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1 Introduction
Norfolk County is preparing a Secondary 

Plan for Port Dover to provide a clear and 

detailed planning framework for the waterfront, 

downtown and future residential development 

within the urban boundary. The Secondary Plan 

will be used to guide municipal stewardship of 

the lake and river and natural heritage areas, 

create a vision for downtown and evaluate 

development applications. 

Council’s vision for the Port Dover Secondary 

Plan is to transform Port Dover into a world-

class tourist destination with a thriving 

economy, vibrant community spirit and 

protected natural heritage system. The 

Secondary Plan will provide the mechanisms to 

enhance the beauty of its waterfront, the place-

making tools to spark the unique character of 

the small town, and the policies to protect the 

long-term financial and ecological health of the 

area. 

As part of Phase 1 of Secondary Plan process, 

the team has reviewed background information 

to understand existing conditions and to identify 

the key considerations for the Secondary Plan. 

This report summarizes the review of:

• Planning by The Planning Partnership;

• Downtown Port Dover by The Planning 

Partnership;

• River and lakefront by The Planning 

Partnership;

• Natural heritage by PLAN B Natural Heritage;

• Servicing by SCS Consulting Group; and,

• Transportation by BA Group.
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2 Planning

Schedule A - Community Structure
Port Dover is identified on Schedule A of the 

Offical Plan as an Urban Area.  It is also located 

within the Lakeshore Special Policy Area, 

and the far eastern edge of the community is 

identified as within the Industrial influence Area. 

• The Urban Areas have been identified as 

places that will accommodate the greatest 

amount of growth over the planning horizon. 

The Urban Areas will accommodate a 

wide range of uses such as residential, 

commercial, various employment uses, 

entertainment, cultural, and health services. 

• The Lakeshore Special Policy Area 
Secondary Plan encompasses the entire 

extent of Norfolk County’s waterfront, 

lakeshore related Settlement Areas and 

related Agricultural Area. The Lakeshore 

Special Policy Area Secondary Plan provides 

more detailed policies related to growth 

management, agriculture, natural and 

cultural heritage, tourism and recreation, 

infrastructure and community design for the 

County’s lakeshore, recognizing the unique 

attributes and development pressures along 

the lakeshore. 

• The Industrial Influence Area is a 3 

kilometre buffer around the exterior of 

the Lake Erie Industrial Park that protects 

heavy industrial uses from new incompatible 

land uses that would reduce their ability to 

operate effectively. Uses that are permitted 

with the Agricultural Designation, including 

limited residential development is permitted 

within the Industrial Influence Area. 

2.1 Planning Policy
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Schedule B-16 - Land Use 
This is a complex schedule that identifies 

the land use pattern within the urban area 

boundary of the Port Dover Community.  The 

Schedule also identifies the Built Boundary 

and the Special Policy Area Boundary.  Within 

the Special Policy Area Boundary, there are 

a number of site specific policy references - 

Sections 6.5.2.2, 6.5.2.3, 6.5.2.4, and 6.8.1.

6.5.2.2 Port Dover Waterfront 
Special Policy Area 

• The County identifies the Port Dover 

Waterfront Area as an important tourism and 

economic resource, and it is the intent of the 

County’s Official Plan that the Area remain an 

area that supports tourism, the commercial 

fishery, and provides recreational, 

commercial and cultural opportunities for 

residents.

6.5.2.3 Silver Lake Special Policy Area 

• The Silver Lake Policy Area is an area that 

has historically included industrial and open 

space uses and is identified as an area that 

can transition to open space and recreational 

uses through the creation of a linkage 

between the Downtown Area with the open 

space areas and the Lynn Valley Trail.

6.5.3.4 Lynn River/Black Creek 
Special Policy Area 

• This area is the site of marine industries, 

as Lynn River is the main artery for marine 

traffic to this area. The Lynn River/Black 

Creek Special Policy Area has the potential 

to support a variety of interests related to 

tourism, recreation and innovative residential 

development as well as supporting the 

existing marine industries, while recognizing 

that a significant portion of the lands within 

this Area are considered Hazard Lands. 

• It is the intent of the County’s Official Plan to 

create a continuous link for commercial and 

tourism related uses between the Downtown 

Area and the waterfront through the Lynn 

River/Black Creek Area and back to the 

Downtown Area through a connection along 

Market Street, Chapman Street and Powell 

Park. 

6.8.1 Lakeshore Special Policy Area 

• The Lakeshore Special Policy Area 

Secondary Plan provides more detailed 

policies related to growth management, 

agriculture, natural and cultural heritage, 

tourism and recreation, infrastructure and 

community design. 

The majority of the Town is Urban Residential.  

The following other land use designations are 

identified:

• Downtown – This designation is the most 

permissive, allowing retail, office, service, 

entertainment, and other commercial 

uses, as well as government, institutional, 

residential and community activities. The 

Downtown designation promotes pedestrian 

scaled, compact development, with active 

and attractive uses at grade. 

• Shopping Centre Commercial – This 

designation applies to the existing 

shopping centres located outside of the 

Downtown areas and permits a wide range 

of commercial uses that are primarily 

related to retail, as well as a limited amount 

of office uses related to the local area. 

This designation also permits medium and 

high-density housing. Shopping centre 

commercial uses are generally located along 

Provincial Highways and arterial roads. 

• Commercial – This designation applies 

to commercial areas along the major 

transportation routes, and permits retail 

and commercial uses which are intended to 

serve the travelling public and are space-

extensive, destination uses. Residential uses 

are permitted within this designation. 

• Urban Waterfront – This designation 

applies to urban areas in direct proximity 

to Lake Erie’s water’s edge and permits 

commercial and service facilities. Residential 

development is permitted as long as it is 

located within a mixed-use building. This 

designation is largely composed of lands 

that are within flood prone area and are 

considered to be hazard lands. 
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• Major Institutional - This designation 

applies to major public institutions within the 

County, and also permits places of worship, 

cultural facilities, special needs housing 

including housing for seniors, and other 

clubs and organizations. 

• Parks + Open Space – This designation 

applies to parks and open space within 

the county and permits a wide range of 

recreational facilities and uses. 

• Major Public Infrastructure - This 

designation applies to public services and is 

to be protected from intrusions by sensitive 

land uses. 

• Industrial – This designation applies to older 

industrial sites that are under-utilized and 

are situated near residential areas, making it 

difficult to attract new industrial investment. 

The conversion of industrial lands within this 

designation to uses more compatible with 

the neighbourhood context is encouraged. 

• Marine Use in Hazard Lands(Section 7.3.1 
(g) (iii) – This designation permits marinas 

that may include a restaurant, recreational 

park and or sales/service function in 

association with the marine operation and 

accessory uses. 

• Provincially Significant Wetland – This 

designation permits agricultural uses, 

conservation management, recreational 

and educational activities, hunting/trapping, 

boardwalks, fish hut, and duck blinds.  

• Hazard Lands – This designation applies to 

lands that have an inherent environmental 

hazard. Permitted uses within this 

designation include agriculture, forestry, 

conservation, flood and erosion controls, 

outdoor recreational uses, resource 

extraction and marine uses. 

There are also a host of site-specific Official 

Plan Amendments located throughout the 

community.

Schedule D-6 - Source Water Protection
This map identifies that the Port Dover 

Community lies outside of the Highly Vulnerable 

Aquifers that cover most of the rest of the 

County.

Schedule D-7 - Source Water Protection
This map identifies that the Port Dover 

Community lies outside of the Significant 

Groundwater Recharge Areas that cover most 

of the rest of the County - with the minor 

exception of a small area in the far north-west 

of the Community.

