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May 13, 2025

Norfolk County

Community Development Division
12 Gilbertson Drive,

Simcoe ON, N3Y 3N3

Attention: Bohdan Wynnyckyj, Director of Planning

Reference: 2741971 Ontario Inc
Application for Zoning By-Law Amendment
711 Main Street, Port Dover
Our File 24-110

Please accept this package as our formal submission for a Zoning By-law Amendment application for 711
Main Street, Port Dover on behalf of Timothy (Tim) and Laura Rodger.

Included as part of our complete application package are the following documents:

1. Commissioned Zoning By-law Amendment 4. Concept Plan, including Conceptual Site
application form Plan, Elevations, and Floor Plans prepared
by G. Douglas Vallee Limited, dated May

2. Planning Justification Report prepared by
G. Douglas Vallee Limited, May 7", 2025

. . 5. Traffic Impact Study prepared by
3. Functional Servicing Report prepared by . et
G. Douglas Vallee Limited, dated April 14™, Paradigm, dated April 1%, 2025
2025 6. Pre-Consultation Meeting Notes prepared
by Norfolk County, dated March 27", 2024

The submission has been made electronically through the CityView portal. Payment of fees will be made
once the application has been deemed complete.

5t 2025

Should you have any questions or comments, please feel free to get in touch so that we can address your
items in a timely manner.

Thank you in advance for your support of this project.

Best regards,

James Canzano, BA Spec Hons.

Planning Technician

G. DOUGLAS VALLEE LIMITED

HConsqﬂIptﬂipgA nEpgineers, fqﬁcﬁbitect %rnlnd Planners

ort Dover Apartment RodgenPlanning\ZBAWorking\Obsolete\2025.04.04 Cover leter JC.docxocx

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

G. Douglas Vallee Limited
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Pre-Consultation Meeting Notes

Date: March 271, 2024

Description of Proposal: To redevelop and rezone the subject lands to facilitate the
development of a 3 storey — 6-unit apartment building.

Property Location: 711 Main Street, Port Dover
Roll Number: 33402013700

Please read all the information in this document on the requirements for future
development planning applications. As a result of the information shared at the pre-
consultation meeting dated March 271 2024, the following applications and qualified
professional documents/reports are required as part of a complete application. Please
include all listed items with the application to ensure a complete application. The County
reserves the right to change, reduce or add requirements for a complete application,
particularly if the submission does not match the proposal as reviewed during the pre-
submission consultation meeting.

Please note that various fees are associated with each application, and there are also
costs for qualified professionals retained to complete various documents/reports. All
requirements identified are minimum and determined as of the date of the pre-
consultation meeting, with the information available at that time. As the proposal
proceeds, more information is made public, additional applications, studies, reports,
etc., may be required. The information in this document is applicable for a maximum of
one (1) year from the meeting date.

Before you submit your application, please contact the assigned Planner to
confirm submission requirements and the applicable fee. Fees will not be
accepted until the submission has been reviewed and confirmed by the Planning
Department.

As part of a complete application, a signed version of these meeting notes is required.

Proponent / Agent Name Signature Date

Tim Rodger, Applicant




Attendance List

Proponent Tim Rodger, Applicant
Community Development — Mohammad Alam, Supervisor, Development
Planning and Agreement Planning (Chair)

Fabian Serra, Planner

Building and Zoning Jonathan Weir, Building Inspector
Roxanne Lambrecht, Zoning Administrator
Tegan Meulemeester, Building Inspector

Environment & Infrastructure Brett Hamm, Junior Development Technologist
Services —

Development Engineering




Privileged Information and Without Prejudice

Table of Contents

Pre-Submission Consultation Meeting NOtes............ooooiiiiiiii 1
ALENAANCE LISt ....oeee e e 1
Table Of CONENES ...... e e e e e e e e e s 3
PropoSal SUMMAIY ........uiiiiiiiiiiiiee et sssssssesssensnnees 3
List of Application Requirements* and General Comments..............ccooueeeeiiiiieeeiiiiieees 3
Planning DepartmENt .............u e 3
Planning COMMENTS........uuu i seessasessnennnnne 5
Development ENGINEEIING ........uuuuiiiiiiiiiiiiiiiiiiiiiiiiiiii e seeeeeeeesseeeesnenennne 5
AAGIEEIMEINTS. ...ttt nnnnne 9
= 11 o 1 T 9
Corporate Support Services — Realty ServiCes ...........ccoviiiiiiiiiiiiiiiieeeeeeeeeee e 12
Corporate Support Services - Accessibility for Ontarians with Disabilities Act ........... 12
Haldimand-Norfolk Health and Social Services............c.coeiiiiiiiiiiiiiieeeeeeeee 12
Appendix A: Planning Reference Materials...............cooiiiiiiiiiiiiiiiiice e 14
Provincial Policy Statement, 2020............oooiiiiie e 14
Norfolk County Official Plan ...............euuuiiiiiiiiiiiii e 14
Norfolk County Zoning By-Law 1-Z-2014 .........ooeriiie e 14

Proposal Summary:

The Applicant is proposing to rezone the subject lands to redevelop the property to facilitate
the development of a 3 storey 6-unit apartment building.

List of Application Requirements* and General Comments

Planning Department

Planning application(s) required to proceed Required

Official Plan Amendment Application

Zoning By-law Amendment Application X

Site Plan Application

Draft Plan of Subdivision Application

Draft Plan of Condominium Application

Part Lot Control Application

Consent / Severance Application

Page | 3



Privileged Information and Without Prejudice

Minor Variance Application

Removal of Holding Application

Temporary Use By-Law Application

Other - Click here to enter text.

Planning requirements for a complete Required at Required at
application OPA/ Zoning Site Plan Stage
The items below are to be submitted as part of Stage

the identified Planning Application(s).
** electronic/PDF copies of all plans, studies and
reports are required™*

Agricultural Impact Assessment

Air Treatment Control Study

Archeological Assessment

Contaminated Site Study

Dust, Noise and Vibration Study

Elevation Plan X

Environmental Impact Study

Geotechnical Study

Heritage Impact Assessment

Hydrogeological Study

Landscaping Plan X

Market Impact Analysis

Minimum Distance Separation Schedule

MOE D-Series Guidelines Analysis

Neighbourhood Plan

Odour Mitigation Plan

Parking Assessment

Planning Justification Report/Impact Analysis

Photometrics (Lighting) Plan

Record of Site Condition

Restricted Land Use Screening Form

Site Plan/Drawing X

Topographical Study

Other:

Other:

Additional Planning Requirements Required

Development Agreement

Parkland Dedication/Cash-in-lieu of Parkland

Other:

* Any changes to a proposal may necessitate changes to Planning Department submission
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Privileged Information and Without Prejudice
requirements. Reports and studies are subject to peer review.

Summary of Fees, Forms, and other information pertaining to the Planning process can found
by visiting https://www.norfolkcounty.ca/government/planning/

See Appendix A for additional information

Planning Comments

The property at 711 Main Street, Port Dover is designated Urban Residential in the Norfolk
County Official Plan and is currently zoned Urban Residential Type 1 (R1-A) in the Norfolk
County Zoning By-Law 1-Z-2014.

