
 
 
 

TOWNSHIP OF WEST LINCOLN
PLANNING/BUILDING/ENVIRONMENTAL

COMMITTEE AGENDA 
 

MEETING NO. TWO
Monday, February 8, 2021, 6:30 p.m.
Township Administration Building
318 Canborough Street, Smithville, Ontario

** NOTE TO MEMBERS OF THE PUBLIC: Due to efforts to contain the spread of COVID-19 and
to protect all individuals, the Council Chamber will not be open to the public to attend Council
meetings until further notice.**
Submission of Public Comments/Virtual Attendance: The public may submit comments for matters
that are on the agenda or request to attend the virtual meeting as "Attendees" by emailing
jdyson@westlincoln.ca by February 8, 2021 before 4:30 pm. Email comments submitted will be
considered as public information and read into public record. The meeting will be recorded and
available on the Township’s website within 48 hours of the meeting, unless otherwise noted.

Pages

1. CHAIR - Councillor William Reilly
Prior to commencing with the Planning/Building/Environmental Committee
meeting agenda, Chair Reilly will note the following:

Due to efforts to contain the spread of COVID-19 and to protect all
individuals, the Council Chamber will not be open to the public to attend
Standing Committee and Council meetings until further

1.

The public may submit comments for matters that are on the agenda to
jdyson@westlincoln.ca before 4:30 on the day of the Comments
submitted will be considered as public information and read into public
record.

2.

The meeting will be recorded and available on the Township’s website
within 48 hours of the meeting.

3.

2. DISCLOSURE OF PECUNIARY INTEREST AND/OR CONFLICT OF
INTEREST

3. PUBLIC MEETING(S)
Public Meeting(s) under the Planning Act will commence at 6:30 p.m.

3.1. Zoning By-law Amendment - Kenneth Martin (File No. 1601-001-21)
Re:  Kenneth Martin (Owner) for property legally described as
Concession 1, Part of Lot 3, formerly in the Township of Gainsborough,
now in the Township of West Lincoln, Regional Municipality of Niagara,

mailto:jdyson@westlincoln.ca
mailto:jdyson@westlincoln.ca


municipally known as 6800 Elcho Road (File No. 1601-001-21 - Zoning
Amendment).

3.2. Zoning By-law Amendment - Cathy and William Vitucci (File No. 1601-
002-21)
Re:  Cathy and William Vitucci (Owners) for property legally described as
Concession 4, Part Lot 13, formerly in the Township of Gainsborough,
now in the Township of West Lincoln, Regional Municipality of Niagara,
municipally known as 5291 Regional Road 20 (File No. 1601-002-21 -
Zoning Amendment).

4. CHANGE IN ORDER OF ITEMS ON AGENDA

5. APPOINTMENTS

5.1. ITEM P14-21 5
Dan Currie, MHBC Planning Ltd.
Re:  East Smithville Secondary Plan
(Refer to Consent Agenda 7.1 No. 4)
POWERPOINT PRESENTATION

6. REQUEST TO ADDRESS ITEMS ON THE AGENDA
NOTE:  Section 10.13 (5) & (6) – General Rules
One (1) hour in total shall be allocated for this section of the agenda and each
individual person shall only be provided with five (5) minutes to address their
issue (some exceptions apply).  A response may not be provided and the matter
may be referred to staff.  A person who wishes to discuss a planning application
or a matter that can be appealed, will be permitted to speak for ten (10) minutes.

Chair to inquire if there are any members of the public present who wish to
address any items on the Planning/Building/Environmental Committee
agenda.

7. CONSENT AGENDA ITEMS
All items listed below are considered to be routine and non-controversial and
can be approved by one resolution. There will be no separate discussion of
these items unless a Council Member requests it, in which case the item will be
removed from the consent resolution and considered immediately following
adoption of the remaining consent agenda items. 

7.1. ITEM P15-21
CONSENT AGENDA ITEMS:

RECOMMENDATION:
That the Planning/Building/Environmental Committee hereby approves
the following Consent Agenda items:

Items 1, 2, 3 and 4 be and are hereby received for information1.

with the exception of item No.(s) __________

1. Technical Report No. PD-12-2021- Kenneth Martin
Zoning By-law Amendment (File No. 1601-001-21)

25
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2. Technical Report No. PD-14-2021 – William and Cathleen
Vitucci - Zoning By-law Amendment (File No. 1601-002-21)

40

3. Technical Report No. PD-16-2021 - Naming of Regional Road
14 from Canborough Street to the Twenty Road Intersection,
West Lincoln (PERS 9-1-1 Compliance) 

49

4. Information Report No. PD-15-2021 – East Smithville
Secondary Plan – Future Redevelopment and Intensification

58

8. COMMUNICATIONS
There are no communications.

9. STAFF REPORTS

9.1. ITEM P16-21 195
Planner I (Meghan Birbeck) and Director of Planning & Building (Brian
Treble)
Re:  Recommendation Report No. PD-19-2021 - 1970187 Ontario Inc
(Jim Van Ryn) Amending Site Plan Authorizing By-law

RECOMMENDATION:
That, report PD-019-2021, regarding “1970187 Ontario Inc (Jim
Van Ryn) Amending Site Plan Authorizing By-law”, dated
February 8th, 2021, BE RECEIVED; and,

1.

That, a bylaw be passed to authorize the Mayor and Clerk to
sign an amending Site Plan Agreement with 1970187 Ontario
Inc. (Jim Van Ryn) once all site plan details are substantially
completed.

2.

9.2. ITEM P17-21 201
Planner II (Gerrit Boerema) and Director of Planning & Building (Brian
Treble)
Re:  Recommendation Report No. PD-18-2021 - Planning Fees By-law
Revision

RECOMMENDATION:
That, Report PD-18-2021 regarding “Recommendation Report,
Planning Fees By-law Revision” dated February 8th, 2021, be
RECEIVED, and;

1.

That, a by-law be passed by Council to amend the planning fees
by-law to impose an across the board fee in the amount of
$1200.00, where development (that first required a rezoning,
official plan amendment, plan of subdivision, site plan or site
plan amendment) has commenced before a planning application
is submitted, and;

2.

That, a by-law be passed to amend the existing fee schedule
and impose such an additional fee of $1200.00 where a minor
variance is required for such work that has commenced prior to
the required planning application being submitted.

3.

9.3. ITEM P18-21 209
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Director of Planning & Building (Brian Treble)
Re: Recommendation Report No. PD-17-2021 - Deeming By-law,
Caistorville

RECOMMENDATION:
That, Report PD-17-2021 regarding “Recommendation Report,
Deeming By-law, Caistorville” dated February 8th, 2021, be
RECEIVED, and;

1.

That, a Deeming By-law be passed pursuant to Section 50(4) of
the Planning Act, so as to deem Lots 1,2,3 (North of David
Street, Registered Plan TP-26), Lots 6,7,8,9,10 and 11 (South of
York Road, Registered Plan TP-26 ), and Lots 1,2, and 3 (West
of Church Street, Registered Plan TP-26) as not being
registered lots within a Plan of Subdivision, and;

2.

That, the Deeming By-law be provided to Township Legal
Counsel for registration on title.

3.

9.4. ITEM P19-21 214
Bylaw Enforcement Officer (Tiana Richardson) and Director of Planning
& Building (Brian Treble)
Re:  Technical Report No. PD-13-2021 - ATV Regulation Changes,
Province of Ontario

RECOMMENDATION:
That, Report PD-13-2021 regarding “Technical Report, ATV
Regulation Changes, Province of Ontario” dated February 8th,
2021, be RECEIVED, and;

1.

That, Staff report back with a draft by-law prior to holding a
public meeting.

2.

10. OTHER BUSINESS

10.1. ITEM P20-21
Members of Committee
Re: Other Business Matters of an Informative Nature

11. NEW BUSINESS
NOTE: Only for items that require immediate attention/direction and must first
approve a motion to introduce a new item of business (Motion Required).

12. CONFIDENTIAL MATTERS
There are no confidential matters.

13. ADJOURNMENT
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East Smithville Secondary Plan
Council Meeting

February 8, 2021 Dan Currie  
Partner
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1. Introductions

2. Purpose of Project & Secondary Plan

3. Summary of Background Report

4. Review of Proposed Land Use Concepts

5. Results of Consultation to Date

6. Next Steps
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Example of a mid-rise apartment 
building
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Example of a mid-rise apartment 
building
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Industrial 
Classification

Zone of Influence Minimum Setback 
Distance

Class I (Light) 70 metres 20 metres

Class II (Medium) 300 metres 70 metres

Class III (Heavy) 1,000 metres 300 metres
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Example of a mid-rise apartment 
building
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Example of a mid-rise apartment 
building
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Questions?
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Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  February 8, 2021 
 
REPORT NO: PD-12-2021 
 
SUBJECT:   Technical Report                                                                                               

Kenneth Martin                                                                                                         
Zoning Bylaw Amendment     

 
CONTACT: Meghan Birbeck, Planner I                                                             

Brian Treble, Director of Planning & Building 
 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
RECOMMENDATION: 
 
1. That, report PD-12-2021, regarding “Kenneth Martin Zoning By-law Amendment File 

No. 1601-001-21”, dated February 8th 2021, be RECEIVED; and,  
 
2. That, a Recommendation Report be presented at a future Planning/Building/ 

REPORT 
PLANNING/BUILDING/ENVIRONMENTAL 

COMMITTEE 

OVERVIEW: 
 

 An application for rezoning was submitted by Kenneth Martin for the 
lands legally described as Concession 1, Part of Lot 3, in the former 
Township of Gainsborough now in the Township of West Lincoln, 
Regional Municipality of Niagara, municipally known as 6800 Elcho Road.   

 This application for rezoning is required as a condition of consent for 
surplus severance application B05/2020WL, that was conditionally 
approved by the Township of West Lincoln’s Committee of Adjustment 
on December 16th, 2020. 

 This rezoning application proposes to rezone ±0.178 hectares of the 
recently severed parcel of land from Agricultural Purpose Only ‘APO’ to 
Rural Residential ‘RUR’, refer to Parcel 2 on the attached survey for 
location.  

 In addition, this application proposes to rezone the remaining residential 
land from Agricultural ‘A’ to Rural Residential ‘RUR’, refer to Parcel 1 on 
the attached survey for location. 

 A Recommendation Report will be prepared by Township Staff following 
input from the public meeting and any agency comments, and will be 
presented at a future Planning/Building/Environmental Committee or 

Council Meeting.   
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Respecting Our Roots, Realizing Our Future 
 

Environmental Committee meeting.     
 
 

ALIGNMENT TO STRATEGIC PLAN:  
Theme #3 

 Strategic, Responsible Growth 
 
BACKGROUND: 
The subject lands are legally described as Concession 1, Part of Lot 3, Gainsborough, 
in the Township of West Lincoln, Regional Municipality of Niagara, municipally known 
as 6800 Elcho Road (see attachment 1 for a survey sketch).    
 
This application for rezoning has been submitted to fulfil a condition of consent for 
application B05/2020WL, a minor boundary adjustment, which was conditionally granted 
approval by the Committee of Adjustment on December 16th, 2020.  
 
The Zoning By-law Amendment proposes to rezone ±0.178 hectares of the recently 
severed parcel of land from Agricultural Purpose Only ‘APO’ to Rural Residential ‘RUR’, 
refer to Parcel 2 on the attached survey for location. In addition, the application 
proposes to rezone the remaining residential land from Agricultural ‘A’ to Rural 
Residential ‘RUR’, refer to Parcel 1 on the attached survey for location. 
 
CURRENT SITUATION: 
1. Provincial Policy Statement (PPS) (2020) 
The PPS guides the growth and development of the Province and provides the general 
framework for planning in the Province.  All planning decisions must be consistent with 
the PPS.  The policies regarding Agriculture are within the ‘Wise Use and Management 
of Resources’ section of the PPS.  The lot creation and lot adjustment policies in the 
PPS for the Agricultural area are very specific and limited in the number of instances 
where severances in the agricultural area can occur.  The PPS allows for lot 
adjustments in the following instances: 
 

Lot adjustments in prime agricultural areas may be permitted for legal or 
technical reasons.  

 
For the purposes of this report the legal or technical reason policy supports the 
severance for the purpose of a minor boundary adjustment. As the adjustment does not 
result in the creation of a new lot it will meet the intent of the PPS.   
 
2. A Place to Grow – Provincial Growth Plan (P2G) (2019) 
Applications filed after June 16, 2006 must conform to the A Place to Grow – Provincial 
Growth Plan.  Section 1.2.3 of the P2G provides direction on how to read the Growth 
Plan, specifically noting that: This Plan must also be read in conjunction with other 
provincial plans as defined in the Planning Act that may apply within the same 
geography.    
 
Section 4.2.6 of the Growth Plan contains policies for the Agricultural System in Ontario. 
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Respecting Our Roots, Realizing Our Future 
 

These policies aim to preserve, protect and enhance Ontario’s Agricultural System. 
Where agricultural uses and non-agricultural uses interact outside of settlement areas, 
land use compatibility will be achieved by avoiding or where avoidance is not possible, 
minimizing and mitigating adverse impacts on the Agricultural System. Where mitigation 
is required, measures should be incorporated as part of the non-agricultural uses, as 
appropriate, within the area being developed (4.2.6.3). The geographic continuity of the 
agricultural land base and the functional and economic connections to the agri-food 
network will be maintained and enhanced (4.2.6.4). The retention of existing lots of 
record for agricultural uses is encouraged, and the use of these lots for non-agricultural 
uses is discouraged (4.2.6.5). 
 
3. Greenbelt Plan 
Applications must conform to the Greenbelt Plan if they fall within the mapping provided 
with the Greenbelt Plan. Since the subject lands are outside the area designated in the 
Greenbelt Plan, the Greenbelt Plan does not apply. 
  
4. Regional Policy Plan (RPP) 
The Regional Policy Plan (RPP) provides general policies that are to be applied across 
the Niagara Region. The policies regarding severances in the agricultural area are 
similar to those found in the PPS. The policies allow for minor boundary adjustment 
severances, so long as no new lots are created. As the adjustment does not result in 
the creation of a new lot it will meet the intent of the RPP.   
 
5. Township of West Lincoln Official Plan (OP) 
The Township OP allows for severances in the agricultural area where land is being 
conveyed as part of a minor boundary adjustment, which do not result in the creation of 
a new lot, consent applications are permitted for legal or technical reasons. As the 
adjustment does not result in the creation of a new lot it will meet the intent of the OP.   
 
6. Township of West Lincoln Zoning By-Law (ZBL) 
The subject property is currently zoned Agricultural ‘A’ in the Township’s Zoning By-law. 
The proposed application is to rezone ±0.178 hectares of the recently severed parcel of 
land from Agricultural Purpose Only ‘APO’ to Rural Residential ‘RUR’, refer to Parcel 2 
on the attached survey for location. In addition, the application proposes to rezone the 
remaining residential land from Agricultural ‘A’ to Rural Residential ‘RUR’, refer to 
Parcel 1 on the attached survey for location. 
 
The application proposes to rezone both parcel 1 and parcel 2 to RUR as the 
Township’s Zoning By-law stipulates that Agricultural ‘A’ properties are to have a 
minimum lot area of 40 ha. Since this property’s main principle use is residential and is 
well under 40 ha the RUR zoning is more appropriate.  
 
FINANCIAL IMPLICATIONS: 
There are no financial implications associated with this application. 
 
INTER-DEPARTMENTAL COMMENTS:  
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Respecting Our Roots, Realizing Our Future 
 

Agencies were notified by way of e-mailed and mailed notice on Thursday January 14th 
2021.  Notice was also posted on the Municipality’s website and through the posting of 
a Yellow Sign on the subject property once the notice was sent out to the public.  
Township Public Works has no objections regarding the proposed application. 
 
The Niagara Region has no objection regarding the proposed application. 
 
The Niagara Peninsula Conservation Authority (NPCA) commented on the original 
severance application, identifying that their Policy states that lot creation (unless for 
legal or technical reasons) should not be permitted within 30 m (98 ft) of a wetland. The 
portion of land in question for this application is within this buffer, however the NPCA 
have articulated that they will not object to the proposed boundary adjustment as the 
adjustment is for "legal and technical reasons". 
 
Agency Comments can be found at attachment 2 to this report.   
 
PUBLIC COMMENTS: 
Public Notice was provided via regular mail to all property owners within a 120m 
distance of the property lines on January 14th 2021. No public comments have been 
received as of February 3rd 2021.  
 
CONCLUSION: 
Township Staff have completed a preliminary review of this application against the 
applicable planning policy.  
 
The recently severed ±0.178 hectares parcel of land will need to be rezoned from 
Agricultural Purpose Only ‘APO’ to Rural Residential ‘RUR’. In addition, the remaining 
residential land will need to be rezoned from Agricultural ‘A’ to Rural Residential ‘RUR’. 
 
A future staff report will provide a recommendation to Planning/Building/Environmental 
Committee for this application following input received through the public meeting 
process. 
 
ATTACHMENTS: 

1. Survey Sketch 
2. Agency Comments 
3. Draft Bylaw 

 
Prepared & Submitted by: 
 

        
_______________________________  _____________________________  
Meghan Birbeck     Brian Treble     
Planner I      Director of Planning & Building  
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Approved by, 
 

   
_____________________________ 
Bev Hendry 
CAO 
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Memo
To: Meghan Birbeck, Planner I

From: Jennifer Bernard, Coordinator of Engineering Services

Date: December 7, 2020

Re: File B05/2020WL – Martin & Lof

A review has been completed on this application for consent for a lot addition to 6800
Elcho Road from the adjacent Agricultural Purpose Only (APO) property. The owner of
the adjacent APO property is proposing to sever off ±0.178 hectares (±0.44 acres) and
retain ±36.77 hectares (±90.86 acres).

Public Works has no comments to provide on this application.

318 Canborough St.  P.O. Box 400
Smithville, ON
L0R 2A0
T:  905-957-3346
F: 905-957-3219
www.westlincoln.ca

Attachment No. 2 to PD-12-2021
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Via Email Only 

December 9, 2020 

File No.: D.06.12.CS-20-0059 
 
Meghan Birbeck 
Secretary-Treasurer, Committee of Adjustment 
Township of West Lincoln 
318 Canborough Street 
Smithville, ON  L0R 2A0 

Dear Ms. Birbeck: 

 Re: Regional and Provincial Comments 
 Proposed Boundary Adjustment (Lot Addition) 
 Township File No.: B05/2020WL 
 Applicant: Kenneth Martin, Laura & John Lof  
 Address: 6800 Elcho Road  
 Township of West Lincoln 
 
Regional Planning and Development Services staff has reviewed the above-noted 
consent application, which proposes a lot addition for 6800 Elcho Road (1.0 acres, 0.41 
hectares; Parcel 1) from the adjacent Agricultural Purpose Only (APO) property. The 
owner of the adjacent APO property, municipally known as 6774 Elcho Road, is 
proposing to sever 0.178 hectares (0.44 acres; Parcel 2) and retain 36.77 hectares 
(90.86 acres). The land to be added to 6800 Elcho Road is vacant and lies fallow as the 
area is too small to be accessed by modern farm equipment, according to the Notice of 
Public Hearing. Parcel 3 will continue to be used for agricultural purposes. If approved, 
the rural residential lot at 6800 Elcho Road would increase in area from 1.0 acres (0.405 
hectares) to 1.44 acres (0.583 hectares). 

A pre-consultation meeting for this proposal was held with Township of West Lincoln, 
Niagara Peninsula Conservation Authority and Regional staff, as well as the owner. The 
following comments are provided from a Provincial and Regional perspective to assist 
the Committee in considering this application.  

Provincial and Regional Policies 

According to the Provincial Policy Statement (PPS), the property is located within a 
prime agricultural area and is designated as within the Good General Agricultural Area 

Attachment No. 2 to PD-12-2021
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in the Regional Official Plan (ROP). Provincial and Regional policies recognize that 
agricultural land is a valuable asset that must be properly managed and protected. Both 
the PPS and the ROP permit lot adjustments for legal or technical reasons, such as 
easements and minor boundary adjustments, which do not result in the creation of a 
new lot.  

The minor boundary adjustment has been submitted to add approximately 0.44 acres of 
land (Parcel 2) to Parcel 3 (6800 Elcho Road, approximately 1.0 acres), which currently 
contains a single detached dwelling, garage, and pond. Based on aerial imagery and 
letters submitted by the applicant and owner, the owner of 6800 Elcho Road utilizes and 
maintains the land proposed for the lot addition. The owner of the surrounding farmland 
is unable to access this section of property with their farming equipment, and 
transferring Parcel 2 to 6800 Elcho Road will not alter the current farming operation at 
6774 Elcho Road. While it is acknowledged that the addition of 0.44 acres will result in a 
larger rural residential lot, staff notes that Parcel 2 is currently being utilized by the 
owner of Parcel and merging Parcels 1 and 2 will not result in taking any active 
agricultural land out of production. Regional staff are not opposed to the boundary 
adjustment, in principle, provided that the Committee is satisfied that Parcel 2 cannot be 
farmed by the owner of Parcel 3.  

Natural Heritage 

The subject property is impacted by the Region’s Core Natural Heritage System 
(CNHS), consisting of the Provincially Significant Port Davidson Slough Forest Wetland 
Complex (PSW) and Significant Woodland. The property is also mapped as part of the 
Growth Plan (2019) Provincial Natural Heritage System (PNHS). As such, these 
features are considered a Key Natural Heritage Features (KNHF) and Key Hydrologic 
Features (KHF) and the natural heritage policies identified in the Provincial Growth Plan 
apply accordingly.  
 
Growth Plan policies typically require the completion of a Natural Heritage Evaluation 
(NHE) when development and/or site alteration is proposed within 120 metres (m) of a 
KNHF/KHF. Regional policies similarly require the completion of an Environmental 
Impact Study (EIS) when development and/or site alteration is proposed within 120 m of 
PSW and within 50 m of Significant Woodland. Further, Growth Plan policies also 
require that a 30 m Vegetation Protection Zone (VPZ) as measured from the outside 
boundary of a KNHF be established as natural self-sustaining vegetation. Development 
and/or site alteration is not permitted within a KNHF or its VPZ.  
 
Given that the proposed boundary adjustment is considered minor in nature, 
Environmental Planning staff offers no concerns, and no supporting environmental 
studies or assessments are required.  