• The Significant Groundwater Recharge Areas 

have been identified within Norfolk’s Official 

Plan for information purposes only. The 

Source Water Protection Plans that govern 

Norfolk County do not currently contain 

specific policies relating to Significant 

Groundwater Recharge Areas and no Official 

Plan policies are in place in relation to 

Significant Groundwater Recharge Areas. 

Schedule J-5 - Natural Resources
This map identifies that much of central and 

western Port Dover is within an Abandoned 

Petroleum Pools Area, with some pockets 

identified as Suspended Petroleum Pools.  Much 

of the lands abutting the creek systems are 

identified as a Bedrock Resource. There is also 

a Closed Waste Disposal Site identified on the 

Map.

• The Official Plan states that exhausted 

petroleum resource areas and wells be 

rehabilitated for appropriate uses that are 

compatible with the surrounding areas. 

• Bedrock Resource Areas shall be protected 

for future use, and any development or 

changes in land use which would prevent 

future use will not be permitted unless it can 

be demonstrated that: 

– Resource use would not be feasible 

– Proposed development or land use serve 

a greater long-term interest 

– Issues of public health, public safety and 

environmental impact addressed 
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• Wayside pits and quarries are not permitted 

adjacent to or within Provincially Significant 

Features, Natural Heritage Features, Urban 

Areas, Hamlet Areas or Resort Areas. 

Redevelopment of closed Waste Disposal Sites 

is permitted by way of Official Plan and Zoning 

By-law amendments. In addition, development 

proposals within 500 metres of a closed 

Waste Disposal Site shall be accompanied by 

a hydrogeologic/engineering study, which will 

address any mitigation measures required. 

Lakeshore Special Policy 
Area Secondary Plan
The Lakeshore Special Policy Area (LSPA) 

Secondary Plan (2009) includes policies and 

supporting Community Design Guidelines 

that manage growth, address and protect the 

special lakeshore attributes and the unique 

local land use arrangements in order to ensure 

the community, environmental and economic 

sustainability of the County’s waterfront.

The LSPA includes the entire extent of 

the County’s waterfront, lakeshore related 

Settlement Areas, and related Agricultural Area 

and is identified on Schedule F - Community 

Structure.

Schedule F - Community Structure - This 

map is related to the Lakeshore Special Policy 

Area Secondary Plan. It identifies conceptually 

that the core of Port Dover is an Urban Tourism 

Node, and Nelson Street West is identified as 

Ontario’s South Coast Scenic Route. 

• Urban Tourism Nodes are intended to be the 

focus of tourism and economic activities, 

and a range of tourism related uses such as 

commercial, accommodations, restaurants, 

entertainment and recreational uses are 

permitted and encouraged. Within an Urban 

Tourism Node, tourism development should 

be primarily directed to Downtown Area 

and to lands within the Urban Waterfront 

Designation. 

• Ontario’s South Coast Scenic Route 

extends across the County’s lakeshore and 

is envisioned as both a scenic drive and 

recreational trail, which will accommodate 

a variety of active transportation users and 

link major tourist, recreation, agriculture and 

natural environment destinations along the 

lakeshore. Recreational, commercial and 

tourism uses are permitted and encouraged 

along the Scenic Route. 
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Port Dover Waterfront Secondary Plan
The Port Dover Waterfront Master Plan and 

Secondary Plan was completed in 2001 for 

the former City of Nanticoke with the intent 

to guide future development in a manner that 

is compatible with the existing character and 

charm of Port Dover.

The Secondary Plan moved the emphasis for 

development appraisal from controlling the 

land use to the careful review of built form 

and compatibility for which the Secondary 

Plan policies and companion Urban Design 

Guidelines provide the framework.

Land Use Map - This map (at right) from the 

Port Dover Waterfront Secondary Plan identifies 

six land use designations in the Port Dover 

Waterfront:

• Harbour Commercial – This new 

designation permitted a wide range of mixed 

retail, commercial and residential uses, but 

any residential and office uses may not be 

located at grade.

• Floodway – Applied the policies of Sections 

P.1 and P.2 of the Nanticoke Official Plan.

• Other Hazard Lands – Applied the policies 

of Section P.4 of the Nanticoke Official Plan.

• Marine Industrial – Applied the Marine 

Industrial designation and policies of 

Section J.5 from the Nanticoke Official 

Plan with intent to protect and maintain 

the Commercial Fishing Port as an ongoing 

viable commercial/ industrial activity that has 

historic relevance and adds to the charm and 

appeal of the community.

• Marine Commercial/Industrial – This new 

designation permitted restaurants and snack 

bars, marinas and related retail, commercial, 

office, recreation, club house and banquet 

uses and facilities, parks, open space uses 

and public walkways, and industrial uses 

including boat-works and other marine 

related commercial uses, with the intent 

to promote and encourage the ongoing 

operations and the potential expansion of 

the facilities and services of the Recreational 

Marina.

Schedule H-1 - Port Dover Neighbourhood 
Planning Areas - This map is related to the 

Lakeshore Special Policy Area Secondary 

Plan. This map identifies two Neighbourhood 

Planning Areas - Port Dover West, and North 

Dover Mills.

• Neighbourhoods Planning Areas are 

areas that have been identified where a 

Neighbourhood Plan will need to be prepared 

prior to development occurring. 

Schedule H-1A - Port Dover Neighbourhood 
Planning Areas - This map is related to the 

Lakeshore Special Policy Area Secondary Plan.  

It identifies a more detailed residential density 

distribution and primary road pattern for most of 

the North Dover Mills Neighbourhood Planning 

Area.  

• The North Dover Mills Neighbourhood 

Planning Area is subject to a Neighbourhood 

Plan. Neighbourhood Plans provide a more 

detailed land use plan and specific policies 

to guide and manage future development. 

The North Dover Mills Neighbourhood Plan 

permits high density residential, which allows 

for apartment buildings and other residential 

buildings of similar density, medium density 

residential, which allows for converted 

dwellings with more than 2 units, triplexes, 

fourplexes, townhouses, walk-up apartments 

and other residential buildings that have a 

net density of 15 units per hectare and single 

detached dwellings. 
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Land Use Map from Port Dover Waterfront Secondary Plan

• Residential – Applied the policies of Section 

G of the Nanticoke Official Plan with the 

intent to protect and enhance the existing 

Residential Neighbourhood.

The policies of Section G of the Nanticoke 

Official Plan were applied to the road 

classifications identified on the Land Use Map. 

A new roadway was identified that may be 

required to service the existing Recreational 

Marina and Commercial Port.
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Development Applications
The following table summarizes the status of 

the development applications in Port Dover.

2.2 Development Activity

# Name Status
1 Lynn River Heights On hold until the end of the ICB, but all comments addressed 

and ready for public meeting when ICB is lifted
2,3 Dover West ?
4 Eggink Appealed for non decision
5 Dover Coast • LTC is exempt from ICB (except it’s approved for more beds)

• Site Plan for the hotel and convention Centre is on hold

• Residential south of Highway 6 is all approved - Phase 1 
complete, Phase 2 under construction/complete

• No plans for lands north of Highway 6
6 Gamble Shipyard Has OPA and ZBL and wants to move ahead in spite of ICB
7 Misner Landing Referred to LPAT
8 Dover Wharf Under Construction

Nelson St d

Main S

2,3 Dover West H

New Lake Shore Rd

5 Dover Coast
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I 4.6 67 15
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Based on the review of background information 

and the public input received so far, the 

following are things to think about as the team 

begins Phase 2: Concepts.

2.3 Things to Think About

• Range of housing planned in Future 

Residential Areas and through 

intensification. 

• Location of neighbourhood defining 

elements planned for in the Future 

Residential Areas in order to ensure that 

newly developing areas contribute to the 

character of Port Dover

• Mix of uses in Future Residential Areas 

to provide the opportunity for residents 

to walk to shops and services in their 

neighbourhood

• Protection of the natural heritage system 

in newly developing areas and in the 

current built up area

• Public access along or near the water’s 

edge of the lake and rivers

• Provision of community amenities in 

newly developing areas

• Phasing of development to enable 

servicing

• How big does Port Dover want to be? 

