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Working together with our community 

Public Hearings Committee – September 07, 2021 

Subject:   OPNPL2021197 and ZNPL2021198 – An application has been received to 
amend the Official Plan and Zoning By-law to permit the development of an 8 unit 
residential street townhouse development. An amendment is proposed to the Official 
Plan to remove the Hazard Lands designation and a special provision is proposed to 
amend the zoning by-law to rezone the property from Service Commercial Zone (CS) to 
Service Commercial Zone (CS) with street townhouses identified as a permitted use. 
26403023 ONTARIO INC. OPERATING AS THE DENZO GROUP INC. and agent G. 
DOUGLAS VALLEE LTD. has put forth the application affecting the lands described as 
11 Elizabeth Road.   
 
Report Number:  CD 21-81 
Division: Community Development 
Department:  Planning 
Purpose:      For Information 
 

Executive Summary: 

This application for 11 Elizabeth Road proposes to amend the Official Plan and Zoning 
By-law to permit the development of an 8 unit residential street townhouse 
development. The application included a proposal to amend the Official Plan to remove 
the Hazard Lands designation and a special provision is proposed to amend the zoning 
by-law to rezone the property from Service Commercial Zone (CS) to Service 
Commercial Zone (CS) with street townhouses identified as a permitted use. 
 
This report is being presented as part of the statutory public meeting required by the 
Planning Act and 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. A subsequent report will be brought forward containing a 
recommendation for Council consideration. 
 

Discussion: 

 
Public Meeting Details  
 
A public meeting is a statutory requirement in accordance with the Planning Act, and is 
intended to allow members of the public to submit written or oral comments in relation to 
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the proposed development.  Additionally, any person may make written submissions at 
any time prior to County Council making its final decision on the application.  
 
Site Characteristics  
 
The subject lands are located east of the intersection of Elizabeth Road and Mill Pond 
Court in Simcoe. The area of the subject lands is approximately 1820 square metres, 
with approximately 60 metres of frontage on Elizabeth Road. The subject lands are 
currently vacant.  
 
 

 
 

Figure 1. View of Subject Lands from Elizabeth Road  

 

Proposal Summary  

The applicant is proposing to to amend the Official Plan and Zoning By-law to permit the 
development of an 8 unit residential street townhouse development. A Site Plan 
Application is also associated with the zoning by-law amendment and is currently under 
review. 
 
The proposed official plan amendment is to remove the Hazard Land designation and 
apply the Commercial Designation to the entire site.  The proposed zoning by-law 
amendment is to rezone the subject lands from Service Commercial (CS) to a site 
specific Service Commercial (CS & 14.XXX) The site-specific zone would add street 
townhouses as an additional permitted use with a reduced lot frontage of 6 metres.  
 
In support of the current application, the applicant has submitted the following:  
 

 Functional Servicing Report 

 Servicing Drawings 

 Site Plan Drawings 

 Traffic Impact Study 

 Geotechnical Investigation 
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 Planning Justification Report 
 
All submission materials are available at www.norfolkcounty.ca/government/planning/.  
 
Planning Considerations: 

A summary of planning considerations including applicable provincial policy, Official 
Plan policy, and zoning provisions is summarized in Appendix A.  

Consultation: 

Notice Provisions  
 
Pursuant to the requirements of the Planning Act R.S.O. 1990, C. P. 13 (“Planning 
Act”), a notice of the statutory public meeting was posted on the subject lands 20 days 
in advance of the Public Meeting. Notifications were mailed to neighbours within 120 m 
on; and a yellow notification sign was posted on the site on August 17, 2021.  
 
Technical Circulation Comments  
 
The application has been circulated to various internal departments and external 
agencies for review and comments. No major concerns have been identified through 
this process.  
 
The technical circulation comments are included in Attachment B to this report.   
 
The responses to the technical circulation will be addressed in the technical review and 
included in the comprehensive report for consideration at a future Council meeting.  
 
Public Comments 
 
No public input has been received for this application as of yet. This report is being 
presented as part of the statutory public meeting, and any public comments will be 
considered for future recommendation. 
 