Attachment No. 2 to PD-12-2021
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Private Sewage Services 

Staff notes that the Township of West Lincoln is responsible for their own septic system 
review. As such, the Committee should look to the Township’s comments with respect 
to private septic system requirements.    

Conclusion 

Regional Planning and Development Services staff does not object to the consent 
application from a Provincial or Regional perspective, subject to the satisfaction of any 
local requirements and conditional on Parcels 1 and 2 merging in title, municipally 
known as 6800 Elcho Road.  

Please send notice of the Committee’s decision on this application.  

If you have any questions or wish to discuss these comments further, please contact the 
undersigned at aimee.alderman@niagararegion.ca, or Lola Emberson, MCIP, RPP, 
Acting Manager of Development Planning, at lola.emberson@niagararegion.ca.  

Best regards,  

 
Aimee Alderman, MCIP, RPP 
Development Planner 

cc: Mr. R. Alguire, C.Tech., Development Approvals Technician, Niagara Region 
 Ms. L. Karlewicz, Planning Ecologist, Niagara Region 
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1

Meghan Birbeck

From: Nikolas Wensing <nwensing@npca.ca>
Sent: December 9, 2020 12:04 PM
To: Meghan Birbeck
Cc: Madyson Etzl; Gerrit Boerema; Brian Treble; Jeni Fisher
Subject: Re: Notice of Hearing B052020WL

Hello again Meghan,  
 
I had the opportunity to chat with one of my colleagues about this file, and I have received further 
clarification.  
 
I can confirm that the NPCA will not object to the proposed boundary adjustment. NPCA Policy states that 
"Lot creation (unless for legal or technical reasons) should not be permitted within 30 metres (98 feet) of a 
wetland". In this case, it is the view of the NPCA that the proposed boundary adjustment will be permitted for 
"legal and technical reasons".  
 
Please let me know if you have any questions.  
 
 
Sincerely,   
   
Nikolas Wensing, B.A., MPlan  
Watershed Planner  
Niagara Peninsula Conservation Authority (NPCA)  
250 Thorold Road West, 3rd Floor, Welland, ON, L3C 3W2  
905‐788‐3135, ext. 228  
nwensing@npca.ca  
www.npca.ca    
 

From: Nikolas Wensing <nwensing@npca.ca> 
Sent: Wednesday, December 9, 2020 10:19 AM 
To: Meghan Birbeck <mbirbeck@westlincoln.ca> 
Cc: Madyson Etzl <metzl@westlincoln.ca>; Gerrit Boerema <gboerema@westlincoln.ca>; Brian Treble 
<btreble@westlincoln.ca>; Jeni Fisher <jfisher@westlincoln.ca> 
Subject: Re: Notice of Hearing B052020WL  
  
Hello Meghan, 
 
I apologize for the delay, I should be able to get my comments out to you before the end of today. First, I just 
have to clarify something with the Watershed Planner that was on the file during the pre‐con.  
 
 
Sincerely,   
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 

BY-LAW NO. 2021-## 

A BY-LAW TO AMEND ZONING BY-LAW NO. 2017- 70, AS 
AMENDED, OF THE TOWNSHIP OF WEST LINCOLN; 

WHEREAS THE TOWNSHIP OF WEST LINCOLN COUNCIL IS EMPOWERED TO ENACT THIS 
BY-LAW BY VIRTUE OF THE PROVISIONS OF SECTION 34 AND 39 OF THE PLANNING ACT, 
1990;  

NOW THEREFORE, THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF WEST 
LINCOLN HEREBY enacts as follows:  

1. THAT Schedule ‘A’ Map ‘F3’ to Zoning By-law No. 2017-70, as amended, is hereby amended by
changing the zoning on the property legally described as Concession 1, Pt Lot 3, RP30R 9752,
Part 1, municipally known as 6800 Elcho Road shown as the subject lands on Schedule A,
attached hereto and forming part of this By-law.

2. THAT Map ‘F3’ to Schedule ‘A’ to Zoning By-law No. 2017- 70, as amended, is hereby amended
by changing the zoning on part of the subject lands shown on Schedule ‘A’, attached hereto and
forming part of this By-law from an Agricultural ‘A’ zone to a Rural Residential ‘RuR’ zone.

3. THAT Schedule ‘A’ Map ‘F3’ to Zoning By law No. 2017-70, as amended, is hereby amended by
changing the zoning on the property legally described as Concession 1, Pt Lot 3, RP30R 9752
PT; PART 1, Plus Parcel 2 of the severance sketch (B05/2020) municipally known as Elcho Road
shown as the subject lands on Schedule A, attached hereto and forming part of this By-law.

4. THAT Map ‘F3’ to Schedule ‘A’ to Zoning By-law No. 2017- 70, as amended, is hereby amended
by changing the zoning on part of the subject lands shown on Schedule ‘A’, attached hereto and
forming part of this By-law from an Agricultural Purpose Only ‘APO’ zone to a Rural Residential
‘RuR’ zone.

5. THAT all other provisions of By-law 2017-70 continue to apply.

6. AND THAT this By-law shall become effective from and after the date of passing thereof.

 READ A FIRST, SECOND AND THIRD 
TIME AND FINALLY PASSED THIS  
__TH DAY OF _____, 2021.  

____________________________ 
DAVE BYLSMA, MAYOR 

____________________________ 
JOANNE SCIME, CLERK 
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EXPLANATION OF THE PURPOSE AND EFFECT OF BY-LAW NO. 2017-70 

Location: 
The subject lands are located in the Good General Agricultural area of West Lincoln, and are legally 
described as Concession 1, Pt Lot 3, RP30R 9752, Part 1, municipally known as 6800 Elcho Road. As 
well as the neighbouring property legally described as Concession 1, Pt Lot 3, RP30R 9752 being part 
of; PART 2, municipally known as Elcho Road. 

Purpose & Effect: 
Parcel 1 of the subject lands were zoned as Agricultural ‘A’. The rezoning for Parcel 1 zoned the subject 
lands to a Rural Residential ‘RuR’ Zone with no site specific exception. 

Parcel 2 of the subject lands were zoned Agricultural Purpose Only ‘APO’. The rezoning for Parcel 2 
rezoned the subject lands to a Rural Residential ‘RuR’ Zone with no site specific exception. 

Public Consultation: 
The Public Meeting was held on Monday February 8th 2021. The Township received verbal and written 
comments from __ neighbour(s) regarding this application. All written and oral comments were 
considered in the making of the decision by Council. 

File:  1601- 001-21 
Applicant: Kenneth Martin 
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Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  February 8, 2021 
 
REPORT NO: PD-14-2021 
 
SUBJECT:   Technical Report – William and Cathleen Vitucci- Zoning By-

law Amendment – File No. 1601-002-21  
 
CONTACT: Brian Treble, Director of Planning & Building 
 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
RECOMMENDATION: 
1. That, report PD-14-2021, regarding “William and Cathleen Vitucci - Zoning By-

law Amendment File No. 1601-002-21”, dated February 8th 2021, be 
RECEIVED; and,  

 

2. That, a Recommendation Report be presented at a future Planning/Building/ 
Environmental Committee meeting.     

 
ALIGNMENT TO STRATEGIC PLAN:  

 Strategic, Responsible Growth 

REPORT 
PLANNING/BUILDING/ENVIRONMENTAL 

COMMITTEE 

OVERVIEW: 
 

 An application for rezoning was submitted by William and Cathleen Vitucci for 
the lands legally described as Concession 4, Part of Lot 13, in the former 
Township of Gainsborough now in the Township of West Lincoln, Regional 
Municipality of Niagara, municipally known as 5291 Regional Road 20.   

 This application for rezoning is required as a condition of consent for surplus 
severance application B04/2020WL, that was conditionally approved by the 
Township of West Lincoln’s Committee of Adjustment on November 25th, 
2020. 

 This rezoning application proposes to rezone 0.4 hectares of land from 
Agricultural ‘A’ to Rural Residential ‘RUR’ with no site specific exceptions.  

 This rezoning application also proposes to rezoning the remaining agricultural 
land from Agricultural ‘A’ to Agricultural Purposes Only ‘APO’ with a site 
specific provision to prevent any residential development in perpetuity. The site 
specific exception proposes to also recognize a deficient lot size of 31 hectares 
(76.6 acres) whereas 40 hectares (100 acres) is the minimum required lot size.  

 A Recommendation Report will be prepared by Township Staff following input 
from the public meeting and any agency comments, and will be presented at a 
future Planning/Building/Environmental Committee or Council Meeting.   
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Respecting Our Roots, Realizing Our Future 
 

BACKGROUND: 
The subject lands are legally described as Concession 4, Part of Lot 13, Gainsborough, 
in the Township of West Lincoln, Regional Municipality of Niagara, municipally known as 
5291 Regional Road 20 (see attachment 1 for a survey sketch).    
 
This application for rezoning has been submitted to fulfil a condition of consent for 
application B04/2020WL, a surplus farm dwelling severance which was conditionally 
granted approval by the Committee of Adjustment on November 25th, 2020. This will 
enable the applicants to retain the farm parcel and dispose of the surplus farm dwelling 
on the property.  
 
The Zoning By-law Amendment proposes to rezone 0.4 hectares of land from 
Agricultural ‘A’ to Rural Residential ‘RUR’ with no site specific exceptions. The remaining 
31 hectare parcel of agricultural land to be retained is required to be rezoned to 
Agricultural Purposes Only ‘APO’ with a site specific exception to recognize a deficient 
lot area of 31 hectares whereas 40 hectares is the required minimum. 
 
CURRENT SITUATION: 
 
1. Provincial Policy Statement (PPS)  
The PPS guides the growth and development of the Province and provides the general 
framework for planning in the Province.  All planning decisions must be consistent with 
the PPS.  The policies regarding Agriculture are within the ‘Wise Use and Management 
of Resources’ section of the PPS.  The lot creation policies in the PPS for the 
Agricultural area are very specific and limited in the number of instances where 
severances in the agricultural area can occur.  The PPS allows for surplus farm 
severances in the following instances: 
 

As a result of farm consolidation, provided that the planning authority ensures 
that new residential dwellings are prohibited on any vacant remnant parcel of 
farmland created by the severance.  The approach used to ensure that no new 
residential dwellings are permitted on the remnant parcel may be recommended 
by the Province, or based on municipal approaches which achieve the same 
objective.  

 
The retained agricultural lands will need to be rezoned to Agricultural Purposes Only, 
which will meet the intent of the PPS to prohibit a new residential dwelling on the vacant 
severed agricultural parcel.  The severed residential property will need to be rezoned to 
Rural Residential ‘RuR’ to recognize the continued residential use on the property. 
 
2. A Place to Grow – Provincial Growth Plan (P2G) 
Applications filed after June 16, 2006 must conform to the A Place to Grow – Provincial 
Growth Plan.  Section 1.2.3 of the P2G provides direction on how to read the Growth 
Plan, specifically noting that: This Plan must also be read in conjunction with other 
provincial plans as defined in the Planning Act that may apply within the same 
geography.    
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Respecting Our Roots, Realizing Our Future 
 

Section 4.2.6 of the Growth Plan contains policies for the Agricultural System in Ontario. 
These policies aim to preserve, protect and enhance Ontario’s Agricultural System. 
Where agricultural uses and non-agricultural uses interact outside of settlement areas, 
land use compatibility will be achieved by avoiding or where avoidance is not possible, 
minimizing and mitigating adverse impacts on the Agricultural System. Where mitigation 
is required, measures should be incorporated as part of the non-agricultural uses, as 
appropriate, within the area being developed (4.2.6.3). The geographic continuity of the 
agricultural land base and the functional and economic connections to the agri-food 
network will be maintained and enhanced (4.2.6.4). The retention of existing lots of 
record for agricultural uses is encouraged, and the use of these lots for non-agricultural 
uses is discouraged (4.2.6.5). 
 
3. Greenbelt Plan 
Applications must conform to the Greenbelt Plan if they fall within the mapping provided 
with the Greenbelt Plan. Since the subject lands are outside the area designated in the 
Greenbelt Plan, the Greenbelt Plan does not apply. 
 
4. Regional Policy Plan (RPP) 
The Regional Policy Plan (RPP) provides general policies that are to be applied across 
the Niagara Region. The policies regarding severances in the agricultural area are 
similar to those found in the PPS. The policies allow for surplus farm severances as a 
result of a farm consolidation, so long as residential dwellings are prohibited in 
perpetuity on any vacant remnant parcel of agricultural land.   
 

The policies in the RPP also permit surplus residential lot sizes to be a maximum of 1 
acre, or 0.4 hectares, unless it has been identified that additional lands are required for 
legal or technical reasons. The consent application was approved conditionally to sever 
±0.4 hectares (±1.0 acres) of residential land.  
 
5. Township of West Lincoln Official Plan (OP) 
The Township OP allows for severances in the agricultural area where two or more 
farms, being contiguous or non-contiguous, have been amalgamated under the 
ownership of a bona fide farmer and an existing house, which is capable of habitation 
and is considered surplus to the needs of the farmer.  The remaining agricultural lands 
must be rezoned as Agricultural Purposes Only in perpetuity to prevent any future 
houses on the agricultural lands.  As such, the severed agricultural land is being 
rezoned to Agricultural Purposes Only, which will prevent any future houses from being 
constructed on the agricultural lands. 
 

The policies in the Township’s OP state that a new residential lot being created through 
a surplus farm dwelling severance should not be larger than 0.4 hectares, nor include 
more Good General Agricultural land than is required to support the residence and 
private services required to serve that residence. The application proposes a residential 
lot size of ±0.4 hectares. The Township’s OP also requires the residential dwelling to be 
a minimum of 10 years of age. The existing residential house on the subject property 
was built in 1953 according to Municipal Property Assessment Corporation (MPAC) 
data. 
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Respecting Our Roots, Realizing Our Future 
 

6. Township of West Lincoln Zoning By-Law (ZBL) 
The majority of the subject property is currently zoned Agricultural ‘A’ in the Township’s 
Zoning By-law. The proposed application is to rezone the severed ±0.4 hectare (±1.0 
acre) residential lot from Agricultural ‘A’ to Rural Residential ‘RuR’, with no site specific 
exception. 
 
Additionally, the application proposes to rezone the remaining ±31 hectares (±76.6 
acres) of retained Agricultural land to Agricultural Purposes Only ‘APO’ with a site 
specific exception to recognize the deficient lot area whereas 40 hectares (100 acres) is 
the required minimum. The APO zoning will preclude any new residential dwellings in 
perpetuity 
 
FINANCIAL IMPLICATIONS: 
There are no financial implications associated with this application. 
 
INTER-DEPARTMENTAL COMMENTS:  
Agencies were notified by way of e-mailed and mailed notice on Thursday January 14th 
2021.  Notice was also posted on the Municipality’s website and through the posting of 
a Yellow Sign on the subject property once the notice was sent out to the public.  
 

Township Public Works had no comments in regards to this application.  
 

The Niagara Region commented on the original severance application, and addressed 
the rezoning application through those comments. The Region has no objection to the 
rezoning provided the severed agricultural lands are re-zoned to preclude any new 
dwellings in perpetuity. This is proposed to be done by rezoning the remnant lands to 
Agricultural Purposes Only (APO). 
 

The Niagara Peninsula Conservation Authority (NPCA) also commented through the 
original consent application and provided no objections to the application as proposed. 
 
PUBLIC COMMENTS 
Public Notice was provided via regular mail to all property owners within a 120m 
distance of the property lines on January 14th 2021. No public comments have been 
received as of February 3rd 2021.  
 
CONCLUSION: 
Township Staff have completed a preliminary review of this application against the 
applicable planning policy.  
 
The residential lot will need to be rezoned to a Rural Residential ‘RuR’ zone with no site 
specific exception. The ±31hectare (76.6 acre)  parcel of agricultural land to be retained 
is required to be rezoned to Agricultural Purposes Only ‘APO’ with a site specific 
exception to recognize a deficient lot size whereas 40 hectares (100 acres) is the 
required minimum. 
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Respecting Our Roots, Realizing Our Future 
 

A future staff report will provide a recommendation to Planning/Building/Environmental 
Committee for this application following input received through the public meeting 
process. 
 
ATTACHMENTS: 
1. Survey Sketch  
2. Draft By-law 
3. Schedule A 
 
Prepared by:  

         
_______________________________  _____________________________ 
Brian Treble, RPP, MCIP     Madyson Etzl  
Director of Planning and Building  Planner II 
 
Approved by: 
 

 
_____________________________ 

 Beverly Hendry 
 CAO 
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 

 

BY-LAW NO. 2021- XX 
 

A BY-LAW TO AMEND ZONING BY-LAW NO. 2017- 70, AS 
AMENDED, OF THE TOWNSHIP OF WEST LINCOLN 

 
WHEREAS THE TOWNSHIP OF WEST LINCOLN COUNCIL IS EMPOWERED TO 
ENACT THIS BY-LAW BY VIRTUE OF THE PROVISIONS OF SECTION 34 OF THE 
PLANNING ACT, 1990;  
 
NOW THEREFORE, THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP 
OF WEST LINCOLN HEREBY enacts as follows:  
 

1. THAT Schedule ‘A’ Map ‘D7’ to Zoning By-law No. 2017-70, as amended, is hereby 
amended by changing the zoning on Concession 4, Part of Lot 13, in the Township of 
West Lincoln, known municipally as 5291 Regional Road 20, shown as the subject 
lands on Schedule ‘A’, attached hereto and forming part of this By-law.   
 

2. THAT Map ‘D7’ to Schedule ‘A’ to Zoning By-law No. 2017- 70, as amended, is hereby 
amended by changing the zoning on part of the subject lands shown on Schedule ‘A’, 
attached hereto and forming part of this By-law from an Agricultural ‘A’ zone to a Rural 
Residential ‘RuR’ zone.  
 

3. THAT Map ‘D7’ to Schedule ‘A’ to Zoning By-law No. 2017- 70, as amended, is hereby 
amended by changing the zoning on part of the subject lands shown on Schedule ‘A’, 
attached hereto and forming part of this By-law from an Agricultural ‘A’ zone to an 
Agricultural Purposes Only with a site specific exception ‘APO-XXX’ zone. 

 
4. THAT Part 5 of Zoning By-law 2017-70, as amended, is hereby amended by adding the 

following to Part 13.2: 
 

APO-XXX 
  Permitted Uses: 

As per the parent zone. 
  

  Regulations: 
As per the parent zone, except: a minimum lot area of 31 hectares. 
 

5. THAT all other provisions of By-law 2017-70 continue to apply.   
 

6. AND THAT this By-law shall become effective from and after the date of passing 
thereof.  
 
READ A FIRST, SECOND AND THIRD  
TIME AND FINALLY PASSED THIS  
___th DAY OF MARCH, 2021.  
 
 
 
____________________________ 
MAYOR DAVE BYLSMA 
 
 
 
____________________________ 
JOANNE SCIME, CLERK 
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EXPLANATION OF THE PURPOSE AND EFFECT OF BY-LAW NO. 2021-XX 

 
Location: 
This By-law involves a parcel of land located on the north side of Regional Road 20, 
legally known as Concession 4, Part of Lot 13, in the Township of West Lincoln, 
Regional Municipality of Niagara, municipally known as 5291 Regional Road 65. 
 
Purpose & Effect: 
Part 1 of the subject lands were zoned as Agricultural ‘A’. The rezoning for Parcel 1 
zoned the subject lands to a Rural Residential ‘RuR’ Zone with no site specific 
exception. 
  
Part 2 of the subject lands were zoned Agricultural ‘A’. The rezoning for Part 2 rezoned 
the subject lands to an Agricultural Purposes Only ‘APO’ Zone with a site specific 
exception to recognize a deficient lot size of 31 hectares whereas 40 hectares is the 
required minimum. 
 
Public Consultation: 
The Public Meeting was held on Monday February 8th 2021. The Township received 
verbal and written comments from __ neighbour(s) regarding this application. All written 
and oral comments were considered in the making of the decision by Council.  
 
File:    1601-001-21 
Applicants:  William and Cathy Vitucci 
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Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  February 8, 2021 
 
REPORT NO: PD-16-2021 
 
SUBJECT:   Technical Report – Naming of Regional Road 14 from 

Canborough Street to the Twenty Road Intersection, West 
Lincoln  

 
CONTACT: Brian Treble, Director of Planning & Building 
 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

REPORT 
PLANNING/BUILDING/ENVIRONMENTAL 

COMMITTEE 

OVERVIEW: 
 

 911 PERS is the standard that we are required to use to name segments 
of streets.  This standard is to help ensure clarity for emergency 
response services. 

 The Region provided us with a list of addresses and street names that 
needed to be addressed.  Other issues have arisen as time passes that 
have become more of a priority, as well.  

 There have been reoccurring issues with the segment of street west from 
Canborough Street to the Twenty Road Intersection.  Some residents 
refer to this segment as Smithville Road and other refer to the segment 
as Townline Road, Smithville Townline Road, or an older Regional Road 
name of Regional Road 614.  

 Along this segment, approximately 37 homes/properties would be 
affected by this proposed street naming.  Amongst the houses/properties 
29 are listed using Regional Road 14, 4 as Smithville Road, 3 as Townline 
Road and 1 as Regional Road 614.  This does not take into account what 
residents may be using on agency bills, notices, or their personal 
correspondence. 

 The sign blades along this road all refer to Smithville Road. 

 Notice of Public Meeting was mailed on January 18th, 2021 notifying 
residents of the street naming process. Staff have received 2 items of 
correspondence regarding the naming of this road.  

 A virtual open house was held on Tuesday February 2nd, 2021. One 
member of the community attended and spoke to the matter being 
discussed.  
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Respecting Our Roots, Realizing Our Future 
 

RECOMMENDATION: 
1. That, Report PD-16-2021, regarding “Technical Report, Naming of Regional Road 

14 from Canborough Street  to the Twenty Road Intersection, West Lincoln”, dated 
February 8th, 2021, be RECEIVED; and, 

 

2. That, a Recommendation Report be presented at a future Planning/Building/ 
Environmental Committee meeting once all agency and public input has been 
received. 

 
ALIGNMENT TO STRATEGIC PLAN:  
Theme #5 

 Community Health and Safety  
 
BACKGROUND: 
The Region of Niagara has had discussions with the local municipalities since 2013 about 
the need to fix a number of street addressing and street naming issues across the Region.  
Several years ago, Wainfleet undertook an extensive process of renaming and 
renumbering most of their roads.  The list of street naming corrections in West Lincoln is 
extensive, but Planning Staff have been attempting to address as many as we can when 
time permits, as well as addressing priority items as they arise.  The easy corrections have 
been made. The corrections are going to get more complicated as we proceed further 
through the Region’s list. 
 
