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Public Hearings Committee – June 01, 2021
Subject: OPNPL2019315 and ZNPL2019316 – An application has been received to
amend the Norfolk County Official Plan to allow a maximum of nine (9) dwelling units on
the subject lands through a site-specific policy. The applicants have submitted a related
Zoning By-Law amendment application to permit tourist cabins as a permitted use on
the subject lands through a site-specific provision. The purpose of these applications is
to allow the expansion of the existing tourist accommodation operation by constructing
four (4) new tourist cabins.
MARY ELGERSMA & TONY MENDOLIA and agent IBI GROUP has put forth the
application affecting the lands described as 511 Nelson Street West, Port Dover.
Report Number:
Division:
Department:
Purpose:

CD 21-32
Community Development
Planning
For Information

Executive Summary:
This Public Meeting report is for an official plan amendment and zoning by-law
amendment submitted by IBI Group on behalf of Mary Elgersma and Tony Mendolia,
with respect to the subject site located at 511 Nelson Street West, Port Dover. This
report describes the proposed application and includes an overview of the relevant
policies and regulations that will be evaluated as part of a future comprehensive
recommendation report.
The applicant is proposing to expand an existing tourist accommodation from 4 cottages
(tourist cabins) and a main dwelling to include 4 additional structures to be used as
tourist cabins, for a total of 9 units. The 9 units would include: 1 permanent dwelling, 4
existing cabins used for rental purposes with legal non-conforming status, and 4 new
tourist cabins for seasonal use only.
The Official Plan Amendment and Zoning By-law Amendment applications were
submitted by the applicants and their agent on August 29, 2019 and was deemed
complete on September 5, 2019. The application was then subsequently deferred due
to the development moratorium and Interim Control By-law approved on September 10,
2019.
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This report is being presented as part of the statutory public meeting required by the
Planning Act. A subsequent report will be brought forward containing a recommendation
for Council consideration, and only when there is approved direction in regards to future
servicing capacity.
Discussion:
The proposed expansion of the rental cottage use is supported by a number of reports
and documents, including a functional servicing report, a concept plan, a planning
justification report, and a vegetation plan. The supporting documents were submitted at
time of submission. Based on the report reviews and staff comments, the following
issues are presented for discussion:
Tourist Cabins: “Tourist cabins” are defined by the Norfolk County Zoning By-Law as
“detached, furnished building providing temporary rental accommodation for one (1) or
more individuals, in which cooking, eating, sleeping and sanitary facilities are provided,
for use by the vacationing public.” The use is not currently permitted in the R1-A zone,
however, tourist cabins or rental dwellings have existed on the subject lands for at least
the last 20 years.
Servicing Constraints and Development Moratorium:
On September 10, 2019, Norfolk County Council passed By-law 2019-89, enacting an
Interim Control By-law (‘‘ICBL’’) that applies to the Urban Area of Port Dover. The ICBL
prohibits any new development of lands within the Port Dover Urban Area that require a
new water connection until further study is completed. .
Public Engagement: In addition to the required public engagement completed through a
public hearing, the applicants have identified a willingness to facilitate an additional
community engagement meeting in order to provide further information and gather
feedback from neighbors about the proposed development. This could be completed
with the support of planning staff virtually in the coming months.
Site Plan Application: According to Site Plan Control By-Law 2014-97 and section 9.6.5
of the Official plan related to Site Plan Control, a site plan approval, agreement and
securities will be required for the proposed development. This will be completed through
a subsequent planning process and will be informed by the public engagement of the
OPA and ZBA applications which are the subject of this report.
Site Features and Land Use:
The subject lands are located on the west side of Port Dover, fronting onto the south
side of Nelson Street West. The subject lands include one residential dwelling and four
(4) rental cottages, resulting in lot coverage of approximately 6 percent. The area of the
subject lands is approximately 7,278 square metres, with approximately 59.5 metres of
frontage on Nelson Street West.
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Figure 1. The proposed development

Circulation Comments: The technical comments received from Departments and
Agencies are attached within Appendix A and form part of this information report.
Regard For Public Input:
There has been public interest received for this application. Appendix B includes three
(3) formal public submissions received to date in advance of the Statutory Public
Meeting. Staff will also be working with the applicants to facilitate an Open House for
further public input and consultation on the proposed development.
This report is being presented as part of the statutory public meeting in accordance with
the Planning Act.
Planning Considerations:
Provincial Policy Statement, 2020
The PPS provides policy direction on matters of provincial interest related to land use
planning and development. It promotes efficient development and land use patterns and
encourages growth and development within existing settlement areas. The subject land
is within the ‘settlement area’ as defined in the Provincial Policy Statement.
Section 1: Building Healthy Communities of the PPS promotes the building of strong,
healthy communities and includes policies about avoiding development and land use
patterns which may cause environmental or public health and safety concerns.
Section 1.1.3.1 indicates that “Settlement areas shall be the focus of growth and
development.” Additionally, Section 1.1.3.2 states that “land use patterns within
settlement areas shall be based on densities and a mix of land uses which:
a) efficiently use land and resources;
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b) are appropriate for, and efficiently use, the infrastructure and public service
facilities which are planned or available, and avoid the need for their unjustified
and/or uneconomical expansion;
c) minimize negative impacts to air quality and climate change, and promote energy
efficiency;
d) prepare for the impacts of a changing climate;
e) support active transportation;
f) are transit-supportive, where transit is planned, exists or may be developed; and
g) are freight-supportive.
Section 1.6.6.2 provides direction of municipal sewage and water services. This section
identifies that municipal services are the preferred for of servicing for settlement area to
support protection of the environment and minimize potential risks to human helath and
safety. This section identifies that intensification shall be promoted wherever feasible to
optimize the use of municipal services.
Section 1.6.6.7, related to stormwater management policies, provides specific
performance indicators, including:
• prevention of contaminant loads;
• erosion and changes in water balance;
• mitigation of risks to human health, safety, and the environment;
• promotion of water conservation and efficiency; and
• low impact development.
Planning Comments: Planning staff will provide a full conformity check based on the
above mentioned policies of the PPS, 2020 within the recommendation report.
Norfolk County Official Plan

The subject lands are designated “Urban Residential” and “Hazard Lands” in the Official
Plan, and fall within the Lakeshore Special Policy Area.
The subject lands are designated “Urban Residential” in the Official Plan.This
designation is meant to encompass neighbourhoods in the County’s urban area capable
of providing a variety of residential forms that serve a diverse population. The southern
portion of the property is designated “Hazard Lands,” however the proposed
development is located outside of this area.
Section 7.7.1 indicates that the predominant use of land under the designation “Urban
Residential” shall be a variety of urban dwelling types, which meet the needs of a
diverse population, but does not exceed two (2) dwelling units per lot. The subject
property currently includes five (5) dwelling units; however, these uses existed prior to
the adoption of the Official Plan, and therefore are legal. The proposed development
would add four (4) additional units to the subject property.
In regard to development within the Urban Area, section 5.3.1 states the following:
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The County shall consider applications for infill development, intensification and
redevelopment of sites and buildings through intensification based on the following
criteria:
I.
the development proposal is within an Urban Area, and is appropriately
located in the context of the residential intensification study;
II. the existing water and sanitary sewer services can accommodate the
additional development;
III. the road network can accommodate the traffic generated;
IV. the proposed development is compatible with the existing development and
physical character of the adjacent properties and surrounding neighbourhood;
and
V. the proposed development is consistent with the policies of the appropriate
Land Use Designation associated with the land.
The proposed pod location is within an area identified as Significant Woodlands under
the Official Plan. A site visit indicates that very little of the woodland area remains to
date and the majority of the woodland area is north of Nelson Street and northwest of
the subject lands. Section 6.5.2 states, “Development or site alteration proposed in, or
adjacent to, a Natural Heritage Feature(s), whether illustrated on Schedule “C” or only
described in Table 4, shall be subject to the completion of an Environmental Impact
Study, in accordance with Section 9.7.1 (Environmental Impact Study) of this Plan.
Development or site alteration in, or adjacent to, such features shall not be permitted
unless it has been demonstrated that there will be no negative impacts on the natural
features or on their ecological functions that cannot be adequately mitigated. The extent
of adjacent land shall be defined as indicated in Table 4.”
Given the limited impacts identified by staff, an Environmental Impact Statement was
not required. Instead, the applicants will provide a tree preservation plan with the site
plan application.
Section 5.4, related to ‘Community Design’ policies, provide direction to the physical
design of the communities for development proposals, such as plans of subdivision.
Section 8.9.1 outlines the policies surrounding Services in the Urban Areas of Norfolk
County. Subsection c) states, all development in the Urban Areas shall be fully serviced
by municipal piped water supply and waste water treatment systems.
Subsection e) states, Infilling of vacant areas within the Urban Areas which are already
provided with full municipal services is encouraged, and shall be a criterion when
evaluating proposed plans of subdivision and consents, with respect to the extension of
services, utilities or the associated construction.
Section 8.9.3 outlines the policies surrounding Servicing allocation and phasing.
Subsection a) states, when unallocated servicing capacity does not exist for a proposed
development, the County shall defer the processing of the planning application until
capacity is available, or until a servicing agreement is in place to ensure that such
capacity will be available to service the development. Draft approved plans of
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subdivision may only proceed to registration if sufficient servicing capacity continues to
exist.
The Subject Property is also located within the Urban Area designated by Lakeshore
Special Policy Area (LSPA) and Secondary Plan. Section 11.6 of the Lakeshore Special
Policy Secondary Plan focuses on the Tourism and Recreation Strategy and identifies
Port Dover as an Urban Tourism Node. Urban Tourism Nodes are intended to be the
focus of tourism and economic activities within the Lakeshore Special Secondary Plan.
A range of tourism related uses, including commercial establishments,
accommodations, restaurants, entertainment and recreational uses are encouraged in
the Urban Tourism nodes.
Further, Section 11.8 pertaining to the LSPA identifies a community design strategy
which builds on policies outlined in the Official Plan. Port Dover specific guidelines are
identified in the Community Design Guidelines for the LSPA, as are policies for
“Ontario’s South Coast Scenic Route” which the subjects lands falls upon. The South
Coast Scenic Route is intended to be a scenic drive/recreational trail which links major
tourism, recreation, agriculture, and natural environment destinations along the
lakeshore. There is emphasis on aesthetic appeal and protecting any existing views or
vistas along the route.
Planning comments: The proposed development will be further reviewed based on the
above mentioned policies. A conformity check of the Official Plan policies will be
provided within the recommendation report.
Norfolk County Zoning By-Law 1-Z-2014
The subject lands are zoned “Urban Residential Type 1 (R1-A)” and “Hazard Lands
(HL).”
The following uses are permitted in the R1-A Zone:
a)
b)
c)
d)

dwelling, single detached
bed & breakfast, subject to Subsection 3.4
home occupation
accessory residential dwelling unit, subject to Subsection 3.2.3.

The following uses are permitted in the HL Zone:
a) dock, pier or wharf
b) farm, excluding any building
c) parking lot or any similar non-structural use accessory to a permitted use or
accessory to a permitted use in an adjacent Zone but on same lot
d) public park, provided there are no buildings located thereon except buildings
used as an open pavilion and for sanitary facilities or change houses for bathers.
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Tourist cabins are not a permitted use in the R1-A zone, therefore a Zoning By-law
Amendment is required to permit the proposed development on the subject property.
Tourist Cabins are defined as the following:
“TOURIST CABIN” shall mean a detached, furnished building
providing temporary rental accommodation for one (1) or more
individuals, in which cooking, eating, sleeping and sanitary facilities
are provided, for use by the vacationing public.
The surrounding area consists of a variety of land uses and zones, including ‘Open
Space (OS)’, ‘Urban Residential Type 1 (R1)’ and Hazard Lands (HL) zones. There are
no similar uses in the immediate vicinity, however other seasonal and tourist
accommodations can be found in the area.
Planning comments: The proposed development will be further reviewed based on the
above mentioned provisions and the related discussion will be provided within the
recommendation report.
Strategic Plan Linkage:
This report aligns with the 2019-2022 Council Strategic Priority "Create an Optimal
Place for Business".
Explanation: Subject to confirmation of servicing capacity solutions, the proposed
development supports the expansion of an existing tourism business in an identified
Urban Tourism Node.
Conclusion: The purpose of this report is to summarize the planning application
proposal, provide the comments received from applicable departments and agencies,
summarize comments received from member of the public, and to provide general
information in relation to the overall application. A staff report with related
recommendations will be submitted to Council for consideration at a later date.
Recommendation(s):
THAT Report CD 21-32, Public Hearing report for OPNPL2019315 and ZNPL2019316,
be received for information;
THAT any technical comments received after the public hearing be provided to the
application and addressed prior to submission of a recommendation report ;
AND THAT any comments received as part of the statutory public meeting be
considered in a future recommendation staff report.
Attachments
Maps 1 to 4
Appendix A Circulation Comments
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Appendix B Public Comments
Appendix C Site Plan
Appendix D Planning Justification Report

Submitted By:
Brandon Sloan, BES, MCIP, RPP
General Manager
Community Development Division
185 Robinson Street
Simcoe, Ontario, Canada, N3Y 5L6
519-426-5870 ext. 1348

Prepared By:
Nicole Goodbrand, MA, MCIP, RPP
Planner
For more information, call:
519-426-5870 ext. 1304

Reviewed By:
Tricia Givens, M.Sc.(PL), MCIP, RPP
Director of Planning
Community Development Division
185 Robinson Street
Simcoe, Ontario, Canada, N3Y 5L6
519-426-5870 ext. 1893
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APPENDIX A
Circulation Comments
Financial Services:
This application would have a positive impact on assessment growth and tax revenues.
The amount of growth is dependent on the assessment of the property by the Municipal
Property Assessment Corporation (MPAC).
Building and By-Law:
Building - Reviewed – No comment at OPA/ZPA stage. Architectural plans have not been
reviewed for building code compliance.
Fire: Reviewed – No comment.
Geographic Information Systems: New civic addresses are required when building
Long Point Region Conservation Authority:
The Fire Department has no concerns with this proposal. Long Point Region Conservation
Authority staff have reviewed the above-noted applications as part of the Official Plan and
Zoning By-law amendment affecting 511 Nelson Street West, Port Dover in Norfolk County.
Delegated Responsibility from the Ministry of Natural Resources and Forestry, Section 3.1
of the Provincial Policy Statement, 2020
Conservation Authorities have been delegated responsibilities from the Minister of Natural
Resources and Forestry to represent the provincial interests regarding natural hazards
encompassed by Section 3.1 of the Provincial Policy Statement, 2020 (PPS). The overall
intent of Section 3.0 - Protecting Public Health and Safety of the PPS is to reduce the
potential public cost or risk to Ontario’s residents from natural or human-made hazards.
The south end of subject lands are prone to flooding and erosion from Lake Erie. However,
the area of the proposed development is located outside of the area prone to flooding or
erosion from Lake Erie and therefore is consistent with 3.1 of the Provincial Policy
Statement.
Stormwater Management
LPRCA technical staff have reviewed the Functional Servicing Report and supports the
stormwater management proposal for this site as it is appropriate for the nature and scale
of the development.
Ontario Regulation 178/06
Based on the information submitted, the proposed development is outside the area located
within the Regulated Area as described in Ontario Regulation 178/06. Permission from
LPRCA is not required for this proposed development.