The proposed use of an apartment building is not permitted within the R1-A zone. As a
result, a Zoning By-Law amendment is required to rezone to property from R1-A to Urban
Residential Type 5 Zone (R5). It should be noted that any deficiencies should be addressed
at this time.

Endangered and threatened species and their habitat are protected under the provinces
Endangered Species Act, 2007 (ESA), O. Reg. 242/08 & O. Reg. 830/21. The Act
prohibits development or site alteration within areas of significant habitat for endangered
or threatened species without demonstrating that no negative impacts will occur. The
Ministry of Environment, Conservation and Parks provides the service of responding to
species at risk information requests and project screenings. The proponent is
responsible for discussing the proposed activity and having their project screened with
MECP (Ministry of Environment, Conservation and Parks).

Please be advised that it is the owner’s responsibility to be aware of and comply with all
relevant federal or provincial legislation, municipal by-laws, or other agency approvals.

Assigned Planner:

Fabian Serra

Planner

8046
Fabian.serra@norfolkcounty.ca

Development Engineering

Development Engineering — 711 Main St. Port

Dover
Development Engineering requirements Required Required at Potentially
to proceed at OPA/ Site Plan Required
The below requirements are to be submitted | Zoning Stage (See Notes
as part of the Formal Development Planning | Stage Section)
application.
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General Requirements

Concept Plan

Lot Grading Plan

Siltation and Erosion Control Plan

General Plan of Services

Geotechnical Report

X1 X[ X[ X

Functional Servicing Report

X

Water Servicing Requirements— Section 10
Section 4.0

.0 Norfolk County Design Criter

ia and ISMP

Disconnection of Water Service(s) to
Property Line

X

Water Modelling (County Consultant)

Backflow Preventer (RPZ)

X

Water Allocation

X

Sanitary Servicing Requirements — Section 9.0 Norfolk County Design Criteria and ISMP

Section 4.0

Disconnection of Sanitary Service(s) to X
Property Line

Sanitary Modelling (County Consultant) X

Property Line Inspection Maintenance Hole X

Storm Water Servicing Requirements — Section 7.0 and Section 8 Norfolk County Design

Criteria and ISMP Section 4.0

Storm Water Management Design Report X
(including calculations)

Establish/Confirm Legal and Adequate X
Outlet

Transportation Requirements — Section 6.0 Norfolk County Design Criteria, ISMP Section

5.0, Section 6.0 and Appendix J

Traffic Impact Study

X

Page
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General Notes:

1. All reports and drawings are to be signed and stamped by a Professional Engineer (P.
Eng) and adhere to Norfolk County’s Design Criteria and Integrated Sustainable Master
Plan (ISMP). A copy of these criteria is available upon request.

2. Recommendations from all reports (FSR, SWM, TIS, Modelling, etc.) must be
incorporated into the design and be constructed at the developer’s expense.

3. As per Norfolk County By-law 2017-04 (‘Being a By-Law to Regulate Lot Grading and
Drainage’), a lot grading plan will be required at time of building permit application.

4. All applicable permits and inspections to be issued by Public Works

5. As per Norfolk County By-Law 2013-65, only one domestic water service pipe and one
water meter shall be installed per lot.

6. As per Norfolk County By-Law 2016-32, only one entrance is permitted per residential lot.

7. All applicable permits and inspections to be issued by Environmental and Infrastructure
Services department.

8. All entrances are to be shown on the plans. Entrances must conform to Norfolk County
Design Criteria and By-law 2016-32.

a. Driveway Grades (Section 6.7.02);

a. Driveway Widths (Section 6.7.03);

b. Number of Commercial entrances (By-Law 2016-32).
Entrance design must also encompass any recommendations from the Traffic
Impact Study.

Required at Zoning By-Law Amendment Application Stage:

All reports and studies are to be signed and sealed by a Professional Engineer and are to
adhere to Norfolk County Design Criteria.

9. The following reports/studies will be required at time of Zoning By-law Amendment and
Draft Plan of Subdivision Submission:

Concept Plan;

Functional Servicing Report (as per Norfolk County Design Criteria);
Water / Sanitary Modelling.

Traffic Impact Study (as per ISMP Appendix J — TIS Guidelines);

"0 Qo0

2. A Functional Servicing Report will be required. The FSR will explain the type of sanitary
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and water services required for this development and explain how each service will meet
the Norfolk County Water and Wastewater requirements. The Functional Servicing Report
must include water /sanitary servicing and fire flow calculations. Fire Flow calculations are
to be completed in accordance with “Water Supply for Public Fire Protection 2020” by Fire
Underwriters Survey.

. Sanitary and Water modelling will be required. This is to be completed by Norfolk

County’s third-party consultant. The cost to complete the modelling and any
recommendations from reports are to be implemented into the design at the applicant’s
expense. The following information will be required to receive a quote and complete the
modelling.
a. General Plan of Services
b. Functional Servicing Report;
Total Wastewater Design Flows shown in Sanitary Design Sheets;
Total Domestic Water and Fire Flows as per Norfolk County Design
Criteria Section 10.1.1
Once the quote has been received, approval from the applicant will be required before
proceeding.

. A Traffic Impact Study should be required with every planning application. However, as

this development is small in nature, ask that you complete a Traffic Impact Brief. Hence,
as per Norfolk County’s ISMP Appendix J - TIS Guidelines, a Traffic Impact Brief can be
prepared based on the following sections of the Appendix J - TIS Guidelines:

a. Section A1.3 — Existing Conditions;
b. Section A1.4 — Study Area;
c. Section A1.5 — Development Land Use Type & Site Plan;
d. Analysis:
i. Sightlines;

e. Conclusions and Recommendations

. Disconnection of existing water and sanitary services may be required prior to installation

of the new services. Permits are required prior to any work being completed. It should be
assumed that disconnection will be required earlier at the Demolition stage.

. A Sanitary Inspection manhole will be required on Property line.

. Per Norfolk County Design Criteria section 9.7.00, minimum size for sanitary lateral for a

proposal of this nature is 150mm.

Potentially Required:

1. A Testable DCVA Backflow device shall be placed in a watertight chamber at the
property line for each property. Approval from the Manager of Environmental Services
must be obtained as per Norfolk County Design criteria.
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Brett Hamm
Junior Development Technologist
Brett. Hamm@norfolkcounty.ca

Development Agreement

If performance securities are required by the County to secure any internal and external
development works, a recommended condition for your planning application approval
will be to enter into a development agreement with the County. The agreement will be
registered on title to the subject lands, at the owner’s expense. The additional
requirements for an agreement could include, but are not limited to the following:

= Engineering drawing review
Engineer’s schedule of costs for the works
Clearance letter and supporting documentation to support condition clearance
User fees and performance securities
Current property identification number (PIN printout)
Owner’s commercial general liability insurance certificate
Professional liability insurance certificate
Postponement of interest
Transfers and / or transfer easements along with registered reference plan

All the best with your development.

Annette Helmig
Agreement and Development Coordinator
Annette.Helmig@norfolkcounty.ca

Building
Zoning Administrator:
Pre Con 711 Main Street Port Dover
Zoned R1-A , proposing R5 to allow for 6 unit, 3 storey building

2.51.10 “APARTMENT DWELLING” shall mean a dwelling containing five (5) or more
dwelling units with a shared or common entrance.