The issue regarding this section of Regional Road 14 (Smithville Road vs. Townline Road) 
was brought to the Township’s attention in late 2019 due to emergency responder location 
issues, mail delivery problems and errors, as well as some agency confusion.  
 
Township staff have assessed the situation based on the recorded information in the 
Municipal Property Assessment Corporation database, 29 owners use Regional Road 14, 
4 uses Smithville Road, 3 uses Townline Road, and 1 uses Regional Road 614. These 
numbers do not take into account what residents may be using on agency billing, notices, 
or their personal correspondence. 
 
CURRENT SITUATION: 
Notice of Public Meeting was mailed to all residents located on this stretch of Regional 
Road 14 on January 18th, 2021, this letter can be found at attachment 2 to this report. 
Staff received 2 items of public correspondence regarding the naming of this road, which 
can be found at attachment 3 to this report and one person attended the virtual open 
house on February 2nd, 2021.  
 
All sign blades on this stretch of road currently say Smithville Road, which will be an added 
complication should the street name need to change.  Agency input is also important when 
determining if the road should continue to be called Smithville Road and simply pass a 
proper By-law or if for clarity and consistency purposes the road should be named 
Townline Road.  Staff and participating agencies feel that even though the sign blades 
read Smithville Road, it would be beneficial to name the road Townline Road to avoid 
confusion and provide one consistent name for the entire street from the Twenty Road 
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Intersection through to the roundabout at Regional Road 20.  Also, according to Regional 
mapping and 911 coordinating staff, Townline Road is preferred and appropriate based on 
the continuity of housing numbering along this stretch of road. 
 
FINANCIAL IMPLICATIONS: 
A capital budget was created for the 911 PERS project several years ago.  Any costs from 
the public meeting and street naming process will be charged to the corresponding 
account.   This account is also available to assist with impacts on the public, if any, up to a 
maximum of $100 per property. 
 
INTER-DEPARTMENTAL COMMENTS:  
Staff in Planning, Building, and By-law along with the Fire Chief and the Regional mapping 
staff have all had discussions about this road segment in recent months and are generally 
supportive of naming this road Townline Road. 
 
CONCLUSION: 
Staff will present a recommendation report at a future Planning, Building, Environmental 
Committee Meeting after all public and agency input has been received. 
 
ATTACHMENTS: 
1. Location Map 
2. Notice of Public Meeting – letter – January 18th, 2021 
3. Public Correspondence  
4. Agency Correspondence  
 
Prepared & Submitted by:   Approved by: 

     
_______________________________  _____________________________ 
Brian Treble      Bev Hendry 
Director of Planning & Building   CAO 
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______________________________________________________________________ 
Date: January 18th, 2020 

Re:  NOTICE – Street Naming– Bell 9-1-1 Compliance 
Regional Road 14 (between Twenty Road and Canborough Street) 

Dear Sir/Madame, 

In collaboration with Niagara Region we are working towards implementing an enhanced version of 
9-1-1 emergency response delivery in Niagara. In order to do so we must comply with certain street
naming and addressing standards.

This letter is being sent to resolve an issue that has arisen regarding the municipal name of Regional 
Road 14 from the Twenty Road intersection through to the Canborough Street intersection (location 
map attached).  This stretch of road has long been referred to as both Smithville Road and/or 
Townline Road; however, there is no official By-law (on record) that has been passed, by the 
Township of West Lincoln, naming this particular stretch of Regional Road 14 as either of the above 
mentioned names.  

It is of the Township’s opinion (and previously consulted agencies) that this portion of Regional Road 
14 should be officially named Townline Road.  This street naming would be essential to avoid the 
current confusion of using Smithville Road, which is what Regional Road 14 is called when turning 
left (south) through the Twenty Road three-way intersection.  Also, naming this stretch of road as 
Townline Road will provide a consistent name for the entire road from Twenty Road to the Regional 
Road 20 (and St. Catharines Street) roundabout.  

It is necessary to pass a proper Street Naming By-law and this letter serves as Notice to residents of 
Regional Road 14, West Lincoln, of the upcoming Planning, Building, and Environmental Committee 
Meeting that will be held on Monday, February 8th, 2020, starting at 6:30pm.  Please contact the 
Clerk, Joanne Scime (jscime@westlincoln.ca or 905-957-3346, ext. 5136), prior to February 5th, 
2021 at 12pm to be provided with a link.  If you wish to speak to this matter at the meeting, please 
do so during the ‘Request to Address Items on Agenda’ portion of the meeting.  

This letter also provides you with an opportunity to comment on the naming of this road prior to the 
Planning, Building, and Environmental Committee Meeting.  If you wish to discuss this matter, a 
virtual Open House will be held on February 2nd, 2021 at 6:30pm to address this issue, please 
contact Planning@westlincoln.ca for the applicable link or call 905-957-3346. If you would like to 
provide written comment to the Township of West Lincoln, Planning Department, please e-
mail Planning@westlincoln.ca, by February 3rd, 2021.  

Any incurred costs as a result of this change, up to $100.00 per property, can be submitted (with 
receipt) to the Township of West Lincoln, within a 6 month period of the passing of the by-law. 

If you would like more information about the enhanced 9-1-1 Emergency response service in 
Niagara please visit Niagara Region's website at www.niagararegion.ca/address, otherwise, should 
you have any questions regarding this address change, please contact the undersigned at 905-957-
3346 (ext. 5138).  

318 Canborough St.  P.O. Box 400 
Smithville, ON 
L0R 2A0 
T:  905-957-3346 
F: 905-957-3219 
www.westlincoln.ca 

1815 Sir Isaac Brock Way, P.O.Box 1042, 
Thorold, ON, L2V 4T7 
T:  905-980-6000 
TTY: 905-984-3613 
(Hearing Impaired) 
www.niagararegion.ca 

Attachment No. 2 to PD-16-2021
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From:
To: Jeni Fisher
Subject: Road names
Date: January-21-21 2:48:07 PM

Dear Sir/Madame

According to the map you have it wrong.
When we bought our house 30 years ago, our road has always been called Regional Road 14;
and it continues when you turn left at the intersection of twenty road and Regional Road 14.
From twenty road on past Caistor/Canboro road is Reg Road 14. Never has been Smithville
Road.
According to our deeds we live on Regional Road 14, so obviously there is some lack of
knowledge on the townships part.
As land deeds are legal piece of paper.
The section of road in town boundaries is known as townline/ Smithville road.
Why would it cost $100/property for the change of name. If you call our road Smithville or
townline road it isnt really changing it. Just another money grab once again.

Deb Muizelaar

Attachment No. 3 to PD-16-2021
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From:
To: Jeni Fisher
Cc:  Brian Treble; Joanne Scime
Subject: Proposed Street Naming By-law - Regional Road 14 (between Twenty Road and Canborough Street)
Date: January-25-21 3:50:10 PM

To whom it may concern:

I wish to provide my comment with respect to the proposed re-naming of the section of
Smithville Road (between Twenty Road and Canborough Street). I would like the name of the
section of road in question to remain "Smithville Road" as is currently indicated on a number
of street signs.

Sincerely,

Carolyn Langley & Robert Mous
Smithville Road

Smithville, Ontario.
L0R 2A0

Attachment No. 3 to PD-16-2021 
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From: Toews, David
To: Brian Treble
Cc: Dennis Fisher; Jeni Fisher
Subject: RE: SMITHVILLE Rd/Townline Rd/Regional Rd 14.
Date: February-01-21 11:04:10 AM

Hi Brian,

For emergency purposes, one road name is the best option.  The Region can only send one name to Bell for each 
road segment.

Bell doesn't know that 1 Smithville Road is next door to 3 Townline Road (I know those aren't real addresses, this is 
just an example) - they can't know because we can't tell them that the road is both Smithville Road and Townline 
Road at the same time.  It is likely that one of the addresses will not get proper service when they call 9-1-1, which 
is unacceptable.

This type of error is unavoidable if homes on the same road segment refer to themselves by different road names. 
We do our best by reporting the road names to Bell according to the majority of reported addresses along each 
segment.  But make no mistake, errors still exist for some residents in all of these cases - the number of errors is 
minimized, not eliminated.

My recommendation is to avoid as many opportunities for confusion as possible by standardizing all addresses along 
each road segment to a single road name.

Thanks,

David Toews BSc(Hons), GIS(pg)
IT Data Analyst, GIS Services
Information Technology, Corporate Services
Niagara Region
Phone: 905-685-4225 ext.3689 Toll-free 1-800-263-7215
www.niagararegion.ca

Attachment No. 4 to PD-16-2021
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Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  February 8, 2021 
 
REPORT NO: PD-15-2021 
 
SUBJECT:   Information Report – Consultants Presentation for East 

Smithville Secondary Plan – Future Redevelopment and 
Intensification   

 
CONTACT: Brian Treble, Director of Planning & Building 
 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

REPORT 
PLANNING/BUILDING/ENVIRONMENTAL 

COMMITTEE 

OVERVIEW: 
 

 On September 2nd, 2019, MHBC Planning was hired to commence land use 
planning work for the East Smithville Lands that are situated to the east of 
industrial park road in an underdeveloped area of the current Urban 
Boundary.(See location map at attachment 1)   

 On January 6th 2021, Township Staff and MHBC Planning held one on one 
virtual session’s with the various landowners within the East Smithville Study 
area.  

 Infill and Intensification within the core area of Smithville is an important part of 
land use planning for future growth and development of the township of West 
Lincoln and therefore these lands should be planned for the best long term 
uses.  

 In accordance with Provincial policy, growth onto agricultural lands (greenfield 
development) can only occur as a secondary growth component after infill and 
intensification.  Detailed plans of how this should occur are being fully 
developed through the Master Community Plan process and these “Secondary” 
plan processes as well.  

 The Master Community Plan process and issues such as infill and 
intensification and affordability are all being studied by our consultant teams 
and will be the topic of multiple future reports to Committee and Council.  

 The consultants for the East Smithville Secondary Plan are schedule to present 
their findings on February 8th 2021. 

 Planning staff are therefore requesting authority to hold a public open house 
and formal public meeting for the East Smithville Lands. A public open house 
will be scheduled for the end of February and a public meeting scheduled for a 
future Planning, Building, Environmental Committee Meeting (possibly March, 
2021). 

 The consultant has prepared 3 concepts for this area. All of these options will 
be presented to the public for consultation.  
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RECOMMENDATION: 
1. That, report PD-15-2021, regarding “Information Report, Consultants Presentation 

for East Smithville Secondary Plan Site, Future Redevelopment and 
Intensification”, dated February 8, 2021 be received for INFORMATION 
PURPOSES. 

 
ALIGNMENT TO STRATEGIC PLAN:  
Theme #3 

 Strategic, Responsible Growth  
 
BACKGROUND: 
In 2019, Township planning staff along with Committee and Council had previously 
agreed to lead a planning process for the East Smithville lands located to the east of 
The Village Square Mall and to the north of the new roundabout on Regional Road 20 
and Townline Road.  
 
The subject lands comprise an approximate area of 34 hectares. The subject lands are 
surrounded by existing commercial uses to the west, the Canadian Pacific Rail line (CP 
Rail) and industrial uses to the north, primarily agricultural  land to the east, and 
residential/agricultural land uses to the south. (see location map at attachment 1) It is 
the intent of the Township of West Lincoln that the lands be developed with a mix of 
uses and densities and that the Secondary Plan Area acts as a future gateway into the 
Settlement Area from the east. 
 
The Township of West Lincoln has observed that demand for new housing and related 
commercial development is increasing within the urban boundary of Smithville. With a 
growing population and increased demand within the urban area, the Township has 
initiated an Urban Boundary Expansion Study for the Smithville Settlement Area. Along 
with the Urban Boundary Expansion Study, the Township has initiated a review of 
existing undeveloped parcels of land within the existing urban boundary and their 
current permissions. The East Smithville lands are one of the last remaining 
undeveloped Greenfield areas within the boundary.   
 
CURRENT SITUATION: 
As outlined above, new land use designations and zonings should be approved to 
replace the current Development (D) designation and zoning that exists on these east 
Smithville lands. Our planning consultants are now nearing the completion of their 
planning review. We are also currently preparing for a future public meeting process. 
 
A number of principles have to be considered as part of the planning exercise for these 
properties.  

 Infill and Intensification must achieve a minimum number of units per hectare at 
appropriate densities to suit the community (policy 2.2.2). 

 A minimum percent of all new development must occur within the built boundary 
in order to meet provincial standards.  Our target was 15% under the 2031 
growth targets.  The 2051 target will be set as part of the current Municipal 
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Community Planning process (policy 4.C). 

 Growth beyond the current urban boundary can only occur once infill and 
intensification plans are determined (policy 4.D) and start to unfold.  

 Development on existing vacant lots is most likely to be the cheapest 
development which can generally take advantage of existing sewage, water and 
transportation services (policy 4.C). 

 
This report includes the consultant’s report for the East Smithville Lands for information 
purposes in advance of the consultants’ presentation and any plans to hold an open 
house and a required public meeting.  
 
FINANCIAL IMPLICATIONS: 
These planning projects are proceeding in accordance with the budget allocation 
established in the 2019 budget.  
 
Some extra costs have been increased in this review to address additional 
environmental concerns as addressed by the Niagara Region and the Niagara Peninsula 
Conservation Authority.   
 
INTER-DEPARTMENTAL COMMENTS:  
Not applicable at this time.  
 
CONCLUSION: 
This report is provided for information purposes and is provided in advance of a 
presentation of our planning consultants for the East Smithville Lands. This report is 
also seeking authority to hold a public open house at the end of February and to 
proceed with a future public meeting at a future planning/building and environment 
committee meeting (possibly March) A planning report from MHBC for the East 
Smithville Secondary Plan lands is attached and a presentation will be made by our 
consultant at the Committee meeting.  
 
ATTACHMENTS: 

1. Location Map 
2. MHBC Consultants Report  

 
 
Prepared & Submitted by:   Approved by: 
 

       
_______________________________  _____________________________ 
Brian Treble      Bev Hendry 
Director of Planning & Building   CAO 
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East Smithville Secondary 
Plan 
Background Review 
Phase 1- REVISED 

East Smithville Secondary Plan 
Township of West Lincoln 

Date: 

February 2021 

Prepared for: 

Township of West Lincoln 

Prepared by: 
MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC) 
540 Bingemans Centre Drive, Suite 200 
Kitchener, Ontario 
T: 519.576.3650 
F: 519.576.0121 

Our File 08234X 

Page 62 of 220



1 
 

 

Page 63 of 220



2 
 

 

 

Page 64 of 220



3 
 

 

Page 65 of 220



4 
 

 

 

 

 

Page 66 of 220



5 
 

 

 

 

Page 67 of 220



WEST ST

ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST

W
AD

E 
RD

WEST ST

ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST

W
AD

E 
RD

ST
AT

IO
N 

ST
ST

AT
IO

N 
ST

HO
RN

AK
 R

D
HO

RN
AK

 R
D

LONDON RD
LONDON RD

SPRING CREEK RD

SPRING CREEK RD

TH
O

M
PS

O
N 

RD

TH
O

M
PS

O
N 

RD

VAN WOUDENBERG WAY

VAN WOUDENBERG WAY

TOWNLINE RDTOWNLINE RD
A

LM
A

 DR
A

LM
A

 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

C
LIF

FO
RD

 S
T

C
LIF

FO
RD

 S
T

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

Premier
Express

Lines

Harbison
Walker

International
Stanpac

Premier
Express

Lines

Harbison
Walker

International
Stanpac

Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\LOCATION_AERIAL.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:10,000

DATE: August 20, 2020

n
o
rth

Smithville Urban Area Boundary

Secondary Plan Area Boundary

Railway Lines

Figure 1

Location Plan

Source:

Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -

Township of West Lincoln (2016)

Google Satellite Imagery

East Smithville

Secondary Plan

Community of Smithville

Township of West Lincoln

Parcel Fabric

Watercourses

Page 68 of 220



7 
 

Page 69 of 220



8 
 

Page 70 of 220



9 
 

 

 

 

 

 

Page 71 of 220



10 
 

 

 

 

 

 

 

 

 

 

 

Page 72 of 220



11 
 

o 

o 

 

 

 

 

 

o 

 

 

 

o 

 

 

Page 73 of 220



12 
 

 

 

 

o 

o 

o 

 

Page 74 of 220



13 
 

Page 75 of 220



14 
 

 

Page 76 of 220



15 
 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Page 77 of 220



16 
 

 

Page 78 of 220



Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\NROP - SCHEDULE A.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:20,000

DATE: July 15, 2020

n
o
rth

Secondary Plan Area Boundary

Figure 2:

Schedule A: Regional 
Structure

Niagara Region Official Plan, 2018

East Smithville

Secondary Plan

Community of Smithville

Township of West Lincoln

Page 79 of 220



WEST ST

ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST

WEST ST

ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST

ST
AT

IO
N 

ST
ST

AT
IO

N 
ST

HO
RN

AK
 R

D
HO

RN
AK

 R
D

LONDON RD
LONDON RD

SPRING CREEK RD

SPRING CREEK RD

TH
O

M
PS

O
N 

RD

TH
O

M
PS

O
N 

RD

VAN WOUDENBERG WAY

VAN WOUDENBERG WAY

TOWNLINE RDTOWNLINE RD

A
LM

A
 DR

A
LM

A
 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

C
LIF

FO
RD

 S
T

C
LIF

FO
RD

 S
T

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\OP_EMPLOYMENT.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:15,000

DATE: August 20, 2020

n
o
rth

Figure 3:

Draft Employment

Area

Region of Niagara ROPA 16, 
January 2020

East Smithville

Secondary Plan

Community of Smithville

Township of West Lincoln

Source:

Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -

Township of West Lincoln (2016)

Google Satellite Imagery

Smithville Urban Area Boundary

Secondary Plan Area Boundary

Railway Lines

Parcel Fabric

Draft Employment Area

Page 80 of 220



Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\OP_SCHEDULE B-4.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:15,000

DATE: August 14, 2020

n
o
rth

Secondary Plan Area Boundary

Figure 4:

Schedule 'B-4': Land

Use - Smithville

Township of West Lincoln Official

Plan, 2016

East Smithville

Secondary Plan

Community of Smithville 
Township of West Lincoln

Page 81 of 220



20 
 

 

 

 

 

 

 

 

Page 82 of 220



21 
 

 

Page 83 of 220



Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\TRAIL & CORRIDOR NETWORK.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:15,000

DATE: August 20, 2020

n
o
rth

Secondary Plan Area Boundary

Figure 5:

Trail and Corridor

Network

Figure 3 - Township of West Lincoln

Trails & Corridors Master Plan, 2012

East Smithville

Secondary Plan

Community of Smithville 
Township of West Lincoln

Page 84 of 220



23 
 

 

 

Page 85 of 220



24 
 

 

 

 

 

Page 86 of 220



25 
 

 

 

 

 

 

 

 

Page 87 of 220



Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\CROZIER_STUDY AREAS.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:7,500

DATE: August 20, 2020

n
o
rth

Figure 6:

Site Location &

Study Areas

Figure 1 - Natural Heritage 
Constraints Analysis prepared by 
Crozier Consulting Engineers, June 
2020

East Smithville

Secondary Plan

Community of Smithville

Township of West Lincoln

Secondary Plan Area Boundary

Page 88 of 220



27 
 

Page 89 of 220



28 
 

Page 90 of 220



29 
 

 

 

Page 91 of 220



30 
 

Page 92 of 220



ST CATHARINES ST (HWY 20)

ST CATHARINES ST (HWY 20)

TOWNLINE RDTOWNLINE RD

A
LM

A
 DR

A
LM

A
 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

C
LIF

FO
RD

 S
T

C
LIF

FO
RD

 S
T

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE POTENTIAL

ACCESS 1

POTENTIAL
ACCESS 2

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\TRANSPORTATION_ACCESS
OPTION_11DEC2020.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:7,500

DATE: Dec.11, 2020

n
o
rth

Figure 7:
Transportation -
Potential Access
Locations

East Smithville
Secondary Plan
Community of Smithville
Township of West Lincoln

Potential Access Locations

Access 1

Source:
- Watercourses and setbacks from Natural Heritage Constraints Analysis, Crozier Consulting Engineers, June 2020
- Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -Township of West Lincoln (2016)
- Google Satellite Imagery

Access 2

Legend

Smithville Urban Area Boundary

Secondary Plan Area Boundary

Railway Lines

Parcel Fabric

Page 93 of 220



32 
 

Page 94 of 220



ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST

ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST
LONDON RD
LONDON RD

TOWNLINE RDTOWNLINE RD
A

LM
A

 DR
A

LM
A

 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

C
LIF

FO
RD

 S
T

C
LIF

FO
RD

 S
T

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\RAILWAY CONSTRAINT.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:7,500

DATE: July 15, 2020

n
o
rth

Figure 8: 
Required 30 m 
Railway Setback

East Smithville

Secondary Plan

Community of Smithville

Township of West Lincoln

Source:

Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -

Township of West Lincoln (2016)

Google Satellite Imagery

Smithville Urban Area Boundary

Secondary Plan Area Boundary

Railway Lines

Parcel Fabric

30 m Railway Setback

Page 95 of 220



34 
 

 
 

 

 

 

 

Page 96 of 220



35 
 

 

 

 

 

 

 

Page 97 of 220



36 
 

Page 98 of 220



ST CATHARINES ST (HWY 20)

ST CATHARINES ST (HWY 20)

TOWNLINE RDTOWNLINE RD

A
LM

A
 DR

A
LM

A
 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

C
LIF

FO
RD

 S
T

C
LIF

FO
RD

 S
T

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

±420 m ±170 m

±340 m

±300 m

1

2

3

4

Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\MDS.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:10,000

DATE: Aug. 13, 2020

n
o
rth

Figure 9:

Minimum Distance 
Separation (MDS)

East Smithville

Secondary Plan

Community of Smithville

Township of West Lincoln

Source:

- MDS  based on Figure 6: Minimum Distance Separation, Smithville Strategic Growth

Management Study prepared by Colville Consulting Inc., Nov. 2007

- Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -Township of West

Lincoln (2016)

- Google Satellite Imagery

Smithville Urban Area Boundary

Secondary Plan Area Boundary

Railway Lines

Parcel Fabric

Minimum Distance Separation (MDS)

Page 99 of 220



38 
 

 

 

 