There is tremendous potential for growth 

in the Future Residential Areas.
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3 Downtown
Downtown Port Dover is identified as one of 

the specific areas to be considered in the 

Secondary Plan. The Secondary Plan is to 

promote economic diversification and to protect 

the area.
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Based on the review of background information 

and the public input received so far, the 

following are things to think about as the team 

begins Phase 2: Concepts.

3.1 Things to Think About

• Parking - determining the most 

appropriate number, type, location and 

form of management

• Pedestrian priority areas - clarifying the 

implications for traffic circulation and 

parking

• Determining the most appropriate form 

and character of new development

• How to celebrate the history and stories 

of Port Dover

• How to create a healthy vibrant downtown 

year round

• A range of housing to provide options in 

type and tenure for a all demographics – 

singles, couples, young families, seniors.

• Boundaries of the Downtown – should it 

be extended west to include St. George 

Street or south across the River or to 

include the waterfront?

• Managing the type of retail – understand 

the concerns related to brand retail and 

restaurants

• Design guidelines to protect the 

character of Main Street
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4 River & Lakefront
Lands along the Lynn River and Lake Erie 

waterfront are specific areas to be addressed 

in the Secondary Plan. Port Dover is well known 

as a waterfront community. The beach, cottage 

rentals, the harbour and marinas are core 

attractions in Port Dover. 

A Waterfront Master Plan and Secondary Plan 

was prepared in 2001. It is based on three 

guiding principles:

Accessible – planning for continuous and safe 

routes for pedestrians and cyclists, connecting 

the larger trail systems, balancing vehicle 

access and demand for parking in peak use 

periods

Diverse – celebrate and promote the diversity 

of use and builds, in particular the commercial 

fishing port

Attractive – protect and plan for a mix of 

building styles and uses to add to the inherent 

charm in the character of the waterfront area. 

The Waterfront Master Plan and Secondary Plan 

is based on a number of structuring elements:

• Provides a variety of key public places, linked 

together by a continuous pedestrian walkway 

along the waterfront

• Establishes a history walk along Harbour 

Street

Demonstration Plan from the 2001 Waterfront Master Plan & Secondary Plan
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• Accommodates new private development to 

complement uses in the harbour commercial 

district, with 3 scenarios for redevelopment 

on key vacant or under used parcels. 

• Maintains the commercial fishing port

• Opportunity for an expanded Recreational 

Marina with an extension to the breakwater 

that could provide a safe protected harbour 

for an additional 300 boats.

The Waterfront Master Plan and Secondary Plan 

includes urban design guidelines to provide 

general direction for development for streets, 

public spaces and new buildings. They provide 

an expression of the vision for the waterfront, 

providing some flexibility in interpretation. 

Guidelines were provided for:

• Streets

• Walker Street - South of Main Street

• Harbour Street

• Pedestrian Routes

• Key Public Places

• The Pier

• Gateways

• Buildings

• Signage and Logo

• Parking Lots
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Based on the review of background information 

and the public input received so far, the 

following are things to think about as the team 

begins Phase 2: Concepts.

4.1 Things to Think About

• Parking - determining the most 

appropriate number, type and location

• Pedestrian priority areas - clarifying the 

implications for traffic circulation and 

parking

• Determining the most appropriate form 

and character of new development

• Enabling public access to the water’s 

edge

• Public ownership of the beach

• Celebrating the history and stories of Port 

Dover

• A range of housing to provide options in 

type and tenure for a all demographics – 

singles, couples, young families, seniors.

• Improved public access and amenities at 

the marina

• Consider including Silver Lake and it’s 

parkland in the core waterfront lands

• Special policies for the river edge lands to 

the urban boundary
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5 Natural Heritage

The following provides an overview level 

description of the existing environmental 

conditions and opportunities/constraints to 

future urban development within the Port Dover 

Secondary Plan study area. A primary objective 

of the Secondary Plan should be to ensure there 

is no net loss of existing habitat cover within 

Port Dover.  

The information provided was used to establish 

a defensible environmental protection/

enhancement framework for the preparation of 

a land use concept plan and policies for Port 

Dover.  The overview was based on existing 

background information sources obtained from 

the County of Norfolk, the Long Point Region 

Conservation Authority (LPRCA), the Land 

Information Ontario office, and the Natural 

Heritage Information Centre.

Port Dover is located on the north shore of 

Lake Erie in association with the Lynn River and 

Black Creek valleys.  The secondary plan study 

area is mainly urban in character with cultivated 

agricultural land located along the west, east 

and north fringes of the village. Key natural 

heritage system features identified within the 

village include the following (Source:  Norfolk 

County Official Plan 2020):

• Lake Erie and associated shoreline and 

beach ridge.

• Lynn River.

• Black Creek.

• Silver Lake.

• Black Creek Provincially Significant Wetland 

(PSW) Complex – in association with the Lynn 

River and Black Creek drainage systems.

• Significant woodlands (as defined by the 

County of Norfolk).

In addition, the following natural heritage 

system study areas are identified on Schedule 

G3 (Lakeshore Special Policy Area Secondary 

Plan-2009) of the Norfolk County Official Plan 

(2020): 

• Unevaluated small forest patches study 

areas.

• Upland grass habitat study areas.

• Stopover habitat study areas (flanking the 

study area along the Lake Erie shoreline).

The County of Norfolk Official Plan (2020) 

separates environmental considerations into the 

following three categories:

• Provincially significant features, as defined 

by the Provincial Policy Statement (2020) 

and the companion Natural Heritage 

Reference Manual (2010).

• Natural heritage features.

• Hazard lands – as defined by the Long Point 

Region Conservation Authority policies and 

regulations (O. Reg. 178/06).

5.1 Introduction
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Physiography, Drainage & Soils
The topography of the study area is shown 

below. The main topographic relief features are 

associated with the Lake Erie shoreline (beach 

scarp/ridge) and the major watercourses (e.g. 

Lynn River, Black Creek).

5.2 Existing Conditions

Hamilton Plank Rd (HWY 6)

Main St (HW
Y 6)

Dover Mills Rd

New Lakeshore Rd
Nelson St W

Silver L
ake Dr

C
ockshutt Rd

Black Creek

Silver
Lake

Mud Creek

Lynn River

Prospect St

Lake Erie

Port Dover is located within the following sub-

watersheds that come under the jurisdiction of 

the Long Point Region Conservation Authority:

• Dedrick Creek-Young Creek (far western 

portion of the village)

• Lynn River-Black Creek (central core of the 

village)

• Fauries Creek-Stelco Creek (southeast 

corner of the village)

The location of the subwatersheds is shown on 

Schedule D1 (Source: Norfolk County Official 

Plan 2020).

LEGEND

Watercourse

Study Area

Contour Line (1 m)

Topography of Port Dover
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Soils within the study area are mapped below.  

The main soil properties and soil types within 

the study area consist of the following (Source:  

Presant and Acton 1984 – The Soils of the 
Regional Municipality of the Haldimand-Norfolk 
– Report No. 57 of the Ontario Institute of 
Pedology):

• Lacustrine silty clay (moderately well to 

poorly drained) – Brantford, Beverley, Toledo

• Lacustrine heavy clay (moderately well to 

poorly drained) – Haldimand, Lincoln

• Lacustrine silt loam (well drained) - Brant

• Sandy loam over clay loam (well drained) – 

Berrien, Bookton, Tavistock

• Lacustine sand - wind modified (rapid-well 

to imperfectly drained) – Fox, Brady, Granby, 

Normandale, Watford

• Aeolian sands - often duned (rapid to well 

drained) - Plainfield

• Beach Ridge Complex (variable drainage) – 

Complex 1, Complex 6

• Alluvial floodplain deposits (variable 

drainage) – Alluvium 1

Natural Resources
Natural resource features within the study area 

include the following (Source: Schedule J5 of 

the Norfolk County Official Plan, 2020):

• Closed Waste Disposal Site – east side of 

town.