Urban Residential Type 5 Zone (R5)

5.5.1 Permitted Uses In an R5 Zone, no land, building or structure shall be used except in
accordance with the following uses:

a) dwelling, apartment
b) home occupation

c) retirement home.
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5.5.2 Zone Provisions In an R5 Zone, no building or structure shall be erected or altered
except in accordance with the following provisions:

a) minimum lot frontage: 30 metres (meets at 40m)

b) minimum front yard: 3 metres (meets at 12.2m)

¢) minimum exterior side yard: 3 metres (n/a)

d) minimum interior side yard: 3 metres (meets at 3m)

€) minimum rear yard: 9 metres (meets at 20.51m)

f) maximum building height: five (5) storeys [6-Z-2018] (proposing 3)

g) maximum floor area ratio: (n/a as only 3 storeys)
i) four (4) storey building 0.72 [6-Z-2018]
ii) five (5) storey building 0.79 [6-Z-2018]

Zoning table on site plan is required to ensure zoning is met

Parking as per section 4.0 of our bylaw, 1.5 parking spaces per each dwelling unit=6 x 1.5
=9 spaces. Isle width to be 7.3m (9 spaces provided with the 7.3m isle)

one of the spaces has been designed for accessibility as per the parking bylaw at at width of
3.4m with signage that identifies the accessible space

Roxanne Lambrecht

Zoning Administrator

Extension 1839
Roxanne.Lambrecht@norfolkcounty.ca

Building Inspector:

The proposed construction is considered a Group C residential occupancy as defined by the
Ontario Building Code (OBC). You will need to retain the services of a qualified individual with
BCIN Small Buildings/Building Services, or Architect or a Professional Engineer to complete
the design documentation for this application.

The Designer will need to provide a Part 9 Building Code matrix. This matrix represents
selected elements from your detailed code analysis and presents a quick overview to the
municipal building official of the key OBC factors concerning your design. The matrix will
identify OBC review items such as occupant loads, fire separations, project description,
building size, building classification, fire alarms, type of construction, barrier free
requirements, plumbing fixture requirements and spatial separations.

The Designer will need to include in their submittals review of OBC Sentence 9.9.11.5. Floor
Numbering and Sentence 9.8.9.6. Finish for Treads, Landings and Stairs.
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The design drawings will need to indicate locations of all rooms including service rooms,
HVAC drawings will also be required.

Where a floor area does not require a barrier-free path of travel, certain barrier-free design
provisions of Section 3.8. will still be applicable. These requirements can provide greater
accessibility for persons with limited mobility who do not use wheelchairs or for those with
sensory disabilities. People using walking aids, service animals or those with hearing and
vision loss may still be able to climb stairs or use escalators. Accessibility features such as
wider door openings, lever door handles and larger washroom stalls can also assist other
building users. The applicable requirements include: 3.8.1.3.(6) — Headroom and walking
surfaces 3.8.2.3.(6) — Non-barrier-free washrooms 3.8.3.1.(6) — Accessibility signs
3.8.3.3.(19) — Doors, door hardware and vision panels 3.8.3.8.(10) — Ambulatory water closet
stalls 3.8.3.10.(4) — Urinals 3.8.3.11.(5) — Lavatories 3.8.3.15.(5) — Counters for telephones
3.8.3.16.(4) — Drinking fountains.

A demolition permit will be required to remove the existing building.

MORE THAN 2 DWELLINGS-PLUMBING

The Ontario Building Code (OBC) 7.6.3.4 requires a review of water service connection size
at the time of application for projects connected to a water system with more than one
dwelling unit..

FIRE FIGHTING REQUIREMENTS PART 9 BLDGS

OBC Atrticle 9.10.20.3. will require fire department access to buildings by means of a street,
private roadway or yard taking into account connection with public thoroughfares, weight of
firefighting equipment, width of roadway, radius of curves, overhead clearance, location of fire
hydrants, location of fire department connections and vehicular parking.

ABOVE GROUND CONDUCTORS

The Design will need to comply with OBC Subsection 3.1.19. Above Ground Electrical
Conductors, depending on the voltage, the clearances to the building will vary.

Signs proposed due to development will require a permit as part of Norfolk’s Sign Bylaw and
may need a Building Permit according to the OBC.

No Ontario Building Code review has been completed at this time and will be done at permit
application stage.

Items for Building Permit

“-Industrial Commercial Institutional (ICI)” & “Applicable Law Checklist” Step by Step Guide
Building Permit Package has been attached to the minutes herein, this contains information
on drawing requirements, designers, forms, contact information for Building Department etc.
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Jonathan Weir
Building Inspector

Extension 1832
jonathan.weir@norfolkcounty.ca

Corporate Support Services — Realty Services

If a Development Agreement is required, this will be registered on title and the County will
require Postponements of any Charges/Mortgages (if any) on title to the County’s Agreement.
We recommend that you connect with your Lender(s) (if any) and/or your solicitor as early in
the process as possible to avoid any delays.

Alisha O’Brien, Generalist,
Realty Services
realty.services@norfolkcounty.ca

Corporate Support Services - Accessibility for Ontarians with Disabilities Act

Please include accessible parking space on future submission at minimum 3.4m wide
equipped with a 1.5m wide access aisle. Please also include appropriate Rb-93 accessible
parking sign with separate “van accessible” tab

Sam McFarlane

Manager, Accessibility and Special Projects

Corporate Support Services

519-426-5870 x. 8099 Sam.McFarlane@norfolkcounty.ca

Haldimand-Norfolk Health and Social Services

Health and Social Services has a vested interest in new developments in Haldimand/Norfolk
County from a number of perspectives that can impact the health of the community. Our
comments for this proposal are as follows:

There is an acute need for purpose built rental units in Norfolk County. Provided the
proposed development meets the intent and purpose of applicable policy, by-laws, codes and
servicing capacity, Housing Services is supportive of the establishment of new purpose built
rental units in the community.

Housing Services:

Stephanie Rice
Director Social Services & Housing
Page | 12
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stephanie.rice@hnhss.ca

Page | 13


mailto:stephanie.rice@hnhss.ca

Privileged Information and Without Prejudice

Appendix A: Planning Reference Materials

Following is a summary of some land use planning reference materials. It is the
requirement of the applicant to ensure compliance with applicable legislation, policies and
regulations.

Provincial Policy Statement, 2020
https://www.ontario.ca/page/provincial-policy-statement-2020

Norfolk County Official Plan
https://www.norfolkcounty.ca/government/planning/official-plan/

Section 9.6.1 outlines requirements in relation to requests to amend the Official Plan.

Section 9.6.2 outlines requirements in relation to requests to amend the Zoning By-law.

It is the responsibility of the proponent to review and ensure relevant Official Plan
policies are addressed in any future development application.

Norfolk County Zoning By-Law 1-Z-2014
https://www.norfolkcounty.ca/government/planning/new-zoning-by-law/

The provisions of the Norfolk County Zoning By-Law shall apply to all lands within the
boundaries of Norfolk County. No land, building or structure shall be used, erected, or
altered in whole or in part except in conformity with the provisions of this By-Law. No land,
building or structure shall be used or occupied except for uses that are specifically
identified in the By-Law as permitted uses by the relevant zoning category.