Sept 29 2019

Points to consider governing Tourist Cabins.

Traffic Issues: Nelson St W/Radical Road remains very busy
thoroughfares thru the Spring Summer & Fall Seasons.
With 4 dwellings projected & 5 there now you may plan on 1.5 average
vehicles per dwelling this adds up to 13 motor vehicles entering &
exiting the property at least 2 times per day i.e. (Contractors from
nearby industries often have short term rentals @ 511 Nelson ST W)
(182 vehicles per week)
This also brings up the question of foot traffic (vacationing families)
attempting to cross this Street (we have witnessed this with the new
weekly rentals this year already, children heading to Play Park)
There are NO sidewalks on the South Portion of Nelson ST W, if this
Zoning Amendment is passed, the County will be responsible (or
proprietors) for adding a 3 Way Stop & Crosswalk with signage at the
intersection of Mergl and Nelson St W
Port Dover is a small scenic tourist town, over the past decade Norfolk
County has engaged into taking away scenic Lake Views by allowing
severance’s of larger lots into smaller ½ lots where lake views were
once appreciated by ALL. Tourist traffic bicycle enthusiasts, Joggers &
Runners and of course the walking public & their pets.

Views for many have been denied by FEW
Along with 4 new buildings (excuse me 5 new buildings I forgot to
mention the NEW Double Garage & Laundromat that was permitted
September 18 2019)
Question? DOES Water, Sewer Hydro & Natural Gas (Enbridge)
currently on the property need to be updated for the scheduled
amendments? Or will water have to be supplied to a cistern? OH NO
more traffic
Devaluation of Neighbouring Properties

I’m sure it has been documentented by Law Enforcements agencies and
many others that seasonal & weekly rental holdings bring a different
flair of lifestyle to a quiet mature residential area.
In the past decade since moving to Port Dover, we have witnessed a
need for Law enforcement, likewise this was with the existing 4
dwellings (picture above) more to Come
Submitted by: Robert Deroo

Nicole Goodbrand
From:
Sent:
To:
Subject:

Richard Hahn <Richard.Hahn@dezurik.com>
Monday, September 30, 2019 9:09 AM
Alisha Cull
FW: OPNPL2019315 / ZNPL2019316 Role Number 3310334010083000000 Official plan
Amendment

Categories:

CityView Planning Attachment

From: Richard Hahn
Sent: Monday, September 30, 2019 8:13 AM
To: 'steven.collyer@norfolkcounty.ca'
Cc: 'snake40 snake40'
Subject: OPNPL2019315 / ZNPL2019316 Role Number 3310334010083000000 Official plan Amendment
Steven..
I wish to file an objection to the proposed amendment to allow for the addition of dwelling units to the above site..
The current location has 4 cottages that have been existence for many years. These cottages were until recently rented
out to families for long periods of time , similar to what you would see with rental properties where the people would be
committed to a long term month to month or year to year arrangement.
The current owner has changed the approach to the market in that now these cottages are rented on a week to week
basis, turning this site into a more.. ’’commercial’’ type of business.
Now the owners are asking to expand the ..commercial.. enterprise...
This .commercial ..enterprise is located in a residential area and should not be approved...
This above begs the question ...
1. Should the owner be allowed to rent the existing cottages on a week to week basis..as this is a new and different
approach to the market.
2. Does the owner of the property need any type of approval to operate a commercial business not only with the new
units..but the existing units...
If planning should approve the suggested amendment..for the owner to expand the commercial aspects of this site...
Mayor Chopp, recently indicated that all commercial water front projects, plans etc would be placed on hold pending a
review for a long term plan....approving this commercial expansion goes against that recommendation.
Additionally, there has been some talk of expanding the Water treatment plant..approving these units, should give the
county costly concerns should this site need to be expropriated to accommodate the expansion down the road..

1

With the 4 existing cottages, the owners are basically in ‘’start up’’ mode with rentals now on a week to week basis and
the police already have been called due to rowdiness on the site....allowing for the expansion will only add to the
current problem.
.in a residential area..
Note..pls advise the timing for a formal on this subject with either council or planning..
Rich Hahn
499 Nelson Street W
Port Dover
Phone: 519-621-8980 ext. 255
Cell: 519-651-7222
Fax: 519-621-9521
richard.hahn@dezurik.com

The information contained in this electronic mail transmission is intended by DeZURIK for the use of the
named individual or entity to which it is directed and may contain information that is confidential or privileged.
If you have received this electronic mail transmission in error, please delete it without copying or forwarding it
and notify the sender of the error by reply email so that the sender's address record can be corrected.
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Nicole Goodbrand
From:
Sent:
To:
Subject:

snake40 snake40 <snake40@sympatico.ca>
Monday, September 30, 2019 10:12 AM
Alisha Cull
511 Nelson street Port Dover.

Categories:

CityView Planning Attachment

Good Morning Alisha,
My name is Steve Czerlau, 501 Nelson Street Port Dover
Regarding the proposed zoning change at 511, Nelson Street, I with everyone else in the surrounding area are
against this request..
I would gladly express my views at a hearing.
Steve Czerlau.
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1

Introduction

On behalf of our clients, Mary Elgersma and Tony Mendolia, we are pleased to submit this
Planning Justification Report as part of the complete submission for the Official Plan
Amendment and Zoning By-Law Amendment applications proposed for our client’s property
which is municipally known as 511 Nelson Street West, Port Dover, Ontario.
Our clients are proposing an Official Plan Amendment and Zoning By-Law Amendment to permit
the development of four (4) tourist cabins to be located adjacent to Nelson Street West in the
northwest corner of the Subject Property. The fundamental purpose of their request for the
proposed development is to permit the expansion of the existing tourist accommodation use of
this property, as there are four (4) cottages that were developed in the 1950’s. The proposed
Concept Plan may be found in Appendix A of this Report.
This Planning Justification Report provides an overview of our client’s lands, the surrounding
area, the currently applicable planning controls, and the proposed Official Plan Amendment and
Zoning By-Law Amendment. Supporting studies in support of the application, the community
consultation strategy, land use planning rationale/justification, and recommendations regarding
the aforementioned applications are also described.
Based on our review of the applicable land use policies and regulations, the proposed Official
Plan Amendment and Zoning By-Law Amendment, in our opinion, have regard for the “Matters
of Provincial Interest” as defined by the Planning Act, are consistent with the Provincial Policy
Statement, are in conformity with the Official Plan and Zoning By-Law, and represent good land
use planning.

2

Subject Property Location and Context

This section of the Planning Justification Report provides background on the Subject Property
and its surrounding context.

2.1

Description of the Subject Property

The Subject Property is municipally known as 511 Nelson Street West in Port Dover, Ontario
and is legally described as Part Lot 9, Concession 1, Woodhouse, Part 1 Plan 37R-9506, except
Parts 1 and 2 Plan 37R-1174, except Part 1 Plan 37R-9704, except Part 2 Plan 37R-9932,
except Part 1 Plan 37R-10928 together with an easement over Parts 1 and 2 ON 37R-1174 as in
NK11130 Norfolk County. The location of the Subject Property is displayed in Figure 1.
The Subject Property is 7,278 square metres, or 0.7278 hectares, in area and has approximately
57.19 metres of frontage along Nelson Street West. The Subject Property is located on the north
shore of Lake Erie. Four (4) tourist cabins currently exist on the Subject Property, in addition to
an existing residential dwelling. There is a scattering of trees located in the northwestern,
western, and southern portions of the Subject Property which do not meet the requirements for a
woodlot or of other significance. The topography of Subject Property generally gradually slopes
to the lake from Nelson Street West. Existing site conditions are shown in Figure 2.
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Figure 1: Location of the Subject Property
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Figure 2: Existing Site Conditions
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2.2

Neighbourhood Context

The Subject Property is among the largest lots in terms of lot frontage and lot area within the
neighbourhood area. The lots located on the south side of Nelson Street West are significantly
deeper in depth and have a larger street frontage to the lots located on the northern side of the
street. The residential lots located on the northern side of Nelson Street West have been
developed within the traditional subdivision approach. In our opinion, there is a distinct
difference in form and character for the Subject Property and the other lots developed on the
south side from the northern side of Nelson Street West. It is noted there is a recently
developed and built single detached residence immediately to the west of the Subject Property.
The Port Dover Water Treatment Plant is located to the west on the south side of Nelson Street
West.
Lakeview Park is located to the northwest of the Subject Property.
Institutional uses in the surrounding area of the Subject Property include Lakewood Elementary
School and Port Dover Arena.
A variety of commercial uses exist along Main Street, which is a fifteen-minute walk northeast of
the Subject Property. Some of these uses include Scotia Bank, Dover Apothecary, The Crepe
House, and Port Dover Maple Leaf. These commercial uses continue south to Walker Street,
where Port Dover Harbour Museum, Fishermen’s Memorial and several restaurants are located
near the beach.
The following table describes the land uses identified in the neighbourhood context surrounding
the Subject Property in Figure 3.
Identifier
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Land Uses

1

Harbour Heights (medium-density residential development)

2

Lakeview Park

3

Port Dover Water Treatment Plant

4

Low-density residential development within the traditional Plan of
Subdivision approach

5

Medium-density residential development

6

Institutional uses (Thompson Waters Funeral Home; Dover Cliffs Long
Term Care)

7

Auto-related commercial uses (Southcoast Auto Laundry; Esso; Lower
Lakes Towing)

8

Commercial uses (ServiceOntario; Dairy Queen Grill and Chill; Dover
Paint and Paper; Clapp Jeffery D. Dr. (optometrist); Scotiabank; Urban
Parisian Patisserie and Boulangerie)

9

Commercial uses (Texture Hair Concepts; Canada Post; 416 Main; IDA
Roulsons Pharmacy)

10

Commercial uses (Port Dover Maple Leaf; Port Dover Jewellery and Gifts;
Blade Salon; Cottage North Soapworks; Angelo’s of Dover; M’s Good
Food; RBC Royal Bank; Lakeside Savings; The Dover Cheese Shop)

11

Powell Park
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12

Commercial uses (Pearl’s Boutique; Trish’s Bakery; On The Fringe
Leather and Accessories; Melina’s Enchanted Cottage; Dover Dairy Bar;
Twoeleven Main)

13

Fishermen’s Memorial; commercial uses (Knechtel Goods; Surf Shop; The
Beach House; Willie’s; The Cove Room; Beach Burrito; Grand Trunk
Salon)

6
4

7
4

8
4

9
4
11
4
12

10
4

4

2
4
1

5
4

3
4
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Figure 3: Surrounding Land Uses
Under existing conditions, there are significant differences in both form and function between the
properties to the north and the east/west of the Subject Property. The proposed development
does not significantly alter these differences but rather provides for the effective utilization of
both land and existing municipal services while contributing to the need for rental housing in
support of tourism within Port Dover. In our opinion, the addition of four (4) tourist cabins does
not alter the character of the relationship between the Subject Property and the surrounding
neighbourhood.