Page 100 of 220



39 
 

Page 101 of 220



40 
 

 

Page 102 of 220



41 
 

 

 

 

Page 103 of 220



42 
 

Page 104 of 220



ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST

ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST
LONDON RD
LONDON RD

TOWNLINE RDTOWNLINE RD
A

LM
A

 DR
A

LM
A

 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

C
LIF

FO
RD

 S
T

C
LIF

FO
RD

 S
T

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

30
0 

m
 S

ET
BA

C
K

70
 m

 S
ET

BA
C

K

Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\INDUSTRIAL COMPATIBILITY

SETBACKS 2.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:10,000

DATE: July 15, 2020

n
o
rth

Figure 10:

MECP Guidelines D1

& D6 Minimum

Recommended

Industrial Setback 
Distances

East Smithville

Secondary Plan

Community of Smithville 
Township of West Lincoln

Source:

Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -

Township of West Lincoln (2016)

Google Satellite Imagery

Smithville Urban Area Boundary

Secondary Plan Area Boundary

Railway Lines

Parcel Fabric

Draft Employment Area

70 m Setback from Trucking Business

300 m Setback from Manufacturing Business

Page 105 of 220



ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST

ST CATHARINES ST (HWY 20)

ST
AT

IO
N 

ST
LONDON RD
LONDON RD

TOWNLINE RDTOWNLINE RD
A

LM
A

 DR
A

LM
A

 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

C
LIF

FO
RD

 S
T

C
LIF

FO
RD

 S
T

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

300 m SETBACK

70 m SETBACK

Legend

K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\INDUSTRIAL COMPATIBILITY

SETBACKS.DWG

DRN: JB

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

FILE: 08234X

SCALE: 1:10,000

DATE: July 15, 2020

n
o
rth

Figure 11:

MECP Guidelines D1

& D6 Minimum

Recommended

Industrial Setback 
Distances

East Smithville

Secondary Plan

Community of Smithville 
Township of West Lincoln

Source:

Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -

Township of West Lincoln (2016)

Google Satellite Imagery

Smithville Urban Area Boundary

Secondary Plan Area Boundary

Railway Lines

Parcel Fabric

Draft Employment Area

70 m Setback from Draft Employment Area

300 m Setback from Draft Employment Area

Page 106 of 220



45 
 

 

Page 107 of 220



46 
 

Page 108 of 220



47 
 

 

 

 

 

 

 

Page 109 of 220



48 
 

 

 

Page 110 of 220



49 
 

 

 

 

 

 

 

Page 111 of 220



50 
 

 

 

 

Page 112 of 220



51 
 

 

 

 

 

 

 

 

 

Page 113 of 220



52 
 

 

Page 114 of 220



ST CATHARINES ST (HWY 20)

ST CATHARINES ST (HWY 20)

TOWNLINE RDTOWNLINE RD

A
LM

A
 DR

A
LM

A
 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

Scale:  1:4,000

Drawn: JB
K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\LAND USE OPTION

1_3FEB2021.DWG

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

Date:  February 3, 2021

File: 08234X

n
o
rth

Figure 12:
Land Use Option 1

Legend
Smithville Urban Area Boundary

Secondary Plan Area Boundary

Watercourses

Parcel Fabric

Proposed Land Use
Low Density Residential (±12.22 ha)

High Density Residential (±3.15 ha)

Commercial/Class 1 Industrial (±5.38 ha)

Source:
- Watercourses and setbacks from Natural Heritage Constraints Analysis, Crozier Consulting Engineers, June 2020
- Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -Township of West Lincoln (2016)
- Contains information licensed under the Open Government Licence – NPCA
- Google Satellite Imagery

Mixed Use (±2.43 ha)

Natural Heritage System (±3.58 ha)

Railway Lines

Railway Setback

Stormwater Management Facility (±2.43 ha)

Floodplain (NPCA)

East Smithville Secondary Plan
Community of Smithville
Township of West Lincoln

Park (±1.05 ha)

Proposed Collector Road

Potential Trail Connections

Page 115 of 220



ST CATHARINES ST (HWY 20)

ST CATHARINES ST (HWY 20)

TOWNLINE RDTOWNLINE RD

A
LM

A
 DR

A
LM

A
 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

Scale:  1:4,000

Drawn: JB
K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\LAND USE OPTION

2_3FEB2021.DWG

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

Date:  February 3, 2021

File: 08234X

n
o
rth

Figure 13:
Land Use Option 2

Legend
Smithville Urban Area Boundary

Secondary Plan Area Boundary

Watercourses

Parcel Fabric

Source:
- Watercourses and setbacks from Natural Heritage Constraints Analysis, Crozier Consulting Engineers, June 2020
- Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -Township of West Lincoln (2016)
- Contains information licensed under the Open Government Licence – NPCA
- Google Satellite Imagery

Railway Lines

Railway Setback

Floodplain (NPCA)

East Smithville Secondary Plan
Community of Smithville
Township of West Lincoln

Proposed Land Use
Low Density Residential (±14.32 ha)

Commercial/Class 1 Industrial (±3.26 ha)

Mixed Use (±5.58 ha)

Natural Heritage System (±3.58 ha)

Stormwater Management Facility (±2.43 ha)

Park (±1.05 ha)

Proposed Collector Road

Potential Trail Connections

Page 116 of 220



ST CATHARINES ST (HWY 20)

ST CATHARINES ST (HWY 20)

TOWNLINE RDTOWNLINE RD

A
LM

A
 DR

A
LM

A
 DR

IN
DU

ST
RI

AL
 P

AR
K 

RD

IN
DU

ST
RI

AL
 P

AR
K 

RD

DU
FF

ER
IN

 A
VE

DU
FF

ER
IN

 A
VE

Scale:  1:4,000

Drawn: JB
K:\08234X - EAST SMITHVILLE SECONDARY PLAN\RPT\LAND USE OPTION

3_3FEB2021.DWG

200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

Date:  February 3, 2021

File: 08234X

n
o
rth

Figure 14:
Land Use Option 3

East Smithville Secondary Plan
Community of Smithville
Township of West Lincoln

Legend
Smithville Urban Area Boundary

Secondary Plan Area Boundary

Watercourses

Parcel Fabric

Source:
- Watercourses and setbacks from Natural Heritage Constraints Analysis, Crozier Consulting Engineers, June 2020
- Parcel Fabric, Road Network, Municipal and Secondary Plan Boundaries -Township of West Lincoln (2016)
- Contains information licensed under the Open Government Licence – NPCA
- Google Satellite Imagery

Railway Lines

Railway Setback

Floodplain (NPCA)

Proposed Land Use

Commercial/Class 1 Industrial (±7.26 ha)

Employment Area (±14.55 ha)

Natural Heritage System (±3.58 ha)

Stormwater Management Facility (±2.43 ha)

Proposed Collector Road

Potential Trail Connections

Mixed Use (±2.43 ha)

Page 117 of 220



56 
 

Page 118 of 220



57 
 

Page 119 of 220



 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 
 

NATURAL HERITAGE CONSTRAINTS ANALYSIS 

 

EAST SMITHVILLE SECONDARY PLAN EXPANSION 

 

TOWNSHIP OF WEST LINCOLN 

 

PREPARED FOR:  

 

MHBC PLANNING INC. 

 

PREPARED BY: 

CROZIER CONSULTING ENGINEERS 

40 HURON STREET, SUITE 301 

COLLINGWOOD, ONTARIO 

L9Y 4R3 

 

 

 

JANUARY 2021 

 

 

 

CFCA FILE NO. 0529-5527 
 

 

The material in this report reflects best judgment in light of the 

information available at the time of preparation. Any use 

which a third party makes of this report, or any reliance on or 

decisions made based on it, are the responsibilities of such 

third parties. C.F. Crozier & Associates Inc. accepts no 

responsibility for damages, if any, suffered by any third party 

as a result of decisions made or actions based on this report. 

 

Page 120 of 220



East Smithville Secondary Plan Expansion  Natural Heritage Constraints Analysis 

MHBC Planning Inc.  January 2021 

 

Crozier Consulting Engineers  Page ii 

Project No. 0529-5527 

 

Revision Number Date Comments 

Rev. 1 January 2021 Submission to MHBC 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Page 121 of 220



East Smithville Secondary Plan Expansion  Natural Heritage Constraints Analysis 

MHBC Planning Inc.  January 2021 

 

Crozier Consulting Engineers  Page iii 

Project No. 0529-5527 

 

 Executive Summary 
 

 

C.F. Crozier & Associates Inc. (Crozier) was retained by MHBC Planning Inc. (the “Proponent”) to 

undertake a Natural Heritage Constraints Analysis to support the proposed East Smithville Secondary 

Plan Expansion for the community of Smithville in the Township of West Lincoln. 

 

The purpose of the study is to assess the significance of three natural heritage features within the 

proposed Secondary Plan expansion area. It is understood that further and more detailed natural 

heritage evaluations will be required for the proposed Secondary Plan expansion area, however these 

studies will be completed at future development stages.   

  

The analysis contained within this report was prepared using field work, second source data and 

existing natural heritage policy applicable to the subject and adjacent lands. 
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 Introduction 
 

CF Crozier & Associates Inc. (Crozier) was retained by MHBC Planning Inc. (the “Proponent”) to 

undertake a Natural Heritage Constraints Analysis to support the proposed East Smithville Secondary 

Plan for the community of Smithville in the Township of West Lincoln. 

 

The purpose of the study is to assess the significance of key features within the Secondary Plan area 

that have been identified within local Official Plans and Zoning schedules as natural heritage 

features. These features are noted as Areas A, B and C on Figure 1 herein. It is understood that 

further and more detailed natural heritage evaluations will be required for the proposed Secondary 

Plan expansion area, however these studies will be completed at future development stages.   

 

 Study Goals and Objectives 

 

The purpose of this Constraints Analysis is to provide a detailed description and background review 

of the physical and ecological characteristics of the natural heritage features from the subject lands 

including the functions, significance and sensitivity in order to define constraints and opportunities 

for future land development including the potential for a Natural Heritage System (NHS).  

 

The policies and technical requirements of the Official Plans for the Township of West Lincoln and 

Niagara Region and the 2020 Provincial Policy Statement (PPS) have been considered as part of this 

study.   

 

The specific objectives that will be completed as part of this Constraints Analysis include the 

following: 

a) Provide an evaluation of the ecological features and functions of the subject 

lands through detailed background review and preliminary field investigations; 

b) Identify and map any and all significant features (i.e. any significant habitat for 

Species at Risk), key ecological attributes and sensitivities of the subject lands; 

c) Determine the need for buffers and/or for any and all natural features and 

provide recommendations for the mitigation and protection of natural heritage 

features and functions. 

 

 Natural Heritage Policy 
 

Provincial and municipal planning policies guided the preparation of natural heritage constraints 

and opportunities for the proposed development on the subject lands. Existing background policy 

information sources were reviewed to identify any mapped natural heritage features that may 

occur on or adjacent to the subject lands. In addition, a review of background data from various 

sources pertaining to the subject and adjacent lands was also completed. These policies and 

background information sources include:  

 

a) Ontario Provincial Policy Statement (2020); 

b) Niagara Region Official Plan (2014); 

c) Township of West Lincoln Official Plan (2018);  

d) Niagara Penninsula Conservation Authority - Ontario Regulation 155/06 (2006) 

e) Ministry of Natural Resources Natural Heritage Reference Manual (2010) and 

the Significant Wildlife Habitat Technical Guide (2000); 
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f) Ontario Natural Heritage Information Centre database (2020) 

(www.nhic.mnr.gov.on.ca); 

g) The Ontario Breeding Bird Atlas (www.birdsontario.org); 

h) The Species At Risk Public Registry (www.sararegistry.gc.ca); 

i) Ontario Endangered Species Act (2007); 

j) Aerial photographs. 

 

 Provincial Policy Statement (PPS) 

 

The Provincial Policy Statement addresses the protection of Natural Heritage Features in relation to 

development.  

 

According to the Provincial Policy Statement (2020), various provincially defined natural features 

shall be protected for the long term.  Relevant sections state: 

 

“2.1.2 The diversity and connectivity of natural features in an area, and the long-term ecological 

function and biodiversity of natural heritage systems, should be maintained, restored or, 

where possible, improved, recognizing linkages between and among natural heritage 

features and areas, surface water features and ground water features. 

 

2.1.4 Development and site alteration shall not be permitted in : 

a)  significant wetlands in Ecoregions 5E, 6E and 7E, and 

b)  significant coastal wetlands 

 

2.1.5 Development and site alteration shall not be permitted in: 

a) significant wetlands in the Canadian Shield north of Ecoregions 5E, 6E and 7E; 

b) significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake Huron and 

the St. Mary’s River); 

c) significant valleylands in Ecoregions 6E and 7E (excluding islands in Lake Huron and 

the St. Mary’s River); 

d) significant wildlife habitat; and 

e) significant areas of natural and scientific interest; and 

f) coastal wetlands in Ecoregions 5E, 6E and 7E that are not subject to policy 2.1.4(b) 

 

unless it has been demonstrated that there will be no negative impacts on the natural 

features or the ecological functions. 

 

2.1.6 Development and site alteration shall not be permitted in fish habitat except in accordance  

  with provincial and federal requirements. 

 

2.1.7 Development and site alteration shall not be permitted in habitat of endangered species 

and threatened species, except in accordance with provincial and federal requirements. 

 

2.1.8 Development and site alteration shall not be permitted on adjacent lands to the natural 

heritage features and areas identified in policies 2.1.4, 2.1.5 and 2.1.6 unless the ecological 

function of the adjacent lands has been evaluated and it has been demonstrated that there 

will be no negative impacts on the natural features or on their ecological functions.” 

  

 Relevance to the Study Areas 

Recommendations in this report shall be consistent with policy statements made under the Act. 
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 Niagara Region Official Plan  

 

Section 7B of the Niagara Region Official Plan details the policies of the Core Natural Heritage 

System. The Core Natural Heritage System contains of Core Natural Areas that are classified as either 

Environmental Protection Areas or Environmental Conservation Areas, potential Natural Heritage 

Corridors that connect the Core Natural Areas, Greenbelt Natural Heritage and water resources 

systems and fish habitat. The Core Natural Heritage System is identified on Schedule C of the Official 

Plan. 

  

  Relevance to the Study Areas 

Areas A, B and C are identified as features on Schedule C, Core Natural Heritage. Areas A and C 

are identified as Fish Habitat and Area B is identified as Environmental Conservation Area (See 

Appendix A).  

 

 Township of West Lincoln Official Plan 

 

The Township of West Lincoln’s Core Natural Heritage System is described in Section 10.7 of the West 

Lincoln Official Plan. The Core Natural Heritage System consists of the following components:  

 

• Environmental Protection Areas or Environmental Conservation Areas;  

• Potential Natural Heritage Corridors connecting the Core Natural Areas;  

• The Greenbelt Natural Heritage and Water Resources Systems;  

• Fish Habitat. 

 

Schedules C-1 to C-4 of the Official Plan show the above noted components of the Core Natural 

Heritage System. Schedule B-4 shows the land use for Smithville specifically. 

 

 Relevance to the Study Areas 

Schedules C-1 and C-4 of the Official Plan both designate the tributaries in Areas A and C within the 

subject lands as fish habitat. Area A only is identified on Schedule C-2 as Floodplain (See Appendix 

B). Area B is designated on Schedule B-4 as a part of the Natural Heritage System (NHS) (See 

Appendix B). 

 

 Niagara Peninsula Conservation Authority (NPCA) 

 

Ontario Regulation 155/06 is the Generic Regulation of the Conservation Authorities Act, which 

came into effect in May 2006, specific to the regulation of development, interference with 

wetlands, and alterations to shorelines and watercourses. Under this regulation, hazardous lands, 

wetlands, shorelines and areas susceptible to flooding, and associated allowances within the 

Authority are delineated by the “Regulation Limit” shown on maps that are filed by the NPCA.  

 

Regulation 155/06, ‘Development, Interference with Wetlands and Alteration to Shorelines and 

Watercourses Regulation’, requires that a permit be obtained from the Authority when undertaking 

any of the following: 

• Straightening, changing, diverting or interfering in any way with the existing channel of a 

river, creek, stream or watercourse or interfering in any way with a wetland; 

• Development adjacent or close to the shoreline of inland lakes, in river or stream valleys, 

hazardous lands, wetlands or lands adjacent to wetlands. 

 

Development as defined by the Conservation Act includes: 

• The construction, reconstruction, erection or placing of a building or structure of any 

kind, or changes to an existing building or structure to alter its size or purpose;  

• Site grading;  
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• The temporary or permanent placing, dumping or removal of any material, originating 

on the site or elsewhere. 

 

The intent of the permit process is to ensure that activities in these areas will not result in a risk to 

public safety or property damage and that the natural features are protected through the 

conservation of land. Ontario Regulation 155/06 also limits the amount of potential development in 

floodplains.  

 

 Relevance to the Study Areas 

The tributaries in Areas A and C as well as a small portion of land along St. Catharine Street (Hwy. 20) 

are located within the NPCA’s Regulation Limit Area (see Figure 2). A portion of the tributary in Area 

A is also described as Regulated Floodplain. 

 

 Endangered Species Act 

 

The Provincial Endangered Species Act (2007) protects the endangered species that are listed on 

the regulations under the act. It specifically prohibits wilful harm to endangered species that are 

listed in regulations under the Act and the wilful destruction of, or interference with, their habitats. 

The Committee on the Status of Species at Risk in Ontario (COSSARO) assesses any Ontario species 

that might be experiencing declines based on research conducted by government staff or reports 

form other sources. Species are classified into categories based on the degree of risk that they face 

which include Extirpated, Endangered, Threatened or Special Concern. Only those species that are 

categorized as either Extirpated, Endangered or Threatened are afforded protection under the 

Endangered Species Act. A searchable online database of the species assessment reports is 

available at www.cossaroagency.ca/species .  

 

The Natural Heritage Information Centre (NHIC) tracks and maintains data on Ontario’s endangered 

species and was consulted as to the listed species on or within the one kilometre grid that includes 

the subject lands.  

 

 Relevance to the Development Proposal 

The search of the NHIC in January 2021 found that there was one Natural Area within grid number 

17PH1972. 

 

 

 Existing Natural Heritage Conditions 
 

Preliminary field investigations of Areas A and B were completed by a qualified biologist on April 27, 

2020. Area C identified on Figure 1 was not part of the field investigation but has been included in this 

study using second source data review.   

  

 Area A 

 

A headwater drainage feature assessment was completed by Azimuth Environmental Consulting 

using the methodology in the Ontario Stream Assessment Protocol (MNRF, 2017) and in accordance 

with the Evaluation, Classification and Management of Headwater Drainage Features Guidelines 

(TRCA/CVC, 2014) and is included in Appendix C. The site visit did not capture early-spring 

conditions resulting from thaw/snowmelt, but was completed while conditions remained relatively 

wet prior to leaf out.   

  

A headwater drainage feature (an unnamed tributary of Twenty Mile Creek) is present on the site, 

with multiple drainage pathways as shown on Figure 3 and site photographs in Appendix C. All site 

drainage eventually enters Twenty Mile Creek approximately 52m to the south of St. Catharines 
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Street.    

  

Overall, drainage on the property alternated between diffuse overland flow, more defined 

channelized flow and ‘multi-thread’ channelized flow. Drainage was also seen to flow through areas 

of vegetation composed primarily of cattails, in northwest, north and central areas of the property. 

Along the main northeast-southwest branch of the drainage feature, water levels ranged between 

3-25cm, and generally increased towards St. Catharines Street.   

  

The primary substrate type was clay, with secondary silt substrate. No coarse sand, gravel or cobble 

was observed on the property. Although not yet growing, the dominant riparian vegetation class is 

the surrounding cropland with some sections of meadow. In-feature vegetation is expected to be 

abundant based on the large amount of dead herbaceous vegetation observed. 

 

Seepage was noted in two areas: one at the northern property boundary, immediately south of the 

railway line (potentially the result of a buried culvert under the track conveying water from north of 

the track) and at the northern edge of Area A (Figure 3). Watercress, indicating potential 

groundwater inputs, was consistently observed in the southern portion of Area A within the main 

branch of the drainage feature (Figure 3). Other aquatic vegetation was also noted in the channel 

in the same section as well as in the east branch to the north.    

  

It is expected that secondary branches off the main and east branches of the drainage feature will 

dry up as the season progresses (Figure 3). Flow permanency is unknown in the main and east 

branches which had much greater (albeit <0.5L/s) flows during the spring site visit.    

  

No fish were observed within the headwater drainage feature on the property during the 

assessment or at the St. Catharines Street culvert. However, based on the close proximity to, and 

hydraulic connectivity with Twenty Mile Creek (and no obvious barriers downstream of St. 

Catharines Street visible from the road), there is potential for fish to move upstream onto the 

property from Twenty Mile Creek. It is anticipated (but unconfirmed) that this is only possible under 

higher early-season flows.  

  

Any fish usage of the headwater drainage feature on the property would likely be limited to the 

deeper downstream section within approximately 80m of St. Catharines Street. Upstream of this 

point, flow conditions, channel measurements (or the lack of a channel) and in-feature vegetation 

(that had not yet come up during the site visit) would restrict fish passage. Even in the deeper 

downstream section on the property habitat quality is considered marginal, despite the presence of 

watercress. In the section of the channel downstream of St. Catharines Street (off property), the 

channel appears to have been historically altered given its straight alignment, the presence of a 

gabion retaining wall and what appears to be rip rap lining the channel. While fish passage from 

Twenty Mile Creek appears to be possible under the conditions observed on site, areas available to 

fish are very limited and habitat is of low quality.   

  

Fisheries and Oceans Canada Species At Risk mapping indicates that there are records of Grass 

Pickerel (Esox americanus vermiculatus), a species of Special Concern under the Endangered 

Species Act/Species at Risk Act, in the Twenty Mile Creek watershed, including the unnamed 

tributary of Twenty Mile Creek on the property (DFO, 2019).    

 

 Area B 

 

Limits of vegetation in Area B produces a polygon approximately 0.5ha in size (See Figure 3). Field 

observations by a qualified biologist on April 27, 2020 indicated limited pooling within Area B. These 

pool areas are likely to dry early in the season and hence would not function as significant habitat 

for breeding amphibians. The polygon has characteristics of a thicket overall as it has only a 
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scattering of young/small tree cover (tree cover <25%, shrub cover >> 25%) (see Appendix C). 