It is the responsibility of the proponent to review and ensure relevant Zoning By-
law provisions are addressed in any future development application
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NOI” ]k APPLICABLE LAW CHECKLIST

COUNTY ¥

The Building Code Act prohibits the issuance of a building permit if the proposed construction or demolition will

contravene an applicable law as defined by the Building Code. The questions below will help you to determine if an
applicable law applies to your project. No timeframe for building permit review can be established until all required
applicable law approvals are completed and the approval documents are submitted to the Building Division.

If the answer is YES to any question, the relevant approval documents must be submitted with this permit application.
Where any required approval has NOT been obtained, the agencies listed on the back of this form must be contacted to

obtain approval, and the declaration on the bottom of this form must state accordingly.

Property Address: Permit Number (office use)

Zoning By-Laws — Norfolk County Planning Department

YES

NO

Is/was relief required to permit a minor zoning variance in your proposal?
Is/was rezoning required to permit the proposed building or land use?
Is a land division or subdivision required and not yet fully completed?

Are municipal services required but not yet completed or available?

Planning Approval - Norfolk County Planning Department

YES

NO

Is this property regulated by Site Plan Control under Section 41 of the Planning Act?

Heritage - Norfolk County Heritage and Culture Department

YES

NO

Are you demolishing a building that is listed on the County’s heritage inventory?
Is the building designated or in the process of being designated?

Is the property located in a heritage district or study area?

Construction and Fill Permits — Long Point Regional or Grand River Conservation Authority

YES

NO

Is the property located within a regulated area (i.e. abutting a ravine, watercourse, wetland, or
shoreline)?

Building and Land Use Permits - Ontario Ministry of Transportation

YES

NO

Is the property within 45m of a highway or 180 m from any highway intersection?
Is the property within 395m of a controlled highway intersection? (applies to Sign Permits)

Is this a major traffic generating project located within 800m of a highway?

Clean Water Act — Public Works

YES

NO

Is the property located within a Source Water Protection regulated area?

If yes: does a Water Source Protection Plan restrict the land use you are proposing?
(s.59 screening form may be required)

Community Development Division- Building Department
185 Rohinson Street, Suite 200, Simcoe, ON N3Y 5.6 e 519-426-5870 Ext. 6016




Agriculture and Farms - Ontario Ministry of Agriculture and Food YES NO

Is this a farm building that will house animals or manure?

Is this a milk processing plant?

Crown Lands Work Permit — Ministry of Natural Resources YES NO

Are you proposing to construct or place a structure or combination of structures that are in physical
contact with more than 15 square meters of shore lands?

Are you proposing to build on Crown Land?

Electrical Conductor Clearances - Electrical Safety Authority YES NO

Are any overhead power lines located above or within 5.5 metres of the proposed building?

Environmental Approvals - Ministry of Environment, Conservation, Parks YES NO

Is a Record of Site Condition required to be filed because of a change to more sensitive land use? Is
the property a former waste disposal site?

Is this project a major industrial, commercial, or government project?

Is this a renewable energy project?

Does this property have a Certificate of Property Use under the Environmental Protection Act?

Child Care Centres - Ministry of Education YES NO

Is a daycare proposed in any part of the building?

Seniors Centres - Ministry of Children, Community and Social Services YES NO

Is this a seniors project where Ontario Government funding is being sought?

Long Term Care Centres — Ministry of Health & Long Term Care YES NO

Construction, alteration or conversion of building used for a nursing home?

Education Act - Ministry of Education YES NO

Is the project being carried out on the property of an educational facility?

If so, is any or all building on the property being fully or partially demolished?

DELCARATION — | have considered the list of applicable laws in the Ontario Building Code as described above, and do
hereby declare that:

None of these applicable law approvals apply to this project

Applicable laws check ‘yes’ apply to this project, and approval documents are submitted with this application.

Applicable laws checked ‘yes’ apply to this project; however, all approval documents have not yet been obtained

The information provided on this form is true to the best of my knowledge. | have authority to act on behalf of the
owner, corporation, or partnership with respect to this application (if applicable).

Name: Signature: Date:

Community Development Division- Building Department
185 Rohinson Street, Suite 200, Simcoe, ON N3Y 5.6 e 519-426-5870 Ext. 6016



Approvals from other agencies are required in many instances before a building permit can be processed and issued.
These approvals are NOT administered by the Building Department. The fastest way to obtain a building permit is to
ensure that all other required approvals are completed prior to permit application. The Building Department is required
by law to prioritize applications that are fully complete in terms of applicable law approvals and document submissions.
Building permit documents must be consistent with applicable law approvals. If you answer yes to any of the following
guestion please reach out to these agencies for approvals.

Zoning and Planning — Community Services Division — Norfolk County

Zoning 519-426-5870 ext. 6064 or zoning@norfolkcounty.ca
Planning 519-426-5870 ext. 1842 or planning@norfolkcounty.ca

Planning Act, s.34, 34(5), 45, and Part VI

Zoning By-laws restrict such things as land use, lot size, building size, and setbacks. If your project does not comply
with any part of the Zoning By-law, a minor variance or rezoning must be obtained before any building permit can be
issued. Zoning By-laws also restrict the issuance of permits until any associated land division, subdivision, or municipal
servicing is complete.

Planning Act, s.41

Site Plan Approval applies to commercial, industrial, institutional, multi-residential and intensive livestock site plans.
The site plan agreement must be registered before site plans will be approved.

Conservation Authority Permits

Grand River Conservation Authority (GRCA)1-866-900-4722 or grca@grandriver.ca
Long Point Regional Conservation Authority (LPRCA) 1-888-231-5408 or conservation@I|prca.on.ca

Conservation Authorities Act s. 28 (1)(c), regulation 166/06

Development within certain conservation regulated areas requires a construction and fill permit from the
conservation authority before any building permit can be issued. GRCA or LPRCA will confirm if your property falls
within their jurisdiction.

Highway Corridor Building & Land Use Permits

Ministry of Transportation (MTO) 1-800-268-4686 or
www.mto.gov.on.ca/english/highway-bridges/highway-corridor-management/index.shtml

Public Transportation and Highway Improvement Act, s.34, 38

Ministry authorization is required for construction of all buildings within certain distances of a highway or
intersection. The requirement for Ministry authorization extents to 800m from a highway where development will
generate major traffic, such as a shopping centre.

Community Development Division- Building Department
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Environmental Approvals

Ministry of the Environment, Conservation and Parks (MECP)1-800-461-6290 or www.ontario.ca

Environmental Protection Act s. 46, 47.3, 168 and the Environmental Assessment Act s 5.

Ministry of Environment approvals are required where a property of industrial or commercial use is changed to more
sensitive residential or parkland use, for major government, industrial and commercial projects where defined by
regulation, properties formerly used for landfill or waste disposal, or renewable energy projects.

Electrical Conductor Clearances

Electrical Safety Authority 1-877-372-7233 or www.esasafe.com

Subsection 3.1.19. of the Ontario Building Code prohibits buildings being located beneath or within a certain minimum
distances of overhead electrical conductor wires, other than the power feed to the building.