3

Proposed Development Concept

This section of the report provides a description of the development concept proposed by our
client for four (4) tourist cabins.
Our client is proposing to develop additional tourist cabins to be located in the northwest portion
of their property adjacent to Nelson Street West at the six (6) metre building setback of the
Zoning By-Law, as displayed by Concept Plan A in Figure 4 and Concept Plan in
, which is also displayed in Appendix A.
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“Tourist cabins” are defined by the Norfolk County Zoning By-Law as “detached, furnished
building providing temporary rental accommodation for one (1) or more individuals, in which
cooking, eating, sleeping and sanitary facilities are provided, for use by the vacationing public.”
Four (4) tourist cabins legally exist on the Subject Property as part of the business operated by
the owners under the name “Lilac Shores Cottages”. The proposed tourist cabins will serve as
an expansion of this business. Each of the proposed tourist cabins will feature a living space
(including a kitchen), a bath, a loft, and a terrace. The tourist cabins will each measure 26
square metres (280 square feet) in area. The architectural design of these tourist cabins may be
viewed in Appendix F. It is noted that the request for tourist cabins was directed by municipal
planning staff.
As displayed by Figure 4 and Figure 5, the proposed development is to be focused internally to
the property for access, servicing and orientation of buildings, and parking. Each tourist cabin
will have pedestrian access to a gravel driveway directly to the south, which connects to the
existing asphalt driveway providing access to Nelson Street West. Eight (8) parking spaces will
be located south of this driveway, including one (1) barrier-free parking space. Two (2) parking
spaces per tourist cabin are proposed to address off-street parking requirements for occupants
and guests.
The proposed tourist cabins will be setback six (6) metres from Nelson Street West in order to
maintain continuity with the surrounding neighbourhood and as required by the Zoning By-Law.
This setback complies with what is required by the Norfolk County Zoning By-Law for lands
zoned Urban Residential Type 1, which will be discussed in Section 4.7 of this report. It is
anticipated, and best efforts will be made, to ensure that the majority of trees currently located
along the front lot line will be maintained, which will help screen the proposed tourist cabins from
street view. Additional landscaping details will be determined through the Site Plan Approval
process, which may include additional screening measures as required by the municipality.
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Figure 4: Concept Plan A of Proposed Tourist Cabins
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Figure 5: Concept Plan B of Proposed Tourist Cabins
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“Tourist cabins” are defined by the Norfolk County Zoning By-Law as “detached, furnished
building providing temporary rental accommodation for one (1) or more individuals, in which
cooking, eating, sleeping and sanitary facilities are provided, for use by the vacationing public.”
Four (4) tourist cabins legally exist on the Subject Property as part of the business operated by
the owners under the name “Lilac Shores Cottages”. The proposed tourist cabins will serve as
an expansion of this business. Each of the proposed tourist cabins will feature a living space
(including a kitchen), a bath, a loft, and a terrace. The tourist cabins will each measure 26
square metres (280 square feet) in area. The architectural design of these tourist cabins may be
viewed in Appendix F. It is noted that the request for tourist cabins was directed by municipal
planning staff.
As displayed by Figure 4 and Figure 5, the proposed development is to be focused internally to
the property for access, servicing and orientation of buildings, and parking. Each tourist cabin
will have pedestrian access to a gravel driveway directly to the south, which connects to the
existing asphalt driveway providing access to Nelson Street West. Eight (8) parking spaces will
be located south of this driveway, including one (1) barrier-free parking space. Two (2) parking
spaces per tourist cabin are proposed to address off-street parking requirements for occupants
and guests.
The proposed tourist cabins will be setback six (6) metres from Nelson Street West in order to
maintain continuity with the surrounding neighbourhood and as required by the Zoning By-Law.
This setback complies with what is required by the Norfolk County Zoning By-Law for lands
zoned Urban Residential Type 1, which will be discussed in Section 4.7 of this report. It is
anticipated, and best efforts will be made, to ensure that the majority of trees currently located
along the front lot line will be maintained, which will help screen the proposed tourist cabins from
street view. Additional landscaping details will be determined through the Site Plan Approval
process, which may include additional screening measures as required by the municipality.

4

Existing Planning Controls

This section of the Planning Justification Report provides an overview of the land use policy
applicable to the Subject Property, include the Planning Act, the Provincial Policy Statement, the
Norfolk County Official Plan, the Lakeshore Special Policy Area Secondary Plan, and the Norfolk
County Zoning By-Law.
Please note that the public planning policies provide guidance to the consideration of
amendments and development applications. It is our opinion that this guidance primarily
focuses on traditional forms of residential development, infill, and intensification and not
necessarily tourist cabins.
For the request to permit tourist cabins, we believe the important factors would include but not
be limited by adding to an existing use that permits a similar land use, to ensure the scale of the
proposed use is appropriate for the lot, is compatible in intent with surrounding land uses,
utilizes existing municipal infrastructure, supports economic activity which is promoted by the
municipality and not necessarily relating to traditional forms of residential development.

4.1

Planning Act

The Planning Act, R.S.O. 1990 sets out the legislative framework for land use planning in
Ontario, and provides the authority for the Minister of Municipal Affairs and Housing to issue
policy statements and plans to guide land use planning and development in the Province. The

August 27, 2019

8

IBI GROUP
PLANNING JUSTIFICATION REPORT
511 NELSON STREET WEST,
PORT DOVER
Prepared for Mary Elgersma and Tony Mendolia

Act also sets out the legislative framework for local land use planning tools and plans, including
the Official Plan, Zoning By-Law, and Site Plan Approvals.

4.1.1

Matters of Provincial Interest

Section 2 of the Planning Act sets out various “Matters of Provincial interest” which decisionmakers must have regard to in carrying out their duties under the Act. These matters are
summarized and addressed in the following table:
Provincial Interest

Demonstration of Regard

The protection of ecological systems,
including natural areas, features and
functions;

The existing trees are scattered across the Subject
Property and do not form a woodlot or other form of
natural area as defined by the public policies. A plan
identifying trees which may be impacted by the
proposed development has been included in
Appendix E. A Tree Preservation Plan will be
submitted as part of the Site Plan application.
All new development proposed is to be located
outside of any hazard areas as defined by the public
policies.

The conservation of features of
significant architectural, cultural,
historical, archaeological or scientific
interest;

The existing trees are scattered across the Subject
Property and do not form a woodlot or other form of
natural area as defined by the public policies. A plan
identifying trees which may be impacted by the
proposed development has been included in
Appendix E. A Tree Preservation Plan will be
submitted as part of the Site Plan application.
No significant architectural, cultural, historical,
archaeological, or scientific features have been
identified on or adjacent to the Subject Property.

The supply, efficient use and
conservation of energy and water;

Appendix D contains a Functional Servicing Report
pertaining to the servicing of proposed development,
which is summarized in Section 6.1 of this Report.
The proposed tourist cabins will be constructed in
accordance with the Ontario Building Code.
The proposed tourist cabins will be connected in
accordance with municipal requirements to the
existing municipal water and wastewater treatment
systems.
Norfolk County Staff have indicated that further site
servicing details will be requested through the Site
Plan Approval process.

The adequate provision and efficient
use of communication,
transportation, sewage and water
services and waste management
systems;
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Appendix D contains a Functional Servicing Report
pertaining to the servicing of the proposed
development, which is summarized in Section 6.1 of
this Report.
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The proposed tourist cabins will be connected in
accordance with municipal requirements to the
existing municipal water and wastewater treatment
systems. It is acknowledged that the municipality
may require a Holding provision as part of the
technical review of the applications.
It is anticipated that waste management will be
collected as it is today for the existing residence and
business.
No new access to Nelson Street West is being
requested or required. Through the Pre-submission
Consultation meeting, no additional consideration of
traffic analysis was identified or are warranted.
Norfolk County Staff have indicated that further site
servicing details will be requested through the Site
Plan Approval process.
The orderly development of safe and
healthy communities;

The proposed development supports the efficient use
of land, municipal infrastructure, and supports
economic activity focused to the tourist industry of
Norfolk County. The proposed tourist cabins are an
expansion of an existing business to help meet the
needs of the tourist industry of the County.
The proposed tourist cabins diversify the rental
opportunities available to meet the needs of the
tourist industry in Norfolk County.
The Subject Property is of sufficient size to
accommodate the proposed land use and is of
sufficient size and height to be considered compatible
with the adjacent areas

The adequate provision of a full
range of housing, including
affordable housing;

The proposed tourist cabins diversify the rental
opportunities available to meet the needs of the
tourist industry in Norfolk County.
The proposed development provides rental
accommodations within Port Dover. These rentals are
expected to primarily be short-term in nature and
marketed to tourists visiting the area.

The appropriate location of growth
and development;

The Subject Property is of sufficient size to
accommodate the proposed land use. The proposed
development is of sufficient size and height to be
considered compatible with the adjacent areas.
The proposed tourist cabins will be connected in
accordance with municipal requirements to the
existing municipal water and wastewater treatment
systems.

August 27, 2019
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It is anticipated that waste management will be
collected as it is today for the existing residence and
business.
No new access to Nelson Street West is being
requested or required. Through the Pre-Submission
Consultation meeting, no additional consideration of
traffic analysis was identified or are warranted.
The proposed development is located within the
Urban Area of Norfolk County (Port Dover).
The promotion of development that is
designed to be sustainable, to
support public transit and to be
oriented to pedestrians;

The proposed development is adjacent to Lake Erie
to take advantage of recreational activities. The
proposed development is located within proximity to a
range of recreational, commercial, and institutional
uses, which may be accessed by walking or cycling.

The promotion of built form that, i) is
well-designed, ii) encourages a
sense of place, and iii) provides for
public spaces that are of high quality,
safe, accessible, attractive, and
vibrant.

The proposed development includes tourist cabins
which have been designed to complement the
character of the surrounding neighbourhood. The
current architectural design of the proposed
development may be viewed in Appendix F. Further
design details could be finalized through the Site Plan
Approval process.

It is our professional opinion that the proposed development has regard for the “Matters of
Provincial Interest” as required by the Planning Act.

4.1.2

Official Plan Amendments and Zoning By-Law Amendments

The proposed Official Plan Amendment and Zoning By-Law Amendment are being requested
pursuant to:
•

Section 17 and 21 of the Planning Act, which establishes the legislative basis for Official
Plans and Plan Amendments; and

•

Section 34 of the Planning Act, which establishes the legislative basis for Zoning By-Law
Amendments.

4.2

Provincial Policy Statement

The Provincial Policy Statement (PPS) was issued under Section 3 of the Planning Act and
came into effect on April 30, 2014. It replaced the previous version of the PPS, issued March 1,
2005. Approval authorities, in carrying out their responsibilities under the Planning Act, are to
ensure that their decisions “are consistent with” the PPS.
The PPS provides policy direction on “Matters of Provincial Interest” related to land use
planning, which supports the provincial goal of enhancing the quality of life for all citizens of
Ontario. The focus of the PPS is building strong communities, a clean and healthy environment,
and supporting sustainable economic growth by directing growth to existing settlement areas,
encouraging efficient and cost-effective land use development patterns, and protecting natural
resources for the long term.

August 27, 2019
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The PPS is to be read in its entirety and applicable policies are to be applied to specific
situations / applications. The following table provides a summary of relevant policies of the PPS
and describes how the proposed Development Concept is consistent with this policy direction.
Policy Policy
Discussion of Consistency
No.
Managing and Directing Land Use to Achieve Efficient and Resilient Development and
Land Use Patterns
1.1.1
Healthy, livable and safe
communities are sustained by:
a) The proposed development
provides residential
a) promoting efficient
intensification within the Urban
development and land use
Area of Norfolk County. The
patterns which sustain the
provision of tourist
financial well-being of the
accommodations within Port
Province and municipalities
Dover may be beneficial for the
over the long term;
financial well-being of Norfolk
County and the Province.
The Subject Property is of
sufficient size to accommodate
the proposed land use and is of
sufficient size and height to be
considered compatible with the
adjacent areas.
The proposed tourist cabins will
be connected in accordance
with municipal requirements to
the existing municipal water and
wastewater treatment systems.
It is anticipated that waste
management will be collected
as it is today for the existing
residence and business.

August 27, 2019

b)

accommodating an
appropriate range and mix of
residential (including second
units, affordable housing and
housing for older persons),
employment (including
industrial and commercial),
institutional (including places
of worship, cemeteries and
long-term care homes),
recreation, park and open
space, and other uses to
meet long-term needs;

b) The proposed development
provides rental accommodations
within Port Dover. These rentals
are expected to primarily be
short-term in nature and
marketed to tourists visiting the
area, which will assist Norfolk
County in meeting its long-term
economic development
objectives.

c)

avoiding development and
land use patterns which may
cause environmental or
public health and safety
concerns

c) No environmental, public health
or safety concerns are
anticipated as a result of the
development.

12

IBI GROUP
PLANNING JUSTIFICATION REPORT
511 NELSON STREET WEST,
PORT DOVER
Prepared for Mary Elgersma and Tony Mendolia

d)

e)

f)

avoiding development and
land use patterns which may
cause environmental or
public health and safety
concerns
avoiding development and
land use patterns that would
prevent the efficient
expansion of settlement
areas in those areas which
are adjacent or close to
settlement areas;
promoting cost-effective
development patterns and
standards to minimize land
consumption and servicing
costs;

d) No environmental, public
health or safety concerns are
anticipated as a result of the
development.
e) Not applicable.

f)

The proposed development
optimizes the utilization of the
Subject Property through the
intensification provided by the
tourist cabins.
The proposed tourist cabins
will be connected in
accordance with municipal
requirements to the existing
municipal water and
wastewater treatment
systems.
It is anticipated that waste
management will be collected
as it is today for the existing
residence and business.

g)

h)

i)

August 27, 2019

improving accessibility for
persons with disabilities and
older persons by identifying,
preventing and removing
land use barriers which
restrict their full participation
in society;
ensuring that necessary
infrastructure, electricity
generation facilities and
transmission and distribution
systems, and public service
facilities are or will be
available to meet current
and projected needs; and

g) A Type B standard accessible
parking space is proposed for
the tourist cabin (to the
specifications of the Zoning
By-Law).

promoting development and
land use patterns that
conserve biodiversity and
consider the impacts of a
changing climate.

i)

h) The Subject Property has
existing access to the
necessary infrastructure,
electric generation facilities
and transmission and
distribution systems, and
public service facilities.

The Subject Property has a
scattering of trees that are not
considered a woodlot or a
significant environmental
feature. A plan identifying
trees which may be impacted
by the proposed development
has been included in
Appendix E. A Tree
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Preservation Plan will be
submitted as part of the Site
Plan application. Lands
designated as Hazard Lands
by the Official Plan will not be
developed upon as part of
this application.
1.1.2

Sufficient land shall be made available to
accommodate an appropriate range and
mix of land uses to meet projected needs
for a time horizon of up to 20 years.
However, where an alternate time period
has been established for specific areas of
the Province as a result of a provincial
planning exercise or a provincial plan, that
time frame may be used for municipalities
within the area.

The proposed development provides
for the addition of rental units through
the effective utilization of the
expansion of an existing business.
The proposed tourist cabins diversify
the rental opportunities available to
meet the needs of tourist industry in
Norfolk County.

Within settlement areas, sufficient land
shall be made available through
intensification and redevelopment and, if
necessary, designated growth areas.
Settlement Areas
1.1.3.1 Settlement areas shall be the focus of
growth and development, and their vitality
and regeneration shall be promoted.

