐

 ☐ 

Communal system

Septic tank and tile bed in good working order  Other (describe below)

___________________________________________________________________ 

Storm Drainage 
☐

☐

Storm sewers ☐ Open ditches
Other (describe below)

___________________________________________________________________ 

2. Existing or proposed access to subject lands:

☐

☐

Municipal road ☐

☐

Provincial highway

Unopened road Other (describe below)

Name of road/street: __________________________________________________ 

G. Other Information

1. Does the application involve a local business?  ☐ Yes  ☐ No
If yes, how many people are employed on the subject lands?
__________________________________________________________________

2. Is there any other information that you think may be useful in the review of this
application?  If so, explain below or attach on a separate page.
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H. Supporting Material to be submitted by Applicant

In order for your application to be considered complete, folded hard copies (number of 
paper copies as directed by the planner) and an electronic version (PDF) of the 

properly named site plan drawings, additional plans, studies and reports will be 
required, including but not limited to the following details: 

1. Concept/Layout Plan
2. All measurements in metric
3. Key map
4. Scale, legend and north arrow
5. Legal description and municipal address
6. Development name
7. Drawing title, number, original date and revision dates
8. Owner’s name, address and telephone number
9. Engineer’s name, address and telephone number
10. Professional engineer’s stamp
11. Existing and proposed easements and right of ways
12. Zoning compliance table – required versus proposed
13. Parking space totals – required and proposed
14. All entrances to parking areas marked with directional arrows
15. Loading spaces, facilities and routes (for commercial developments)
16. All dimensions of the subject lands
17. Dimensions and setbacks of all buildings and structures
18. Location and setbacks of septic system and well from all existing and proposed lot

lines, and all existing and proposed structures
19. Gross, ground and useable floor area
20. Lot coverage
21. Floor area ratio
22. Building entrances, building type, height, grades and extent of overhangs
23. Names, dimensions and location of adjacent streets including daylighting triangles
24. Driveways, curbs, drop curbs, pavement markings, widths, radii and traffic

directional signs
25. All exterior stairways and ramps with dimensions and setbacks
26. Retaining walls including materials proposed
27. Fire access and routes
28. Location, dimensions and number of parking spaces (including visitor and

accessible) and drive aisles
29. Location of mechanical room, and other building services (e.g. A/C, HRV)
30. Refuse disposal and storage areas including any related screening (if indoors,

need notation on site plan)
31. Winter snow storage location
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32. Landscape areas with dimensions
33. Natural features, watercourses and trees
34. Fire hydrants and utilities location
35. Fencing, screening and buffering – size, type and location
36. All hard surface materials
37. Light standards and wall mounted lights (plus a note on the site plan that all

outdoor lighting is to be dark sky compliant)
38. Business signs (make sure they are not in sight lines)
39. Sidewalks and walkways with dimensions
40. Pedestrian access routes into site and around site
41. Bicycle parking
42. Architectural elevations of all building sides
43. All other requirements as per the pre-consultation meeting

In addition, the following additional plans, studies and reports, including but not limited 
to, may also be required as part of the complete application submission: 

☐ Zoning Deficiency Form

☐ On-Site Sewage Disposal System Evaluation Form (to verify location and condition)

☐ Architectural Plan

☐ Buildings Elevation Plan

☐ Cut and Fill Plan

☐ Erosion and Sediment Control Plan

☐ Grading and Drainage Control Plan (around perimeter and within site) (existing and
proposed)

☐ Landscape Plan

☐ Photometric (Lighting) Plan

☐ Plan and Profile Drawings

☐ Site Servicing Plan

☐ Storm water Management Plan

☐ Street Sign and Traffic Plan

☐ Street Tree Planting Plan

☐ Tree Preservation Plan

☐ Archaeological Assessment

☐ Environmental Impact Study



J.  Transfers, Easements and Postponement of Interest

The owner acknowledges and agrees that if required it is their solicitor's responsibility ,
on behalf of the owner for the registration of all transfer(s) of land to the County, and/or
transfer(s) Of easement in favour of the County and/or utilities.  Also, the owner further
acknowledges and agrees that it is their solicitor's responsibility on behalf of the owner
for the registration of postponements Of any charges in favour of the County.

K. Permission to Enter Subject Lands

Permission is hereby granted to Norfolk County officers, employees or agents, to enter
the premises subject to this application for the purposes of making inspections.
associated with this application, during normal and reasonable working hours.