Source Water Protection — Environmental and Infrastructure Services — Norfolk County

Environmental Services — Stephanie Davis- Manager, Water & Wastewater Compliance- 519-426-5870 ext. 8037 or
Stephanie.Davis@norfolkcounty.ca
Cambium Inc. Racheal Doyle — sourcewaterprotection@cambium-inc.com

Clean Water Act s. 59
Special land use restrictions may apply if a water source protection plan is in effect in the area where the building is
located. Uses affected by these restrictions require the approval of the designated Risk Management Official

Agriculture and Farms

Ministry of Agriculture Food and Rural Affairs 1-877-424-1300 or www.omafra.gov.on.ca

Nutrient Management Act 2002 s.11 reg 267/03, Milk Act s.14

Buildings or structures that house animals or store manure may trigger a requirement for a nutrient management
strategy approved by the Ministry. The Ministry must determine that a milk processing plant is necessary and
authorize it before a building permit can be issued.

Child Care Centres

Ministry of Education (905) 895-9192 or www.ontario.ca

Child Care and Early Years Act, s. 14 reg 137/15
Ministry plan approval is required if a new building is proposed to be used as a day nursery, an existing building is
proposed to be used, altered or renovated for a day nursery, or if an existing day nursery is altered or renovated.

Seniors Centres

Ministry of Children, Community and Social Services 1-888-789-4199 or www.mcss.gov.on.ca

Elderly Persons Centres Act s. 6 of reg 314
Reports must be submitted to the Minister and approval obtained for all seniors centres to which government funding
applies.
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Long Term Care Homes

Ministry of Health & Long Term Care 1-800-387-5559 or www.health.gov.on.ca

Nursing Home Act s. 4, 5 reg 832
Homes for the Aged & Rest Homes Act s. 14
The Long Term Heath Care Act is designed to help ensure that residents of long-term care homes receive safe,

consistent, high-quality, resident-centred care.

Education

Ministry of Education (905) 895-9192 or www.ontario.ca

Education Act s. 194
The board shall obtain approval from the Minister for the demolition of any buildings located on a school site

regulated by the Education Act. App

Crown Lands Works Permits

Ministry of Natural Resources www.ontario.ca/page/crown-land-work-permits

Ontario Regulation 239/135s.2,s.5
Ministry approval is required to construct a building on crown lands or to construct or place a structure along

shorelines.
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NOI' | k Industrial, Commercial, Institutional
COUNTY # Large Residential Permit Package
Building permits help protect you, your home, and the interests of your community by making sure the

project is structurally sound and follows the Ontario Building Code, municipal zoning and other
applicable laws.

There are multiple steps to the building permit process. The purpose of this permit package is to
highlight these steps and provide guidance to the building permit process.

STEP 1: Applicable Law.

Approvals from other agencies are required in many instances before a building permit can be
processed and issued. These approvals are NOT administered by the Building Department. The
fastest way to obtain a building permit is to ensure that all other required approvals are completed
prior to permit application.

An Applicable Law Checklist is required as part of a complete application. Agency contacts are
attached with this form. Our community mapping has many of these layers mapped to help you
determine if additional approvals are required for your application.

Community Development Division - Building Department
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Pre-consultation meeting — Site plan approval.

Most industrial, commercial and institutional buildings are located on properties where a site plan
approval is required through the Planning Act. Before you submit a planning application, please
contact our office about the necessity of a pre-consultation meeting.

These confidential meetings are hosted by the Planning Department with staff from various
departments (and agencies, as applicable) who will provide valuable feedback on your proposal and
outline what will be required as part of a complete planning application. After the meeting, you will
receive a detailed summary of the meeting which will summarize the feedback from each
department. The document will also include a clear list of what you need to submit as part of a
complete planning application form.

To request a pre-consultation meeting, please email the Planning Department at
precon@norfolkcounty.ca. You can also call us at (519) 426-5870 ext. 1842.

For more information on the process, please see the Norfolk County Planning Website.

=

Site Plan Control.

Site Plan Control is a tool utilized by the County to ensure that specific development proposals meet
the Official Plan and Zoning By-law objectives. Essentially, site plans approved under this process
are very detailed and outline precisely how a particular property will be developed. Site Plan Approval
is typically the last planning approval necessary before the Building Permit process.

A Site Plan Agreement is sometimes required for more complicated developments. Where a property
has site plan control designation, but the proposed construction is deemed minor in nature, the
applicant will need to provided a site plan waiver from the Planning Department as part of an
Applicable Law review.

Community Development Division - Building Department
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Zoning Requirements.

Finding the zoning associated with your property is easy with our GIS Community Web Map, position
over your property and turn on the zoning layer by clicking layer list, planning, zoning. Norfolk County
Zoning Bylaw is available online.
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To confirm your project conforms to the Zoning By-law you will need to provide a plot plan indicating:
TJ Property lines and lot dimension,

Location of building and all other structures on the Iot,

Location of all steps and landings,

Distance from dwelling to property lines,

Parking spots with dimensions,

Location of septic system.

OOoggdg

If your proposed building / structure does not comply with the zoning requirements, a planning
application will be required. Zoning and Planning approval is required as part of a complete permit
application.

Planning Department: planning@norfolkcounty.ca or 519-426-5870 ext. 1842.
Zoning: zoning@norfolkcounty.ca or 519-426-5870 ext. 1000.

-
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Lot Grading.

Where a property has been issued a site plan waiver, and the footprint of the building is increasing in
size, a lot grading is required.

Proposed grading plans and lot grading form shall be submitted with all building permit applications,
under Norfolk County Grading and Drainage By-law.

Proposed grading plans needs to identify:
11 all surface features;
existing and proposed structures;
changes in grade and slopes in percent between such changes; and
include sufficient information regarding adjacent properties to confirm conformance with this
By-Law with respect to drainage onto those properties.

[ R

An exemption may be considered for a lot in a rural area (complete form, fee applies)
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STEP 2: Preparing your application.

A building permit application consists of many documents. The forms attached are to be completed,
signed, and dated.

Who can design the building?

There are many factors to determine who can complete drawings and design documents for these
types of buildings. Your design team can be made up of qualified individuals with a Building Code
Identification number (BCIN), an architect, and/or Professional Engineers. If you are unsure what

qualifications a designer needs for your specific project, reach out to a building inspector for more
information.

Building Department staff cannot make recommendation on a specific designer or design company.

Drawings and Documents.

Drawings are to be legible and to scale. Use a ruler or computer aided drafting (CAD) software to
complete your drawings. Provide enough information and detail to ensure compliance with the
Ontario Building Code.

The Ontario Building Code is available online under the ‘regulations under this act’ tab.

Building Department staff are not permitted by law to provide design advice. It is the responsibility of
the property owner or authorized agent to complete a design that meets the requirements of the
Ontario Building Code (OBC) and the Building Code Act (BCA).

Building Permits — Application Checklist.

Completed Forms.

[J Building Permit Application Form.
Signed Commitment to General Review.

Property Owner Consent Form, if application is not completed by the property owner,
Applicable Law Checklist and supporting documents.
Lot grading form (projects with a site plan waiver).