1.1.3.2

August 27, 2019

Land use patterns within settlement
areas shall be based on:
a) densities and a mix of land uses
which:
a. efficiently use land and
resources;

The proposed development is located
within the Urban Area and is to be
developed on full municipal services.
The proposed development expands
the number of rental housing
available to support tourism.

a. The proposed
development expands
the available stock of
rental housing
available to support
tourism. The Subject
Property is of sufficient
size to accommodate
the proposed land use.
The proposed
development is of
sufficient size and
height to be considered
compatible with the
adjacent areas.
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b. are appropriate for, and
efficiently use,
the infrastructure and public
service facilities which are
planned or available, and
avoid the need for their
unjustified and/or
uneconomical expansion;

b. A Functional Servicing
Report may be viewed
in Appendix D, as
summarized in Section
6.1 of this Report.
Additional site servicing
details will be provided
through the Site Plan
Approval process.

c.

c.

minimize negative impacts
to air quality and climate
change, and promote
energy efficiency;

d. support active
transportation;

e. are transit-supportive,
where transit is planned,
exists or may be
developed; and
f. are freight-supportive, and
b) a range of uses and opportunities
for intensification
and redevelopment in accordance
with the criteria in policy 1.1.3.3,
where this can be accommodated.

1.1.3.3

Planning authorities shall identify
appropriate locations and promote
opportunities for intensification and
redevelopment where this can be
accommodated taking into account
existing building stock or areas, including
brownfield sites, and the availability of
suitable existing or planned infrastructure
and public service facilities required to
accommodate projected needs.
Intensification and redevelopment shall be
directed in accordance with the policies of
Section 2: Wise Use and Management of
Resources and Section 3: Protecting
Public Health and Safety.

August 27, 2019

It is not anticipated that
the proposed
development will
produce significant air
quality / climate change
impacts.

d. The proposed
development is located
within proximity to a
range of recreational,
commercial, and
institutional uses,
which may be
accessed by walking or
cycling.
e. Not applicable (no
transit service existing
or proposed).

f. Not applicable.
b) The proposed development
provides residential
intensification within the
Urban Area of Norfolk
County.
The proposed development provides
utilization of an existing property
through the increase in the number of
rental housing units to support
tourism within Norfolk County.
Section 2.0 of the PPS contains
policies pertaining to the wise use and
management of resources. A plan
identifying trees which may be
impacted by the proposed
development has been included in
Appendix E. A Tree Preservation
Plan will be submitted as part of the
Site Plan application. Norfolk County
Staff have indicated that further site
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servicing details will be requested
through the Site Plan Approval
process.
Section 3.0 of the PPS deals with
protecting public health and safety.
The proposed development is not
located within the Hazard Lands
identified on the Subject Property by
the Official Plan and Zoning By-Law.
1.1.3.4

Appropriate development standards
should be promoted which facilitate
intensification, redevelopment and
compact form, while avoiding or mitigating
risks to public health and safety.

Coordination
1.2.6.1 Major facilities and sensitive land uses
should be planned to ensure they are
appropriately designed, buffered and/or
separated from each other to prevent or
mitigate adverse effects from odour, noise
and other contaminants, minimize risk to
public health and safety, and to ensure the
long-term viability of major facilities.
Housing
1.4.1
To provide for an appropriate range and
mix of housing types and densities
required to meet projected requirements
of current and future residents of the
regional market area, planning authorities
shall:
a) maintain at all times the ability to
accommodate residential growth for a
minimum of 10 years through
residential intensification and
redevelopment and, if necessary, lands
which are designated and available for
residential development; and,

The Zoning By-Law will establish
appropriate regulations to guide the
development of the tourist cabins.
The tourist cabins will be built
according to the standards of the
Ontario Building Code.
The proposed development does not
include any major facilities / sensitive
land uses which would require the
implementation of buffers.

The proposed development includes
the addition of rental accommodations
to the housing stock of Norfolk
County. These units are proposed to
be located within Norfolk County
where demand for tourist housing
exists.

b) maintain at all times where new
development is to occur, land with
servicing capacity sufficient to provide
at least a three-year supply of
residential units available through lands
suitably zoned to facilitate residential
intensification and redevelopment, and
land in draft approved and registered
plans.
Public Spaces, Recreation, Parks, Trails and Open Space
1.5.1
Healthy, active communities should
be promoted by:

August 27, 2019
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a) planning public streets, spaces
and facilities to be safe, meet the
needs of pedestrians, foster social
interaction and facilitate active
transportation and community
connectivity;

a) The proposed development
is located within proximity
to a range of recreational,
commercial, and
institutional uses, which
may be accessed by
walking or cycling.

b) planning and providing for a full
range and equitable distribution of
publicly-accessible built and
natural settings for recreation,
including facilities, parklands,
public spaces, open space areas,
trails and linkages, and, where
practical, water-based resources;

b) Not applicable to this
application.

c) providing opportunities for public
access to shorelines; and

c) There is no public access
to the water’s edge today
as this is private property
and this application will not
modify that perspective.
As the proposed
development includes
tourist cabins which may
be rented, the opportunity
to access the shores of
Lake Erie is provided for
renters only.

d) recognizing provincial parks,
conservation reserves, and
other protected areas, and
minimizing negative impacts
on these areas.

Sewage, Water and Stormwater
1.6.6.2 Municipal sewage services and municipal
water services are the preferred form of
servicing for settlement areas.
Intensification and redevelopment within
settlement areas on existing municipal
sewage services and municipal water
services should be promoted, wherever
feasible.
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d) The Subject Property is not
located within or adjacent
to a provincial park, a
conservation reserve, or
another protected area.
Lakeview Park is located
northwest of the Subject
Property, however, it is not
expected that the proposed
development will impact
this park.
The proposed tourist cabins will be
connected in accordance with
municipal requirements to the existing
municipal water and wastewater
treatment systems.
It is anticipated that waste
management will be collected as it is
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today for the existing residence and
business.
Please see the Functional Servicing
Report provided in Appendix D and
summarized in Section 6.1 of this
Report. Additional information
regarding site servicing will be
provided by our client through the Site
Plan Approval process.
1.6.6.7

Planning for stormwater management
shall:
a) minimize, or, where possible,
prevent increases in contaminant
loads;
b) minimize changes in water
balance and erosion;
c) not increase risks to human health
and safety and property damage;

An opinion on stormwater
management has been provided in
the Function Servicing Report
contained in Appendix E and
summarized in Section 6.2 of this
Report. Additional information
regarding site servicing will be
provided by our client through the Site
Plan Approval process.

d) maximize the extent and function
of vegetative and pervious
surfaces; and
e) promote stormwater management
best practices, including
stormwater attenuation and reuse, and low impact development.
Transportation Systems
1.6.7.2 Efficient use shall be made of existing and
planned infrastructure, including through
the use of transportation demand
management strategies, where feasible.

1.6.7.4

A land use pattern, density and mix of
uses should be promoted that minimize
the length and number of vehicle trips and
support current and future use of transit
and active transportation.

The proposed development is located
within proximity to a number of
recreational, commercial and
institutional uses which may be
accessed by walking or cycling.

1.6.7.5

Transportation and land use
considerations shall be integrated at all
stages of the planning process.

No new access to Nelson Street West
is proposed. The proposed
development has considered
transportation and land use impacts
throughout its design.

Natural Heritage
2.1.1
Natural features and areas shall be
protected for the long term.

August 27, 2019

No new access to Nelson Street West
is proposed. Please see the
Functional Servicing Report provided
in Appendix D and summarized in
Section 6.1 of this Report. Additional
information regarding site servicing
will be provided by our client through
the Site Plan Approval process.

A plan identifying trees which may be
impacted by the proposed
development has been included in
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Appendix E. A Tree Preservation
Plan will be submitted as part of the
Site Plan application.
Agriculture
2.3.1
Prime agricultural areas shall be protected
for long-term use for agriculture.
Cultural Heritage and Archaeology
2.6.1
Significant built heritage resources and
significant cultural heritage landscapes
shall be conserved.

2.6.2

Development and site alteration shall not
be permitted on lands containing
archaeological resources or areas of
archaeological potential unless significant
archaeological resources have been
conserved.

Protecting Public Health and Safety
3.0
Development shall be directed away from
areas of natural or human-made hazards
where there is an unacceptable risk to
public health or safety or of property
damage, and not create new or aggravate
existing hazards.

The Subject Property is not located
within or abutting a prime agricultural
area.
Significant built heritage resources
have not been identified on the
Subject Property. The Subject
Property is not located within a
cultural heritage landscape.
Archaeological resources or areas of
archaeological potential have not
been identified on the Subject
Property. The need for an
archaeological study was not set out
at the Pre-Submission Consultation
meeting for the applications.
The proposed new buildings are
located outside of any hazards on the
Subject Property. It is our opinion the
proposed development does not
create new or aggravate existing
hazards.

Based on the above analysis, it is our opinion that the proposed Official Plan Amendment and
Zoning By-Law Amendment demonstrates consistency with the PPS.

4.3

Norfolk County Official Plan

The Norfolk County Official Plan was developed to provide an overall policy framework to guide
growth and development within the County until 2036. As stated in the Official Plan, its intention
is to plan to “promote the orderly growth and economic development of Norfolk County through
the logical, efficient, and cost-effective distribution of land uses that will safeguard the health,
convenience, and well-being of residents, businesses, and visitors.”

4.3.1

Strategic Goals / Objectives

The Official Plan identifies six strategic goals and associated objectives which reflect the six
themes set out in the Norfolk County Strategic Plan. These goals/objectives form the basis for
more detailed policies outlined in the Official Plan.
The first strategic goal of the Official Plan is outlined to “create a planning framework that
promotes a flexible and adaptable economic environment that encourages investment and a
broad range of employment opportunities, supports the growth of tourism in the County, protects
the vitality and growth of the agricultural industry, and revitalizes Downtown Areas while
recognizing retail trends and community needs.” Objectives relating to this goal deal with
promoting the growth/maintenance of economic activity in Norfolk County through the
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development of proactive and flexible land use policies, as well fostering tourism potential in the
areas such as the lakeshore through the development of “a wide range of visitor
accommodations”. The proposed development supports this strategic goal and its associated
objectives by adding to the range of tourism accommodations available along the lakeshore and
fostering economic activity in Norfolk County.
The Official Plan also identifies “protecting and enhancing the natural environment” as a
strategic goal. Objectives associated with this goal include protecting and enhancing natural
heritage features and functions, as well as ensuring development proceeds in such a way that
recognizes / respects land with inherent environmental hazards. To the extent possible, impacts
on existing vegetation will be minimized and compensation landscaping will be considered for
removed trees. A plan identifying trees which may be impacted by the proposed development
has been included in Appendix E. Landscaping details finalized through the Site Plan Approval
process may serve to enhance the existing natural heritage features on the Subject Property.
Furthermore, in recognition of the hazard lands located on the Subject Property, the location of
the proposed tourist cabins has been selected in the northwest portion of the site.
Strategic goals relating to “maintaining and enhancing the rural and small town character”,
“maintaining a high quality of life”, and supporting “a well governed, well planned and
sustainable County” have been promoted by the proposed development through proposing a
compact and efficient land use pattern through intensification within the Urban Area. The
proposed development will foster efficiency in the use of land, infrastructure, public services, and
facilities. Buffering, setbacks, and landscaping will be implemented to reduce conflicts between
the proposed development and the existing neighbourhood. The long-term financial benefit
provided by the proposed development will further promote these goals.

4.3.2

Urban Area

The Subject Property is located within the Urban Area defined by Schedule A-1 of the Norfolk
County Official Plan, as illustrated on Figure 6. Norfolk County intends to direct most of its
growth to its six Urban Areas throughout the planning horizon of its Official Plan, one of which is
the Port Dover area. These areas will be the focus of residential, commercial, employment,
government, institutional, office, entertainment, cultural, health, and social service activities.
The Official Plan states that Urban Areas should incorporate a full range of housing types;
business opportunities at appropriate locations to provide a wide range of employment and
services to residents, businesses and visitors; full municipal services; a concentration of
community services; and an open space, natural heritage and recreational network that is
integrated throughout the County.
The proposed development demonstrates conformity with the provisions of this designation as it
provides residential intensification within the Urban Area of Norfolk County. The proposed tourist
cabins will contribute to the range of housing types being offered in the Urban Area. It will also
provide rental accommodations for visitors to the Port Dover area, which will foster other
economic development objectives codified by the Official Plan.
The Subject Property has existing municipal services and is in proximity to the variety of uses
which are currently being directed to the Urban Area of Norfolk County.
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Figure 6: Norfolk County Official Plan, Schedule A-1, Community Structure

4.3.3

Urban Residential

The Official Plan designates the northern portion of the Subject Property “Urban Residential”, as
displayed by Figure 7. Lands designated Urban Residential within Norfolk County are intended
to support attractive neighbourhoods and include a variety of residential forms and
neighbourhood facilities integral to a residential environment. In order to meet the needs of a
diverse community, the Official Plan states that a mix and range of housing types are necessary
within Urban Residential Areas.