• Bedrock resource area associated with Lynn 

River and Black Creek valleys.

• Suspended petroleum pools - west and east 

sectors of the Town.

• Abandoned petroleum pools - cover most of 

the Town south of County Rd. 6.
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Woodlands
Woodlands within the study area are mapped 

below. The woodlands are primarily associated 

with existing watercourses and their associated 

floodplains and/or defined valley systems. The 

main blocks of remnant forest habitat occur in 

the southwest and northeast sectors of Port 

Dover.

Woodlands within Port Dover are mainly 

deciduous in character and are comprised of 

species that are indicative of the Carolinian 

forest that occurs along the north shore of Lake 

Erie. Significant woodlands, as defined in the 

Norfolk County Official Plan (2020), are shown 

below with the yellow outline. The boundary of 

selective woodland features within the study 

area has been adjusted, where appropriate, to 

address previous development approvals or for 

completeness and accuracy (based on aerial 

photo interpretation). The revised woodland 

boundaries are included on the map below.

It should be noted that woodland cover within 

the study area watersheds (i.e. Lynn River-13%, 

Black Creek-13%) is well below the Environment 

Canada (2013) minimum guideline of 30% 

coverage for healthy, sustainable watersheds 

(Source:  LPRCA 2004 – Black Creek and Lynn 

River Watershed Report Card).
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Woodlands and Significant Woodlands in Port Dover
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Wetlands
Wetlands within the study area are mapped 

below. The wetland features are associated with 

the Lynn River and Black Creek drainage system 

and are part of the larger Black Creek PSW 

complex. Wetlands within the study area are 

comprised mainly of marsh and treed/thicket 

swamp communities.

Wetland coverage within the study area 

subwatershed (i.e. Lynn River/Black Creek) 

is well below the Environment Canada (2013) 

minimum target of 10% wetland cover for 

healthy watersheds.

Valleylands
Valleyland features occur within the study area 

in association with the Lynn River, Black Creek 

and minor watercourses that drain into Lake 

Erie. The valleyland features are regulated by 

the LPRCA and generally support woodland and 

wetland features on slopes and bottomlands.
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Hazard Lands
LPRCA regulated hazard land features within 

the study area are shown on the map below. 

Extensive hazard lands are associated with the 

major watercourses, low lying wetland areas, 

and the Lake Erie shoreline.

The following regulated features are shown:

100-Year Riverine Flooding Hazard Limit:  
Defined as inundation along river, stream, and 

small inland lake systems. The flooding hazard 

limit is the one-hundred-year flood event, 

as approved by the Minister of the Natural 

Resources and Forestry, as the standard for the 

LPRCA watershed.

Lake Erie Flooding Hazard Limit:  Defined as 

inundation along the shorelines of the Great 

Lakes - St. Lawrence River System and large 

inland lakes. The flooding hazard limit is based 

on the one-hundred-year flood event level plus 

an allowance for wave uprush and other water 

related hazards.

Lake Erie Erosion Hazard Limit:  Defined 

as the loss of land, due to human or natural 

processes, that poses a threat to life and 

property. The erosion hazard limit is based 

on the 100-year erosion rate (i.e. the average 

annual rate of recession extended over a one-

hundred-year time span) plus an allowance for 

slope stability. An allowance for erosion access 

has not been applied. 
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Dynamic Beach Hazard:  Defined as areas 

of inherently unstable accumulations of 

shoreline sediments along the Great Lakes - St. 

Lawrence River System and large inland lakes, 

as identified by provincial standards, and as 

amended from time to time. The dynamic beach 

hazard limit consists of the flooding hazard limit 

plus a dynamic beach allowance.

The Lake Erie flooding hazard limit generally 

extends to the base of the beach scarp/

ridge along the shoreline. The erosion hazard 

limit for Lake Erie extends approximately 100 

m inland from the shoreline. A small area of 

dynamic beach hazard occurs to the west of the 

confluence of the Lynn River with Lake Erie.

The 100-year riverine flooding hazard is 

identified for the Lynn River and Black Creek.

The LPRCA regulation limit for Lake Erie and 

watercourses/wetlands within the study area is 

also shown. These features are regulated by the 

LPRCA under O. Reg. 178/06 and its associated 

policies.

Source Water Protection
There are no Highly Vulnerable Aquifers (HVA) 

or Source Water Protection Areas identified 

within the study area (Source:  Schedule D of 

the County of Norfolk Official Plan, 2020). A 

Significant Groundwater Recharge Area (SGRA) 

however occurs in the extreme northwest 

corner of the study area, in association with the 

Lynn River subwatershed.

Species at Risk
Based on a review of the Natural Heritage 

Information Centre data records, the study 

area has the potential to provide significant 

habitat for several species protected under 

the Endangered Species Act. Species at risk 

previously recorded within Port Dover include 

amphibians, reptiles, birds, fish, mussels, 

insects, and mammals (bats). Numerous 

provincially rare plant species have also been 

previously recorded within the study area.  

Potential habitat for species at risk (including 

provincially/regionally rare species) within 

the study area is primarily associated with 

remnant woodlands and wetlands, Lynn River, 

Black Creek and Lake Erie. Cultural habitat 

features such as old field meadows, shrub 

thickets, woodlands, and hedgerows also have 

the potential to support species at risk (e.g. 

grassland birds). 

Fish Habitat
The study area supports direct and indirect fish 

habitat features/functions associated with the 

Lynn River and Black Creek drainage systems, 

minor watercourses, and Lake Erie. The 

subwatersheds within the study area all drain 

towards Lake Erie, which supports a diverse fish 

community. 

Black Creek and the Lynn River support habitat 

for warmwater and coldwater species.  Surface 

water quality conditions within Black Creek are 

poor because of deforestation in the watershed, 

agricultural/urban runoff, lack of riparian cover, 

increased water temperatures and lack of 

in-stream cover. Water quality conditions in the 

Lynn River are better compared to Black Creek 

because of abundant in-stream cover and good 

substrate conditions (Source: LPRCA Watershed 

Report Card). The Ivy and Misner dams in Port 

Dover pose a barrier to upstream fish movement 

along the Lynn River.
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Norfolk County Official Plan (2020)
Natural heritage system features within the 

study area are shown on Schedule C5 of the 

County of Norfolk Official Plan (2020). The 

natural heritage system features identified on 

Schedule C5 include provincially significant 

wetlands and woodlands. Hazard lands 

associated with the Lake Erie shoreline and 

bluff, the Lynn River/Black Creek valleylands, 

and minor watercourses are shown on Schedule 

B16 of the Official Plan.

The Lakeshore Special Policy Area Secondary 

Plan (2009)  identifies unevaluated small forest 

patch study areas in the southwest, northwest, 

central and east sectors of study area. Upland 

grass habitat study areas are identified in 

the southwest, north, and northeast sectors 

5.3 Natural Heritage System
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of the study area. Although not identified in 

the Lakeshore Special Policy Area Secondary 

Plan (2009), the study area supports stopover 

habitat (and potential study areas) for migrating 

birds and pollinators, particularly the wooded 

bluffs along the Lake Erie shoreline plus the 

wetlands and forests associated with the Lynn 

River, Black Creek and other watercourses. The 

opportunities/constraints to future development 

within or adjacent to small forest patches 

and upland grass habitat study areas is to be 

confirmed through an Environmental Impact 

Study (EIS) to be prepared at the draft plan of 

subdivision stage.