Preliminary Review 
 
The following are the summary of key issues and comments that will be further 
reviewed before the completion of a recommendation report: 
 

Key Items  Preliminary Review 

Park / Trails 
 
 

 No parks or trails are proposed as a part of this 
development. The nearest park would be Wellington 
Park. Cash-in-lieu of parkland would be required for 
this site.  

http://www.norfolkcounty.ca/government/planning/
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Parking 
 
 

 16 parking spaces are provided as a part of this 
development ( 1 space in garage, 1 space in driveway 
for each of the 8 units) 

Natural Heritage 
(EIS) 
 

 The subject lands are also adjacent to a Provincially 
Significant Wetland (PSW), however, there is existing 
development between the subject lands and planning 
staff, in collaboration with LPRCA, have identified an 
Environmental Impact Study is not required.  
 

Transportation 
(TIS) 
 

 A Traffic Impact Brief, completed by RC Spencer 
Associated Inc., dated August 2020., was submitted 
as a part of the application. No perceivable effects are 
expected, as per the report. The technical review from 
Development Engineering is pending.  

Housing 
 
 

 The development provides 8 additional housing units. 

Building Height 
 
 

 Building height is to be determined. Permitted height 
under zoning is 11 m. 

Roads 
 
 

 The proposed development would utilize the existing 
Elizabeth Road for access to the individual 
townhouses. 

Servicing (W & 
WW) 
 

 As the subject land is within the Simcoe urban area, 
the proposed development will be serviced by 
municipal water and sewer services. As per 
Environmental Infrastructure Services (EIS) 
recommendation, the current planning applications will 
be processed and considered by the Council. Zone 
changes would be subject to an “H” provision. Water 
and sewer connections will only be confirmed and 
allocated during the site plan agreement stage as per 
the availability. 

Design / Site Plan  
 
 

 A site plan application is also associated with the 
zoning by-law amendment application and is under 
review at this moment. The Official Plan Amendment 
and Zoning By-law amendment will be required to be 
approved first before a site plan agreement can be 
processed. 

Hazard Lands 
 
 

 The site is partially designated Hazard Lands under 
the official plan. However, the applicants identify that 
the Long Point Region Conservation Authority 
(LPRCA) floodplain mapping no longer includes the 
subject lands within the floodplain. The existing Official 
Plan designation has not yet been updated to reflect 
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these changes, thus an Official Plan Amendment is 
required. 

Contamination  The subject lands are known or suspected to be 
contaminated. A Record of Site Condition will also be 
required to facilitate the residential development and a 
condition will be included in the associated site plan 
approval. 

 
Strategic Plan Linkage:  
This report aligns with the 2019-2022 Council Strategic Priority "Foster Vibrant, Creative 
Communities". 
 
Explanation:  
The proposed development would facilitate 8 additional housing units which would 
provide alternatives to the single detached dwelling in the Simcoe area. 
 
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 detailed recommendation report, responding to any outstanding matters, including 
those brought forward by members of the public, will be submitted to Norfolk County 
Council at a future meeting.  
 
Recommendation(s): 
THAT Report PD 21-81, Public Hearing report for OPNPL2021197 & ZNPL2021198, be 
received for information;  
 
AND THAT any comments received as part of the statutory public meeting be 
considered in a future recommendation staff report.  
 
Attachments 
Map A Neighbourhood Context / Key Map 
Map B Proposed Official Plan Amendment Map 
Map C Proposed Zoning Bylaw Amendment Map 
Map D Conceptual Plan 
 
Attachment A Planning Considerations and Applicable Policy and Zoning Provisions  
Attachment B Consultation: Department/Agency Technical Comments 
Attachment C Planning Justification Report, prepared by G. Douglas Vallee Consulting 
(March 2021)  
Attachment D Modified Generic Risk Assessment, prepared by A & A Environmental 
Consultants (August 2020) 
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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 
 

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 

 
Prepared By: 
Nicole Goodbrand, MA, MCIP, RPP  
Senior Planner  
For more information, call:  
519-426-5870 ext. 8019  
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Map A Neighbourhood Context / Key Map
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Map B Proposed Official Plan Amendment Map

 
  