Figure 7: Norfolk County Official Plan, Schedule B-16, Land Use
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Lands designated Urban Residential are intended to be primarily low-density residential housing
types, not exceeding two (2) dwelling units per lot. The Official Plan directs that medium density
and high-density residential uses will also be permitted on lands designated Urban Residential,
subject to policies contained in the Official Plan. Accessory residential dwellings or garden suites
are permitted subject to Official Plan policies. Other uses permitted within the Urban Residential
designation include bed and breakfast establishments; elementary schools and day care
centres; places of worship, neighbourhood community and cultural centres, and similar scale
institutional uses; neighbourhood parks and parkettes; senior citizens’ homes or similar facilities;
home occupations; group homes, hostels, temporary shelters, emergency shelters, etc.; smallscale neighbourhood convenience commercial and personal service users; mobile homes or
trailer parks; and uses accessory to any of the permitted uses previously listed.
We note that the northern portion of the Subject Property is designated Urban Residential,
where the proposed tourist cabins are located. The proposed development includes tourist
cabins, which are in keeping with the low-density residential housing intended to occupy the
majority of areas designated Urban Residential. Additionally, the proposed tourist cabins
contribute to the mix and range of housing types which the Official Plan states is necessary to
accommodate the needs of a diverse community.
However, the proposed development does not conform to the limit of two (2) dwelling units per
lot required by the Official Plan. Currently, five (5) dwelling units exist on the Subject Property.
As described in Section 2.1 of this Planning Justification Report, four (4) existing cottage
dwellings currently operate as tourist cabins as part of the currently operating business “Lilac
Shores Cottages” and are legal, as they were developed prior to the adoption of the Official
Plan. The proposed development will add an additional four (4) dwellings to the Subject Property
as an expansion of this business. Through discussions with municipal staff, it was agreed that an
Official Plan Amendment is required. The purpose of the Official Plan Amendment is to
recognize the existing land uses and add four (4) tourist cabins, thus permitting one (1)
residence, four (4) existing tourist cabins, and four (4) proposed tourist cabins for a total of nine
(9) dwelling units on the Subject Property.
We note that, while the Official Plan limits the development of Urban Residential designated
properties to two (2) dwellings, the legal longstanding and existing use of the property already
exceeds this maximum, serving a residential and tourist residential function. In our opinion, the
proposed development is a logical extension of this use and will not alter the operational or
planned function of the property.

4.3.4

Hazard Lands

The southern portion of the Subject Property is designated “Hazard Lands”, as displayed by
Figure 7. The Official Plan defines Hazard Lands as “lands that have inherent environmental
hazards such as flood susceptibility, erosion susceptibility, instability and other physical
conditions which are severe enough, if developed upon, to pose a risk to occupants of loss of
life, property damage and social disruption.” The Hazard Lands identified by Schedule B of the
Official Plan are based on mapping provided by the Long Point Region Conservation Authority
and the Grand River Conservation Authority.
Uses permitted on lands designated Hazard Lands include legally existing uses; existing and
established agricultural and related uses (excluding buildings and structures); forestry uses
(excluding buildings and structures); conservation uses and uses that assist in conserving or
managing water, supplied, wildlife or Natural Heritage Features; County approved and / or
operated flood and erosion control structures and drainage systems; and adequately floodproofed public utilities. If no additional risks to life or property are posed and the requirements of
the appropriate Conservation Authority have been satisfied, small-scale outdoor recreational
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uses; petroleum extraction approved under the Oil, Salt and Gas Resources Act; and marine
uses along the shoreline may also be permitted.
The proposed tourist cabins are not located in the portion of the Subject Property designated
Hazard Lands.

4.3.5

Port Dover Waterfront Special Policy Area

The Subject Property is also located within the Port Dover Waterfront Special Policy Area.
Norfolk County intends to continue to support the Port Dover Waterfront Special Policy Area as a
unique and important tourism and economic resource. In order to achieve this, the Official Plan
includes policies to promote public accessibility to the shorelines; development which is
attractive, diverse and context-sensitive; and the protection and enhancement of the Lynn River
and Lake Erie shorelines.
The Official Plan identifies general design policies which are applicable to all development in the
Port Dover Waterfront Area. The following table includes these policies and discusses how the
proposed development conforms.
General Design Policy

Discussion of Conformity

Buildings should be designed to front
adjacent streets and to provide interest and
comfort and ground level for pedestrians. In
instances where corner lots or through lots
are provided, buildings shall be designed so
that all elevations facing a street present a
“front” elevation. The Zoning By-Law will
establish appropriate setbacks, or build-to
lines for development;

The proposed tourist cabins are designed to
promote visual appeal within the
neighbourhood and demonstrate compatibility
with the surrounding architectural style. The
current architectural design of the proposed
development may be viewed in Appendix F.
While the proposed tourist cabins will front
onto a common driveway (and not the
municipal road), they will enhance the
streetscape by situating parking behind the
building lines. Landscaping will also be
proposed to further enhance the public realm.
The proposed development complies with the
appropriate setback established by the Zoning
By-Law.

August 27, 2019

Parking lots should not take up street
frontage along the main commercial streets
and should be designed and buffered from
adjacent pedestrian routes and roads
through landscaping;

Outdoor parking spaces will be situated behind
the proposed tourist cabins and will therefore
not take up street frontage. Landscaping
details will be determined and finalized through
the Site Plan Approval process.

Streets should be designed to
accommodate all modes of transportation,
including walking, cycling, cars, service
vehicles, and public transit;

Not applicable. The proposed development is
not related to the design of streets.

Streets and sidewalks shall create a
pedestrian environment through defined
standards for landscaped areas, paving,
street trees, and other appropriate street
furniture, and shall form a connected

A sidewalk does not currently exist along the
southern portion of Nelson Street West which
the Subject Property borders. Landscaping
details will be determined and finalized through
the Site Plan Approval process.
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system of optional routes to, from and within
the area;
Parks and open spaces should be
distributed throughout the Port Dover
Waterfront Area, and these facilities should
be linked together and connected with the
broader County network of natural and open
space areas; and;

Not applicable. The proposed development is
not related to the development of a park / open
space.

The development of a trail system to link
open space, natural areas and park areas
within and adjacent to areas of development
shall be encouraged throughout the Port
Dover Waterfront Area.

Not applicable. The proposed development is
not related to the development of a trail
system.

4.3.6

Significant Woodland

It would first appear that a Significant Woodland is identified by the Norfolk County Official Plan
on the adjacent property to the west and a portion of the northwest corner of the Subject
Property, as displayed by Figure 8. However, this area on the mapping is located south of
Nelson Street West and is in isolation from the majority of the significant woodland to the north
(north side of Nelson Street West). The Official Plan allows development and site alteration to be
permitted if an Environmental Impact Statement is prepared which “demonstrates that there will
be no negative impacts on the natural features of the woodlands and the ecological features that
sustain them.”
As per a discussion on May 13, 2019 between IBI Group and Norfolk County, an Environmental
Impact Statement will not be required for the submission of the subject applications. A plan
identifying trees which may be impacted by the proposed development has been included in
Appendix E. A Tree Preservation Plan will be submitted as part of the Site Plan application.

Figure 8: Norfolk County Official Plan, Schedule C-5, Natural Heritage
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4.4

Lakeshore Special Policy Area Secondary Plan

The Lakeshore Special Policy Area (LSPA) Secondary Plan complements the general policies
and land use designations of the Norfolk County Official Plan while providing more detailed
planning strategies and land use policies to address the unique context of the County’s
lakeshore.

4.4.1

Urban Area

The Subject Property is located within the Urban Area designated by LSPA Area, as displayed
by Figure 9. The majority of development within the Lakeshore Special Policy Area will continue
to occur in the Urban Areas of Port Dover and Port Rowan. The LSPA Plan states that these
areas will support a range of land uses while providing a unique lakeshore character. The Urban
Areas are also intended to operate as the primary Urban Tourism Nodes within the LSPA and
support a range of tourism-related uses, including accommodations.
Development within the Urban Areas must respect and reinforce the existing character of its
surroundings. As such, the LSPA Community Design Guidelines will be reviewed when
development is proposed within the Urban Areas. The proposed tourist cabins have been
designed to be aesthetically pleasing and consistent with the character of the surrounding area.
The current architectural design of the proposed development may be viewed in Appendix F.
These guidelines will be first appropriately addressed through the Site Plan Approval process.

Figure 9: Lakeshore Special Police Area Secondary Plan, Schedule F, Community Structure

4.4.2

Tourism and Recreation Strategy

The LSPA Secondary Plan includes a Tourism and Recreation Strategy, which provides a
framework for the promotion of sustainable tourism and recreation opportunities within the
lakeshore. The Secondary Plan states that it “supports sustainable tourism and recreational
opportunities that can be sustained over the long term and result in a net benefit to the social,
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economic, natural, and cultural environments within the lakeshore.” The Tourism and Recreation
Strategy articulates that it is the policy of Norfolk County to promote tourism uses which provide
for year-round tourism-related activities. It also supports the provision, maintenance and
improvement of roofed accommodations in appropriate locations within the County (subject to
the policies of the Secondary Plan).
The proposed development conforms and supports the Tourism and Recreation Strategy
outlined by the LSPA Secondary Plan as it provides roofed accommodations within the LSPA
which will be available for rent by tourists year-round. The proposed tourist cabins will
economically benefit the LSPA as a whole.
4.4.2.1

Urban Tourism Node (Conceptual)

Port Dover is identified as an Urban Tourism Node, where tourism and economic activities are
intended to be focused, as displayed by Figure 9. The LSPA Plan states that Urban Tourism
Nodes are expected to accommodate a range of tourism-related uses, including commercial
establishments, accommodations, restaurants, and recreational uses. These land uses are to be
primarily directed to the Downtown Area within the Urban Waterfront Designation.
The proposed development conforms to the policies of this designation as it intends to provide
accommodations for tourists visiting the Port Dover area. The provision of tourist
accommodations thereby supports tourism activity and the economic development potential of
Port Dover.
4.4.2.2

Accommodations

The LSPA Secondary Plan states that “the accommodation of overnight tourists within the
County is a high tourism and economic development priority of the County.” In order to address
Norfolk County’s tourism and economic development objectives, the LSPA Secondary Plan
supports and promotes the provision of roofed accommodations, including bed and breakfast
establishments; small inns; hotels and motels; guest houses; resort-oriented condominiums or
similar accommodations. The proposed development conforms with this policy direction by
providing tourist accommodations to the LSPA through the provision of tourist cabins on the
Subject Property.

4.4.3

Ontario’s South Coast Scenic Route

The proposed development is located along Ontario’s South Coast Scenic Route (as illustrated
on Figure 9), which is intended to be a scenic drive/recreational trail which links major tourism,
recreation, agriculture, and natural environment destinations along the lakeshore. The LSPA
Plan states that the development of recreational, commercial, and tourism-related uses along
this route will be promoted through the provision of a range of appropriate development
opportunities. Norfolk County also intends to promote the aesthetic appeal of this route through
attention to building orientation, access and egress, outside storage, landscaping, fencing, and
signage. Additionally, the County intends to protect views and vistas along Ontario’s South
Coast Scenic Route through the development application review process, particularly along the
south side of the route.
The proposed development conforms to these policies of the LSPA Plan as it supports the
development of commercial and tourism-related uses along the Ontario’s South Coast Scenic
Route and therefore strengthens the linkages provided through this corridor.
The proposed tourist cabins have been designed to be aesthetically pleasing and in keeping with
the character of the existing neighbourhood. Please see Appendix F for the current architectural
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design of the proposed development. Landscaping details will be appropriately finalized during
the Site Plan Approval process.

4.4.4

Natural Heritage Area

The southern portion of the Subject Property is also designated Natural Heritage Area, as
displayed by Figure 10. The Natural Heritage Area of the Lakeshore SPA is comprised of a
variety of identified natural heritage features which are part of the County’s Natural Heritage
System Strategy. The proposed tourist cabins are not located within the Natural Heritage Area
identified on the Subject Property.

Figure 10: Lakeshore Special Policy Area, Lakeshore C-3, Natural Heritage System Strategy

4.5

Norfolk County Lakeshore Special Policy Area Secondary
Plan Community Design Guidelines

The Norfolk County Lakeshore Special Policy Area Secondary Plan Community Design
Guidelines are included in the LSPA Secondary Plan. They are intended to guide the future
development of the LSPA with an emphasis on promoting essential character value.
The Port Dover area is defined by the Community Design Guidelines as a “popular recreation
and tourism destination due to its fishing industry, heritage, beach, restaurants, shops and the
multiple services it provides to recreational boaters”. The Community Design Guidelines states
that Port Dover has a “relatively strong and resilient character due to its small-town size, larger
street network, and number of well-established neighbourhoods.” It is further stated that the
building stock in Port Dover features a wide variety of types, materials, and architectural styles.
The Traditional Neighbourhoods within Port Dover are considered stable neighbourhoods which
are expected to gradually intensify through renovations, additions, and infill with new buildings.
The following table describes the Community Design Guidelines applicable to residential
development within Port Dover and discusses how the proposed development relates to these
guidelines.
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Residential Guidelines

Discussion of Proposed Development

Lake Views: Keep current views to
the lake along with public rights-ofway open and create new ones as
the opportunity arises.

The lake views provided through the Subject Property
are currently partially obstructed due to existing
structures and vegetation.

Lake Access: Maintain public
access to beaches, the water’s edge,
and a 20 metres shore easement or
strip of land under public ownership.

There is no public access to the water’s edge today
as this is private property and this application will not
modify that perspective. As the proposed
development includes tourist cabins which may be
rented, the opportunity to access the shores of Lake
Erie is provided for renters only.

Bulk: Replacement buildings should
be in scale with the house sizes in
the neighbourhood.

From an urban design perspective, having four (4)
separate tourist cabins as opposed to one (1) building
with four (4) units was preferred. All proposed
structures are limited in height in accordance with the
Zoning By-Law regulations and are consistent with
the neighbourhood.

Historic Prevention: The numerous
heritage and heritage quality
residential buildings should be
preserved and restored, not
replaced. New residential buildings
should respect their architectural
context.

The proposed tourist cabins have been designed to
be contextually-sensitive and respect the architectural
character of the surrounding neighbourhood. The
currently architectural design of the proposed
development may be viewed in Appendix F.

Setbacks: Limit setbacks to those
currently in place within the
traditional neighbourhoods.

The proposed cabin dwellings maintain the six (6)
metre front yard setback required by the Zoning ByLaw within R1-A Zones.

Street Facades: Provide front
porches or similar transitional
devices between public and private
domains. Limit the number of
garages facing the street.

To the extent possible, impacts on existing the
existing vegetation adjacent will be minimized.
Additional enhancements may be considered through
the Site Plan process.
From an urban design perspective, having four (4)
separate tourist cabins as opposed to one (1) building
with four (4) units was preferred.
All buildings are limited in height in accordance with
the Zoning By-Law regulations and are consistent
with the neighbourhood. The proposed parking
spaces are to be located behind the proposed tourist
cabins.