 

 Area C 

 

Aerial photography identifies an unnamed tributary on the eastern portion of the Secondary Plan 

area (Area C). Although this tributary was not included as part of the field investigations, second 

source data and policy search was completed for this area. Official Plans for both Niagara Region 

and Township of West Lincoln identify the tributary as Fish Habitat. It is also included in the regulated 

area of the NPCA. Detailed natural heritage evaluations will be required for the proposed 

Secondary Plan expansion area, including Area C, however these studies will be completed at 

future development stages.   

 

 

 Significant Natural Heritage Features 
 

 Significant Valleylands 

 

There are no significant valleylands on the subject lands. 

 

 Significant Woodlands 

 

There are no significant woodlands on the subject lands. 

 

 Significant Wetlands 

 

There are no significant wetlands in Areas A, B or C. An area of Provincially Significant Wetland 

(PSW) has been identified on a portion of Twenty Mile Creek within the Secondary Plan area. More 

detailed natural heritage evaluation of the PSW, including the determination of setbacks, will be 

required for the proposed Secondary Plan expansion area, however these studies will be completed 

at future development stages.   

 

 Significant Wildlife Habitat Assessment 

 

Significant Wildlife Habitat can be difficult to appropriately determine at the site-specific level, 

because in many cases the assessment must incorporate information from a wide geographic area 

and consider other factors such as regional resource patterns and landscape effects. The following 

sections of the Significant Wildlife Habitat Criteria Schedules for Ecoregion 6E (MNRF 2015) include 

the four components of Significant Wildlife Habitat.  These are: 

 

1. Seasonal Concentrations of Animals; 

2. Rare Vegetation Communities or Specialized Habitats; 

3. Habitats of Species of Conservation Concern; and,  

4. Animal Movement Corridors. 

 

 Seasonal Concentrations of Animals 

Some species of animals gather together from geographically wide areas at certain times of year. 

This could be to hibernate or to bask (e.g., some reptiles), over-winter (e.g., deer yards) or to breed 

(e.g., Bullfrog breeding and nursery areas). Maintenance of the habitat features that result in these 

concentrations can be critical in sustaining local or even regional populations of wildlife. 

 

No seasonal concentrations of animals as defined in the Significant Wildlife Habitat Technical Guide 

(OMNR, 2000) were identified on the subject lands during the field investigations.  
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 Animal Movement Corridors 

Landscape connectivity (often referred to as “wildlife corridors”) has become recognized as an 

important part of natural heritage planning and a wide range of benefits have been attributed to 

the maintenance or re-connection of the undisturbed landscape. In essence, corridors are relatively 

protected passageways for animals to move between areas of high habitat importance. 

Conservation of distinct habitat types to protect species is not effective unless the corridors between 

them are also protected.  

 

The subject lands are unlikely to provide a significant animal movement corridor because of the 

open and disturbed nature of the lands and adjacent lands and adjacent uses. All surrounding land 

use activities preclude any existing habitat connectivity/linkage or a potential for same. 

 

 Rare Vegetation Communities or Specialized Habitats 

Rare vegetation communities apply to the maintenance of biodiversity and of rare plant 

communities (rather than individual rare species).  

 

Specialized habitat conditions can include species of breeding birds that are associated with large 

blocks of wetland (generally >25 ha) that also include interior habitat (i.e., that which is more than 

100 m from an edge).  

 

Specialized habitats for wildlife can include habitat for species of breeding birds that are associated 

with large blocks of habitat (i.e., area-sensitive birds), old-growth forests, calving areas for moose, 

cliffs and a variety of other specialized habitats.  

No rare vegetation communities occur on the subject lands. 

 

There are no specialized habitats for wildlife found within the subject lands. 

 

 Species of Conservation Concern  

This category is quite complex and includes species that may be locally rare or in decline but have 

not yet reached the level of rarity that is normally associated with Endangered or Threatened 

designations. The Significant Wildlife Habitat Technical Guide (MNR, 2000) suggests that the highest 

priority for protection be provided to habitats of the most rare species (on a scale of global through 

to local municipality) and that habitats that support large populations of a species of concern 

should be considered significant. The determination of Significant Wildlife Habitat under the Species 

of Concern category (and under other categories) is a comparative process that must extend 

across the jurisdiction of the planning authority to be considered definitive.  

 

No areas within the subject lands qualified as significant habitat for any species of conservation 

concern.   

 

 Karst Topography 

 

Ontario Geological Survey mapping indicates that the Secondary Plan area is located within 

‘potential’ and ‘known’ karst areas (See Figure 4). It should be noted that much of this mapping is 

interpolated from individual karstic features located in Ontario. A detailed karst investigation will be 

required as part of an EIS prior to any development approvals within the Secondary Plan area.  

 

 Resource Significance 

 

A search of the Natural Heritage Information Centre (NHIC) database was conducted on January 

27, 2021 for element occurrences in natural areas, wetlands, ANSIs, natural areas and living legacy 

sites in proximity to the subject property. A search of the NHIC found that there was one Natural 

Area, within the 1km x 1km grid 17PH1972. 
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OGF ID 1016926 is for a Natural Area, the Lower Twenty Mile Creek Wetland Complex, which is 

downstream of the tributary located in Area A. 

 

In addition to the NHIC records, the Region of Niagara website and other sources listed in the 

background data review were searched for environmental designations pertaining to the natural 

features on the subject property. The study areas do not contain any of the following environmental 

designations: 

 

• Environmentally Significant/Sensitive Area (ESA) 

• Life Science Area of Natural and Scientific Interest (Life Science ANSI) 

• Earth Science Area of Natural  and Scientific Interest (Earth Science ANSI) 

• Endangered (END) or Threatened (THR) flora or fauna 

• Special Concern (SC) flora 

 

 Endangered Species Act (Species at Risk in Ontario – SARO) 

  

No Species At Risk were observed on the subject lands. A record for one Species of Special Concern 

was found through second source research on or adjacent to the study area (Areas A and C), 

however this fish species was not observed during the field visit. Only those species that are 

categorized as either Extirpated, Endangered or Threatened are afforded protection under the 

Endangered Species Act. A searchable online database of the species assessment reports is 

available at www.cossaroagency.ca/species .  

 

 Fisheries Act 

 

No fish were observed in the channel during the field investigations. The Natural Heritage 

Information Centre (NHIC) and Conservation Ontario and DFO mapping were reviewed for 

potential on-site Critical Habitat or aquatic and fish Species At Risk. DFO Species At Risk mapping 

indicates that there are records of Grass Pickerel (Esox americanus vermiculatus), a species of 

Special Concern under the Endangered Species Act/Species at Risk Act, in the Twenty Mile Creek 

watershed, including the unnamed tributaries of Twenty Mile Creek on the subject lands (Areas A 

and C), however only those species that are categorized as either Extirpated, Endangered or 

Threatened are afforded protection under the Endangered Species Act.  

 

 

 Natural Heritage System Recommendations 
 

Following a review of all secondary sources of information combined with the in-field assessment by 

a qualified biologist, it is confirmed that there are no significant species or habitats existing within the 

areas studied (Areas A, B and C). Areas A and C do however provide contributing fish habitat to the 

receiving watercourse, Twenty Mile Creek, which has records of Grass Pickerel within its watershed. 

Area B (thicket) is not significant, is small, isolated and should not be considered a part of the NHS. 

As a part of  any future development plan it can be removed from the landscape (See Figure 5). 

Area A (Headwater Drainage Feature) should have the functions that it provides (drainage 

conveyance, contributing fish habitat to Twenty Mile Creek) maintained within future Secondary 

Plan considerations. The Area A feature can be considered for relocation so long as the ecological 

functions currently provided are maintained or enhanced within the plan. A 15m buffer on each 

side of the centre line of the feature should be provided (30m corridor) whether the feature is 

maintained in place or relocated (See Figure 5). Field studies were not completed for Area C 

however a 15m buffer on each side of the centre line of the feature has been provided for a 30m 

corridor (See Figure 5) until further study is completed as part of an EIS prior to any development 

approvals within the Secondary Plan area.  
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 Conclusions 
 

Based on the information gathered from second source data and from the site visit by a qualified 

biologist, there are no significant natural heritage features or functions located in either Areas A or B. 

Area A however, provides functional drainage and contiguous contributing fish habitat to Twenty 

Mile Creek and should be retained within a 30m corridor thus providing the basis for an NHS within 

the Secondary Plan area. No Species At Risk were observed on the subject lands. A record for one 

Species of Special Concern was found through second source research on or adjacent to the study 

area (Area A), however this fish species was not observed during the field visit. Second source data 

indicates that Area C is also contributing fish habitat to Twenty Mile Creek and a record for one 

Species of Special Concern has been recorded on or adjacent to Area C. As such, a preliminary 

30m corridor has been provided until field investigations are completed as part of an EIS prior to any 

development approvals within the Secondary Plan area.  

 

Respectfully submitted by,  

 

C.F. CROZIER & ASSOCIATES INC.       

 
Michael J. Hensel, OALA, CSLA                 

Senior Development Consultant         
 

MH/sh 
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Niagara Region Official Plan, Schedule C 
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Township of West Lincoln Official Plan, Schedules B-4 & C1-C4 
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Technical Memorandum 
 

To:   Shelley Hensel, C.F. Crozier & Associates Inc. 
Re:   Property at Industrial Park Road & St. Catharines Street (Pt Lot 5,     
              Concession 9), Smithville, Ontario – Headwater Drainage Feature  
              Assessment 
From:   Mike Gillespie, Fisheries Ecologist, Azimuth Environmental Consulting, Inc. 
Project:  20-168 
Date:   May 12, 2020 

 
Azimuth Environmental Consulting, Inc. (Azimuth) visited the property on the northeast 
side of the intersection of Industrial Park Road and St. Catharines Street in Smithville 
(Township of West Lincoln) on April 27, 2020.   
 
A headwater drainage feature assessment was undertaken using the methodology in the 
Ontario Stream Assessment Protocol (MNRF, 2017), and in accordance with the 
Evaluation, Classification and Management of Headwater Drainage Features Guidelines 
(TRCA/CVC, 2014).  The site visit did not capture early-spring conditions resulting from 
thaw/snowmelt, but was completed while conditions remained relatively wet prior to leaf 
out.  
 
A headwater drainage feature (an unnamed tributary of Twenty Mile Creek) is present on 
the site, with multiple drainage pathways as shown on Figure 1, and site photographs 
below.  All site drainage eventually enters Twenty Mile Creek approximately 52m to the 
south of St. Catharines Street.   
 
Overall, drainage on the property alternated between diffuse overland flow, more defined 
channelized flow and ‘multi-thread’ channelized flow.  Drainage was also seen to flow 
through areas of vegetation composed primarily of cattails, in northwest, north and 
central areas of the property.  Along the main northeast-southwest branch of the drainage 
feature, water levels ranged between 3-25cm, and generally increased towards St. 
Catharines Street.  
 
The primary substrate type was clay, with secondary silt substrate.  No coarse sand, 
gravel or cobble was observed on the property.  Although not yet growing, the dominant 
riparian vegetation class is the surrounding cropland, with some sections of meadow.  In-
feature vegetation is expected to be abundant based on the large amount of dead 
herbaceous vegetation observed. 
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Seepage was noted in two areas: one at the northern property boundary, immediately 
south of the railway line (potentially the result of a buried culvert under the track 
conveying water from north of the track), and at the northern edge of polygon ‘A’ 
(Figures 1,2).  Watercress, indicating potential groundwater inputs, was consistently 
observed in the southern portion of polygon ‘A’ within the main branch of the drainage 
feature (Figures 1, 2).  Other aquatic vegetation was also noted in the channel in the same 
section, as well as in the east branch to the north.   
 
It is expected that secondary branches off the main and east branches of the drainage 
feature will dry up as the season progresses (Figure 1).  Flow permanency is unknown in 
the main and east branches, which had much greater (albeit <0.5L/s) flows during the 
spring site visit.   
 
No fish were observed within the headwater drainage feature on the property during the 
assessment, or at the St. Catharines Street culvert.  However, based on the close 
proximity to, and hydraulic connectivity with, Twenty Mile Creek (and no obvious 
barriers downstream of St. Catharines Street visible from the road), there is potential for 
fish to move upstream onto the property from Twenty Mile Creek.  It is anticipated (but 
unconfirmed) that this is only possible under higher early-season flows. 
 
Any fish usage of the headwater drainage feature on the property would likely be limited 
to the deeper downstream section within approximately 80m of St. Catharines Street.  
Upstream of this point, flow conditions, channel measurements (or the lack of a channel) 
and in-feature vegetation (that had not yet come up during the site visit) would restrict 
fish passage.  Even in the deeper downstream section on the property, habitat quality is 
considered marginal, despite the presence of watercress.  In the section of the channel 
downstream of St. Catharines Street (off property), the channel appears to have been 
historically altered given its straight alignment, the presence of a gabion retaining wall 
and what appears to be rip rap lining the channel.  While fish passage from Twenty Mile 
Creek appears to be possible under the conditions observed on site, areas available to fish 
are very limited, and habitat is of low quality.  
 
Fisheries and Oceans Canada species at risk mapping indicates that there are records of 
Grass Pickerel (Esox americanus vermiculatus), a species of Special Concern under the 
Endangered Species Act/Species at Risk Act, in the Twenty Mile Creek watershed, 
including the unnamed tributary of Twenty Mile Creek on the property (DFO, 2019).  
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Figure 1: Drainage on property to northeast of Industrial Park Road and St. Catharines 
Street in Smithville, Ontario (VuMap, 2020) based on April 27, 2020 headwater drainage 
feature assessment.   
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Figure 2: Polygon ‘A’ that was assessed for fish habitat, and visible signs of 
groundwater. 
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph 1 – Headwater drainage feature, main branch, facing south 
from St. Catharines Street (off property; April 27, 2020).

Photograph 2 – Headwater drainage feature, main branch, at St. 
Catharines Street culvert outlet (off property; April 27, 2020).

1
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph 3 – Headwater drainage feature, main branch, facing north 
towards property from St. Catharines Street culvert inlet (April 27, 2020).

Photograph 4 – Headwater drainage feature, main branch, facing 
south towards St. Catharines Street (April 27, 2020). 2
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph 5 – Headwater drainage feature, main branch, facing 
north (April 27, 2020).

Photograph 6 – Watercress along main branch of headwater 
drainage feature (April 27, 2020). 3
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph 7 – Headwater drainage feature, multiple channels of 
main branch, facing north (April 27, 2020).

Photograph 8 – Headwater drainage feature, multiple channels of 
main branch, facing south (April 27, 2020). 4
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph 9 – Headwater drainage feature, main branch, facing 
northeast (April 27, 2020).

Photograph 10 – Headwater drainage feature, multiple channels of 
main/east branches, facing southwest (April 27, 2020). 5
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph – Headwater drainage feature, main channel, facing 
northeast (April 27, 2020).

Photograph 12 - – Headwater drainage feature, main branch 
(multiple channels) at online wetland by railway track, facing 
northwest (April 27, 2020). 6
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph 13 – Headwater drainage feature, west branch along 
Industrial Park Road, facing north (April 27, 2020).

Photograph 14 - – Headwater drainage feature, west branch, facing 
southeast (April 27, 2020). 7
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph 15 – Headwater drainage feature, east branch, facing 
southwest (April 27, 2020).

Photograph 16 – Headwater drainage feature, east branch, facing 
northeast (April 27, 2020). 8
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Headwater Drainage Feature Assessment
Industrial Park Road & St. Catharines Street (Pt 

Lot 5, Concession 9), Smithville, Ontario
AEC 20-168

Photograph 17 – Headwater drainage feature, additional seasonal 
drainage from west, facing east by southwest corner of property (April 
27, 2020).

Photograph 18 – Additional seasonal drainage from east, facing west 
by southeast corner of property (April 27, 2020). Flows diffusely into 
St. Catharines Street ditch (dry during site visit) to connect to 
headwater drainage feature.

9
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MHBC Planning Inc.  January 2021 

 

Crozier Consulting Engineers  Page 14 
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FIGURES 

 
Figure 1:  Site Location and Study Area 

Figure 2: NPCA Regulation Limits 

Figure 3: Existing Site Conditions  

Figure 4: Karst Areas 

Figure 5: Opportunities and Constraints  
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Smithville Background Info 

With the preparation of the Master Community Plan for Smithville underway, the Township of 

West Lincoln is reviewing its land supply and land use designations in efforts to best meet the 

projected population growth to 2041. Currently, a portion of the lands within the East Smithville 

Secondary Plan is designated as ‘Service Commercial’ with the remainder as ‘Employment’, 

and ‘Commercial Plaza’. The Secondary Plan process will determine the most efficient land use 

designation pattern for these lands within the Secondary Plan area than the current use. It is 

understood that to accommodate the projected growth, there is a need to review the existing 

municipal infrastructure and plan for adequate and appropriate municipal servicing (potable 

water, sanitary sewage and stormwater management) consistent with the proposed land use 

and surrounding area, which will include an analysis to support an option to convert the zoning 

to mixed use/ residential. 

The East Smithville Secondary Plan land covers an area of approximately 34 ha and currently 

consists of open fields, limited single detached homes, a hydro substation, and a 

commercial/retail (RV sales center) located on the south side of St. Catharine’s Street (Regional 

Road 20). The subject area, located in an employment zoned neighborhood, is bounded by a 

Canadian Pacific Railway corridor to the north, St. Catharine’s Street/Townline Road to the 

south, agricultural lands to the east and Industrial Park Road to the west. Twenty Mile Creek cuts 

through the southern portion of the Secondary Plan area, flowing southeast, ultimately 

discharging to Lake Ontario to the north. As such, a portion of the lands south of St. Catharine’s 

Street are within the regulated floodplain limits of the Niagara Peninsula Conservation Authority 

(NPCA).  

 
Figure 1: Township of West Lincoln Official Plan Boundary 
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Figure 2: East Smithville Secondary Plan Area 

 

Existing Conditions – Water and Wastewater 

Per the 2016 Master Servicing Plan Update (MSPU) prepared by GM BluePlan, water and 

wastewater infrastructure was evaluated for 11 municipalities within Niagara Region, which 

included the Township of West Lincoln, containing the subject East Smithville Secondary Plan 

area being studied as part of this report. The 2016 Master Servicing Plan Update provides a 

review, evaluation and development of water and wastewater servicing strategies for all 

servicing within the urban areas of the Region. The 2016 Master Servicing Plan Update uses 

updated population and employment growth forecasts based on a 2041 planning horizon. 

 

It is understood AECOM is currently completing a Community Master Plan study, which includes 

a town wide analysis of existing and future sanitary and water capacity, including an analysis of 

the existing sewers/watermains adjacent to the Secondary Plan Area on Industrial Park Road 

and St. Catharines Street. This study should be referred to in conjunction with the information 

contained in this report to support the development of the Secondary Plan Area. 
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Wastewater – Town of Smithville 

Wastewater flows within the Community of Smithville are conveyed by gravity to the Smithville 

Sewage Detention Facility/Pumping Station located approximately 200m west of the intersection 

of St. Catharines Street and Industrial Park Road and then pumped via a 300mm forcemain on 

Industrial Park Road that ultimately connects directly to the Baker Road Wastewater Treatment 

Plant located in Grimsby. Based on the assessment completed by AMEC for the 2015 Smithville 

Wastewater Servicing Report it was concluded that the exiting wastewater system showed that 

there are potential capacity issues primarily located within western and central portion of the 

Town’s system, based on future growth projections. It is noted that wastewater is operated as a 

two-tiered system where the local municipality owns and maintains the local sewer collection 

system and trunk infrastructure connecting between the town and downstream treatment plant 

is owned and operated by the Region, including forcemains and the treatment plant itself. 

As part of the 2016 MSPU there were three alternatives considered with respect to sanitary 

servicing upgrades for the Town of Smithville to alleviate the capacity constraints in the system. 

Sanitary servicing for the Secondary Plan Study area will consider the recommendations of the 

MSPU and servicing information contained within the 2015 AMEC Report. As part of the MSPU, 

the following alternatives were reviewed: 

1) Maintain existing servicing configuration with the implementation of the following: 

a. Upgrade Smithville Sewage Pumping Station 

b. Twin existing forcemain 

c. Upgrade downstream sewers 

2) Same as alternative 1, except include utilization of existing abandoned parallel 

forcemain instead of twinning the existing forcemain 

3) Construct new West Smithville Sewage Pumping Station and new West Smithville to 

service future growth area (2041 buildout). 

Alternative 1 (refer to MSPU Figure 4.A.9 below) was selected as the preferred alternative as it 

allows for a phased implementation of sanitary infrastructure, allowing upgrades to be 

staggered in parallel with future community growth and the ability to scale back planned 

upgrades if future growth targets are not met based on current population projections. In 

summary the Smithville Sewage Pumping Station will require an expansion from its existing 

capacity at 120 L/s to 375 L/s, which would require new twin 400mm forcemains downstream of 

the station. 

It is noted in the 2016 MSPU that trunk sewer upgrades are also recommended in Grimsby 

downstream of the Smithville forcemain. As noted above, Smithville sanitary flow is directed 

north to the Baker Road Wastewater Treatment Plant located in Grimsby. To meet the 2041 

projected growth targets, the treatment plant itself will also require an additional treatment 

capacity expansion of 16 MLD. Through discussions with Niagara Region staff it is understood 

that no recent expansions to the treatment plant have been completed as of June, 2020. 
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Figure 3: Town of East Smithville Preferred Sanitary Upgrades (Niagara Region Wastewater Master Plan) 

 

Wastewater - Secondary Plan Area 

The closest sanitary sewer connection to the site is located at the southwest corner of the 

Secondary Plan boundary, at the intersection of Industrial Park Road and Regional Road 20 (St. 

Catharines Street). Based on the 2015 Amec Wastewater Servicing Report completed for the 

Town of Smithville, sewer capacity ranged from 50% - 75% on St Catharines Street and between 

35% - 57% on Industrial Park Road indicating there is sufficient capacity within the existing system 

to accommodate potential intensification concepts within the Secondary Plan area. Should 

significant future intensification of other areas outside the secondary plan occur, future capacity 

would need to be further analyzed for these perimeter sewers. Refer to the Existing Servicing 

Figure 103 showing the existing sewers in proximity to the site. 

Potential future sewer connection points would likely require an extension of the sewer on St. 