L. Freedom of lnl:ormatlon

For the purposes Of the Municipal Freedom of Information and Protection of Privacy Act,
I authorize and consent to the use by or the disclosure to any person or public body any
information that is collected under the authority of the P/am/.ng Act, f3,S.O.  7990, a. P.

Owner/Applicant Signature

M.  Owner's Authorization

Date

If the applicant/agent is not the registered owner of the lands that is the subject of this
applic2j!io„n;j!]:£}jwn,:risimngT;i!]§!%;t&a#.horizationsetoutbelow.

am/are the registered owner(s) of the
is the subject of this application.

lAve

I/\/\/e authorize  £. 44"zL4¢r  41qugrgT  a+7z+g      _ _   to make this application on
my/our behalf and to provide any of my/our personal information necessary for the
processing of this application.   Moreover, this shall be your good and sufficient

Owner

Owner

Nojas

Date
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N. Declaration

I,           Leg     GeBBNw_g_9_a of       __          Lo„ooul______                                                              _

solemnly declare that:

all of the above statements and the statements contained in all of the exhibits
transmitted herewith are true and I make this solemn declaration conscientiously
believing it to be true and knowing that it is of the same force and effect as if made
under oath and by virtue of The Canada Evt'der]ce Act.

Declared before me at:

RRE®nJ^4~  flevu
A+-    A/B14¢AA4

C,Pry   ¢F  AJj:4G44A r~4LLf

This     2fr4d Of     i:i5r3&_y_A_Rti,ty

A Commissioner, etc.

L=.LDUN FRASEF3 DARBYS .+`, a comm,sstoner, etc..

t'revhce of Ontario, for -.  I:Jougias Va!ie+. Limited,

Explres 'tatch 28, 2r2.f.

Nojffi*

CZ_J2±_
OwnerIApplicant Signature
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G .  D o u g l a s  V a l l e e  L i m i t e d  

2 Talbot Street North, Simcoe, ON N3Y 3W4  Phone: 519 426-6270  Fax: 519 426-6277  www.gdvallee.ca 

March 10, 2021 
 
County of Norfolk 
Robinson Administration Building 
185 Robinson Street, Suite 200 
Simcoe, ON N3Y 5L6 
 
Attention: Mohammad Alam, Senior Planner 
 
Reference: Planning Justification Report  

Application for Official Plan/Zoning By-law Amendment I-Z-2014  
G. Douglas Vallee Limited on behalf of Canadian Commercial (Simcoe) Inc. 
17 Queensway West, Simcoe, Norfolk County 

  Our Project 20-084 

 
Introduction: 
G. Douglas Vallee Limited has been retained by Canadian Commercial (Simcoe) Inc. (c/o Lee 
Greenwood) to make application for an Official Plan Amendment and Zoning By-law Amendment to 
permit further development of the existing commercial site at the intersection of highways 3 & 24 in 
Simcoe, Norfolk County.  The existing commercial site currently contains Shoppers Drug Mart, Staples, 
Boston Pizza, and the Bulk Barn.   Two additional commercial buildings are proposed.  One building 
will contain a restaurant, and the other building will contain a restaurant and a commercial unit.  In total 
3 new units are proposed.  The new buildings will be located along the south-west and westerly property 
boundaries.   
 
The 2 restaurants with include drive through pick up windows and stacking lanes in accordance with 
the permitted uses of the Service Commercial Zone.   
 
The lands are designated Commercial and Hazard Lands in accordance with the Official Plan.  It is 
proposed to amend the Official Plan to remove the Hazard Lands designation and to amend the zoning 
by-law Service Commercial Zone (CS) to reduce the rear yard setback from 9 metres to 5 metres to 
facilitate the development. 
 
This application: 

• Complies with the Norfolk County Official Plan. 

• Is supported by the revisions to the Conservation Authority’s revised floodplain mapping. 

• Is consistent with the general intent and purpose of the Provincial Policy Statement 2020. 

• Represents good planning. 
 
Purpose: 
The purpose of this Planning Justification Report is to provide planning support and information to the 
County to consider when reviewing the proposed applications for an Official Plan and Zoning By-law 
amendment.  
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G. DOUGLAS VALLEE LIMITED 
                                                               Consulting Engineers, Architects & Planners  

    Authorized by the Association of Professional Engineers of Ontario  
    to offer professional engineering services. 