Based on a preliminary review of the Community Design Guidelines above, it is our professional
opinion that the proposed development appropriately addresses applicable urban design
requirements. Please note that further analysis of the urban design of the proposed development
will be included in the Site Plan application.
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4.6

Norfolk County Zoning By-Law

The Norfolk County Zoning By-Law has been developed to incorporate the policy direction set
out by the Norfolk County Official Plan. As displayed by Figure 11, the northern portion of the
Subject Property is zoned Urban Residential Type 1 Zone (R1-A), while the southern portion is
zoned Hazard Land Zone (HL).

Figure 11: Norfolk County Zoning By-Law, Schedule A-32

4.6.1

Urban Residential Type 1 Zone

Permitted uses in the R1-A Zone include dwellings, single detached; bed and breakfast; home
occupation; and accessory residential dwelling unit. As tourist cabins are not permitted in the
R1-A Zone where this use is proposed, a Zoning By-Law Amendment will be required to permit
the proposed development on the Subject Property.
The following table summarizes the performance standards applicable to lands zoned R1-A.
Relief is not required from any of the provisions below.
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Provision

Required

Provided

Minimum Lot Area: Interior Lot

250 metres
squared

7,278 metres
squared

Minimum Lot Frontage: Interior Lot

15 metres

29.46 metres

Minimum Front Yard

6 metres

6 metres

Minimum Rear Yard

7.5 metres

~ 32.45 metres

Maximum Building Height

11 metres

5 metres
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4.6.2

Hazard Lands Zone

Uses permitted in an HL Zone include a dock, pier or wharf; a farm, excluding any building; a
parking lot or any similar non-structural use accessory to a permitted use or accessory to a
permitted use in an adjacent Zone but on the same lot; and a public park with no structural
elements. The proposed tourist cabins will not be located within the lands zoned Hazard Lands
on the Subject Property.

5

Proposed Planning Applications

This section of the Planning Justification Report provides an overview of the development
applications that are currently proposed for the proposed development.

5.1

Draft Official Plan Amendment

As previously noted, the northwest portion of 511 Nelson Street West, where the proposed
tourist cabins are located, is currently designated Urban Residential by the Norfolk County
Official Plan. The Urban Residential designation permits a “variety of urban dwelling types,
including single detached dwellings, semi-detached dwellings, duplex dwellings and similar lowprofile residential buildings”, therefore, the proposed use is in conformity with the Official Plan.
However, Policy 7.7.1 (a) of the Official Plan limits the number of dwelling units to two (2) per lot.
As a result, an Official Plan Amendment is required on the lands Urban Residential to increase
the limited number of dwelling units to nine (9) per lot, as five (5) dwelling units currently exist on
the lot and four (4) additional units are proposed. This Official Plan Amendment will permit the
expansion of the existing use of tourist cabins on the Subject Property.

5.2

Draft Zoning By-Law Amendment

A Draft Official Plan Amendment has been provided in Appendix B of this Planning Justification
Report. Planning rationale for the proposed Official Plan Amendment has also been set out in
Section 7. The Draft Official Plan Amendment has been formatted in accordance with direction
from the municipality.
This Planning Justification Report has also previously noted that the Urban Residential Type 1
(R1-A) zoning applicable to the northwestern portion of the Subject Property does not permit the
use currently proposed by the client. Uses permitted in this zone are limited to dwellings, single
detached; bed and breakfast; home occupation; and accessory residential dwelling units.
Accordingly, our client is also requesting a Zoning By-Law Amendment to permit tourist cabin
dwellings and expand the existing tourism accommodation use on the Subject Property.
A Draft Zoning By-Law Amendment has been provided in Appendix C of this Planning
Justification Report. Planning rationale for this proposed Zoning By-Law Amendment application
has also been set out in Section 7. The Draft Zoning By-Law has been formatted in accordance
with direction from the municipality.

6

Future Applications

This section provides an overview of the planning applications which will be required in the
future in order to permit the development of four (4) tourist cabins on the Subject Property. Upon
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approval of the subject Official Plan Amendment and Zoning By-law Amendment, the next steps
would be to submit for the removal of the “H” Holding Provision and for Site Plan Approval.

6.1

Removal of the “H” Holding Provision

On June 4, 2019, Norfolk County Council implemented a development moratorium within the
Port Dover urban settlement boundary until measures to expand the capacity of the Port Dover
Water Treatment Plant can be developed and approved by Council. Based on discussions with
Norfolk County, our client has been informed that a Holding “H” provision would be
recommended if the Official Plan Amendment and Zoning By-Law Amendment applications are
approved. As such, an application to remove the Holding “H” provision will be required once the
development moratorium in Port Dover has been lifted.

6.2

Site Plan Approval

Prior to the development of the northwest portion of the Subject Property and implementation of
the requested Official Plan Amendment and Zoning By-Law Amendment applications, it is
understood that Site Plan Approval from Norfolk County must be obtained. Our client intends to
process the required Site Plan application following the approval of the Official Plan Amendment
and Zoning By-Law Amendment applications. Additional development details will be coordinated
and provided through the Site Plan Approval stage, as requested by Norfolk County.

7

Supporting Studies

The following section provides an overview of the studies undertaken and professional opinions
obtained in support of these Official Plan Amendment and Zoning By-Law Amendment
applications. Please note consultation with Norfolk County Staff verified that additional
studies/more detailed information will be provided by the client through the Site Plan Approval
stage of this application. The Planning Justification Report provides a summary of the
Functional Servicing Report. For specific detail, the original Functional Servicing Report should
be considered.

7.1

Functional Servicing Report

A Functional Servicing Report was prepared by IBI Group on June 26, 2019. This report outlines
the following:
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•

The grading design around the new developments will generally match the existing
grades within the property.

•

Grading works will be limited to only the construction limits of the proposed tourist
cabins and parking spaces. The remainder of the property will not be disturbed.

•

Public Works staff has confirmed that there is one (1) sanitary service that services the
entire property and an additional service to the property will not be permitted.

•

The tourist cabins will be provided with individual 100 millimetre Ø sanitary service
connected to a larger (or equal) sanitary service pipe that ties into the existing sanitary
service from Nelson Street West.

•

The location and size of the existing sanitary service will be verified in field when
detailed drawings are prepared and submitted at Site Plan Approval stage.
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8

•

Public Works staff has confirmed there are two (2) sanitary services that service the
entire property and an additional service to the property will not be permitted.

•

The proposed tourist cabins will be provided with individual 25 millimetre Ø water
service connected to a water main service line that ties into one (1) of the two (2)
existing water services from Nelson Street West.

•

The location and size of the existing water services shall be verified in field to determine
to which existing service to connect the new water main service pipe.

•

As advised by Public Works, connection with the existing service shall be made after an
existing water meter.

•

Detailed drawings will be prepared and submitted at Site Plan Approval stage.

•

Due to the absence of a storm service to the property, surface run-off from the property
drains toward the south and outlets to Lake Erie.

•

A new storm service cannot be provided to the property as there is no municipal storm
sewer system at Nelson Street West servicing the street and the properties.

•

Active peak flow attenuation is not proposed due to the relatively minor increase in
impervious area and that runoff will continue to drain across 75 metres of vegetated
area, and then outlet to Lake Erie.

•

The required stormwater management controls can be achieved with the provision of a
vegetated swale underlain by a clear stone trench. Detailed calculations will be provided
at the Final Design stage.

Public Consultation Strategy

The statutory requirements for public consultation as set out by the Planning Act will be fulfilled
in order to provide opportunities for public review and commenting on the proposed applications.
This process will include notification (via municipal mail-out) to property owners within 120
metres of the Subject Property, opportunities to provide comments to City Staff, and
opportunities to provide oral input at the Informal Public Meeting and Formal Public Meeting of
Norfolk County Council required for the application.
In conjunction with the public consultation meeting required by statute, our client will initiate the
process of organizing an additional public consultation meeting in order to inform neighbours
about the proposed development, obtain feedback, and identify potential issues. Additional
meetings with individual neighbours may also be facilitated through this process. This
consultation will help inform the finalized design of the proposed development and consider
concerns from neighbours. Our client is prepared to work with the neighbourhood to ensure that
there is understanding of their proposed development, to better understand any concerns, and to
evaluate suggestions.
It is recommended that the additional neighbourhood meeting be considered following
acceptance of the applications by the municipality as a “complete” applications. The municipality
should provide a list of all property owners within 120 metres of the Subject Property in order to
ensure that the owners are provided with the opportunity to provide their comments and the
meeting location should be held in Port Dover. It is further recommended that the Mayor and
Ward Councillor attend together with municipal planning staff.
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Planning Justification

This section of the Planning Justification Report outlines the planning justification in support of
the proposed Official Plan Amendment and Zoning By-Law Amendment applications.

9.1

Provides Tourist Accommodations within Port Dover

The first Strategic Goal set out by the Official Plan promotes land use regulation which supports
economic activity in Norfolk County. The proposed development promotes this goal by including
tourist accommodations within Port Dover in proximity to a number of commercial, recreational,
and institutional uses which may benefit from access to visitors.
Additionally, the proposed development conforms to the policies of the Tourism and Recreation
Strategy in the Lakeshore Special Policy Area Secondary Plan. The Subject Property is located
within an Urban Tourism Node, where Norfolk County expects to direct a range of tourismrelated uses, including accommodations. This Secondary Plan states that “the accommodation
of overnight tourists within the County is a high tourism priority of the County.” The Subject
Property is also located along the Ontario’s South Coast Scenic Route identified by this
Secondary Plan, where tourist accommodations are intended to be promoted by appropriate
development opportunities.

9.2

Expansion of Existing Use

In addition to an existing dwelling, there are currently four (4) tourist cabins existing on the
Subject Property. These tourist cabins operate as a business, known as “Lilac Shores Cottages”,
which provides tourist accommodations within Port Dover. The addition of four (4) tourist cabins
in the northwest corner of the Subject Property serves as an expansion of the existing business
owned by our client and to meet market demands.
The proposed development is generally in keeping with the current land use pattern existing on
the Subject Property. Additionally, to the extent possible, impacts on existing vegetation will be
minimized and additional landscaping will be considered for removed trees as required by the
municipality. As a result, the tourist cabins will not destabilize the currently built form on the
Subject Property,

9.3

Maintains Existing Character of Neighbourhood

Generally, the existing residences and properties located on the south side of Nelson Street
West are different in character from those located on the north side of the road. The properties
on the south are generally larger in lot depth and have wider lot frontages. The lands to the
north were developed through the Plan of Subdivision process. The type of residential buildings
are different in size, location, and building materials. The Subject Property is different from
others due to the existing residence and the four (4) existing tourist cabins. It is our opinion that
there is a different character in the neighbourhood from one side of the street to the other and
within the neighbourhood.
The proposed development maintains the six (6) metre front yard setback, which promotes
compatibility with the surrounding development. It also includes low-density residential dwellings
which have been architecturally designed to achieve cohesion with the surrounding area, as
displayed by the drawings in Appendix F. As a result, the proposed development allows for the
character of the existing neighbourhood of the Subject Property to be maintained. The LSPA
Secondary Plan Community Design Guidelines will be further assessed through the Site Plan
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Approval stage to further verify that the protecting / promoting the existing neighbourhood
character has been appropriately considered in the proposed development.
Landscaping details, which will be determined through the Site Plan Approval process, may be
used to further screen the proposed development from street view and promote aesthetic appeal
on the Subject Property.

9.4

Provides Intensification within Urban Area of Norfolk County

The proposed development provides intensification on a property within the Urban Area of
Norfolk County. The proposed development provides for the efficient use of existing municipal
infrastructure and utilization of the larger lot area. It also further maximizes the benefits of being
located adjacent to the shoreline of Lake Erie. As per its Official Plan, Norfolk County intends for
the Urban Area to accommodate a full range of housing types, business opportunities, services
to residences, businesses, and visitors.
Furthermore, this intensification allows for a more efficient use of land and municipal
infrastructure, as the Subject Property is currently municipally serviced.

9.5

Respects Natural Heritage and Topography of Subject
Property

A Tree Preservation Plan will be submitted through the Site Plan Approval process.
Additionally, the proposed development is to be located out of the Hazard Lands identified on
the Subject Property by the Official Plan and the Zoning By-Law.

10

Associated Planning Applications

The following section provides an overview of a currently active planning application associated
with the Subject Property.

10.1

Minor Variance Application

On July 30 2019, a Minor Variance application was submitted to Norfolk County on behalf of our
client. This application requested relief from the Zoning By-law in order to permit the
development of a garage to the dimensions requested by our client on the Subject Property.
Section 3.2 of the Zoning By-law states that Accessory Uses to Residential Uses may not
“occupy more than 10 per cent of the lot area, for all accessory buildings together, to a maximum
of 55 square metres useable floor area in an Urban Residential Zone…” As our client proposed
constructing a single-storey garage with a floor area of 66.84 square metres, a Minor Variance
was required in order to request an increase in floor area for an accessory building from 55
square metres to 67 square metres.
Planning justification for this variance was provided in the Minor Variance application submitted
to Norfolk County. This application is currently scheduled to be heard by the Committee of
Adjustment at the September 18, 2019 Meeting.
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Appendix A – Concept Plan
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Appendix B – Draft Official
Plan Amendment
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The Corporation of Norfolk County
By-Law __-OP-2019
Being a By-Law to Adopt Amendment Number __ to the Norfolk County Official
Plan in respect of lands described as Part Lot 9, Concession 1, Woodhouse, Part
1 Plan 37R-9506, except Parts 1 and 2 Plan 37R-1174, except Part 1 Plan 37R9704, except Part 2 Plan 37R-9932, except Part 1 Plan 37R-10928 together with an
Easement over Parts 1 and 2 on 37R-1174 as in NK11130 Norfolk County in the
Name of Mary Elgersma and Tony Mendolia.
WHEREAS the Planning Act, R.S.O. 1990, CHAPTER P.13, as amended, Section 17
(22) states that “When the requirements of subsection (15) to (21), as appropriate, have
been met and the Council is satisfied that the plan as finally prepared is suitable for
adoption, the Council may adopt all or part of the Plan and, unless the plan is exempt
from approval submit it for approval.”;
AND WHEREAS the Council of The Corporation of Norfolk County has considered an
amendment to the Norfolk County Official Plan in accordance with the provisions of the
Planning Act, R.S.O. 1990, c.P.13 as amended, Sections 17, 21 and 22.
NOW THEREFORE the Council of The Corporation of Norfolk County hereby enacts as
follows:
1. That amendment number __ to the Norfolk County Official Plan as set out in the text
and Schedule “A” attached hereto is hereby adopted.
2. That the effective date of this By-Law shall be the date of passage thereof.
ENACTED AND PASSED this ____ day of ______, 2019.