The Natural Heritage System in Port Dover
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The various components that comprise the 

natural heritage system for Port Dover are 

shown on the map on the previous page. An 

overlay of the various hazard limits, floodplains 

and LPRCA regulation area are shown on the 

map below.
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The Natural Heritage System in Port Dover with Hazard Lands overlay
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5.4 Things to Think About

Most of the things to think about are reflected 

in the current policy framework for Port Dover – 

policies in the Norfolk County Official Plan and 

the Lakeshore Special Policy Area Secondary 

Plan. Based on the review of background 

information and the public input received so far, 

the following are things to think about as the 

team begins Phase 2: Concepts:

• A recommended natural heritage system 

(NHS) for Port Dover (see map below)

Minor refinements have been made 

to the boundary of various natural 

heritage system components to reflect 

current conditions and previous/current 

development approvals. The core 
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components of the recommended natural 

heritage system include the following 

environmental features and their related 

ecological functions:

– Provincially significant wetlands – 

Black Creek PSW complex.

– Provincially significant woodlands – as 

defined by the County of Norfolk (OP 

Schedule C6).

– Lake Erie shoreline and beach ridge/

scarp – hazard lands.

– Floodplains associated with Lynn River 

and Black Creek – hazard lands.

The Recommended Natural Heritage System in Port Dover
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Features not included as part of the 

natural heritage system have been 

identified as Other Environmental 

Features that require further investigation 

(i.e. EIS) and analysis to confirm 

opportunities/constraints to future 

development. Other Environmental 

Features within the study area include the 

following:

– Unevaluated small forest patches  – as 

defined by the Lakeshore Special 

Policy Area Secondary Plan (2009).

– Upland grass habitat  – as defined 

by the Lakeshore Special Policy Area 

Secondary Plan (2009).

– Small, isolated/fragmented woodlands 

and hedgerows not identified on 

Schedule B and C of the Official Plan, 

and Schedule G3 (Lakeshore Special 

Policy Area Secondary Plan).

– Cultural habitat features such as old 

field meadow and shrub thicket.

– Minor watercourses (LPRCA regulated 

feature).

• Development applications within or 

adjacent to a Natural Heritage System 

feature or Other Environmental Feature 

will be subject to the completion of an EIS 

to confirm existing conditions, constraint 

level, potential impacts, mitigation 

measures, and habitat compensation/

off-setting opportunities. The terms of 

reference for the EIS should be developed 

in consultation with Norfolk County and 

LPRCA staff.

• NHS Buffers
To protect and enhance NHS features and 

functions for the long-term, a 30 m buffer 

is recommended. The application of 30 

m buffers from NHS features is a widely 

recognized practice in Southern Ontario 

and is consistent with the natural heritage 

policies of the Growth Plan (2019) and 

the Greenbelt Plan (2017), among other 

policy documents. 

A 30 m buffer is also recommended from 

the edge of watercourses to promote the 

protection of existing riparian vegetation, 

and to help achieve the Environment 

Canada (2013) target of a minimum of 

75% vegetated riparian cover.

Buffers help to reduce the impacts of 

adjacent land uses on the ecological 

function of natural heritage features and 

assist in the creation of additional habitat. 

The naturalization of 30 m buffers, 

hazard lands, and linkage connections 

will provide a high level of protection and 

enhancement for Port Dover’s NHS.  

Consideration should be given to the 

application of flexible buffer widths for 

in-fill developments and conversion 

of existing developed parcels of land.  

Ecological off setting (i.e. compensation) 

is recommended for buffer reduction, 

where suitable alternatives are not 

feasible.

• Restoration and Enhancement 
Opportunities
Restoration and enhancement 

opportunities within the study area 

consist of the following:

– NHS buffers

– Lake Erie shoreline bluff

– Riparian floodplain zones (Lynn River, 

Black Creek, minor watercourses)

– Streetscape Plantings

– Urban parks

The above considerations provide an 

excellent opportunity to augment the 

existing bio-diversity within Port Dover 

and provide a higher level of protection 

for the NHS from the potential impacts of 

urban land use. Locally indigenous plant 

species should be used for naturalization 

projects, in consultation with County and 

LPRCA staff.
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• Natural Heritage Policy Considerations
The secondary plan policies for Port 

Dover should be consistent with the 

direction of the Norfolk County Official 
Plan (2020), the Lakeshore Special 
Policy Area Secondary Plan (County 

of Norfolk 2009), the Provincial 
Policy Statement (2020) and the 

Policies for the Administration of 
the Development, Interference with 
Wetlands and Alterations to Shorelines 
and Watercourses Regulation Ontario 
Regulation 178/06 (LPRCA 2017).  

Consideration should also be given 

to including a policy in the secondary 

plan related to ecological off setting 

to address potential land use conflicts 

associated with development 

proposals on vacant lots of record, 

infill developments, conversions, and 

development proposals within or adjacent 

to NHS Features or Other Environmental 

Features. The goal of the ecological off 

setting policy is to ensure that there is no 

net loss of existing habitat cover within 

Port Dover.

Given the overall significance/sensitivity 

of the Lynn River, Black Creek, PSW’s and 

Lake Erie, future stormwater management 

measures should include Low Impact 

Development (LID) techniques to protect 

surface and groundwater quality and 

quantity. The soil conditions within Port 

Dover appear to be generally conducive 

to the application of LID stormwater 

management measures.

• Future Study Requirements
Development proposals within or 

adjacent to a NHS feature or an Other 

Environmental Feature will be subject 

to the preparation of an Environmental 

Impact Study (EIS). The terms of 

reference for the EIS should be prepared 

in consultation with County and LPRCA 

staff. One of the key requirements of 

the EIS will be to address ecological 

off setting (habitat compensation) 

requirements where habitat protection 

is not entirely feasible or warranted (e.g. 

vacant lots of record, unevaluated small 

forest patch study areas, upland grass 

habitat study areas).  

Port Dover contains several small/

isolated forest patches and upland 

grassland habitat that have the potential 

to support natural heritage system 

features/functions and habitat for 

species at risk protected under the 

Endangered Species Act. These features 

were initially identified in the Lakeshore 

Special Policy Area Secondary Plan 

(2009). Refinements to the boundary of 

these features was completed as part 

of the current secondary plan exercise. 

These features, as shown in the maps in 

Sections 5.3 and 5.4, should be subject 

to an appropriate level of environmental 

investigation through an EIS to confirm 

opportunities/constraints to development 

and ecological off setting requirements.

Development applications within 

or adjacent to LPRCA regulated 

areas will also be subject to various 

technical investigations, as outlined 

in Policies for the Administration of 
the Development, Interference with 
Wetlands and Alterations to Shorelines 
and Watercourses Regulation Ontario 
Regulation 178/06 (LPRCA 2017).

As noted above, the study area has the 

potential to support habitat for several 

species at risk. A key requirement for 

future development applications will be 

to complete a thorough species at risk 

screening exercise, in consultation with 

the Ministry of Environment, Conservation 

and Parks, as part of the EIS investigation. 
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6 Servicing

In 2016 the Norfolk County Integrated 

Sustainable Master Plan (ISMP) report was 

finalized. Norfolk County Council adopted the 

Integrated Sustainable Master Plan (ISMP) 

as policy for the planning and design of the 

facilities and programs discussed therein. 

The ISMP identified constraints regarding 

Port Dover’s existing water supply. Port 

Dover has one surface water intake and one 

water treatment plant.  The Port Dover Water 

Treatment Plant (PDWTP) license was updated 

in 2016 to a gross capacity of 7.4 ML/d.  The 

“Practical Firm Capacity” (which assesses 

the ability to meet drinking water quality and 

distribution needs with the largest pump out of 

service) for the PDWTP is 2.5 ML/d. The facility 

is not operating at its peak capacity, the clarifier 

is in poor condition and has approximately 2 

years of useful life remaining, 1 of the 3 filtration 

units has failed twice in the past 12 months 

which has required extensive repairs, and the 

water system is currently unable to meet the 

current peak water demands or the future water 

supply needs of the community.