Site Description: 
The subject site is located within the urban settlement boundary at the northwest corner of Queensway 
West and Norfolk Street North, on the south side of Riverside Road in Simcoe. The lands are 
approximately 24,900 sqm in area.  There are four existing commercial buildings located closest to the 
property lines with parking located centrally.   

 

 

Figure 1:  Location of Subject Lands in Simcoe 

Figure 2:  Proposed Site Plan Concept 

Proposed Building 
 

Proposed Building 
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G. DOUGLAS VALLEE LIMITED 
                                                               Consulting Engineers, Architects & Planners  

    Authorized by the Association of Professional Engineers of Ontario  
    to offer professional engineering services. 

Surrounding Land Uses 

Commercial lands surround the property on the west, south and east sides.  Residential development 
exists to the north.  

Appendices 
Appendices to this report include the following: 

Appendix A - Draft Site Plan 
Appendix B – Norfolk County Official Plan Policy Compliance 

 
This application was submitted to include the information and material required under Section 34 (10.1) 
and 22 (4) of the Planning Act as part of a complete application. 

Planning Review: 
The proposed Official Plan and Zoning By-law amendments were prepared in light of several planning 
documents including the Planning Act, the Provincial Policy Statement, the County Official Plan and 
Zoning By-law. 
 
Planning Act 
 
Section 2 of the Planning Act outlines matters of provincial interest. 
 
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 provincial plans that are in effect on that date, or shall not conflict with them, as the 
case may be”. 
 
Section 22 of the Planning Act outlines the requirements for considering an Official Plan Amendment. 
  
Section 34 of the Planning Act allows for the consideration of amendments to the zoning by-law. 
 
Provincial Policy Statement (2020)  
The Provincial Policy Statement was recently updated and took effect on May 1, 2020.  The subject 
land is identified as being within a Settlement Area according to the Provincial Policy Statement, 2020 
(PPS).  
  
The PPS provides policy direction for appropriate land use planning and development patterns to 
achieve healthy, liveable, and resilient communities that will protect resources of provincial interest, 
public health and safety, the quality of the natural and built environment, and will facilitate economic 
growth. 
 
It is encouraged that planning authorities consider infilling, redevelopment and intensification in a 
compact form in areas that support active transportation and can take advantage of existing 
infrastructure.  Development should be designed to improve accessibility for persons with disabilities 
and older persons. 
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G. DOUGLAS VALLEE LIMITED 
                                                               Consulting Engineers, Architects & Planners  

    Authorized by the Association of Professional Engineers of Ontario  
    to offer professional engineering services. 

Policy 3.0 discusses natural and human-made hazardous lands, where development is prohibited or 
permitted subject to conditions addressing flooding and erosion.  
 
The Long Point Region Conservation Authority has recently released new mapping which demonstrates 
that the lands are no longer within the floodplain.  Therefore, LPRCA will support the removal of these 
lands from the Hazard Land Designation.  This provides the clear justification to amend the Official Plan 
to remove the Hazard Land designation to permit development and intensification of the subject lands. 
 
A decision by Council to approve the Official Plan and Zoning By-law amendment will be consistent with 
PPS, 2020.  
 
Norfolk County Official Plan   
The lands are designated Commercial and Hazard Lands in accordance with the Official Plan.  As 
discussed, the Hazardous Land Designation is to be removed, and the underlying Commercial 
Designation is to remain.  The amendment is necessary at this time as the County has not completed 
an Official Plan update to reflect the updated mapping.   

Several sections of the Official Plan apply when considering zoning by-law amendments and are 
discussed in detail under Appendix B.  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 set out six “Goals and 
Objectives” to which the following 5 are applicable to the proposed residential development:  

• Strong and Diversified Economy 

• Protecting and Enhancing the Natural 
Environment; 

• Maintaining and Enhancing the Rural and 
Small-Town Character;  

• Upgrading and Expanding Infrastructure; 
and 

• A Well Governed, Well Planned and 
Sustainable County. 

 
The proposed zoning by-law amendment achieves the applicable ‘Goals and Objectives’ of the Official 
Plan as discussed in Appendix B.   
 