Mayor

County Clerk

Amendment Number __ to the
Norfolk County Official Plan
Part A: Preamble to the Amendment
The purpose of amendment number __ to the Norfolk County Official Plan is to increase
the limit on the number of residential dwellings on 511 Nelson Street West to nine (9)
residential dwellings in order to permit the development of four (4) tourist cabins.
Location of the Lands Affected
As shown on the attached ‘Schedule “A”’, the subject lands are located on Part Lot 9,
Concession 1, Woodhouse, Part 1 Plan 37R-9506, except Parts 1 and 2 Plan 37R1174, except Part 1 Plan 37R-9704, except Part 2 Plan 37R-9932, except Part 1 Plan
37R-10928 together with an Easement over Parts 1 and 2 On 37R-1174 as in NK11130
Norfolk County in the Name of Mary Elgersma and Tony Mendolia.
Basis of the Amendment
This Amendment intends to permit the development of (4) tourist cabins in the
northwest corner of the on the abovementioned property. The tourist cabins are in
keeping with the low-density residential built form promoted within the Urban Residential
designation. However, the Official Plan limits the number of dwelling units on one
property to two (2) per lot. Five (5) dwelling units currently exist on the Subject Property,
as part of an existing cottage rental business. As a result, this Amendment seeks to
expand the existing use and increase the number of permitted dwelling units to nine (9).
The proposed Amendment has regard to the Matters of Provincial Interest outlined in
the Planning Act as it provides intensification within the Urban Area of Norfolk County;
provides rental accommodations which add to the range of housing available in Norfolk
County; and has been designed to complement the character of the surrounding area.
To the extent possible, impacts on vegetation will be minimized and compensation
landscaping will be considered for removed trees in consultation with the municipality.
The proposed Amendment is consistent with the Provincial Policy Statement as the
Subject Property is located within proximity to a number of recreational, commercial,
and institutional uses which may be accessed by walking or cycling; provides
intensification within the Urban Area of Norfolk County; and creates rental
accommodations within the Port Dover Area, which may be beneficial to the tourism
industry in Norfolk County.
The proposed Amendment conforms to the policies of the Norfolk County Official Plan
Applicant MARY ELGERSMA AND TONY MENDOLIA
File Number
Report Number
Assessment Roll Number 334.010.08300

By-Law #

Amendment Number #

Page 2 of 2

as it provides for intensification within the Urban Area of Norfolk County. The proposed
Amendment also continues to promote the low-density residential development
permitted within the Urban Residential designation. Development is not proposed within
the Hazard Lands also permitted on the Subject Property through this Amendment. The
Amendment would permit the development of tourist accommodations within Port
Dover, which would be in keeping with the economic development goals and objectives
identified in the Official Plan.
Part B: The Amendment
That the Norfolk County Official Plan is hereby amended as follows:
Map Schedule Amendment
That Schedule B, Land Use, in the Norfolk County Official Plan is amended by
identifying all the lands shown as the subject lands on ‘Schedule “A”’ attached to and a
part of this amendment with the Urban Residential designation.
That Schedule B, Land Use, in the Norfolk County Official Plan is further amended by
identifying all the lands shown as the subject lands on ‘Schedule “A”’ attached to and a
part of this amendment with the __ site specific policy number.
Text Amendment
That the following site specific policy area be added to Section 7.7.3.
7.7.3.__ – Port Dover – Nelson Street West Site Specific Policy Area
On land designated 7.7.3.__ – Port Dover – Lilac Shores Cottages Site Specific Policy
Area on Schedule “B” to this Plan, in lieu of Policy 7.7.1 (a), the following provision shall
be applicable for lands designated Urban Residential.
a)

The predominant use of land shall be a variety of urban dwelling types, including
single detached dwellings, semi-detached dwellings, duplex dwellings and similar
low-profile residential buildings not exceeding 8 dwelling units per lot.
Part C: Additional Information

This document will be implemented by Norfolk County enacting an appropriate
amendment to the Norfolk County Zoning By-Law 1-Z-201

Applicant MARY ELGERSMA AND TONY MENDOLIA
File Number
Report Number
Assessment Roll Number 334.010.08300
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File Number
Report Number
Assessment Roll Number 334.010.08300
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August 27, 2019

The Corporation of Norfolk County
By-Law __-Z-2019
Being a By-Law to Adopt Amendment Number __ to the Norfolk County Official
Plan in respect of lands described as Part Lot 9, Concession 1, Woodhouse, Part 1
Plan 37R-9506, except Parts 1 and 2 Plan 37R-1174, except Part 1 Plan 37R-9704,
except Part 2 Plan 37R-9932, except Part 1 Plan 37R-10928 together with an Easement
over Parts 1 and 2 on 37R-1174 as in NK11130 Norfolk County in the Name of Mary
Elgersma and Tony Mendolia.
WHEREAS Norfolk Council is empowered to enact this By-Law, by virtue of the
provisions of Section 34 of the Planning Act, R.S.O. 1990, CHAPTER P.13, as
amended;
AND WHEREAS this By-Law conforms to the Norfolk County Official Plan.
NOW THEREFORE the Council of The Corporation of Norfolk County hereby enacts as
follows:
1. That Schedule A of By-Law 1-Z-2014, as amended, is hereby further amended by
changing the zoning of the subject lands identified on Map A (attached to and
forming part of this By-Law) from Urban Residential Type 1 Zone (RA-1) to Urban
Residential Type 1 Zone (RA-1- ) with a special provision;
2. That Schedule A of By-Law 1-Z-2014, as amended, is hereby further amended by
delineating the lands identified as Part 1 of the subject lands on Map A (attached to
and forming part of this By-Law) as having reference to Subsection 14.___;
3. That Schedule 14.__, (attached to and forming part of this By-Law) be included and
form part of By-Law 1-Z-2014;
4. That Subsection 14._ Special Provisions is hereby further amended by adding the
following:
14._____ In addition to the uses permitted in the RA-1 Zone, tourist cabins shall also
be permitted.
5. That for the purpose of this By-Law, a tourist cabin shall be defined as follows: “a
detached, furnished building providing temporary rental accommodation for one (1)
Applicant MARY ELGERSMA AND TONY MENDOLIA
File Number
Report Number
Assessment Roll Number 334.010.08300

By-Law __-Z-2019

Page 2 of 2

or more individuals, in which cooking, eating, sleeping and sanitary facilities are
provided, for use by the vacationing public.”
6. That this By-Law shall become effective upon final approval of the related
Amendment number __ to the Norfolk County Official Plan.
ENACTED AND PASSED this __ of ________, 2019.

Mayor

County Clerk

Applicant MARY ELGERSMA AND TONY MENDOLIA
File Number
Report Number
Assessment Roll Number 334.010.08300

Applicant MARY ELGERSMA AND TONY MENDOLIA
File Number
Report Number
Assessment Roll Number 334.010.08300

Explanation of the Purpose and Effect of
By-Law __-Z-2019
This By-Law affects a parcel of land described as Part Lot 9, Concession 1,
Woodhouse, Part 1 Plan 37R-9506, except Parts 1 and 2 Plan 37R-1174, except Part 1
Plan 37R-9704, except Part 2 Plan 37R-9932, except Part 1 Plan 37R-10928 together
with an Easement over Parts 1 and 2 On 37R-1174 as in NK11130 Norfolk County,
located at 511 Nelson Street West.
The purpose of this By-Law is to change the zoning on the subject lands in order to
permit the development of four (4) tourist cabins.

Applicant MARY ELGERSMA AND TONY MENDOLIA
File Number
Report Number
Assessment Roll Number 334.010.08300

IBI GROUP
PLANNING JUSTIFICATION REPORT
511 NELSON STREET WEST,
PORT DOVER
Prepared for Mary Elgersma and Tony Mendolia

Appendix D – Functional
Servicing Report

August 27, 2019

Functional Servicing Report
511 Nelson Street West,
Port Dover

Prepared for Mary Elgersma and Tony Mendolia
by IBI Group
August 26, 2019

IBI GROUP

Functional Servicing Report
511 Nelson Street West,
Port Dover

Document Control Page
CLIENT:

Mary Elgersma and Tony Mendolia

PROJECT NAME:

Proposed Four-Unit Tourist Cabins
Functional Servicing Report
511 Nelson Street West,
Port Dover

REPORT TITLE:

IBI REFERENCE:

120317

VERSION:
DIGITAL MASTER:
ORIGINATOR:
REVIEWER:
AUTHORIZATION:
CIRCULATION LIST:
HISTORY:

Romeo Uy

IBI GROUP

Functional Servicing Report
511 Nelson Street West,
Port Dover

Table of Contents
1

Overview ................................................................................................................... 1

2

Existing and Proposed Conditions ........................................................................ 2

3

Proposed Site Grading ............................................................................................ 2

4

Sanitary Sewer Service ........................................................................................... 2

5

Water Supply ............................................................................................................ 2

6

Storm Sewer ............................................................................................................. 3

7

6.1

Stormwater Quantity Control ........................................................................ 3

6.2

Stormwater Quality Control ........................................................................... 3

Summary................................................................................................................... 4

Table of Figures
Figure 1: Subject Property ............................................................................................................. 1

i

IBI GROUP

Functional Servicing Report
511 Nelson Street West,
Port Dover

1

Overview

IBI Group was retained by Mary Elgersma and Tony Mendolia to provide consulting services for
the development and construction of proposed four (4)-unit tourist cabins on a parcel of land
located at 511 Nelson Street West, in the Town of Port Dover. Please refer to Figure 1 for the
aerial view of the property.
The purpose of this Report is to outline the engineering design components of the site in support
of the applications for Official Plan Amendment and Zoning By-Law Amendment. The report will
document the functional grading, servicing, and stormwater management controls to
demonstrate the feasibility of the proposed development in accordance with local and municipal
development criteria.

Figure 1: Subject Property
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2

Existing and Proposed Conditions

The subject property has five (5) existing cottages built separately within the property and an
existing asphalt driveway that terminates with a cul-de-sac. A number of mature trees can be
seen planted along frontage and within the property.
The owner is proposing to build four (4) units of tourist cabins at the northeast corner of the
property (between the existing neighbour’s cottage and the internal driveway). Gravel parking
spaces will be provided behind the new tourist cabins as part of the proposed development.
Please refer to the Concept Plan for proposed conditions shown in Appendix A and the Site
Topographic Survey Plan for existing conditions shown in Appendix B.

3

Proposed Site Grading

The grading design around the new developments will generally match the existing grades
within the property. Grading works will be limited to only within construction limits of the
proposed tourist cabins and parking spaces. The rest of the areas within the property will not be
disturbed.

4

Sanitary Sewer Service

Public Works staff has confirmed there is one (1) sanitary service that services the entire
property and an additional service to the property will not be permitted. The proposed four (4)unit tourist cabins will be provided with individual 100 millimetre Ø sanitary service connected
to a larger (or equal) sanitary service pipe that ties into the existing sanitary service from
Nelson Street West. The location and size of the existing sanitary service shall be verified in
field when detailed drawings are prepared and submitted at Site Plan Approval stage.
Refer to the Preliminary Sanitary Servicing Plan shown in Appendix B.

5

Water Supply

Public Works staff has confirmed there are two (2) water services that service the entire property
and an additional service to the property will not be permitted. The proposed four (4)-unit tourist
cabins will be provided with individual 25 millimetre Ø water service connected to a water main
service line that ties into one (1) of the two (2) existing water services from Nelson Street West.
The location and size of the existing water services shall be verified in field to determine to
which existing service to connect the new water main service pipe. Connection to the existing
service shall be made after an existing water meter, as advised by Public Works. Detailed
drawings will be prepared and submitted at Site Plan Approval stage.
Refer to the Preliminary Water Servicing Plan shown in Appendix B.
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6

Storm Sewer

In view of the absence of a storm service to the property, surface run-off from the property
drains toward the south and outlets to Lake Erie as discussed in the following sub-sections. A
new storm service cannot be provided to the property as there is no municipal storm sewer
system at Nelson Street West servicing the street and the properties.

6.1

Stormwater Quantity Control

The existing conditions drainage areas as shown in Appendix B drain overland toward the
south across approximately 75 metres of vegetated area, and then outlet to Lake Erie. The
proposed conditions drainage areas are shown in Appendix B and will continue to drain to this
outlet.
Given the relatively minor increase in impervious area, and that runoff will continue to drain
across 75 metres of vegetated area directly to Lake Erie, active peak flow attenuation is not
proposed. Note that the Enhanced Grass swale outlined below will also provide a level of
stormwater peak flow attenuation and erosion protection at the outlet. Detailed flow calculations
will be provided at the Final Design stage.