I I W R O

Required Documents.

[1 Approved Site Plan approval plot plan.
] Drawings of the building.

o Architectural,

o Structural,

o Electrical,

o Mechanical,

o Plumbing.
1 Building Code Matrix.

] Completed SB-10 report (energy efficiency).

Community Development Division - Building Department
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'] Septic System or Sewage Works.
o Sewage system is under 10,000 litres/day daily design flow for the whole site. (separate

application through Norfolk County)
o Sewage Works is over 10,000 litres/day daily design flow for the whole site. ECA to be

obtained from The Ministry of Environment, Conservation, Parks.
Contact: Christopher O'Connor.
Phone: 1-800-668-4557, Cell: 905-515-9618
Email: Chris.O'Connor2@ontario.ca

Fees.

Building Permit fee.

Plumbing fee.

Occupancy fee.

Civic address (where applicable).

Water / Sanitary / Storm Connection Permit (where applicable).
Development charges (if applicable).

OOooOgoogdg

Septic Permits - Application Checklist.

Completed Forms.

[J Building Permit Application Form.
'l Schedule 1: Designer Information.
(] Schedule 2: Sewage System Installer Information.

Required Documents.
[l Septic System Permit Application Information Package / Worksheets.

[1 Percolation time (‘T’ time) report from a licensed testing agency.

Fees.
(1 Septic Permit fee.
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STEP 3: Applying.

Online Portal: Visit Norfolk Permits Portal and make your application online.

Building Department

Apply for a Building Permit
Status and Fees

In Person: Visit our service counter located at 185 Robinson Street, Suite 200 Simcoe Ontario.

Our Permit Coordinators will review your application and provide in writing any item which may be
missing from the application and a cost break down for the permit fees and payment options.

Step 4: Plans Review.

A Building Inspector will contact you in writing if there are building code concerns or missing
information from your application.

A building permit is issued once all documentation has been received, fees are paid in full, and your
plans are check for compliance with zoning by-law and the building code.

Step 5: Inspections

Once you have obtained a building permit, a building inspector needs to attend your site at several
milestones in the construction process. For more information, please check the inspection section of
Norfolk County’s Building Department website. Once all inspections are complete and passed your
permit is closed.

Need Help? If you have any question on the building permit process or plans required, please
contact permits@norfolkcounty.ca or 519-426-5870 ext. 6016

Updated October 2022
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COUNTY 4 available

Planning Department Development Application Form

Complete Application

A complete development application consists of the following:

1. A completed, signed, and notarized application form

2. Supporting information adequate to illustrate your proposal as indicated in Section
H of this application form

3. Written authorization from the registered owner of the subject lands where the
applicant is not the owner as per Section N

4. Cash, debit, credit or cheque payable to Norfolk County in the amount set out in
the user fees By-Law that will be accepted and deposited once the application has
been deemed complete.

Pre-Submission Consultation:

Norfolk County requires a Pre-Consultation Meeting for all applications; however, minor
applications may be exempted depending on the nature of the proposal. The purpose
of a Pre-Consultation Meeting is to provide the applicant with an opportunity to present
the proposed application, discuss potential issues, and for the Norfolk County and
Agency staff to identify the application requirements. Application requirements, as
detailed in the Pre-Consultation Meeting Comments, are valid for one year after the
meeting date.

Development Application Process

Once an application has been deemed complete by a Planner, Norfolk County staff will
circulate the application to adjacent landowners, public agencies, and internal
departments for comment. The time involved in application processing varies
depending on its complexity, acceptability to the other agencies, and statutory
Planning Act decision time-frames.

Payment is required once your application is deemed complete. Pre-payments will not
be accepted.

Revised April 2023
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Norfolk County collects personal information submitted through this form under the
Municipal Freedom of Information and Protection Act's authority. Norfolk County will
use this information for the purposes indicated or implied by this form. You can direct
questions about collecting personal information to Norfolk GIS Services at
NorfolkGIS@norfolkcounty.ca.

Additional studies required for the complete application shall be at the applicant's sole
expense. Sometimes, peer reviews may be necessary to review particular studies at
the applicant's expense. In these caseds, Norfolk County staff will select the company
to complete the peer review.

Norfolk County will refund the original fee if applicants withdraw their applications
before circulation. If Norfolk County must recirculate your drawings, there will be an
additional fee. If Norfolk County must do more than three reviews of engineering
drawings due to revisions by the owner or failure to revise engineering drawings as
requested, Norfolk County will charge an additional fee. Full refunds are only available
before Norfolk County has circulated the application.

Notification Sign Requirements

For public natification, Norfolk County will provide you with a sign to indicate the intent
and purpose of your development application. It is your responsibility to:

1. Post one sign per frontage in a conspicuous location on the subject lands.

2. Ensure one sign is posted at the front of the subject lands at least three

feet above ground level and not on a tree.

Notify the Planner when the sign is in place.

4. Maintain the sign until the development application is finalized and, after
that, remove it.

w

Contact Us

For additional information or assistance completing this application, please contact a
Planner at 519-426-5870 or 519-875-4485 extension 1842 or
planning@norfolkcounty.ca. Please submit the completed application and fees to the
attention of the Planning Department at 185 Robinson Street, Suite 200, Simcoe, ON
N3Y 5L6.

Revised April 2023
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For Office Use Only:

File Number Public Notice Sign

Related File Number Application Fee
Pre-consultation Meeting Conservation Authority Fee
Application Submitted Well & Septic Info Provided
Complete Application Planner

Check the type of planning application(s) you are submitting.

Official Plan Amendment

Zoning By-Law Amendment

Temporary Use By-law

Draft Plan of Subdivision/Vacant Land Condominium
Condominium Exemption

Site Plan Application

Extension of a Temporary Use By-law

Part Lot Control

Cash-in-Lieu of Parking

Renewable Energy Project or Radio Communication

Tower

Please summarize the desired result of this application (for example, a special zoning
provision on the subject lands to include additional use(s), changing the zone or official
plan designation of the subject lands, creating a certain number of lots, or similar)

Odoooodnxd

Please see Planning Justification Report prepared by G. Douglas Vallee Limited

Property Assessment Roll Number: 33402013700
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A. Applicant Information

Name of Owner

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

Timothy "Tim" Rodger, Laura Rodger

Box 793, 627 St. George 3t,

Port Dover ON NOA 1NO

519-427-4875

TimRodger@TimRodger.com

G. Douglas Vallee Limited c/o Lesley Hutton-Rhora

2 Talbot Street North

Simcoe, N3Y 3W4

519.426.6270x163

lesleyhuttonrhora@gdvallee.ca

G. Douglas Vallee Limited c/o Lesley Hutton-Rhora

2 Talbot Street North

Simcoe, N3Y 3w4

519.426.6270x163

lesleyhuttonrhora@gdvallee.ca

Unless otherwise directed, Norfolk County will forward all correspondence and notices
regarding this application to both owner and agent noted above.

= Owner

m  Agent m  Applicant

Names and addresses of any holder of any mortgagees, charges or other
encumbrances on the subject lands:

Revised April 2023
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B.