Provincially Significant Wetland 
This site is within the “adjacent lands” are of a Provincially Significant Wetland (PSW) that lies to the 
north.  This site will not have any impact on the PSW since: 

1. There is significant existing development between the subject lands and the Provincially 
Significant Wetland (PSW)   

2. Norfolk County’s Riverside Road and several residential dwellings are located between the 
subject lands and the PSW.   

For these reasons, the Long Point Region Conservation Authority has advised that an Environmental 
Impact Study (EIS) is not required.   
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G. DOUGLAS VALLEE LIMITED 
                                                               Consulting Engineers, Architects & Planners  

    Authorized by the Association of Professional Engineers of Ontario  
    to offer professional engineering services. 

Site Servicing 
Through the site plan application process, stormwater management design approvals and land use 
permits from the Conservation Authority will be required prior to building permit issuance.   
 
The development intends to make efficient use of this existing infrastructure. Through the site plan 
application process, proposed infrastructure will be designed and constructed in accordance with 
Norfolk County’s requirements, and will be subject to Norfolk County’s approval.  Details related to 
servicing do not impact the proposed Official Plan or Zoning By-law amendment application. 

Summary of Official Plan review 
The proposed Official Plan and zoning by-law amendment meets the policies of the Official Plan.  The 
development concept represents an appropriate land use considering the size of the property, proximity 
to existing residential and commercial uses, avoidance of Conservation Authority regulated floodplains, 
and the provision of buffering and/or landscaping through the site plan process. Accordingly, the 
proposed applications meet the intent and purpose of the Official Plan and represent good planning. 

Norfolk County Comprehensive Zoning By-law 1-Z-2018  
The lands are currently zoned Service Commercial Zone (CS).  This zone permits a multitude of 
commercial uses.  Special Provision 14.646 was passed to permit a limit the size of specific uses.  The 
uses proposed are permitted in accordance with the Service Commercial Zone.  The application to 
amend the zoning by-law is necessary to address setbacks and are captured in the following table. 
 

Zoning Table for  

Section 6.3 

Service Commercial Zone (CS)  Notes: 

6.3.1 - PERMITTED USES 

 
Various Service Commercial uses including restaurants and site-
specific retail and bulk food store. 

6.3.2 ZONE PROVISIONS FOR NON-RESIDENTIAL USES 

Minimum Lot Area 

i) Interior 
ii) Corner 

 
450m2 
495m2 

23,089.26 m2 

Minimum Lot Frontage 

i) Interior 
ii) Corner 

 
15m 

16.5m 
111.30 m 

c) Front Yard Setback 3m 3.89m 

d) Exterior Side Setback 3m 2.94m (Existing Condition) 

e) Interior Side Yard 
Setback  

3m 0.81 m (Existing Condition) 

f) Rear Yard Setback 9m 5m (Proposed) 

h) Maximum Building 
Height 

11m <11m  

i) Lot Coverage 35% 22% 

4.9 Parking Space Requirements (Non-Residential) See chart below 
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At this time, it has not been determined how the commercial unit will be used.  Accordingly, a review of 
the permitted uses and parking requirements has been completed.  For the purposes of ensuring 
compliance with the County parking requirements, a restaurant use has been reviewed considering the 
more significant requirements to provide parking at a ratio of 1 space for every 10m2 of usable floor 
area.  This analysis reveals that the property will continue to be in compliance with the requirements of 
the zoning by-law.  There total of all uses comply with the parking requirements of the by-law. 

Summary of Zoning By-law review 
It is proposed to reduce the rear yard setback from 9 metres to 5 metres to permit the restaurant and 
commercial unit without impacting the flow of internal traffic and ensuring compliance with the parking 
requirements of the zoning by-law. Impacts are not anticipated by reducing the setback as the adjacent 
lands are commercial in nature.  Fencing is proposed in this area to improve buffering.  As such it is our 

opinion that the proposed amendment to reduce the rear yard setback is appropriate.   
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Planning Analysis: 
The proposed Official Plan and Zoning By-law Amendment are in keeping with the general purpose and 
intent of the Provincial Policy Statement (PPS).  

This report demonstrates that the removal of the Hazard Lands overlay designation from the lands can 
be supported as the Long Point Region Conservation Authority’s updated floodplain mapping reveals 
that this property is no longer within the floodplain.  A development permit is required by the 
Conservation Authority as the Conservation Authority GIS mapping indicates that the lands are within 
Regulated Area O. Reg. 178/06. This also ensures that the construction plans of the building meet 
Conservation Authority standards.  Accordingly, the Official Plan Hazard designation can be removed. 