6.2

Stormwater Quality Control

Since structures (catch basins) are not proposed, a vegetated swale can be provided for
stormwater quality control for proposed parking lot and driveway areas. The sizing of swales is
based on the general methodology outlined in the MECP Stormwater Management Planning and
Design Manual (2003) and the Low Impact Development Stormwater Management Planning and
Design Manual Section 4.8 (CVC/TRCA, 2010), and are specifically referred to as “Enhanced
Grass Swales.”
The recommended design elements are summarized as follows:
 Shape: Grass swales should be designed with a trapezoidal or parabolic cross section;
 Bottom Width: Grass swales should be designed with a bottom width between 0.75 and
3.0 metres. The design width should allow for shallow flows and adequate water quality
treatment, while preventing flows from concentrating and creating gullies;
 Longitudinal Slope: Slopes should be between 0.5% and 4%. Check dams should be
incorporated on slopes greater than 3%;
 Flow Depth: The maximum flow depth should correspond to two-thirds the height of the
vegetation. Vegetation in some grass swales may reach heights of 150 millimetres;
therefore a maximum flow depth of approximately 100 millimetres is recommended
during a 4 hour, 25 mm Chicago storm event;
 Grass swales must be designed for a maximum velocity of 0.5 m/s or less for the 4 hour
25 mm Chicago storm; and
 The swale will be underlain by a clear-stone infiltration trench sized to provide storage of
40 m3/ha for impervious areas tributary to the swale (as per Table 3.2 of MECP 2003).
The proposed location of the swale is shown on the proposed conditions drainage areas. The
swale should be underlain by a clear stone trench which will maximize infiltration, and the flow
length of swale should been maximized to the outlet. The swale will outlet to existing grade will
continue to drain runoff to the south toward Lake Erie.
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A Geotechnical Investigation will be required at the final design stage to confirm if the native
soils have the capacity to support infiltration. Based on Water Well records for this area, soils in
the vicinity of the site include surficial clay and sand. Detailed swale calculations will be
provided at the Final Design stage.

7

Summary

This Report demonstrates that the proposed four (4)-unit tourist cabins can b e designed and
constructed in accordance with municipal standards. The tourist cabins will be serviced via the
existing municipal sanitary collection system and water distribution system for domestic supply
and fire protection. The required Stormwater Management controls can be achieved with the
provision of a vegetated swale underlain by a clear stone trench to provide a level of stormwater
peak flow attenuation.
We trust the foregoing, and the Functional Engineering Drawings, are satisfactory to support the
Applications tor Official Plan Amendment and Zoning By-Law Amendment.
All of which is respectfully submitted.
Yours truly,
181 GROUP
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Appendix E – Concept
Vegetation Plan
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A1.1

TOURIST CABIN: FOUNDATION & MAIN FLOOR PLANS

A3.1

TOURIST CABIN: CROSS-SECTION 1

A1.2

TOURIST CABIN: LOFT FLOOR & ROOF PLAN

A3.2

TOURIST CABIN: CROSS-SECTION 2

A4.1

GENERAL NOTES

CONSTRUCTION SCHEDULE:
ROOF CONSTRUCTION

INTERIOR WALL CONSTRUCTION

ASPHALT SHINGLE ROOF
R1

INTERIOR

SLOPED CEILING, TRUSSES

61 2"

41 2"

DRYWALL PARTITION
1

2" GYPSUM BOARD
EACH SIDE OF 2"X4" OR 2"X6" SPRUCE STUDS @ 16" O.C.

1 2
7 8

"

"
2"

-ASPHALT SHINGLES - 25 YEAR
-1 2" SPRUCE PLYWOOD + 'H' CLIPS ON,
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Min. 100mm (4") diameter weeping tile, Min.
150mm (6") gravel cover.
Weep-holes @ max. 600mm (2'-0") o.c. w/
Cont. flashing extending 38" beyond exterior
wall.
Precast concrete steps
Blanket insul., from u/s of subfloor to 200mm
(8") above conc. slab, moisture barrier
included with blanket. Provide full height
blanket insul. on cold storage walls. (See
SB-12 Table 2.1.1.2A)
Masonry Veneer Construction
Masonry veneer, Air space, Building Paper,
Air barrier, Ext. sheathing, 38x140 (2"x6")
studs @ 400mm (16") o.c., Batt insul. (see
SB-12 Table 2.1.1.2A) 6 Mil. Poly V.B.,
12.7mm (½") drywall taped and sanded.
Provide weep holes @ 600 (24") o.c. Bottom
Course Only & Over Openings. Provide base
flashing up Min. 150mm (6") behind
sheathing paper. (see sections 9.20.13.8 &
9.20.13.5)
Frame Wall Construction (Vinyl)
7
Vinyl siding, Building Paper, Air barrier, 16
"
Exterior sheathing, 38x140 (2"x6") studs @
400 (16") o.c., Batt insulation (see SB-12
Table 2.1.1.2A), 6 Mil. Poly V.B., ½" drywall
taped and sanded.
Frame Wall Construction (Stucco)
Durock System
Stucco Finish Coat, Stucco Base Primer,
Fibre Mesh, PUCCS insulation board,
7
Durock Air / moisture barrier, 16
" Exterior
sheathing, 38x140 (2"x6") studs @ 400 (16")
o.c., Batt insulation (see SB-12 Table
2.1.1.2A), 6 Mil. Poly V.B., ½" drywall taped
and sanded.
Interior Partition (Typical)
38x89 (2"x4") studs @ 400 (16") o.c. 2x top
plate, single bottom plate, triple studs at
corners, 2x studs at openings. Basement
bearing partitions to be anchored to 100mm
(4") high conc or conc block curb with Min.
12.7mm (½") diameter anchor bolts @
2400mm (7'-10") o.c. Max. 6mil poly
separation between conc. and wood
Interior Partitions (Plumbing & HVAC walls)
38x140 (2"x6") studs @ 400mm (16") o.c. 2x
top plate, single bottom plate, triple studs at
corners, 2x studs at openings, 12.7mm (½")
drywall - 2 sides taped and sanded. 6mil
poly separation between conc. and wood

Sub Floor/Floor joists
Engineered Floors
Finished floor on 22.2mm (7/8") Tongue and
groove O.S.B. sub floor on engineered floor
joists. (see floor plans for size, spacing and
type).
Conventional Framing
Finished floor on 22.2mm (7/8") tongue and
groove O.S.B. sub floor on wood floor joists
(see floor plans for size, spacing and type).
Provide solid blocking @ 1200mm (3'-11")
o.c. Max. below walls running parallel to
joists. refer to 9.23.9.4. All subfloors to be
glued and nailed.
Guard/Handrail 9.8.7.4
All guards secured in conformance to obc
standards.
Rail @ Int. Landing
= 865mm (2'-10")
Rail @ Int. Stair
= 865mm (2'-10")
Rail @ Ext. Landing (Greater than 1800
[5'-11"] above fin. grade) = 1070mm (3'-6")
Rail @ Ext. Landing
= 865mm (2'-10")
Rail @ Ext. Stair
= 865mm (2'-10")
Wood/Metal Pickets MAX. 100mm (4")
between
Note: For Guards - no member, attachment
or opening located between 100mm (4") &
865mm (2'-10") above surface will facilitate
climbing.

EBF Limiting Distance
Reinforcement shall be installed to permit
the future installation of a bar on a wall
adjacent to
(a) Water closet 3.8.3.8.(1)(d) (L-shaped)
Reinforcement shall be installed to permit
the future installation of a bar on a wall
adjacent to
(a) Water closet 3.8.3.8.(1)(d) (Angled)
Ceramic tile walls, and ceiling in shower c/w
preformed shower base or Mosaic Floor.
Reinforcement shall be installed to permit
the future installation of a bar located on the
wall opposite the entrance
(b) Shower or bath 3.8.3.13.(1)(f)
Ceramic tile walls to ceiling in tub alcoves
with shower heads or 18" in height in tub
alcoves without shower heads.
Reinforcement shall be installed to permit
the future installation of a bar located on the
wall oposite the entrance
(b) Shower or bath 3.8.3.13.(1)(f)
45 mm thick solid core wood door, 20 min
Fire Rated door w/ self closure (9.10.13.2 &
9.10.13.3)
6 panel door w/ weather stripping and self
closure (9.10.13.15)

Non-combustible insulation (see SB-12
Table 2.1.1.2A), 6 Mil. Poly V.B., (warm
side), 12.7mm (1/2") High Density Board.
Taped, sanded & primed. Min. (RSI 3.52
(R20) above inner surface of exterior walls.

Provide dryer vent. (9.32.1.1 (5)). Install a
dryer box in any finished laundry rooms, 4"
box for ext. walls and 6" type for int. walls.
Boxes on ext. walls to be directly vented to
outside.

Where the hatch serves a single dwelling
unit, the hatch may be reduced to 0.32 m2
in area with no dimension less than 545 mm.
(21 21"). or Min dimension 500mm x 700mm.
Minimum (RSI 3.52 (R20) above inner
surface for insulation.

Provide chimney hood over stove & exhaust
to exterior OBC 9.32.3.5

Gas-proof walls and ceiling between house
and garage, 12.7mm (21") Gypsum board
(taped, caulked, sanded and primed),
7
11.1mm (16
") sheathing on habitable walls, 6
Mil poly V.B. on warm side, Batt insulation in
walls (see SB-12 Table 2.1.1.2A), Foam
insulation in floor (see SB-12 Table
2.1.1.2A),.

PVC Type panel to be painted as specified

12.7mm (½") gyp. board, taped & sanded
ceil. Use 21" density board for floor joists
greater than 16" o.c. spacing.
Provide a supplement exhaust air intake in
each Kitchen, Bathroom, Water Closet, and
Laundry room in accordance with O.B.C.
9.32.3.5.
210# Asphalt Shingles on 9.5mm (3/8")
plywood or 11.1mm (7/16") O.S.B., c/w "H"
clips roof framing as per plan.
Provide Ice and Watershield eaves
protection to extend 760mm (2'-6") beyond
interior face of wall & 910mm (3'-0") Min.
from eaves.
Provide roof vents equally spaced on either
side of the roof, equal to 1:300 of ceiling
area with a Min. 50% at eaves

Bedroom Windows
At least one window per floor to have an
unobstructed open portion having a min. area
of 0.35m2 (3.8 sq.ft.) with no dimension less
than 380mm (15") and a max. sill height of
1000mm (3'-3") above floor.
Linen closet(s)
4 shelves 350mm (1'-2") wide unless otherwise
specified.
Lumber & Framing

BCIN

113120

All lumber to be SPF #2 unless otherwise
noted
Wood framing members that are not pressure
treated and are in contact with concrete that is
less than 150mm (6") above ground or slab,
provide 6 mil Polyethylene film or No. 50 (45lb)
roll roofing dampproofing between wood and
concrete.
Built up roof framing over approved truss
systems to be 38x89 (2"x4") No. 2 Spr. rafters
@ 600mm (24") o.c. with vertical supports at
each truss intersection. Note: vertical supports
longers than 1820mm (6'-0") shall be laterally
braced.

Provide 100mm (4") dia. P.V.C. pipe vent
with insect screen & louvre. (1 vent per 50
sq.ft.)

559x178 (22"x7") Cont. conc. footing for
Walkouts. Min. Soil bearing capacity to be
75 KPa
500x150 (20"x6") Continuous conc. footing.
Min. Soil bearing capacity to be 75 KPa
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Brick soldier course, with or without
Keystone and/or Springstones, 12.7mm (½")
projection Max. (typical)
Brick soldier course and Rowlock, with or
without Keystone and/or Springstones,
12.7mm (½") projection Max. (typical.)
Brick Arch with or without Keystone and/or
Springers, 12.7mm (½") projection Max.
(typical).
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Brick Quoins, 12.7mm (½") projection Max.
(typical).
Aluminum clad wood trim (size to be
specif'd) refer to elevations.
Wood trim (size to be specified) refer to
elevations.
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GENERAL NOTES

Pre-Cast concrete sill.
Brick sill.

Maintain ventilation as per 9.19.1. OBC

Windows (General)
All windows, patio doors and basement
windows are to have Low E glass

BCIN

Prefinished Metal Flashing or G.I. Metal
Flashing.

37240

Pre-finished alum. eaves trough and
rainwater leader.

MY HOUSE DESIGNS

Min. 32 MPa 76mm (6") poured concrete
slab, 150x150 (9"x9") W.W.M. reinforcing.
Min. 100mm (4") gravel fill, slope slab down
150mm (6") Min..

(5 7/8")
(7 7/8")

38x140 (2"x6") wood fascia, Aluminum clad.

Drawings must NOT be scaled. Contractor
must check and verify all dimensions,
specifications and drawings on site and report
any discrepancies to the designer prior to
proceeding with any of the work.

CHRISTINE BROWN

Min. 32 MPa 76mm (3") poured concrete
slab, Min. 100mm (4") gravel fill.

(7 7/8")
(8 1/4")
(9 1/4")
(1")
(6'-5")
(2'-10")

General Notes
Footings
All footings to rest on undisturbed soil, rock or
compacted granular fill.
Step footings : Horizontal step = 600mm
(23 5/8") Min. Vertical step = 600mm

REQUIRED UNLESS DESIGN IS EXEMPT UNDER DIVISION 'C'
SECTION 3.2 OF THE O.B.C.

Foundation Wall
Poured conc. foundation (see plans) 32 Mpa
(3626 psi) concrete with drainage layer, on a
continuous keyed conc.ftg. Water-Cement
ratio = 0.7. Backfill w/ non-frost susceptible
soil. Footing in livable areas to provide
moisture barrier separation between footing
and foundation wall.

Pre-finished Vinyl Soffit

QUALIFICATION INFORMATION
THE UNDERSIGNED HAS REVIEWED AND TAKES RESPONSIBILITY FOR
THIS DESIGN AND HAS THE QUALIFICATIONS AND MEETS THE
REQUIREMENTS SET OUT IN THE ONT. BUILDING CODE TO BE A
DESIGNER.

Bituminous Damproofing with foundation
wall drainage as per O.B.C. 9.13 & 9.14 or
waterproofing.

All Stairs/Exterior Stairs
Max. Rise
= 200
Min. Run
= 210
Min. Tread
= 235
Nosing
=
25
Min. Headroom
= 1950
Min. Width
= 860
For Curved Stairs
Min. Run
= 150
Min. Average Run = 200
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Construction Notes

Poured concrete sill.
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