Catharines Street/Regional Road 20, as the Secondary Plan lands fall in a southwesterly direction 

towards the Regional Road. Secondary connections directly to Industrial Park Road and/or 

Townline Road will also be contemplated based on proposed Secondary Plan development 

concepts.  
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As part of the AMEC Servicing Report, the following design parameters were used for 

determining sanitary flow generation rates for the Secondary Plan Area: 

Table 1: Sanitary Sewer Design Criteria (AMEC Servicing Report) 

Design Criteria for Wastewater Sewage Flows  

Land Use Type Equivalent Population Density  Design Flow Factor* 

Residential, Low Density  60 pers/ha 
320 lpcd (1) 

Residential, High Density 90 pers/ha 

Commercial 125 pers/ha 
275 lpcd (2) 

Institutional 25 pers/ha 

Industrial 125 pers/ha 20 m3 /ha/day (3) 

1. Residential – 320 lpcd consists od 275 lpcd based on Region of Niagara technical specifications plus 45 Lpcd 

for inflow and infiltration; 

2. Employment and commercial – 275 L/employess/day based on Region of Niagara technical specifications; 

3. Industrial – design calculations using 15 and 28 m3/ha/day are included in Appendix D. The design flow factor 

of 20 m3/ha/day was used in the wastewater system analysis. 

The East Smithville Secondary Plan land covers an area of approximately 34 ha and currently is 

designated as Service Commercial and Employment areas to the north of St. Catherine’s Street. 

The area of the secondary plan to the south of St. Catherine’s Street is currently zoned as 

Medium Density Residential and Natural Heritage area, as a significant portion of these southern 

lands resides within the floodplain.   

The following is a breakdown of the existing zoning areas: 

Table 2: Smithville Secondary Plan Existing Land Uses 

Zoning Approx. Area (ha.) 

Service Commercial  7.6 

Employment 21.5 

Medium Density Residential 1.5 

Natural Heritage / Flood Plain 3.4 

 

According to the corresponding population density and design flow factors, the Smithville 

Secondary Plan Area was anticipated to generate the following flows per the existing zoning for 

a full build out condition. 

Table 3: Smithville Secondary Plan Anticipated Sanitary Flows 

Zoning 
Area 

(ha.) 

Population 

Density 
Population 

Design Flow 

Factor 
Flow L/d Flow L/s 

Service 

Commercial  
7.6 125 950 275 lcpd 261,250 3.02 

Employment 21.5 125 2687.5 20 m3/ha/d 430,000 4.98 

Medium 

Density 

Residential 

1.5 80 120 320 lcpd 38,400 0.44 

Natural 

Heritage / 

Flood Plain  

3.4             

Total 34         729,650 8.45 
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However as noted in the AMEC report, a full buildout of the entire Smithville settlement area, 

including the Secondary Plan lands will increase sewage flows by 93 % resulting the SPS 

operating over its current capacity limit of 100 L/s thus reinforcing the need for a pumping 

station upgrade and twinning of force mains to the Baker Road WWMP.  

Water – Town of Smithville  

The Grimsby water system services the areas of Grimsby, Beamsville in the Town of Lincoln, and 

the Smithville area in the Township of West Lincoln. The system services an existing population of 

43,719 and 14,793 employees. The system is supplied by the Grimsby Water Treatment Plant, 

located on 300 North Service Road in Grimsby. The plant is a conventional surface water 

treatment plant with zebra mussel control, travelling screens, coagulation, flocculation, 

sedimentation, filtration, and disinfection processes. Lake Ontario serves as a source to the plant. 

The plant has a rated capacity of 44.0 MLD (509 L/s). The system supplies local area 

municipalities via a water main network, pumping stations, and service reservoirs. The supply 

area is divided into eight pressure zones. The existing water system including max day 

demand/fire flow and projected 2041 fire flow demand is shown in the MSPU figures below and 

existing system facilities overview in the table below. 
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Figure 4: Grimsby Existing Water System (Region of Niagara Water Master Plan) 

 

 
Figure 5: Grimsby Existing Maximum Day Demand Pressure (Region of Niagara Water Master Plan) 
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Figure 6: Grimsby Existing Fire Flow (Region of Niagara Water Master Plan) 

 

 
Figure 7: Grimsby 2041 System Fire Flow (Region of Niagara Water Master Plan) 
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Based on the level of growth on the system, the Grimsby Water Treatment Plant will require 

additional water treatment capacity. The location of water storage to optimize pumping costs 

and provide equalization and emergency storage to the system has been addressed. A new 

storage facility to support the Grimsby and Smithville service areas has been established. The 

new location results in decommissioning the existing reservoir and pumping station. To support 

the new storage location and to provide additional water transmission capacity through the 

Grimsby system, a new feedermain across Grimsby and a new feedermain from the Grimsby 

Water Treatment Plant are required. The level of growth in the Smithville area requires additional 

trunk watermain capacity through the network. Additional pumping capacity is required to 

support the Lincoln service area growth. 

Per the Town of west Lincoln Website, the Status of the water main upgrades are as follows 

• Status: Tender awarded to Alfred Beam Excavating 

• Description: Installation of a new watermain on Spring Creek Rd and Industrial Park Rd 

from Thompson Rd to Pearson St. 

• Activity: Construction to begin at the end of June to the end of August 2020. 

 
Figure 8: Grimsby Preferred Water Strategy (Region of Niagara Water Master Plan) 

 

Water – Secondary Plan Area 

An existing 150mm diameter watermain is located along Industrial Park Road, which is proposed 

to service the Secondary Plan area. An existing 150mm diameter watermain is also located on 

St. Catharines Street which currently terminates at the intersection of Industrial Park Road. A 

200mm diameter watermain branches off the 150mm diameter watermain and crosses the 

existing water course to service the residential subdivision and the southern limits of Smithville. This 

Page 172 of 220



 

 

watermain could be extended easterly along the southern frontage of the subject lands if a 

secondary connection is required to service the site. A water analysis was completed based on 

a steady-state simulation for the existing parcels of land and the future development of lands 

within the existing urban boundary.  The current watermain along Industrial Park Road should 

have sufficient capacity to support the Secondary Plan area, operating between existing system 

pressures of 60-80 psi with an available fire flow between 200 – 250 L/s. Refer to the Existing 

Servicing Figure 104 showing the existing watermains in proximity to the site. 

Table 4: Water Design Criteria (AMEC Servicing Report) 

Water Demand Criteria  

Land Use Type Equivalent Population Density  Design Flow Factor* 

Residential 90 pers/ha 300 lpcd (1) 

Commercial 125 pers/ha 300 lpcd (2) 

Institutional 25 pers/ha 300 lpcd (2) 

Industrial 125 pers/ha 28 m3 /ha/day (3) 

1. Residential – 300 Lpcd based on Region of Niagara technical specifications; 

2. Employment and commercial – 300 L/employee/day based on Niagara technical specifications; 

3. Industrial – 28 m3/ha/day based on MOE Design Guidelines for Drinking Water Systems minimum allowance in 

the absence of reliable flow data. 

Based on the water demand criteria for the subject lands the following water demands were 

anticipated for the secondary plan area in existing conditions.  

Table 5: Smithville Secondary Plan Anticipated Water Flows 

Zoning 
Area 

(ha.) 

Population 

Density 
Population 

Design Flow 

Factor 
Flow L/d Flow L/s 

Service 

Commercial  
7.6 125 950 300 lcpd 285,000 3.30 

Employment 21.5 125 2687.5 28 m3/ha/d 602,000 6.97 

Medium 

Density 

Residential 

1.5 80 120 300 lcpd 36,000 0.42 

Natural 

Heritage / 

Flood Plain 

3.4             

Total 34         923,000 10.68 

 

Existing Conditions – Drainage/Stormwater Management – Secondary Plan Area 

A review of the topographic survey indicates that the subject site is generally sloping from north 

to south with the on-site contours ranging from 190 m near the rail line to 183 m adjacent to St. 

Catharines Street. South of St. Catharines Street the land is relatively flat surrounding 20 Mile 

Creek with elevations ranging between 181 – 182m, with a localized high point of 187m 

northeast of the existing RV Park Sales Centre. The land cover is generally pasture with some low 

density residential to the south of St. Catherine’s Street. Upon review of detailed lidar information 

received from Niagara Region, there are three external catchment which convey flows towards 

the subject lands. Drainage from these catchments flow from north to south where four assumed 

culverts below the Trans Canada Railway convey external flows onto the subject lands.  

Drainage from the site and external catchments are picked up from two main draws which 

conveys water towards St. Catharine’s street where two assumed culverts convey flow below 

the road towards the creek. Upon review of NPCA floodlines, there is an area designated as 
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floodplain immediately north of the St. Catharines street culvert, extending approximately 200m 

upstream along the existing draw before tapering out. To the south of St. Catharines street, the 

majority of the area between Townline and St. Catharine’s street is designated floodplain. Refer 

to the sections below outlining the stormwater management criteria for the Secondary Plan 

Area as governed by the regulating agencies for this area: Niagara Region, Niagara Peninsula 

Conservation Authority and the Township of West Lincoln. Review of Engineering Drawings 

provide by Niagara Region, there appears to be a 250mm diameter storm sewer running along 

St. Catharines Street. This storm sewer appears to terminate roughly 70m west of the intersection 

of Industrial Road and St. Catharines, however a review of street level images suggests that the 

storm sewer continues west along St. Catherine’s Street collecting drainage from the road 

through catch basins. A review of street level images along Industrial road also shows that the 

west side of Industrial Road is collected in catch basins to a storm sewer. The size of this storm 

sewer is to be confirmed. Refer to the Existing Drainage Figure 103 showing the existing drainage 

conditions on site.  

Stormwater Management Criteria (Region, NPCA, Township of West Lincoln) 

Summary of Stormwater Management Requirements 

Control 

Parameter  
NPCA Criteria 

Quantity Control 
Post-development peak flow rates for the 2-year through to the 100-year 

storm should not exceed pre-development level 

Quality and 

Erosion Control 

Quality: Achieve Ontario Ministry of the Environment and Climate Change 

(MOECC) Enhanced Level of protection (80% total suspended solids removal) 

 

Erosion: 24-hour detention of runoff generated during 25mm event is required 

Water Balance 
Post-development infiltration rates for the 2-year through to the 100-year storm 

should match pre-development level 

Volume Control Volume control for 25 mm of rainfall in accordance with LSRCA standards  

Phosphorus 

Loading 
80% Removal 

 

As recently discussed with Conservation Authority staff, it is understood the NPCA’s role in 

regulating stormwater has changed recently. The NPCA still governs all activities involving 

stormwater being directly discharged into a watercourse, including outfall construction (a NPCA 

“work” permit would be required) or if an applicant is discharging stormwater down a slope, of 

which adherence to all NPCA policies would be required. However, in regard to quantity and 

quality control of storm water criteria – the Region of Niagara is now responsible for commenting 

on files and regulating this activity, which would include the design and construction of any 

proposed stormwater management facilities. It is understood that since the Town would 

ultimately own and maintain any stormwater facility, strict adherence to their criteria and 

standards would also apply, including a full review by Town Engineering staff. 
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Summary of Stormwater Management Requirements 

Control 

Parameter  
Niagara Region Criteria 

Quantity Control 
Post-development peak flow rates for the 2-year through to the 100-year 

storm should not exceed pre-development level 

Quality and 

Erosion Control 

Quality: Achieve Ontario Ministry of the Environment and Climate Change 

(MOECC) Enhanced Level of protection (80% total suspended solids removal) 

 

Erosion: 24-hour detention of runoff generated during 25mm event is required 

 

Summary of Stormwater Management Requirements 

Control 

Parameter  
Township of West Lincoln Criteria 

Quantity Control 

For all new developments, post-development storm water flows are to be 

maintained to pre-development 

levels. 

Quality  

All regulatory concerns with respect to the quality of the  

storm water discharge must be fully and adequately addressed by the 

Consulting Engineer 
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FIGURES 
 

 
Figure 101:  Context Plan – Town of Smithville 

Figure 102:  Context Plan – Secondary Plan Area 

Figure 103:  Secondary Plan Area - Existing Drainage Conditions 

Figure 104:  Secondary Plan Area – Existing Servicing Conditions  
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540 Bingemans Centre Drive, Suite 200 
Kitchener, Ontario 
N2B 3X9 
 
Attention:  Dan Currie 
 
RE:  EXISITING CONDITIONS REVIEW 
  SMITHVILLE EAST SECONDARY PROPOSAL 
  TOWN OF WEST LINCOLN, NIAGARA REGION 
 
Dear Dan,  
 
C.F. Crozier & Associates Inc. (Crozier) was retained by MHBC Planning to undertake a 
Transportation Study in support of Secondary Plan. The purpose of the study is to conduct a high-
level assessment of transportation needs, provide recommendations as required and promote 
conformance to the Township of West Lincoln and Niagara Region’s Official Plans and 
Transportation Master Plans.  
  
The scope of work in this report is in accordance with the Region of Niagara’s “Guidelines for 
Transportation Impact Studies.” In preparing this report, the following municipal documents were 
received to promote consistency and ensure general conformance to the Township’s and 
Region’s planning and transportation goals: 
 

 Niagara Region Transportation Master Plan (October 2017) 
 The Township of West Lincoln Official Plan (October 2018) 

 
Development Lands 
 
The subject lands encompass approximately 70 acres of mostly undeveloped land bounded by 
a railway to the north, St. Catharines Street to the south, Industrial Park Road to the west, and 
farming to the east. Single-detached dwellings and a farming structure exist on the site, fronting 
St. Catharines Street. The lands are zoned for future service commercial and employment area 
use per Schedule B-4 of the Township’s Official Plan.  
 
Boundary Road Network 
 
St. Catharines Street is an east-west major arterial roadway under the jurisdiction of the Regional 
Municipality of Niagara (Niagara Region). The roadway has an urban cross-section, two 
approximate four-metre travel lanes and a posted speed limit of 50 km/h. Pedestrian facilities 
exist on the south leg of St. Catharines Street terminating at Townline Road but continuing east 
past Industrial Park Road. 
 
Industrial Park Road is a north-south minor arterial under the jurisdiction of the Township of West 
Lincoln. The two-lane roadway has a hybrid cross-section with curb and gutter along the west 
leg of the roadway while the east leg has a gravel shoulder and ditch. A posted 50 km/h speed 
limit exists, with approximately four-metre lanes. No pedestrian or bicycle facilities are provided. 
 
 

JULY 1ST, 2020 

PROJECT NO: 0529-5527 

SENT VIA:  EMAIL 
DCURRIE@MHBCPLAN.COM 
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Townline Road is skewed directionally, and for the purpose of this report will be given a north-
south orientation to provide clarity. Townline Road is assumed to be a minor arterial roadway 
abutting the subject lands under the jurisdiction of the Township of West Lincoln, with an 
assumed speed limit of 50 km/h. The roadway consists of an urban cross-section with pedestrian 
sidewalks on the east side of the roadway. 
 
Traffic Data 
 
At the time of this study, there is an ongoing global COVID-19 crisis. Consequently, existing (2020) 
traffic counts were not undertaken as travel patterns on the boundary road network will not be 
reflective of typical commuter travel patterns. As such, the most current turning movement 
counts available were obtained from the Niagara Region and used for this assessment. 
 
The turning movement counts (TMCs) at the intersection of Industrial Park Road and St. 
Catharines Street were undertaken on Thursday, October 11, 2016, from 7:00 a.m. to 6:00 p.m., 
as obtained from Niagara Region staff. The peak hours of the turning movement counts 
occurred between 7:15 a.m. and 8:15 a.m. for the morning peak period and between 4:30 p.m. 
and 5:30 p.m. for the evening peak period. The TMCs are included in the attachments for 
reference. 
 
The turning movement counts (TMCs) at the intersection of Townline Road and St. Catharines 
Street were undertaken on Tuesday, October 1, 2013, from 7:00 a.m. to 6:00 p.m., as obtained 
from Niagara Region staff. The peak hours of the turning movement counts occurred between 
7:30 a.m. and 8:30 a.m. for the morning peak period and between 4:30 p.m. and 5:30 p.m. for 
the evening peak period. The TMCs are included in the attachments for reference. 
 
Niagara Region staff also provided annual average daily traffic (AADT) volumes for St. 
Catharines Street. Based on the AADT’s of 8,200 in 2017 and 12,000 in 2014, it is apparent that 
negative growth through this corridor has occurred. As such, it has been determined a one 
percent (1%) growth rate would be deemed appropriate to apply to the turning movement 
counts to determine 2020 existing traffic volumes. AADT provided by the Region has been 
appended to this letter. 
 
Cycling Routes 
 
Bicycle routes shared with the roadway are located along Industrial Park Road, St. Catharines 
Street, and Townline Road, according to The Region of Niagara’s GIS Navigator mapping. The 
shared bicycle routes connect to other bicycle routes covering the extent of the Niagara 
Region. The bicycle routes within the secondary plan area are named “Edge of Smithville” and 
“The Other Niagara Long”, and further details about these routes have been appended to this 
letter. 
 
Public Transit 
 
No public transit is available to the residents of Smithville.  
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Traffic Modeling 
 
The assessment of intersections is based on the method outlined in the “Highway Capacity 
Manual, 2010” using Synchro 10 modelling software. Intersections are assessed using a Level of 
Service metric, with ranges of delay assigned a letter from “A” to “F”.  For stop-controlled 
intersections, a Level of Service “A” or “B” would typically be measured during off-peak hours 
when lesser traffic volumes are on the roadways. Levels of Service “C” through “F” would 
typically be measured in the commuter peak hours when greater vehicle volumes cause longer 
travel times.  The Level of Service (LOS) definitions for unsignalized intersections are appended to 
this letter.  
 
Intersection Operations 
 
The traffic operations at the intersections of St. Catharines at Industrial Park Road and St. 
Catharines Street at Townline Road were analyzed based on the traffic volumes outlined in the 
“Traffic Data” section of this letter. Detailed capacity analyses are also appended to this letter. 
 
The operations of the critical intersections were analyzed based on the traffic volumes illustrated 
in Figure 1. Table 1 outlines the existing traffic levels of service. 
 

Table 1: 2020 Existing Levels of Service 

Note: [1] V/C Ratio – illustrates the maximum and other volume to capacity ratios greater than 0.85.  
The Level of Service (LOS) of an unsignalized intersection is based on the highest delay to the minor approach. 

 
As indicated in Table 1, the intersections of St. Catharines Street at Industrial Park Drive and St. 
Catharines Street at Townline Road operate at a Level of Service “C” during both the weekday 
a.m. and p.m. peak hours except for Industrial Park Road and St. Catharines Street operates at a 
Level of Service “E” during the p.m. peak hour. The level of service “E” is indicative of very 
infrequent gaps in traffic on the main roadway. Queue lengths become noticeable. The 
maximum volume-to-capacity ratio is 0.86 at the intersection of Industrial Park Road at St. 
Catharines Street during the weekday p.m. peak hour. 
  

Intersection Control 
Peak 
Hour 

Level 
of 

Service 

Average 
Delay 

per 
Vehicle(s) 

Max V/C 
Ratio 

(Approach) 

V/C Ratio(s) 
> 0.85 

(Approach)1 

95th %ile 
Queues 

> 
Storage 
Length 

Industrial Park 
Road at 

St. Catharines 
Street (RR20) 

Stop 
Control 

(SB) 

A.M. C 15.3 s 0.17 (SBL) None None 

P.M. E 49.9 s 0.86 (SBL) 0.86 (SBL) None* 

Townline Road 
at St. 

Catharines 
Street (RR20) 

Stop 
Control 

(NB) 

A.M. B 13.8 s 0.24 (NB) None None 

P.M. C 16.5 s 0.31 (NB) None None 
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Potential Access Locations 
 
The assessment of access locations is based on the Transportation Association of Canada’s 
Geometric Design Guide for Canadian Roads (TAC Manual) Figure 8.8.2 and Section 9.4.2. As 
outlined in Section 9.4.2.1 of the TAC Manual, “A typical minimum intersection spacing along 
arterial roadways is 200 metres, generally only applicable in the area of intense existing 
development or restrictive physical controls where feasible alternatives do not exist. The 200 
metres of spacing allows for minimum lengths of back to back storage for left-turning vehicles at 
the adjacent intersections.” 
 
Based on the above, it is currently recommended three access points be provided to the 
Smithville East Secondary Plan lands. The proposed accesses are as follows: 
 

 One full moves access to Industrial Park Road. The access is to be centred as best as 
applicable between the Railway and the intersection of St. Catharines Street and 
Industrial Park Road. The access should align with the “Village Square” commercial 
development on Industrial Park Road.   

 
 A full moves access to create the 4th leg at the intersection of St. Catharines Street and 

Townline Road. This intersection is currently under construction to a single lane 
roundabout. 

 
 A potential full moves access to St. Catharines Street directly between Townline Road 

and Industrial Park Road. Additional analysis will be required to confirm if this access can 
operate safely as a full moves access or if turning restriction will be required.   

 
It should be noted any recommendations to provide roadway improvements to increase safety 
and improve operations will be reviewed as a part of the future background and total traffic 
conditions.  
 
Sincerely, 
 

C.F. CROZIER & ASSOCIATES INC.   
         
 
   
R. Aaron Wignall   
Associate, Transportation 
 
Q:\500\0529-MHBC\5527_Smithville Secondary\Reports\Transportation\2020.06.30 - Existing Conditions Traffic Letter.docx 
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Aaron Wignall

From: Huppunen, Stephanie <Stephanie.Huppunen@niagararegion.ca>
Sent: June 12, 2020 9:54 AM
To: Aaron Wignall
Subject: RE: Townline Road and Highway 20 Roundabout
Attachments: 2019-T-210 RR20 IFT DWGS_07-04-2019-Townline.pdf

Good morning Aaron, 
 
The following information is from our 2019 traffic count data: 
 
RR20 (St. Catharines Street) from RR14 (Convenient Street) to RR69 (Twenty Mile Road) - 0.9km - 
Year 2017 - AADT 8,200; SADT 8,400; WADT 8,100;          Previous AADT 12,000 (2014) 
 
I have also provided the IFT drawings for the roundabout at Townline currently under construction, 
please let me know if you need anything else.  Have a great day. 
 