In February 2020, it was recommended to 

Norfolk County Council that WSP be retained 

to complete the engineering design, tender 

documents, project management and 

construction inspection of the PDWTP clarifier 

replacement.  

Due to the lack of sufficient water servicing 

capacity, Port Dover is currently under a 

Development Moratorium and an Interim Control 

By-Law.  Presently, the community draws up to 

twice the available water volume during peak 

periods. No Building Permits are being issued in 

Port Dover where new water uses are proposed. 

Proposed Upgrades to Water Servicing
In the ISMP, the existing conditions, future 

conditions and implementation of preferred 

water and water solutions were reviewed. Based 

on the preferred solutions, WSP was retained to 

complete an Inter-Urban Water Supply - Water 

Supply Operational Strategy Report (lUWS). The 

intention of this study is to review and provide 

recommendations with respect to the long-term 

strategy for establishing a safe and secure 

water supply for Norfolk County. 

With respect to Port Dover, the County’s 

priorities are as follows:

1 Securing the current supply of water to Port 

Dover

a. To accomplish the immediate security of 

water supply, the County is proceeding 

with the replacement of the clarifier unit in 

the water treatment plant (WTP).

b. This upgrade will not increase the 

capacity of the WTP.

2 Add to the current supply of water to Port 

Dover

a. To accomplish the increase of water 

supply, the County is proceeding with 

several opportunities to provide upgrades 

within the existing systems.

b. A preliminary engineering feasibility study 

is underway to determine requirements for 

a connection between the Nanticoke WTP 

and Port Dover to supplement capacity, or 

to entirely replace the Port Dover WTP.

In addition to the overall water supply priorities, 

the ISMP recommends addressing other needs 

as follows:

• Reduce rate of water demands increase by 

implementing Water Conservation methods

• Booster Pumping Station required for 

development in the Northwest corner of the 

distribution system.

• Interconnection between Port Dover and 

Simcoe – Simcoe would see the greatest 

value from this interconnection; however, 

the interconnection could also provide an 

emergency back-up supply to Port Dover, 

reducing risks of a plant shut-down due to 

frazil ice, or fire event with the elevated tank 

out of service.

6.1 Water Servicing
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The opportunities to establish a safe and secure 

water supply for Norfolk County include:

• Additional investment in the existing local 

water treatment facilities.

– will provide redundancy in the County’s 

water system by interconnecting local 

Town systems within the County of 

Norfolk 

• The construction of a new County-owned 

lake-based water treatment facility to replace 

the existing local water treatment facilities.

– will provide redundancy in the County’s 

water system by interconnecting local 

Town systems within the County of 

Norfolk

– the existing local water treatment facilities 

will be abandoned

• The potential purchase of water from 

an adjacent County (meetings are being 

held with Haldimand County regarding 

a connection to the Nanticoke Water 

Treatment Plant).

– will provide redundancy in the County’s 

water system by interconnecting local 

Town systems within the County of 

Norfolk

– the existing local water treatment facilities 

will be abandoned

The constraints to establish a safe and secure 

water supply for Norfolk County include:

• The IUWS is anticipated to take considerable 

time to work through; urgency may become a 

deciding factor.

• Each option has associated costs; costs may 

become a deciding factor.

• Cooperation with Haldimand County is 

essential to the purchase and transportation 

(new watermain(s)) of water.

The IUWS is currently underway looking at 

water quality and quantity issues across 

the County and options for the County’s 

consideration to address these concerns.  It 

is anticipated that the preferred solutions for 

the long-term future of Norfolk County’s water 

systems will be presented to Council in late 

2020. The ISMP will require updating, upon 

completion of the IUWS.
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Wastewater generated in Port Dover is 

conveyed to eight (8) existing wastewater 

pumping stations and pumped to the Port Dover 

Wastewater Treatment Plant (WWTP).

Proposed Upgrades to Wastewater Servicing

Conveyance System

The ISMP assessed the capacity of the 

wastewater collection system and noted 

capacity deficiencies in the sewer system 

at three (3) locations and the following 

improvements were recommended:

1 Replacement of 25 m of existing 450 

mm diameter sanitary sewer immediately 

upstream of the Nelson Pumping Station (PS 

5) with a 600 mm diameter sanitary sewer. 

2 Replacement of 31 m of 200 mm diameter 

sanitary sewer on Grace / Water Street with 

a new 300 mm diameter sanitary sewer.  It 

is recommended the County confirm the 

diameter of the existing sanitary sewer 

before proceeding as the upstream and 

downstream sanitary sewers are 300 mm in 

diameter. 

3 Increase firm capacity of the Don Jon 

Pumping Station to a firm capacity of 31 L/s. 

4 County should consider upsizing the existing 

250 mm diameter sanitary sewer on Main 

Street downstream of Greenock Street West 

to match the upstream 450 mm diameter 

sanitary sewer when replacement is required.

Pumping System

The ISMP also assessed the predicted peak 

flows and the total capacity at each of the 

eight pumping stations and concluded that 

all of the stations, except the Don Jon PS had 

sufficient firm and total capacity to pump peak 

flows under existing and proposed peak design 

conditions. The Don Jon PS had insufficient firm 

capacity to pump the existing and proposed 

design flows.

Wastewater Treatment Plant

A Class Environmental Assessment (EA) was 

completed in 2012 to assess the upgrades 

required to the Port Dover WWTP and identified 

expansion works to increase the rated capacity 

to 5,800 m3/d, based on the servicing needs to 

2034. However, the ISMP identified that with 

the ISMP objective to address servicing needs 

to 2041, the WWTP rated capacity needs to 

be increased to 6,062 m3/d. As this capacity 

is greater than the value in the Class EA, an 

addendum to the Class EA would be required.

Norfolk County retained R. V. Anderson (RVA) 

to design the WWTP upgrades. In early 2019, 

the County advised RVA that the ongoing 

development in Port Dover was proceeding at a 

rate larger than anticipated. The approved and 

pending developments in 2018 accounted for 

1,500 m3/day of wastewater base flow. Based 

on the current flow of 4,000 m3/day as of 2019, 

the plant would be at 90% of its rated capacity 

(5,500 of the 6,100 m3/day capacity) once 

the proposed upgrades are completed. This 

posed a threat of a development freeze and 

constructing the currently designed upgrades 

would be required to begin construction again in 

2023 for the next required capacity increase.

RVA suggested that Chemically Enhanced 

Primary Treatment (CEPT) be considered as 

a method to increase the treatment capability 

of the Port Dover WWTP without significant 

modifications to the proposed infrastructure 

under the current project. RVA was directed 

through approval of SC#9 to complete a revised 

basis of design for the WWTP and prepare a 

design report summarizing the findings utilizing 

this CEPT approach. The ‘Port Dover WWTP 

Upgrades Capacity Re-Rating’ report was 

completed in June of 2019. 

The report summarized the anticipated 

additional capacity which could be achieved 

with addition of CEPT and the required design 

changes necessary to facilitate this upgrade 

in the future. The intent of the required design 

changes is not to obtain approval for an 

increase in capacity, but to provide the core 

6.2 Wastewater Servicing
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infrastructure while constructing the current 

upgrades to facilitate the future increase in 

capacity without immediate replacement of 

the upgraded equipment and infrastructure. 

This ensures that capital resources are utilized 

effectively to support future growth in Port 

Dover.

In March 2020, the Ontario Ministry of the 

Environment Conservation and Parks (MECP) 

issued a draft Environmental Compliance 

Approval (ECA) for the proposed upgrades.