Location, Legal Description and Property Information

. Legal Description (include Geographic Township, Concession Number, Lot Number,

Block Number and Urban Area or Hamlet):
Port Dover, PLAN 207 BLK 10 LOT 4 to 5

Municipal Civic Address; 711 Main Street

Present Official Plan Designation(s): Urban Residential
Present Zoning: Residential R1-A

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

[]Yes [l No If yes, please specify corresponding number:

. Present use of the subject lands:

Residential

. Please describe all existing buildings or structures on the subject lands and

whether they will 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 the 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:
Please see Planning Justification Report prepared by G. Douglas Vallee Limited

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.
N/A

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:
Please see Planning Justification Report prepared by G. Douglas Vallee Limited

Revised April 2023
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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 L1 No [

If yes, identify and provide details of the building:
N/A

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

9. Existing use of abutting properties:
Residential

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

[1Yes = No If yes, describe the easement or restrictive covenant and its effect:

C. Purpose of Development Application
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:
Please see Planning Justification Report prepared by G. Douglas Vallee Limited

2. Please explain why it is not possible to comply with the provision(s) of the Zoning

By-law/and or Official Plan:
Please see Planning Justification Report prepared by G. Douglas Vallee Limited

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? [1 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:

Revised April 2023
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5. Does the requested amendment alter, replace, or delete a policy of the Official Plan?
[1Yes = 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:

Depth:
Width:
Lot Area:

Present Use:

Proposed Use:

Proposed final lot size (if boundary adjustment):

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:

Depth:
Width:
Lot Area:

Present Use:

Proposed Use:

Buildings on retained land:

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):

Revised April 2023
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9. Site Information Zoning

Proposed

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

Please See Conceptual Site Plan

Lot frontage

Lot depth

Prepared by G. Douglas Vallee Limited

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

Please See Conceptual Site Plan

Number of off street parking spaces

Number of visitor parking spaces

Prepared by G. Douglas Vallee Limited

Number of accessible parking spaces

Number of off street loading facilities

Revised April 2023
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12.Residential (if applicable)
Number of buildings existing: One dwe”ing and one Garage

Number of buildings proposed: Please See Conceptual Site Plan Prepared by G. Douglas Vallee Limited

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/lndustrial Uses (if applicable)

Number of buildings existing:

Number of buildings proposed:

Is this a conversion or addition to an existing building? [J Yes [1 No

If yes, describe:

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

Revised April 2023
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Seating Capacity (for assembly halls or similar):

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 shift:

Is open storage required: [ Yes [1 No
Is a residential use proposed as part of, or accessory to commercial/industrial use?

[1 Yes [J 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)

Revised April 2023
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D.

Previous Use of the Property

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

Is there reason to believe the subject lands may have been contaminated by former
uses on the site or adjacent sites?[] Yes & No [1 Unknown

Provide the information you used to determine the answers to the above questions:
Property owners

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? [J Yes [1 No

Provincial Policy

Is the requested amendment consistent with the provincial policy statements issued

under subsection 3(1) of the Planning Act, R.S.0. 1990, c. P. 13? = Yes [I No

If no, please explain:

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? [J Yes [ No

If no, please explain:
Subject Lands are within an urban area
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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 [I 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 [ within 500 meters — distance
Wooded area

[] On the subject lands or [ within 500 meters — distance
Municipal Landfill

[J On the subject lands or [ within 500 meters — distance
Sewage treatment plant or waste stabilization plant

[] On the subject lands or [ within 500 meters — distance
Provincially significant wetland (class 1, 2 or 3) or other environmental feature
[ On the subject lands or = within 500 meters — distance ~332.6m
Floodplain

[J On the subject lands or [ within 500 meters — distance
Rehabilitated mine site

[ On the subject lands or [ within 500 meters — distance
Non-operating mine site within one kilometre

[] On the subject lands or [ within 500 meters — distance

Active mine site within one kilometre

[J On the subject lands or [ within 500 meters — distance
Industrial or commercial use (specify the use(s))

[ On the subject lands or = within 500 meters — distance See PJR
Active railway line

[] On the subject lands or [ within 500 meters — distance
Seasonal wetness of lands

[J On the subject lands or [ within 500 meters — distance

Erosion

[] On the subject lands or [ within 500 meters — distance
Abandoned gas wells

[] On the subject lands or [ within 500 meters — distance
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F. Servicing and Access

1. Indicate what services are available or proposed:

Water Supply
= Municipal piped water [1 Communal wells
1 Individual wells [] Other (describe below)

Sewage Treatment
= Municipal sewers [J Communal system

[] Septic tank and tile bed in good working order [1 Other (describe below)

Storm Drainage
m Storm sewers [ Open ditches
[J Other (describe below)

2. Existing or proposed access to subject lands:
= Municipal road [1 Provincial highway
[] Unopened road O Other (describe below)

Name of road/street; Main 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.
Please see Planning Justification Report prepared by G. Douglas Vallee Limited
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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:

©oNOOA~®ODNE

P R RPRRRRRRR
N O A~O®NEO

19.
20.
21.
22.
23.
24.

25.
26.
27.
28.

29.
30.

Concept/Layout Plan

All measurements in metric

Key map

Scale, legend and north arrow

Legal description and municipal address

Development name

Drawing title, number, original date and revision dates

Owner’s name, address and telephone number

Engineer's name, address and telephone number

Professional engineer’s stamp

Existing and proposed easements and right of ways

Zoning compliance table — required versus proposed

Parking space totals — required and proposed

All entrances to parking areas marked with directional arrows

Loading spaces, facilities and routes (for commercial developments)

All dimensions of the subject lands

Dimensions and setbacks of all buildings and structures

Location and setbacks of septic system and well from all existing and proposed lot
lines, and all existing and proposed structures

Gross, ground and useable floor area

Lot coverage

Floor area ratio

Building entrances, building type, height, grades and extent of overhangs
Names, dimensions and location of adjacent streets including daylighting triangles
Driveways, curbs, drop curbs, pavement markings, widths, radii and traffic
directional signs

All exterior stairways and ramps with dimensions and setbacks

Retaining walls including materials proposed

Fire access and routes

Location, dimensions and number of parking spaces (including visitor and
accessible) and drive aisles

Location of mechanical room, and other building services (e.g. A/C, HRV)
Refuse disposal and storage areas including any related screening (if indoors,
need notation on site plan)

Winter snow storage location
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32.
33.
34.
35.
36.
37.

38.
39.
40.
41.
42.
43.

Landscape areas with dimensions

Natural features, watercourses and trees

Fire hydrants and utilities location

Fencing, screening and buffering — size, type and location
All hard surface materials

Light standards and wall mounted lights (plus a note on the site plan that all
outdoor lighting is to be dark sky compliant)

Business signs (make sure they are not in sight lines)
Sidewalks and walkways with dimensions

Pedestrian access routes into site and around site

Bicycle parking

Architectural elevations of all building sides

All other requirements as per the pre-consultation meeting

In addition, the following additional plans, studies and reports, including but not limited

to,

O

O 0O oodgof

O 0ogoobododaon

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
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Functional Servicing Report

Geotechnical Study / Hydrogeological Review
Minimum Distance Separation Schedule
Noise or Vibration Study

Record of Site Condition

Storm water Management Report

m O0o00doid o

Traffic Impact Study — please contact the Planner to verify the scope required

Site Plan applications will require the following supporting materials:

1. Two (2) complete sets of the site plan drawings folded to 8% x 11 and an
electronic version in PDF format

Letter requesting that the Holding be removed (if applicable)

A cost estimate prepared by the applicant’s engineer

An estimate for Parkland dedication by a certified land appraiser
Property Identification Number (PIN) printout

abrownN

Standard condominium exemptions will require the following supporting materials:
[] Plan of standard condominium (2 paper copies and 1 electronic copy)
[J Draft condominium declaration

[J Property Identification Number (PIN) printout

Your development approval might also be dependent on other relevant federal or
provincial legislation, municipal by-laws or other agency approvals.