Stephanie Huppunen, C.E.T. 
Project Manager - Transportation Engineering 
Niagara Region 
Phone: 905-980-6000 ext 3552 
Mail: 1815 Sir Isaac Brock Way, PO Box 1042 
Thorold, Ontario, L2V 4T7 
 

From: Aaron Wignall <awignall@cfcrozier.ca>  
Sent: Wednesday, June 10, 2020 4:08 PM 
To: Huppunen, Stephanie <Stephanie.Huppunen@niagararegion.ca> 
Subject: Townline Road and Highway 20 Roundabout 
 

CAUTION: This email originated from outside of the Niagara Region email system. Use caution when clicking links 
or opening attachments unless you recognize the sender and know the content is safe. 

HI Stephanie, 
 
I am reaching out to gather as much information as I can for the work you are undertaking for the Highway 20 and 
Townline Road roundabout in Smithville. We are working with MHBC Planning and the Town of West Lincoln to 
complete various supporting documents for the East Smithville Secondary Plan.  
 
I am looking for any traffic counts or drawings you are able to provide me that can help me complete my existing 
conditions traffic review. Please feel free to give me a call to chat. 
 
Regards, 
  
Aaron Wignall  | Associate  
C.F. Crozier & Associates Consulting Engineers 
2800 High Point Drive, Suite 100 | Milton, ON L9T 6P4 
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Level of Service Definitions 
 
Two-Way Stop Controlled Intersections 
 

Level of Service 
Control Delay per 
Vehicle (seconds) 

Interpretation 

A ≤ 10 
EXCELLENT.  Large and frequent gaps in 
traffic on the main roadway. Queuing on 
the minor street is rare 

B > 10 and ≤ 15 
VERY GOOD. Many gaps exist in traffic on 
the main roadway. Queuing on the minor 
street is minimal. 

C > 15 and ≤ 25 
GOOD.  Fewer gaps exist in traffic on the 
main roadway. Delay on the minor 
approach becomes more noticeable. 

D > 25 and ≤ 35 
FAIR.  Infrequent and shorter gaps in 
traffic on the main roadway. Queue 
lengths develop on minor streets. 

E > 35 and ≤ 50 
POOR.  Very infrequent gaps in traffic on 
the main roadway. Queue lengths become 
noticeable. 

F > 50 

UNSATISFACTORY.  Very few gaps in traffic 
on the main roadway. Excessive delay with 
significant queue lengths on the minor 
street. 

Adapted from Highway Capacity Manual 2000, Transportation Research Board 
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Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  February 8, 2021 
 
REPORT NO: PD-19-2021 
 
SUBJECT:   Recommendation Report                                                                     

Amending Site Plan – 1970187 Ontario Inc. (Jim Van Ryn)                      
Authorizing Bylaw                                                                         

 
CONTACT: Meghan Birbeck, Planner I 

Brian Treble, Director of Planning & Building 
 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 

RECOMMENDATION: 
1. That, report PD-019-2021, regarding “1970187 Ontario Inc (Jim Van Ryn) Amending 

Site Plan Authorizing By-law”, dated February 8th, 2021, BE RECEIVED; and,  
 

2. That, a bylaw be passed to authorize the Mayor and Clerk to sign an amending Site 
Plan Agreement with 1970187 Ontario Inc. (Jim Van Ryn) once all site plan details are 
substantially completed. 

 
 

ALIGNMENT TO STRATEGIC PLAN:  
Theme #3 

 Strategic, Responsible Growth 
 
 
BACKGROUND: 

REPORT 
PLANNING/BUILDING/ENVIRONMENTAL 

COMMITTEE 

OVERVIEW: 
 

 The owner of the lands located at 6244 Pearson Street (see attachment 1) has 
proposed a ±557.48 square metre addition to the existing one storey building 
on the subject lands.  

 Once the addition is complete, the total area of the building will be ±1,471.9 
square metres. 

 This addition requires an amendment to the site plan. It is anticipated that this 
review is relatively straight forward and will be completed fairly quickly. 

 Township Planning Staff recommend that the Mayor and Clerk be authorized 
through a Bylaw to sign the amending Site Plan and Site Plan Agreement once 
all site plan details are substantially completed.   
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Respecting Our Roots, Realizing Our Future 
 

Jim Van Ryn, owner of the lands located at 6244 Pearson Street has recently submitted 
a complete amending Site Plan application. For a recent minor variance application, the 
applicant submitted a drawing (see attachment 1) with the proposed construction of a 
±557.48 square metre addition to the existing one story building on the subject lands. 
This minor variance was heard by the Committee of Adjustment on Wednesday, 
January 27, 2021 and was approved with an appeal period that expires on February 16, 
2021. 
 
CURRENT SITUATION: 
A complete submission for amendment Site Plan approval has recently been received. 
The application is being reviewed by the Township’s Departments such as Fire, 
Building, and Public Works. Public Works currently identifies that there is a substantial 
amount of drainage issues in this neighbourhood and that these issues are likely to 
worsen as properties develop. Due, to this Township Staff will require a Grading Plan, a 
stormwater brief, and a report regarding the site’s drainage be submitted before any 
new development can occur. 
 
As of the writing of this report, the initial comments will be collected for the subject 
amending Site Plan application to be compiled and submitted to the applicant. The 
amending Site Plan process should be a relatively straight forward and simple process 
for this application. Planning Staff recommend that authorization be granted for the 
Mayor and Clerk to sign an amending Site Plan Agreement once all of the site plan 
details have been completed. Granting this authority now allows for a streamline 
approval process.  
 
FINANCIAL IMPLICATIONS: 
There are no financial implications associated with this application. 
 
INTER-DEPARTMENTAL COMMENTS:  
Township Staff have yet to receive written comments from the Township Building and 
Fire Departments. The Public Works Department however has reviewed the potential 
addition and require a Grading Plan, a stormwater brief, and a report regarding the 
site’s drainage be submitted. It is expected that the Building Department will require the 
applicant to obtain a building permit prior to any building activity.  
 
In the past the Ministry of Environment, Conservation and Parks (MECP) has stated that 
the site is approximately 115 metres north of the boundary of the Ministry’s groundwater 
remediation activities at the Smithville PCB Site located at 2789 Thompson Road. As 
such, the site must comply with section 6.10.4 (g) (Employment Area Policies) of the 
Township’s Official Plan, which restricts the acts of drilling, vibration, blasting, bedrock 
excavation and taking of groundwater subject to a professional assessment of such 
activities and the approval of the MECP. This employment use is not affected by this 
policy limitation.  
 
 
CONCLUSION: 
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Respecting Our Roots, Realizing Our Future 
 

The owner of the lands located at 6244 Pearson Street has begun the process to submit 
an application for Site Plan Approval to construct a ±557.48 square metre addition to 
the existing one storey building.  
 
It is Staff’s opinion that it is appropriate at this time to authorize, by by-law, the Mayor 
and Clerk to sign an amending Site Plan Agreement with the owner of the subject lands, 
1970187 Ontario Inc. (Jim Van Ryn), to ensure that the process continues to move 
forward in a timely manner. 
 
 
ATTACHMENTS: 

1. Draft Site Plan 
2. Draft Bylaw 
3. Location Map 

 
 
Prepared & Submitted by:   Approved by: 
 

        
_______________________________  _____________________________ 
Meghan Birbeck      Bev Hendry 
Planner I      CAO 
 
        

 
 _______________________________   

Brian Treble       
Director of Planning & Building    
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 

BY-LAW NO. 2021-## 

A BY-LAW TO AUTHORIZE AN AMENDING SITE PLAN 
AGREEMENT BETWEEN THE CORPORATION OF THE 
TOWNSHIP OF WEST LINCOLN AND 1970187 ONTARIO 
INC. FOR LANDS DESCRIBED AS CONCESSION 8, PART 
LOT 6, 30R-9824, PART 1, IN THE FORMER TOWNSHIP 
OF SOUTH GRIMSBY, NOW IN THE TOWNSHIP OF WEST 
LINCOLN. 

WHEREAS the Corporation of the Township of West Lincoln deems it expedient to enter into an 
amending Site Plan Agreement with Jim Van Ryn for lands legally described as Concession 8, Part Lot 
6, 30R-9824, Part 1, in the former Township of South Grimsby, now in the Township of West Lincoln; 

AND WHEREAS approval and authority for such amending Agreement is required; 

NOW THEREFORE, THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF WEST 
LINCOLN HEREBY enacts as follows:  

1. THAT the Council of the Corporation of the Township of West Lincoln enter into an amending Site
Plan Agreement with Jim Van Ryn, on the Lands described as Concession 8, Part Lot 6, 30R-9824,
Part 1, in the former Township of South Grimsby, now in the Township of West Lincoln.

2. That the Mayor and Clerk be and each of them is hereby authorized to sign the said amending Site
Plan Agreement and any other document or documents necessary to implement the intent of this
By-law and the said amending Site Plan Agreement, and the Clerk is hereby authorized to affix the
Corporate Seal thereto and deliver the same to the appropriate parties.

3. That a copy of the said amending Site Plan Agreement and any supplementary Agreements, when
executed by the said parties shall be attached hereto as “Schedule A”, and shall form part of this
By-law, upon registration on title.

   READ A FIRST, SECOND AND THIRD 
   TIME AND FINALLY PASSED THIS  

___TH DAY OF ____, 2021. 

____________________________ 
DAVE BYLSMA, MAYOR 

____________________________ 
JOANNE SCIME, CLERK 

Attachment No. 2 to PD-19-2021

Page 199 of 220



Spring Creek Road

Th
om

ps
on

 Av
en

ue

Ind
us

tria
l P

ark
 R

oa
d

Th
om

so
n A

ve
nu

e

Pearson Street

6251

2789

6245

6244

2929

2932

2952

±

0 40 8020 Meters

Location Map
6244 Pearson Street

Legend
Subject Lands

May 2019Document Path: X:\wl-GIS\2019\Location Maps\6244 Pearson St\6244 Pearson St (Location Map).mxd

Attachment No. 3 to PD-19-2021

Page 200 of 220



Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  February 8, 2021 
 

REPORT NO: PD-18-2021 
 

SUBJECT:   Recommendation Report  - Planning Fees By-law Revision  
 

CONTACT: Brian Treble, Director of Planning & Building 
   Gerrit Boerema, Planner II 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
RECOMMENDATION: 
1. That, Report PD-18-2021 regarding “Recommendation Report, Planning Fees 

By-law Revision” dated February 8th, 2021, be RECEIVED, and; 
 

2. That, a by-law be passed by Council to amend the planning fees by-law to 
impose an across the board fee in the amount of $1200.00, where development 
(that first required a rezoning, official plan amendment, plan of subdivision, site 
plan or site plan amendment) has commenced before a planning application is 
submitted, and; 

 

3. That, a by-law be passed to amend the existing fee schedule and impose such an 
additional fee of $1200.00 where a minor variance is required for such work that 
has commenced prior to the required planning application being submitted. 

REPORT 
PLANNING/BUILDING/ENVIRONMENTAL 

COMMITTEE 

OVERVIEW: 

 The Township of West Lincoln is authorized by Section 69 of the Planning Act 
to establish a tariff of fees for planning applications.  

 The Township currently has a tariff of fees that applies at the time of a planning 
application.  

 Staff are finding that files are more complicated and time consuming to process 
where the owner/developer has proceed with the proposed activity prior to 
application for a Planning Act approval which is required in order to authorize 
such works.  

 Therefore as Section 69 of the Planning Act authorizes a Council to establish a 
tariff of fees for the processing of applications made in respect of planning 
matters, which tariff of fees need to be developed to meet only the anticipated 
cost to the municipality in respect of the processing of each type of application, 
staff propose an additional fee. 

 In the event that works have already commenced prior to application for 
planning approval has been made, an additional fee of $1200.00 shall be 
charged to assist with the extra costs to the municipality of processing what 
has become a more complicated application.  
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ALIGNMENT TO STRATEGIC PLAN:  
Theme # 3 and 6 

 Strategic, Responsible Growth  

 Efficient, Fiscally Responsible Operations.  
 
BACKGROUND: 
Section 69 of the Planning Act provides opportunity to impose a tariff of fees to cover the 
anticipated costs of processing a planning application.  
 
It is always more complicated to process and ensure a proper and fair hearing when an 
application is being considered after development (development that requires such 
planning approval first) has commenced. 
 
CURRENT SITUATION: 
It seems that planning applications are being made more and more by private sector 
owners/developers after development has already commenced, which would otherwise 
normally have required such planning act approval first.  Additionally, land owners and 
developers sometimes do not construct according to the approved plan or building permit 
which can lead to a requirement for a planning application to vary the zoning provision. 
 
In order to properly address these anticipated extra costs of processing such applications, 
staff propose that the planning fee schedule be amended to add on an additional charge of 
$1200.00 to cover the extra anticipated costs of processing these more complex planning 
applications.  These applications now require more staff time and effort to ensure that a 
fair and appropriate planning review and public hearing occurs, regardless of the more 
complex planning evaluation that has been created by commencing development prior to 
proper planning approval. 
 
FINANCIAL IMPLICATIONS: 
This added fee will assist in covering Township staff costs and/or the administrative costs 
resulting from applications where development has commenced prior to proper planning 
applications having been submitted first. 
 
INTER-DEPARTMENTAL COMMENTS:  
This recommendation has been discussed with Township Legal Counsel and is following 
the model of a similar fee that is currently being imposed by the City of Hamilton. 
 
CONCLUSION: 
Staff recommend that amending by-laws be passed to change the planning fee by-law 
(rezonings, official plan amendments, plan of subdivision, site plans, and/or site plan 
amendments and minor variances) to impose an additional fee of $1200.00 for those 
applications where development has commenced prior to a planning application being 
made. 
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ATTACHMENTS: 
1. Draft Amending By-law to Change Planning Fees By-law  
2. Draft Amending By-law to Change Committee of Adjustment fees By-law 

 
 
Prepared & Submitted by:   Approved by: 
 

     
_______________________________  _____________________________ 
Brian Treble      Bev Hendry 
Director of Planning & Building   CAO 

  
 

 
_______________________________   
Gerrit Boerema 
Planner II      
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 

BY-LAW NO. 2021-XX 

BEING A BY-LAW TO AMEND BY-LAW 2011-28 WHICH 
PRESCRIBES A TARIFF OF FEES FOR THE PROCESSING OF 
APPLICATIONS MADE WITH RESPECT TO PLANNING 
MATTERS, AS AMENDED. 

WHEREAS In accordance with the provisions of Section 69 of the Planning Act, R.S.O. 1990, 
Chapter P.13, the Council of the municipality may by By-Law prescribe a tariff of fees for the 
processing of applications made in respect of planning matters. 

AND WHEREAS  The Council of the Township of West Lincoln passed by By-Law No. 2011-
28 on April 26, 2011, to prescribe a tariff of fees for the processing of applications made with 
respect to planning matters; 

AND WHEREAS The Council of the Township of West Lincoln has amended Appendix “A” 
through By-law 2017-101, 2019-89, 2020-09 and 2020-61; 

AND WHEREAS The Council of the Corporation of the Township of West Lincoln deems it 
necessary and expedient to further amend Appendix A “Schedule of Fees”; to add an 
additional fee of $1200.00 which is to be charged to assist with the extra costs to the 
municipality of processing what has become a more complicated application in the event that 
works have already commenced prior to application for planning approval has been made; 

NOW THEREFORE THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 
ENACTS AS FOLLOWS: 

1. That, By-law 2011-28, as amended, be further amended by deleting Schedule “A” and
inserting the attached new Schedule “A” in lieu thereof.

2. That this new By-law takes effect on March 1st, 2021.

READ A FIRST, SECOND AND THIRD  
TIME AND FINALLY PASSED THIS 22nd 
DAY OF FEBRUARY, 2021. 

____________________________ 
MAYOR DAVE BYLSMA 

_____________________________ 
JOANNE SCIME, CLERK 
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APPENDIX “A” 
SCHEDULE OF FEES 

TOWNSHIP OF WEST LINCOLN 
(Schedule A to By-law 2011-28 – as amended by By-law 2017-101; 2019-89; 2020-09, 2020-61 and 

2021-XX) 
The fees for processing planning applications are outlined below for the fees effective  

March 1, 2021 
Note:  Application fees do not apply to applications initiated by the Region of Niagara within the limits of the 
Township of West Lincoln. 
    Section  Fees Effective 

  March 1, 2021 
1. Official Plan Amendment**            $8,724**     
2. Combined Official Plan Amendment/Zoning 

By-law Amendment**        $11,667**   
3. Zoning By-law Amendment**       $6,795**   
4. Zoning By-law Amendment (Condition of Consent)**    $3,400**   
5. Removal of (H) Holding Symbol **      $1,419**   
6. Temporary Use By-law**       $2,402**   
7. Extension to Temporary Use By-law      $1,612   
8. Temporary Use Agreement       $1,612    
9. Site Plan Approval and Development Agreement (Initial        
 or Amendment where a new Agreement is Required)**    $4,903**  
  

10. Site Plan Approval or Development Agreement       
 Amendment where no Agreement is required*     $2,402   

11. Discharge of a Site Plan Agreement      $1,420    
12. Consultation Process for Telecommunication Facilities    $1,835   
13. Plan of Subdivision Approval**       $7,980**   
14. Red Line Revisions to a Draft Approved Plan of Subdivision/ 

Condo or Site Plan**         $2,402**   
15. Plan of Condominium**        $7,980**   
16. Condominium Conversion       $7,637    
17. Condominium Amalgamation       $1,420   
18. Exemption of Draft Plan of Condominium Approval    $1,612   
19. Extension to Draft Plan Approval of a Draft Plan  

of Subdivision or Condominium       $1,612   
20. Subdivision Agreement (more than 10 lots/units)     $7,356 
21. Subdivision Agreement/Declaration (10 units/lots or less)    $3,500 
22. Condominium Agreement/Declaration (more than 10 units/lots)   $3,500 
23. Condominium Agreement/Declaration (10 units/lots or less)   $1,750 
24. Development Agreement as a Condition of Consent    $1,600     
25. Final Approval of a Plan of Subdivision or Condominium    $1,612   
26. Street Naming for New Subdivisions      $1,420    
27. Amendment to Subdivision, Development or Condominium  

Agreement         $6,795   
28. Request for Removal of Part Lot Control (per lot/block)    $1,420   
29. Approval of Road Opening/Upgrade (to allow access to build)   $1,612    
30. Adjournment or Rescheduling Fee for any Planning  

Application requested for any Planning Application    $   275   
31. Deeming By-law        $   925   
32. Zoning Compliance/Green Energy Zoning Compliance    $   182  
33. Pre-consultation Meeting*              $   250*  
34. Written Property Reports       $   182   
35. Site Plan/Subdivision/Condominium Development Servicing 

(Engineering Review and Administration Fee) 
In addition to the application fees as outlined in Appendix A, Engineering Review and Administration fees 
are payable on an invoice basis prior to final approval.  The Engineering Review and Administration fee 
shall cover the costs incurred following the signing of the agreement and are calculated as a percentage 
based upon one hundred percent (100%) of the Township’s estimated total costs of construction of all 
services (internal and external) as shown in the development agreement’s Financial Schedule and 
charged as follows: 

(a) Total cost of services less than $  1,000.00:    no charge; 
(b) Total cost of services less than $  5,000.00:    $   250.00 total charge; 
(c) Total cost of services less than $ 20,000.00:   $1,500.00 total charge; 
(d) Total cost of services less than $ 30,000.00:  $2,000.00 total charge; 
(e) Total cost of services less than $ 60,000.00:   $3,000.00 total charge; 
(f) Total cost of services less than $ 75,000.00:  $4,000.00 total charge; 
(g) Total cost of services less than $100,000.00:   $5,000.00 total charge; 
(h) For total costs of services over $100,000.00, the total fee cost shall be: 

i. $5,000.00 for the cost of services up to $100,000, plus 
ii. Four percent (4%) of the total costs of any services in excess of $100,000.00 

up to $500,000.00; plus 
iii. Three-percent (3%) of the total cost of any services in excess of $500,000.00 

All fees shall be payable in cash to the Township prior to and as a condition of the Township signing and 
registering the executed development agreement.” 
 
NOTES: 
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*(to be used towards other planning fees outlined in this appendix if complete application is received within 1 year 
of the actual pre-consultation meeting) 

**Should development have commenced prior to planning application being fully approved and completed then an 
additional fee of $1200.00 shall be applied to the base fee noted, as an extra administrative fee(s). 
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 
 
 

BY-LAW NO. 2021-XX 
  
 

BEING   A   BY-LAW   TO   AMEND   BY-LAW   2002-112 WHICH 
APPOINTS A COMMITTEE OF ADJUSTMENT,  DELEGATES THE 
AUTHORITY FOR CONSIDERING APPLICATIONS FOR MINOR 
VARIANCES AND CONSENTS, PROVIDES FOR COMPENSATION 
FOR THE MEMBERS OF THE COMMITTEE OF ADJUSTMENT, 
ADOPTS POLICIES, PROCEDURES AND CONDITIONS FOR THE 
OPERATION OF THE COMMITTEE OF  ADJUSTMENT, AND 
ESTABLISHES A TARIFF OF FEES UNDER THE PLANNING ACT. 

 
 

WHEREAS the Council of the Corporation of the Township of West Lincoln enacted By-
law 2002-112 to appoint a Committee of Adjustment, to delegate the authority for 
considering applications for minor variances and consents, to provide for compensation 
for the members of the Committee of Adjustment, to adopt Policies, Procedures and 
Conditions for the Operation of the Committee of Adjustment, and to establish a Tariff of 
Fees under the Planning Act; 
 
AND WHEREAS The Council of the Township of West Lincoln has previously amended 
Schedule “D” through By-law 2017-100 and By-law 2019-85; 

 
AND WHEREAS the Township of West Lincoln now deems it expedient to amend 
Schedule “D” of By-law 2002-112, as amended which provides for a tariff of fees for the 
processing of applications for consent or minor variance and to add an additional fee of 
$1200.00 which is to be charged in the event that works have already commenced prior 
to application having been made. 
 
  
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF 
WEST LINCOLN ENACTS AS FOLLOWS: 
 
 
1. That, By-law 2002-112, as amended, be further amended by deleting Schedule “D” 

and inserting the attached new Schedule “D” in lieu thereof. 
 

2. That, amending By-law 2019-85 be and is hereby repealed effective March 1, 2021 
 

3. That this By-law takes effect on March 1, 2021. 
 
 
 
READ A FIRST, SECOND AND THIRD  
TIME AND FINALLY PASSED THIS  
22nd DAY OF FEBRUARY, 2021. 
 