The County anticipates finalizing the 

engineering design completed by RVA; however, 

the process is currently on hold subject to a 

peer review. The Request for Proposal and 

subsequent proposals have been received for 

the peer review. A decision regarding the firm 

who will complete the peer review is imminent. 

The peer review will need to be complete 

prior to any decision regarding the proposed 

upgrades to the WWTP.
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Port Dover is within the Lynn River and Black 

Creek watersheds.  The existing community 

is serviced by a series of trunk storm sewer 

networks and a seven (7) existing stormwater 

management facilities, two (2) of which drain to 

the Lynn River, four (4) drain to Black Creek and 

one (1) drains directly to Lake Erie.  The soils 

within Port Dover mostly comprised of silt and 

clay, with some minor sand and gravel.

Proposed Stormwater Servicing

The ISMP identified that:

• Subwatershed studies are recommended 

for future development areas west of Port 

Dover.  The subwatershed studies should 

consider the need for an erosion threshold 

assessment for deeply incised/confined 

receiving watercourses.

• Future development areas need to provide 

adequate stormwater management measures 

to alleviate flooding within new development 

areas and within existing development where 

cumulative impacts are expected.

• Upgrading and designing new storm sewer 

systems should take into consideration 

the receiving watercourse during times of 

flooding.  The receiving watercourse has the 

potential to impact infrastructure by flooding 

and backwater effects.

Stormwater management measures for future 

development/redevelopment may include 

source (lot level) controls, conveyance controls 

and end-of-pipe controls to meet the water 

balance, water quality and water quantity 

(flooding and erosion) requirements.

Examples of potential source controls include: 

roof leader disconnection, infiltration trenches, 

bioretention, permeable driveways and green 

roofs.

Examples of potential conveyance controls 

include: bioswales, perforated pipe systems and 

vegetated filter strips.

Examples of potential end-of-pipe controls 

include: dry ponds, wet ponds, engineered 

wetlands, manufactured treatment devices (i.e. 

oil/grit separator, sand filter, etc.), parking lot 

ponding, and underground storage facilities.

The ISMP recommended short term (0-5 years) 

improvements involving:

• Upgrading of storm sewers with significant 

flooding concerns in six (6) areas.

• Undertaking maintenance at the existing 

seven (7) SWM facilities.

• Constructing one (1) new SWM facility where 

no stormwater is currently proposed.

• Retrofitting one (1) dry pond to improve 

stormwater quality management.

The ISMP recommended medium term (6-15 

years) improvements involving:

• Upgrading of storm sewers with flooding 

concerns: 

– Main St. (Catchment PD8) 

– Denby Road (Catchment PD29) 

• Constructing one (1) new SWM facility where 

no stormwater control is provided. 

• Retrofitting one (1) dry pond to improve 

stormwater quality management.

The ISMP recommended long term (16-25 

years) improvements involving:

• Upgrading of storm sewers with flooding 

concerns: 

– St. George St. (Catchment PD28) 

– Main St. (Catchment PD10) 

• Construct one (1) new SWM facility where no 

stormwater control is provided. 

• Retrofit one (1) dry pond to improve 

stormwater quality management.

6.3 Stormwater Servicing
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7 Transportation
A review has been completed of 

existing Norfolk County policies, traffic 

data provided by the County, active 

development application materials, and 

area context with respect to the following 

key transportation considerations:

• Roadways

• Active Transportation (Walking, Cycling, 

Trails)

• Transit

• Parking

The two primary policy documents that 

were reviewed to guide the analysis 

included the:

1 Norfolk Official Plan (OP), adopted in 

2006, and

2 Integrated Sustainable Master Plan 

(ISMP), 2016 that also included 

direction from the County’s 2016 Active 

Transportation Strategy.

The BA Group also undertook a review 

of parking availability in downtown Port 

Dover. Figures as they relate to parking 

restrictions and supply are provided in

Downtown Port Dover is served by a limited 

number of entry points, notably:

• Highway 6 West, ~6,300-7,700 AADT

• Highway 6 East, ~7,500-10,000 AADT

• Cockshutt Road – Silver Lake Drive (north), 

~2,200-2,800 AADT

• Nelson Street (west), 2500-3500 AADT

• New Lakeshore Road (east)

Key Norfolk County Official Plan policies 

include:

• The efficiency of the transportation 
network should be maximized by 
coordinating transportation planning 
initiatives and activities with other levels of 
government and transportation agencies.

• Connectivity of the transportation network 
within the County and crossing into adjacent 
jurisdictions shall be maintained and, where 
possible and feasible, improved.

• The impact of a development proposal 
on the transportation system, including 
the means of access, shall be examined 
through a traffic impact study. Only those 
development proposals that can be 
accommodated in the existing system will 
be permitted. Where the transportation 
system is not adequate, the County shall 
require, as a condition of development 
approval, that the proponent of the 
development:

i. improve the system in the vicinity of 
the proposed development without the 
County incurring any costs;

ii. make the necessary financial 
contributions for the required 
improvements; and/oriii) dedicate rights-
of-way for the development of roads.

The cost of traffic impact studies and any 
other required supporting documentation 
shall be borne by the proponent. Costs 
incurred by the County in engaging peer 

7.1 Roads

45DRAFT  Background Report



review consultants to evaluate the proposal 
and supporting submissions shall be 
reimbursed by the proponent.

The Integrated Sustainable Master Plan (ISMP) 

identifies Cockshutt Road as the only corridor 

identified for road improvements north of Port 

Dover (turn lanes and signalization between 

Concession 12 Townsend and Dover Mills Rd)

The ISMP notably identifies that Highway 6 

sees a significant increase in traffic, 60% 

increase from AADT to Summer ADT (~15,000 

vehicles) and that planning to construct 

new infrastructure or widen roadways 

to accommodate seasonal flows is not a 

sustainable approach.

The analysis revealed the following 

observations:

• Downtown streets are limited in their capacity 

to be widened or modified to accommodate 

additional capacity and potential capacity 

improvements could be in direct conflict 

with retaining important downtown on-street 

parking supply. Full buildout of planned and 

vacant lands may result in more regularly 

occurring congested times.

• With the exception of roads planned in 

relation to proposed development areas and 

improvements to Cockshutt Road, neither 

the ISMP or the Official Plan identify new 

roads on vacant lands or any significant 

road improvements related to growth or 

operational issues within Port Dover.

• Current road capacity is limited by the limited 

number of ways in/out of the community. 

There is significant development potential 

within the unbuilt areas of Port Dover. 

If developed, this has the risk of adding 

congestion within the Town given the lack of 

planned new infrastructure. 

Things to Think About
Based on the review of background information 

and the public input received so far, the 

following are things to think about as the team 

begins Phase 2: Concepts:

1 Look at making permanent some of the 

event measures already in place on Friday 

the 13th, notably one-way roads. 

2 Build on the existing road framework and 

the planned road networks identified in 

current development plans to identify 

logical future collector and arterial road 

connections on vacant lands to anticipate 

growth.

3 Consider development of a 

Transportation Master Plan for Port 

Dover and its connecting/supporting 

communities (such as Simcoe) that 

would:

–  identify key areas for operational 

intersection improvements

–  identify potential new road 

improvements related to growth 

beyond those already identified in the 

ISMP

–  identify the benefit of a mix of land 

uses in promoting a reduced number 

and length of trips, and

–  would permit planning for the 

introduction of further sustainable 

transportation modes should the 

community continue to grow within the 

unbuilt/unplanned areas of Port Dover
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7.2 Active Transportation

The County, including Port Dover, is a 

destination for cycling tour routes, running 

routes, and recreational uses. There are gaps in 

the existing active transportation road network, 

notably between Lynn Valley Trail and the 

Waterfront Trail.