The proposed zoning by-law amendment to reduce the rear yard setback, is appropriate for the subject 
lands, does not impact the adjacent commercial property and complies with the general intent and 
purpose of the Official Plan and Zoning By-law.  Through the site plan process, buffering in the form of 
a fence can be considered. 

Conclusion: 
The proposed Official Plan and Zoning By-law Amendment implement the policies of the PPS and the 
Norfolk County Official Plan.  The Hazard Lands designation can be removed as supported by revised 
Conservation Authority floodplain mapping.  There are no impacts generated from the reduction of the 
rear yard setback. The analysis of this application is supportive. Accordingly, it is our opinion that the 
applications: 

• model good planning;  

• are not subject to natural and human made hazards; and 

• ensures efficiency and compatibility with the surrounding land uses. 

It is our recommendation that Norfolk County approve the application to amend the Official Plan and 
Zoning By-law to permit remove the Hazard Land designation and a reduced rear yard setback to 
facilitate the construction of 2 additional commercial buildings on the existing property. 
 
Yours truly, 
 

 
Eldon Darbyson, BES, MCIP, RPP 
Director of Planning 
G. DOUGLAS VALLEE LIMITED 
Consulting Engineers, Architects & Planners 
H:\Projects\2020\20-084 Burger King Servicing Investigation\Agency\PJR\Burger King PJR\2021.03.10 - Planning Justification Report.docx 





















21-Z-2015
14.810

14.646

14.647

14.810

14.640

14.81014.810

14.810

14.819

14.643

CS

HL

R2

PSW

CS

R2

R6

CS

R2

MG

CS

CS(H)
QUEENSWAY WEST

RIVERSIDE ROAD

EL
IZA

BE
TH

 R
OA

D

NORFOLK STREET NORTH

PARK LANE

24
3

24

(UNOPENED)

34

6

7
9

8

9
8

7 5

4
3

2

1

6
1

2

2

8

7

6

5

4

3

2
1

1

2

3

9 8 7 6 5
4 3 2

1

1

2

3
4

5

6

9

2

3

7

4

6

7

8

9

3

6

13

10
11

14

17
16 13 12 11 1015

14

15

16

10
11

12

14
15

16

10

11

BLK-27

BLK-26

BLK-21

BLK-19

BLK-20

BLK-17

BLK-18
BLK-38

BLK-37

BLK-26-A

RP-0182

RP-0020-B

RP-0279

RP-0084-B

RP
-02

79

RP-0079-B
NC

P-
00

07

40100111700

40100108500

40100121800

40100118700

40100122300

NC
P-

00
07

40100301600

40100409600

40100129600

40100124500

40100108400

40100300500

40100300200

40100109100

40
10

01
29

50
0

40100302200

40100119000

40100300600

14.648

14.606MG

1:2,000
20 0 20 40 60 8010

Meters

Simcoe

PARK ROAD

WEST STREET VICTORIA STREET

IRELAND ROADQUEENSWAY WEST

LYNNDALE ROAD

FOURTEENTH STREET WEST

CEDAR STREET
UNION STREET

(CLOSED)
FIRST AVENUE WEST

ADAMS LANE
BASIL AVENUE

24

35

3

24

KEY MAP

Urban Area of

MAP 1
File Number: OPNPL2021103,   
                       ZNPL2021104 &
                       SPPL2021228

SIMCOE

ZONING
2021-07-22

SUBJECT
LANDS
 From CS with Special Provision 14.646
To CS with Amended
 Special Provision 14.646



.

Urban
Residential OP

Urban
Residential OP

Urban
Residential OP

Hazard
Lands OP

Hazard
Lands OP

Commercial OP

Commercial OP

Commercial
OP

Commercial OP

Commercial OP

Commercial
OP

Commercial
OP

Provincially
Significant
Wetland OP

Industrial OP

6.5.1.5

7.11.3.4

7.11.3.6

7.11.3.8

40100108500

40100121800

40100124500

40100129700

40100111800

40100111700

40100109100

40100300500

40100118700

40100107100

40100108400

40100300200

4010030040040100301600
40100302200

40100121910

40100122300

40100122500

40100129600

BLK-8

6

3

12

11

9

8

7

6

5

4

7

31

2

14

11
10

BLK-18

16

15

6

5

4
3

2

1

BLK-17
234

56
9

3

BLK-20

BLK-19

BLK-21

2

1

1
2

3

4

5

6

7

8

2

2

1
6

4 3

BLK-26-A

1

2

3
414

15

5

6

7
8

911121316
17

BLK-26

14

12

7

4 3 2 1

4 3

(UNOPENED)