 
 
____________________________ 
MAYOR DAVE BYLSMA  
 
 
 
____________________________ 
JOANNE SCIME, CLERK  
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SCHEDULE “D” 

TARIFF OF FEES FOR THE COMMITTEE OF ADJUSTMENT 
(Schedule D to By-law 2002-112 – as amended by 2021-XX - effective March 1, 2021) 

 
 
The fees for processing an application for consent or minor variance to the Committee of Adjustment 
are outlined below, effective March 1, 2021. 
 
 
Description 

 
Fee July 1, 2015 Fee September 1, 2017 Fee October 1, 2019 

 
Basic Processing Fee - Applications 
for Consent 
Includes administration and mailing 
fees required to process consent 
applications and Validation of Title 
requests. 

$2145.00 
(where new lot 

created/validation of title) 
$1075.00 

(for minor boundary 
adjustments and other) 

$2230.00 
(where new lot 

created/validation of 
title) 

$1120.00 
(for minor boundary 

adjustments and other) 

$2320.00 
(where new lot 

created/validation of 
title) 

$1165.00 
(for minor boundary 

adjustments and other) 
 
Health Inspection Fee - West 
Lincoln Properties  
Required if municipal sewage system 
is unavailable (i.e. private septic 
system proposed).  

 
$210.00 

Per new lot + remnant 

 
$220.00 

Per new lot + remnant 
$230.00 

Per new lot + remnant 

 
Adjournment/Rescheduling Fee 
Applicable as determined by 
Committee when an adjournment of 
an application is necessary. 

 
$255.00 

Per application 

 
$265.00 

Per application 

 
$275.00 

Per application 

 
Final Certification Fee 
Fees are per application, payable 
upon submission of the documents 
(deeds) for issuance of final 
certification.  

 
 

$335.00 

 
 

$350.00 

 
 

$365.00 

 
Basic Processing Fee - Minor 
Variance Applications 
Includes administration and mailing 
fees required to process minor 
variance applications.  

 
$1,565.00 

 
$1625.00 

 
$1690.00* 

 
Request for Change in Conditions - 
Consents 
Includes administration and mailing 
fees required to process requests for 
change in conditions, under Section 
53(23) of the Planning Act.   

$715.00 $745.00 

 
 
 

$775.00 

 
 
 
 
 
NOTE:   These fees do not apply to applications made by the Region of Niagara within the limits 

of the Township of West Lincoln.    
 

* Should development have commenced prior to planning application being fully 
approved and completed then an additional fee of $1200.00 shall be applied to the base 
fee noted, as an extra administrative fee. 
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DATE:  February 8, 2021 
 
REPORT NO: PD-17-2021 
 
SUBJECT:   Recommendation Report  - Deeming By-law, Caistorville  
 
CONTACT: Brian Treble, Director of Planning & Building 
 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
RECOMMENDATION: 
1. That, Report PD-17-2021 regarding “Recommendation Report, Deeming By-law, 

Caistorville” dated February 8th, 2021, be RECEIVED, and; 
 

2. That, a Deeming By-law be passed pursuant to Section 50(4) of the Planning 
Act, so as to deem Lots 1,2,3 (North of David Street, Registered Plan TP-26), 
Lots 6,7,8,9,10 and 11 (South of York Road, Registered Plan TP-26 ), and Lots 

REPORT 
PLANNING/BUILDING/ENVIRONMENTAL 

COMMITTEE 

OVERVIEW: 
 

 Township Legal Counsel, along with Legal Counsel for Sinclairville United 
Church and Mr. Howard, are currently in the process of conveying Church 
Street, Caistorville as per previous staff reports that were presented to and 
approved by Township Planning Committee and Council in 2020.  

 In 2019, the request to close (By-law 2020-79) and convey (By-law 2020-70) 
Church Street was received by the Township.  Portions were approved for 
conveyance to 9550 York Road, Jeffery Howard and Michelle Wedawin, and 
the Region of Niagara.  

 In 2020, this property had a severance to separate the church property from 
the cemetery (consent file no. B03/2020WL), along with a corresponding 
rezoning (By-law 2021-10, file no. 1601-009-20). 

 The benefitting properties to the east and the west of Church Street are 
described as multiple lots in an old plan of subdivision.  The lots are too small 
to be developed separately and do not meet today’s development standards.  

 A deeming by-law is an opportunity to effectively merge the lots according to 
ownership boundaries.  As long as ownership stays separate from adjacent 
lands, they will not merge.  If lands are placed in the same name after the 
passage of a deeming by-law they will merge on title.  

 In order to finalize the land sale process, Township Legal Counsel is 
recommending that these original survey lots be merged and the attached draft 
deeming by-law be approved.  
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1,2, and 3 (West of Church Street, Registered Plan TP-26) as not being 
registered lots within a Plan of Subdivision, and;  
 

3. That, the Deeming By-law be provided to Township Legal Counsel for registration 
on title. 

 
ALIGNMENT TO STRATEGIC PLAN:  
Theme # 3 and 6  

 Strategic, Responsible Growth 

 Efficient, fiscally responsible operations 
 

BACKGROUND: 
In 2019, the request to close and convey (By-law 2020-79) Church Street was received by 
the Township and a portion of this closed road was then to be conveyed to the Sinclairville 
(Caistorville) United Church at 9550 York Road,  Jeffery Howard and Michelle Wedawin, 
and the Region of Niagara. The road closing by-law was passed on September 28th, 2020  
(By-law 2020-79) and the conveyance by-law was passed on July 27th, 2020 (By-law 
2020-70). 
 
In 2020, Sinclairville (Caistorville) United Church also submitted a severance application 
affecting 9550 York Road  to separate the church property from the cemetery (consent file 
no. B03/2020WL) in order to sell the church building along with portions of Church Street 
to an interested party. 
 
 A rezoning application was also submitted (as part of the consent application) to rezone 
this property from Open Space ‘OS’ to Institutional ‘I’  (By-law 2021-10, file no. 1601-009-
20) with a Holding provision in place until a letter is received confirming that all 
archaeological resources have identified and inventoried to the satisfaction of the 
appropriate Ministry.  The process must satisfy licensing and resource conservation 
requirements prior to any future development.  This allows the church building and parcel 
of land to be sold to the new owners with the appropriate lot size when Church Street and 
adjacent lands are included in the title. 
 
CURRENT SITUATION: 
Staff and Legal Counsel now feel it is necessary to pass a Deeming By-law to deem Lots 
1,2,3 (North of David Street, Registered Plan TP-26), Lots 6,7,8,9,10 and 11 (South of 
York Road, Registered Plan TP-26 ), and Lots 1,2, and 3 (West of Church Street, 
Registered Plan TP-26) as not being registered lots within a Plan of Subdivision.  
 
A Deeming By-law is required as the lands cannot be merged together without consent 
from Council. Section 50(4) of the Planning Act states that: 
 
(4) The council of a local municipality may by by-law designate any plan of subdivision, or 
part thereof, that has been registered for eight years or more, which shall be deemed not 
to be a registered plan of subdivision for the purposes of subsection (3). R.S.O. 1990, c. 
P.13, s. 50 (4). 
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FINANCIAL IMPLICATIONS: 
Not applicable to this report. 
 
INTER-DEPARTMENTAL COMMENTS:  
Staff have discussed this report and attached by-law with Legal Counsel.  Legal Counsel 
for all parties are in agreement that this by-law should be passed to merge the above 
mentioned lots, such that separate ownership is all that can continue to be conveyed and 
sold.     
 
CONCLUSION: 
Staff recommend that a Deeming By-law be passed to merge the existing lots (as shown 
on attachment 2) and that the by-law be registered with the local land Registry Office. 
 
ATTACHMENTS: 

1. Survey Showing lot pattern  
2. Draft Deeming By-law 

 
Prepared & Submitted by:   Approved by: 
 

    
 ______________________________  _____________________________ 

Brian Treble      Bev Hendry 
Director of Planning & Building   CAO 
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 

BY-LAW NO. 2021-XX 

A BY-LAW TO DESIGNATE A PLAN OF SUBDIVISION, OR 
PART THEREOF, NOT TO BE A REGISTERED PLAN OF 
SUBDIVISION FOR THE PURPOSES OF SUBSECTION 50(3) OF 
THE PLANNING ACT, BEING LOTS 1,2, AND 3 (NORTH OF 
DAVID STREET), LOTS 6,7,8,9,10 AND 11 (SOUTH OF YORK 
ROAD), AND LOTS 1,2, AND 3 (WEST OF CHURCH STREET), 
REGISTERED PLAN TP-26, CAISTORVILLE, TOWNSHIP OF 
WEST LINCOLN. 

WHEREAS the Council of the Corporation of the Township of West Lincoln has authority 
pursuant to subsection 50(4) of the Planning Act, R.S.O. 1990, c.P.13, as amended, to 
designate a Plan of Subdivison, or part thereof, that has been registered for eight year or 
more, to be deemed not to be a registered Plan of Subdivision for the purpose of 
subsection 50(3) of the Planning Act, and;   

WHEREAS Lots 1,2,3 (North of David Street), Lots 6,7,8,9,10 and 11 (South of York 
Road), and Lots 1,2, and 3 (West of Church Street), Registered Plan TP-26, are currently 
separate Lots within the Registered Plan, and; 

WHEREAS Registered Plan TD-26 has been Registered in the Registry Office for the 
Registry Division Niagara North (No. 30) for eight years or more; 

NOW THEREFORE, THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF 
WEST LINCOLN HEREBY enacts as follows:  

1. That, Lots 1,2,3 (North of David Street), Lots 6,7,8,9,10 and 11 (South of York Road),
and Lots 1,2, and 3 (West of Church Street), of Registered Plan TP-26, are deemed
not to be separate lots within a registered Plan of Subdivision for the purpose of
Subsection 50(3) of the Planning Act, and as shown on ‘Schedule A’.

2. That, this By-law shall come into full force and take effect on the date it is enacted by
the Council of the Corporation of the Township of West Lincoln.

3. That, this By-law shall be registered by the Corporation of the Township of West
Lincoln in the Land Registry Office for the Registry Division Niagara North (No. 30).

READ A FIRST, SECOND AND THIRD  
TIME AND FINALLY PASSED THIS 22nd 
DAY OF FEBRUARY, 2021. 

______________________________ 
MAYOR DAVE BYLSMA 

_____________________________ 
JOANNE SCIME, CLERK 
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DATE:  February 8, 2021 
 
REPORT NO: PD-13-2021 
 
SUBJECT:   Technical Report - ATV Regulation Changes, Province of 

Ontario  
 
CONTACT: Brian Treble, Director of Planning & Building 
 Tiana Richardson, By-law Enforcement Officer 
 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
RECOMMENDATION: 
1. That, Report PD-13-2021 regarding “Technical Report, ATV Regulation 

Changes, Province of Ontario” dated February 8th, 2021, be RECEIVED, and; 
2. That, Staff report back with a draft by-law prior to holding a public meeting. 
 
 

REPORT 
PLANNING/BUILDING/ENVIRONMENTAL 

COMMITTEE 

OVERVIEW: 
 

 As of January 1, 2021, off road vehicles are now permitted on roads in a 
municipality unless the municipality passed or passes a by-law to restrict, 
prohibit, or regulate their use.  

 Attached to this report is a Provincial letter and guidance document that 
explains more about what has happened. 

 As of January 1, 2021, off road vehicles are allowed, by default, on municipal 
highways unless the municipality has an existing by-law that restricts their use.  
Otherwise, the municipality needs to create a new by-law to prohibit or restrict 
the use of some or all off road vehicles.  

 Further, the classification of off road vehicles now includes off road 
motorcycles and extreme terrain vehicles.  

 Therefore, if the Township wishes to regulate off road vehicles then a by-law is 
now required.  Prior to this change, such vehicles were prohibited unless a by-
law was passed allowing them to be on municipal roadways.  Now, the reverse 
is true.  

 Staff propose to draft a by-law and should Committee and Council have any 
thoughts, staff encourage members to share them before a draft by-law is 
presented.  Staff further propose to present a draft by-law at a public meeting 
for public information and input.  
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ALIGNMENT TO STRATEGIC PLAN:  
Theme #5 

 Community Health and Safety  
 
BACKGROUND: 
Previous provisions of Provincial legislation required that municipalities had to enact a 
by-law to permit off road vehicles to operate on municipal highways.   Now, off road 
vehicles are allowed by default on municipal highways, unless the municipality has an 
existing by-law that restricts their use or if the municipality creates a new by-law to 
prohibit or restrict the use of some or all off road vehicles. 
 
CURRENT SITUATION: 
Staff have been informed that both West Lincoln and Wainfleet, in the Niagara Region, are 
now affected by the Provincial change, noted above, that came into effect on January 1st, 
2021.  
 

Historically, West Lincoln never passed a by-law for off-road vehicles, which meant that 
the travel of off road vehicles was not allowed.  Due to the absence of a by-law, under the 
new Provincial rule, the use of off road vehicles is now permitted by default.  The attached 
letter and guidance document explain this situation further.  
 

The change is promoted as providing off road vehicle riders more on-road opportunities in 
some parts of Ontario and therefore enhanced trail access resulting from increased on-
road connections to the off road vehicle trail network has resulted.   
 

Such off road vehicles are often seen in West Lincoln.  Many are travelling for recreational 
purposes, while others are farmers who use the vehicles to travel from farm to farm and 
carry tools and equipment.  
 

Staff propose to prepare a draft by-law for input from Committee and Council.  The draft 
by-law will then be presented to Committee and Council for input prior to holding an 
information session and public meeting designed to inform the public and allow for 
comments. 
 
FINANCIAL IMPLICATIONS: 
Staff will prepare a draft by-law and consult with various Department staff, Regional Police 
(NRP) and local groups such as the Federation of Agriculture and prior to presenting a 
draft by-law to Committee and Council.  
 
There will be a cost to post a Notice of Public Meeting in the local papers and possibly for 
signage along roadways, if any is required.  This will be further outlined in future reports. 
 
INTER-DEPARTMENTAL COMMENTS:  
Planning and By-law staff will start discussions with various internal Township staff from 
Public Works, Fire, and the CAO and will also consult with the local Federation of 
Agriculture and off road trail groups prior to presenting a draft by-law to Committee and 
Council. 

Page 215 of 220



P a g e  | 3 

 

Respecting Our Roots, Realizing Our Future 
 

Input from Committee and Council will be appreciated at any point in this process. 
 
CONCLUSION: 
Staff will report back with a draft by-law at a future Committee and Council meeting once 
preliminary staff consultation has occurred, and prior to holding a public meeting. 
 
ATTACHMENTS: 

1. Provincial Letter of January 4, 2021 
2. Municipal Guidance Document  

 
Prepared & Submitted by:   Approved by: 

    
_______________________________  _____________________________ 
Brian Treble      Bev Hendry 
Director of Planning & Building   CAO 

  

 
_______________________________   
Tiana Richardson       
By-law Enforcement Officer   
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Ministry of Transportation 

Office of the Director 
Highway Operations Management Branch 

659 Exeter Road  
London, Ontario  N6E 1L3 
Telephone:  519-200-5219 

ministère des Transports 

Bureau du directeur 
Direction de la gestion des opérations routières 

659, rue Exeter 
London (Ontario)  N6E 1L3 
Téléphone:    (519) 200-5219 

January 4, 2021 

Dear Municipal Stakeholder, 

I am pleased to announce that effective January 1, 2021, the province has expanded 
the on-road opportunities for off-road vehicle riders in some parts of Ontario. Off-road 
vehicle riders are expected to experience enhanced trail access resulting from the 
increased on-road connections to Ontario’s off-road vehicle trail network. The changes 
apply only to municipalities listed in Ontario Regulation 8/03 and amend the way 
permitted off-road vehicles are allowed on-road access to municipal highways.   

In municipalities listed in Ontario Regulation 8/03, permitted off-road vehicles will be 
allowed by default on municipal highways unless the municipality has an existing by-law 
that restricts their use or creates a new by-law to prohibit or restrict the use of some or 
all off-road vehicles. These new provisions replace the previous requirement that 
municipalities had to enact a by-law to permit off-road vehicles to operate on municipal 
highways. The updated regulations can be found at Ontario Regulation 316/03, and 
Ontario Regulation 863.  

It is important to note that the on-road access rules for off-road vehicles in municipalities 
that are not listed in Ontario Regulation 8/03 will continue to be subject to the existing 
regulatory framework under Ontario Regulation 316/03 and these municipalities are not 
affected by this change. 

The equipment configuration and performance requirements for off-road vehicles as set 
out in Section 10 of Ontario Regulation 316/03 also remain unchanged. The Highway 
Traffic Act prohibition of drivers of any motor vehicles causing the vehicle to make 
unnecessary noise, for example through modification, also applies and violations are 
subject to fines. 

In order to support municipalities with these changes, the ministry has provided a 
Municipal Guidance Document (attached) to help municipalities decide whether they 
need to take action to revoke, update or pass new by-laws related to on-road access by 
off-road vehicles on the highways under their jurisdiction.  

I ask you to kindly forward this notice and the attached Municipal Guidance Document 
to municipal staff responsible for traffic safety and those responsible for enforcing off-
road vehicle laws in your area. Although changes have been previously announced on 
the Ontario Newsroom site and there will be a communication in the backgrounder 
issued by the Premier’s Office, municipalities should ensure that the public and off-road 
vehicle riders are made aware of the rules in their area. 

Attachment No. 1 to PD-13-2021
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Municipal Stakeholder 
Page 2 

If there are any questions regarding off-road vehicles licencing, operation or equipment 
requirements referenced in the attached guidance material, please contact Angela 
Litrenta, Manager, Road Safety Program Development Office at (416) 235-5130 or 
Angela.Litrenta@ontario.ca.   

If there are any questions regarding amendments to Ontario Regulation 316/03, and 
Ontario Regulation 863, please contact Ron Turcotte, Head, Safety Information 
Management Section, Provincial Traffic Office at (289)-407-9880 or 
Ron.Turcotte@ontario.ca.  

Thank you for your assistance in communicating this change. 

Sincerely, 

Jasan Boparai 
Director 

Attachment – Municipal Guidance document 
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Municipal Guidance Document  

Operation of Off-road Vehicles on Municipal Roadways    January 1, 2021 

Effective January 1, 2021, the Ministry of Transportation (MTO) is changing the way the province manages how off-

road vehicles (ORVs) are allowed on-road in some municipalities. 

The use of ORVs on highways is controlled under Section 191.8 of the Highway Traffic Act (HTA),  Ontario Regulation 

316/03 made under the HTA, and municipal by-laws passed in accordance with the legislation and regulations. 

Currently, ORVs that meet the requirements in Ontario Regulation 316/03 are allowed on some provincial highways 

and municipal highways where a municipality has passed a by-law allowing the use of such ORVs on highways under 

their jurisdiction. 

WHAT’S NEW? 

Effective January 1, 2021, all ORVs that meet the requirements in Ontario Regulation 316/03 for ORVs permitted on-

road, will be allowed by default on municipal highways under the jurisdiction of municipalities listed in Ontario 

Regulation 8/03  unless the municipality has a by-law prohibiting or restricting the use of some or all such ORVs. 

Municipalities that are not listed in Ontario Regulation 8/03 will continue to be subject to the existing regulatory 

framework and are not affected by this change. In these municipalities, ORVs will continue to be allowed only if the 

municipality has passed a by-law to allow permitted ORVs on municipal highways under their jurisdiction.  

Municipalities listed in Ontario Regulation 8/03 will continue to have the authority 

and make decisions about ORVs through by-law to: 

Prohibit ORVs on some or all highways 

Permit only specific ORVs on road 

Prohibit ORVs at specific hours of the day 

Impose additional lower speed limits 

Local municipalities listed in Ontario Regulation 8/03 that wish to prohibit ORVs; or 

restrict the permitted types of ORVs; or restrict the time of day or the season when 

permitted types of ORVs are allowed on-road; or establish lower speed limits for these 

vehicles; may need to pass a new by-law.  

Where a local municipality affected by the change has an existing by-law providing a 

blanket permission for ORVs on all municipal highways, the by-law would not be in 

conflict with the new regulations. If an existing by-law only permits some ORVs or 

restricts ORVs to only some highways, the municipality may have to revoke the by-law 

and pass a new by-law as outlined above if the municipality wishes to continue such 

restrictions. 

There is no change to the enforcement of laws related to the use of ORVs. Any issues 

with the day-to-day operations of police services and the actions of police officers 

related to ORVs should be raised with the local chief of police or their designated 

representatives. All set fines can be found on the Ontario Court of Justice website.   

This document is provided primarily as a guide. For additional information please refer 

to the Highway Traffic Act, associated regulations and visit Ontario.ca/ATV for 

information and tips related to the operation of ORVs in Ontario.    P
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Off-road Vehicles Allowed On-road 

Effective July 1, 2020, MTO made changes to add off-road motorcycles (ORM) and extreme terrain vehicles (XTV) to 

the existing list of ORVs permitted on-road. These two new ORV types are in addition to the currently permitted 4-

wheeled ORV  types. 

MUNICIPAL BY-LAWS: Effective July 1, 2020, the two new ORV types added to the list of ORVs permitted on-road 
can be allowed on municipal highways in accordance with the HTA and Ontario Regulation 316/03. 

ORV is a general term used to capture several different vehicles designed for off-road use, however, only certain 
off-road vehicles that meet the requirements in Ontario Regulation 316/03 are permitted on-road: 

 

 

“A “single-rider” all-terrain vehicle (ATV) is designed to travel on four 

tires, having a seat designed to be straddled by the operator, handlebars 

for steering control and it must be designed by the manufacturer to carry 

a driver only and no passengers.  

 

A two-up ATV is designed and intended for use by an operator or an 

operator and a passenger. It is equipped with straddle-style seating and 

designed to carry only one passenger.  

 

A recreational off-highway vehicle (ROV) has two abreast seats, typically 

built with a hood, and uses a steering wheel instead of a motorcycle 

steering handlebar. 

 

A utility terrain vehicle (UTV) has similar characteristics to an ROV but 

typically also features a box bed. UTVs are generally designed for utility 

rather than for recreational purposes.  

 

Extreme Terrain Vehicles (XTVs), commonly referred to as Argos are 6+ 

wheeled off-road vehicles capable of riding in multiple terrains, including 

through water. These vehicles sometimes come with tracks, however, 

tracked versions are not being permitted on road and are restricted to 

off-road use only. 

 

Off-Road Motorcycles (ORMs) are 2 wheeled off-road vehicles that 

come in varying configurations such as, but not limited to: Recreational 

ORMs, Trail ORMs or Competition ORM. 
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