All final plans must include the owner’s signature as well as the engineer’s
signature and seal.

|. Development Agreements

A development agreement may be required prior to site plan approval, subdivision and
condominium applications. Should this be necessary for your development, you will be
contacted by the agreement administrator with further details of the requirements
including but not limited to insurance coverage, professional liability for your engineer,
additional fees and securities.
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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, to disclose the registration of all transfer(s) of land and/or
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 Information

For the purposes of the Municipal Freedom of Information and Protection of Privacy
Act, | 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 Planning Act, R.S.O.
1990, c. P. 13 for the purposes of processing this application.

Owner/Aglicant Signature Date

M. Owner’s Authorization
If the applicant/agent is not the registered owner of the lands that is the subject of this
application, the owner(s) must complete the authorization set out below.

I'We TimOthy and Laura ROdger am/are the registered owner(s) of the

lands that is the subject of this application.
G. Douglas Vallee Limited c/o Lesley Hutton-Rhora to make this application on

I/We authorize
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

authorization for so doin
i Aovl 110108

(/ Owner Date
(/\/&0@/}\, W I, 2025
Owner Date
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N. Declaration
l, .‘"“’*\*7 Rudﬁ,{’ of PU\'\' DUWY'

solemnly declare that:

all of the above statements and the statements contained in all of the exhibits
transmitted herewith are true and | 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 Evidence Act.

Declared before me at:
A o
—

Owner/Applicant Signature

In punly a,[\ /[/'\,mﬁré

This__ [ dayof .4//), !

AD. 20 25

4 ——

’
N
o - ‘_/_/7

A Commissioner, etc.

G SRewn Sorels
/\./‘l- F ey “/:"/-‘é_'
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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, to disclose the registration of all transfer(s) of land and/or
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 Information

For the purposes of the Municipal Freedom of Information and Protection of Privacy
Act, | 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 Planning Act, R.S.0.
1990, c. P. 13 for the purposes of processing this application.

d /%M U, Ro2S

Owner/Appﬁ:ant Signature Date

M. Owner’s Authérization

If the applicant/agent is not the registered owner of the lands that is the subject of this
application, the owner(s) must complete the authorization set out below.

["\We T|m0thy and Laura Rodger am/are the registered owner(s) of the
lands that is the subject of this application.

I/\We authorize G. Douglas Vallee Limited c/o Lesley Hutton-Rhora 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

authorization, for so doing.
il el U, 2025

; /
ner Date
%ﬁ% fpd L, (2
Owner Date
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N. Declaration
1 Lagva Ruo\qev’ of Po\,\ Nuvey-

solemnly declare that:

all of the above statements and the statements contained in all of the exhibits
transmitted herewith are true and | 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 Evidence Act.

Declared before me at:

Owner/Applicant Signature

= ) o ,,', d
In C ovnte, ,‘_,)/ /\/p»/;/ S

/ 4
This [ ( day of 7 o
v

AD. 204

= e -

A
=<

- & -

a2
A Commissioner, etc.

3 o ) i
C/“ }/’4"""‘“ :.fjﬁvu-/fr

/\//f"") (:.4-/:3/;'.) e
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Zoning By-law Amendment
711 Main Street, Port Dover,
Norfolk County

Planning Justification Report

May 13, 2025
Our File; 24-110



711 Main Street | Zoning By-law Amendment | Planning Justification Report

Table of Contents

T oo LU o} 4 T ] o PRSI 2
ST B T=E] of ] o) 10 ] o IR PSP PR PUPPPPTRTPR 2
(o] o Lo T Y=o I I TSAVZ=1 [0 0] o4 1= o 1 3
oY eTo R =To BN 4 o T=T 0 o 0 0 T=] o PP P PP PP PPPPRP 3
(0 L0 LT PP R PUPPRPTOPPRR 4
= L T Yo T =Y A = 5
(P T e L 1T 0T A o] TP P PP PUPPPP PP 5
Provincial Planning Stat@mMent 2024 ..........cooiii oo e e e e e s e e e e e e e s e st b e e e e e e e e s eaatrrarereaaeeaaans 5
Norfolk County Official Plan (NCOP) ........oeiiiiiiiieiie ettt e et e e e eas 7
Lakeshore Special Policy Area SECONAaAry Plan .........cooioiiiiiiiiiicc e 2
NOIfOIK COUNLY ZONING BY AW ..ottt e e et e e s e e e e nnee s 4
ParKiNg ASSESSIMEBNT ...ueiiiii ittt e e e e e e e e e e e e e e e e et e e et e e e e e s s e abbaeeeeaaeeeasaasabereeeeaeeeeaanrrrareeeeas 5
Analysis of Zoning ProvisSion AMENAMENTS ......coiiiiiiiiiiiie e e e e e aneeeas 5
ALGNMENT WITN PP S . et e e e e e e e et e e e s e et e e e et eaeessssasnttreeeeaeeessannssranneeaaeeasans 5
Accessory Dwelling Units vs Stacked TOWNNOUSES .........cooiiiiiiiiiiiiee et 8
Land Use ComPatibDility ..ot e e e e e e e e e s e e e e e e e e s s et b be e e e e aeeesasnnteaeeeeaeeesannneees 8
ST o] o1 41 Lo TS (¥ o = 9
WALET @NT SBNITAIY .ttt e st e e e e bt e e o s b et e e e s b e e e e e aa s e e e e e s anbee e e e e nbe e e e e annne e e e e nnnnneeean 9
Stormwater ManagemMeENT (SWIM)......uuee it e e e e e e s e e e e e e e s s et e e e e e e e s s s snatabrrereeaeeeeaanreees 10
1= 1 oS SOUPPPEERR 11
(007 0 o] 11 1] [0 1 o PR PR 11
N 0] o 1= [0 1o = 13

Appendix A — Conceptual Site Plan, prepared by Vallee, dated May 5, 2025

Appendix B — Conceptual Elevations & Floorplans, prepared by Vallee, dated May 5, 2025
Appendix C — Provincial Interest

Appendix D — Provincial Planning Statement Compliance

Appendix E — Official Plan Compliance

Appendix F — Lakeshore Special Policy Area Secondary Plan Compliance

Page 1



711 Main Street | Zoning By-law Amendment | Planning Justification Report

Introduction

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

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

This application:

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

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

Generates an acceptable level of traffic;

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

Site Description

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

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

The subject lands are also approximately:

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

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

Proposed Development

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

Proposed Amendments
Zoning By-Law Amendment
To support the proposed development, amen