Key Norfolk County Official Plan policies 

include:

• The automobile will continue to be the 
main mode of transportation within the 
County due to its predominantly rural 
character, small and dispersed population, 
and size of the Urban Areas. Notwithstanding 
this, a land use pattern, density and mix 
of uses shall be promoted in the Urban 
Areas that reduces growth in the length 
and number of vehicle trips, and creates 
the potential for public transit viability 
and other alternative and sustainable 
transportation modes such as walking and 
cycling.

• The connectivity between sidewalks and 
trails shall be promoted.

• The opportunity for cyclists to travel either 
on the roadway or on separated bicycle 
paths shall be recognized in the design of 
streets.

• The official plan identifies a number of 

north-south connections east and west of 

downtown and a number of routings are 

considered in the OP that may help facilitate 

closing the active transportation gap in 

downtown.

The Integrated Sustainable Master Plan (ISMP) 

identifies St. George Street bike lanes and 

signed routes on St. Patrick to close the gap 

between Lynn Valley Trail and Waterfront Trail. It 

also establishes a hierarchy of routes:

• Primary Routes: designated or separated 

facilities

• Secondary Routes: shared or designated 

facilities if spaces is available

The ISMP identifies gaps in the sidewalk 

network where there are either no sidewalks or 

sidewalks on only one side.

The analysis revealed the following 

observations:

1 Current ISMP Priorities do not address 

unplanned future development lands.

2 Existing design road design standards do not 

include cycling facilities

3 Downtown streets are limited in their ability 

to facilitate dedicated cycling infrastructure 

given the competition for space with parking 

and road capacity.

Things to Think About
Based on the review of background information 

and the public input received so far, the 

following are things to think about as the team 

begins Phase 2: Concepts:

1 Provide clarity on cycling facilities 

and direction with regard to the ISMP 

priorities within downtown. 

2 Incorporate cycling facilities into the road 

cross-sections for new development 

areas and identify location of new links 

within future development areas.

3 Identify high priority areas within new 

development areas where sidewalks on 

both sides and potential growth of vacant 

sites may warrant enhanced pedestrian 

connectivity and formalized crossings 

such as collector roads, community 

destinations, schools.
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Norfolk County runs limited transit services on 

Thursday and Friday to/from the Simcoe Library 

and downtown Port Dover with connections to 

Brantford.

Key Norfolk County Official Plan policies 

include:

• The County will explore opportunities to 
enhance transit services in partnership with 
community and/or government partners, 
including adjacent municipalities.

• Development within Urban Areas shall, where 
appropriate, take into consideration the safe 
and convenient provision of transit services.

• The continued need for transit services will 
be considered on an on-going basis.

The analysis revealed that service is limited and 

the ability to grow transit service is constrained 

by the limited demand and cost of providing 

service.

Things to Think About
Based on the review of background information 

and the public input received so far, the 

following are things to think about as the team 

begins Phase 2: Concepts:

1 Provide policies that support review of 

transit and growth in service including 

encouragement for routing opportunities 

that connect areas outside of downtown 

and support for reviewing advancements 

in service like micromobility options 

(Autonomous vehicles, dial-a-ride) that 

could make transit a more accessible 

option for an aging population.

7.3 Transit
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There is approximately 1444 spaces downtown, 

over half of which are in private off-street 

facilities with a number of large private off-

street facilities directly adjacent the beach / 

waterfront.

Parking is at capacity during peak times, but 

appears to have capacity during typical off-

peak periods.

Key Norfolk County Official Plan policies 

include:

• The provision of adequate convenient 
parking is important to maintaining the 
economic viability of Downtowns.

7.4 Parking

• The County will support the expansion and 
development of transportation, parking 
and telecommunications infrastructure to 
increase the locational advantage of existing 
and proposed business and employment 
uses.

• The County recognizes and supports the 
development of tourism uses within the 
Urban Areas and specifically the Downtowns 
that will encourage visitor stops, provided 
such uses do not detract from the principal 
functions and uses of these areas. Such 
initiatives may include support for the 
provision of parking infrastructure, the 
management of parking needs and public 

Current Parking Supply Analysis for Downtown Port Dover
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Project for Public Spaces

Project for Public Spaces is a central hub 

of global place-making connecting people 

to ideas and resources. For 40 years they 

have helped to transform places in 3000 

communities in 47 countries.

“nobody goes to a place because it has 
parking”

“the current obsession with parking is 
one of the biggest obstacles to achieving 
livable cities and towns”

Parking 
Spots

Parking Spots 
per Acre

Port Dover 1,389 23

Stratford 1,096 27

Port Credit 2,209 24

Huntsville 895 24

Kincardine 1,144 18

Cobourg 2,238 18

Listowel 1,064 17.5

Georgetown 524 15.5

Things to Think About
Based on the review of background information 

and the public input received so far, the 

following are things to think about as the team 

begins Phase 2: Concepts:

1 Establish a greater proportion of publicly 

controlled parking throughout downtown 

to serve business and tourism needs.

2 Establish a greater presence of municipal 

controlled parking in waterfront area and 

identify remote parking locations that, 

in combination with a shuttle service, 

could serve parking needs at peak times, 

support space for active transportation, 

and reduce the amount of underutilized 

surface parking in the beach area during 

off-peak times..

transit to ensure a positive experience for 
people visiting Norfolk County’s key tourism 
nodes.

The analysis revealed that the parking occupies 

a great deal of space downtown and on the 

waterfront. We understand it is constrained 

at peak times. The majority of Municipally 

Controlled spaces are within 500 metres of the 

beach and downtown. 

Downtown Area Parking Comparables
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APPENDIX

Existing Transportation Plan, 
Policy and By-Law Research 

(BA Group)

51DRAFT  Background Report

















“Urban Areas…have historically functioned as the focal points for growth and development activity, 
as well as public and private sector investment. This role will continue in the future. The Urban Areas 
will accommodate the greatest amount of the targeted growth throughout the planning period, and will 
be the focus of residential, commercial, employment, government, institutional, office, entertainment, 
cultural, and health and social service activities.” 

“Port Dover Urban Area – The County will support and promote the continued development of Port 
Dover as a significant urban waterfront community and tourism node in the County. The County will 
support and promote Port Dover as a sustainable waterfront urban community focused on port and 
lake-based activities, and containing an efficient pattern of development.” 
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four-plex, townhouse dwellings, apartment dwellings 
single-detached semi-detached dwellings 

dwelling 
units 

animal hospital animal kennel parking space 
usable floor area 

parking space 

usable floor area 

auction centre parking space 
usable floor area 

bar or night club parking space 
usable floor area 

bed & breakfast parking space 

parking space 
usable floor area 

parking spaces 

parking space 

parking spaces 

parking space 
usable floor area 

dry cleaning distribution station 
farm produce outlet parking space 

usable floor area 
parking space 

usable floor area 
parking space 

group home, retirement home [7-Z-2018] parking spaces 
golf course parking spaces 

parking space 



restaurant 

home occupation home industry parking space 
parking space 

parking space 

hotel parking space hotel 

herein 
hotel 

Cannabis Production and 
Processing [25-Z-2018] 

parking space 
usable floor area 

parking space 

long-term care facility parking space 

clinic
home occupation 

parking space 
usable floor area 

66-Z-2018

parking space 
usable floor area 

Personal service shop parking space 
usable floor area 

place of worship parking space 

usable floor 
area 

private club parking space 
usable floor 

area

bar or night club

restaurant parking space 
usable floor area 

restaurant, fast food parking space 
usable floor area 

restaurant, fast food parking space 
usable floor area 

restaurant, parking space 
restaurant, take-out 
retail store merchandise service shop parking space 

usable floor area 
parking spaces 

parking spaces 



parking space 

parking space 
usable floor area 

parking space 
usable floor area 

parking space 
usable floor area 
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