3

24

RP-0079-B

RP-0084-B

RP-0182

RP-0279

RP-0279NC
P-

00
07

24

QUEENSWAY EASTMILL
POND
COURT

NORFOLK STREET NORTH

QUEENSWAY WEST

CO
LB

OR
NE

 ST
RE

ET
 N

OR
TH

PARK LANE

EL
IZA

BE
TH

 R
OA

D

RIVERSIDE ROAD

Significant Woodland OP

Significant
Woodland OP

Significant
Woodland OP

Significant
Woodland OP

MAP 2
File Number: OPNPL2021103, ZNPL2021104 & SPPL2021228
Urban Area of SIMCOE

1:2,000
10 0 10 20 30 405

Meters

OFFICIAL PLAN

From Hazard Lands OP with
Site Specific Policy 7.11.3.6
To Commercial OP with
Amended Site Specific
Policy 7.11.3.6 and Special
Policy 6.5.1.5

2021-07-22

SUBJECTLANDS
From Commercial OP with
Site Specific Policy 7.11.3.6
and Special Policy 6.5.1.5
To Commercial OP with
Amended Site Specific Policy
7.11.3.6 and Special Policy6.5.1.5

     



.

RIVERSIDE ROAD

QUEENSWAY WEST

NORFOLK STREET NORTH

PARK LANECO
LB

OR
NE

 ST
RE

ET
 N

OR
TH

24

RP-0182

RP-0279

RP-0084-B

RP-05323

24

3

(UNOPENED)

34

7
9

8

4

3

2

1

6
1

2

2

8

7

6

5

4

3

2

1

1

2

3

9 8
7 6 5

4 3
2

1

1

2

5

6

8

9

13

10
11

12

14

15

16

BLK-26

BLK-21

BLK-19

BLK-20

BLK-17

BLK-18
40100111700

40100118700

40100108500

40100121800

40100301600

40100129600

40100111800

40100122300

40100129700

40100300200

40100109100

40100129500

40100300500

40100300400

40100108400

40100302200

40100121910

40100109000

MAP 3
File Number: OPNPL2021103, ZNPL2021104 & SPPL2021228
Urban Area of SIMCOE

1:1,500
6 0 6 12 18 243

Meters

WETLAND

2021-07-22

ADJACENT LANDS     

L.P.R.C.A. Generic Reg. Lines     



.

1

14
15

19
20

25
26

29

30
36

3739

40

41

45

46495051

52

55 56

63 64

70 71

77 78

84 85

92

93

102 103

112
113

124
125

135 136

148
149

161
162

173 174

184
185

194 195

203

204

208

211
209

212213219

220230
231

244
245

252

253

262 263

272

40100108500

40100111800

40100111700

40100129500

40100109100

40100109000

40100118700

40100109200

40100109800

40100300200
40100300100

40100121910

(UNOPENED)

3

24

CO
LB

OR
NE

ST
RE

ET
NO

RT
H

QUEENSWAY WEST

NORFOLK STREET NORTH

RIVERSIDE ROAD

MAP 4
File Number: OPNPL2021103, ZNPL2021104 & SPPL2021228
Urban Area of SIMCOE

1:1,150
10 0 10 20 30 405

Meters

2021-07-22

SUBJECTLANDS

ProposedGarbageEnclosure

28.98m
Proposed Unit A241.55 m²

Proposed Unit B213.67 m²

Proposed Unit C185.82 m²

Existing Staples1857.99 m²
Existing Shoppers Drug Mart1582.70 m²

Existing Boston Pizza555.08 m²Existing Bulk Barn522.78 m² 9 QUEENSWAYWEST25 QUEENSWAYWEST

470 NORFOLKSTREET NORTH17 QUEENSWAYWEST

54
.92

m

106.27m

10
.12

m

38.32m
44.36m

22.36m
11.70m

25
.30

m

105.95m

67.64m 53.96m 43.25m

5.20m1.00m

0.30m from
PropertyLine5.5

2m

4.0
0m

5.0
0m

11.26m


