
 
 
 

THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN
COMMITTEE OF ADJUSTMENT

AGENDA
 

Wednesday, April 24, 2024, 7:00 p.m.
Township Administration Building
318 Canborough Street, Smithville, Ontario

Pages

1. CHAIR
The Chair will call to Order the evening's proceedings.

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

3. REQUEST FOR WITHDRAWAL AND/OR ADJOURNMENT

4. APPLICATIONS

a. A05/2024WL - Corey and Shayna Buitenwerf (Agent - Andrew
Frandsen) 

3

Property Address: 7 Wade Road

A Minor Variance application has been applied for in conjunction with a
previously conditionally approved Consent application B02/2024WL to
permit a new building lot with the following requested variances,

Parcel 1(Severed)
-A Minimum lot size of 515 square metres whereas 550 square metres is
required.
- A minimum front yard setback of 5.5 metres whereas 7.5 metres is
required.
- A minimum rear yard setback of 8 metres whereas 10 metres is
required.

Parcel 2 (Retained)
- To recognize a minimum rear yard setback of 6.07 metres to the
existing dwelling located on 7 Wade Road whereas 10 metres is
required.

b. A21/2022WL - Schilstra Brothers Inc. (Agent - Katelyn Gillis) 17
Property Address: 113 Griffin Street, Smithville, ON L0R 2A0



A minor variance application has been applied for to permit the
conversion of the existing 2-storey brick building, (formerly a Masonic
Lodge and day nursery) to a mixed use building with two (2) ground floor
commercial units and four (4) apartment dwellings above, with provisions
from the Township’s Zoning By-law 2017-70, for C1 zones. Four
variances are being requested through this application:
- A minimum amenity space of 10m² per dwelling unit whereas 20m² is
required.
- A minimum parking space dimension of 2.6m x 6.0m, from the required
minimum of 2.7m x 6.0m is required
- A double traffic lane with a minimum width of 3.13m and a maximum
width of 4.4m for travel in two directions, whereas a minimum width of 6m
and a maximum width of 9.0m is required.
- An exception from the requirement of planting strips along the rear lot
line whereas a planting strip is
required along the rear lot line.

5. MINUTES FOR APPROVAL 167
February 28th, 2024 - Committee of Adjustment Hearing Minutes •

6. NEW BUSINESS

7. ADJOURNMENT
That, this Committee does now adjourn at the hour of _______ pm
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Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  April 24, 2024 
 
REPORT NO: COA-06-2024 
 
SUBJECT:   A052024WL – Recommendation Report - Application for Minor 

Variance – 7 Wade Road - Corey and Shayna Buitenwerf 
(Agent: Andrew Frandsen)  

 
CONTACT: Stephanie Pouliot, Secretary Treasurer of the Committee of 

Adjustment 
 

 
         

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
RECOMMENDATION: 
 
That, the application for Minor Variance, submitted by Andrew Fransden (Agent) on 
behalf of Corey and Shayna Buitenwerf, as outlined in Report COA-06-2024, to 
permit a minimum lot area of 515 square metres, a minimum front yard setback of 
5.54 metres, a minimum rear yard setback of 8 metres for Part 1, and a reduced rear 
yard of 6.07 metres for the existing dwelling on Part 2, Be APPROVED 
 

REPORT 
COMMITTEE OF ADJUSTMENT  

OVERVIEW: 

 A Minor Variance application has been submitted by Andrew Frandsen on behalf 
of Corey and Shayna Buitenwerf for the property municipally known as 7 Wade 
Road. 

 This Minor Variance application has been applied for in conjunction with a 
previous conditionally approved severance application B02/2024WL, which 
conditionally severed Parcel 1 (515 square meters) from Parcel 2 (920 square 
meters). See the attached survey sketch.  

 This Minor Variance application has been submitted to request four variances to 
permit the proposed building lot and a future dwelling. The variances requested 
are as follows: 

o A lot area of 515 square metres whereas, the minimum lot area is 550 
square metres.  

o A reduced front yard setback of 5.54 metres whereas, 7.5 metres is the 
minimum permitted.  

o A reduced rear yard setback of 8 metres whereas, the minimum is 10 
metres. 

o Recognize an existing rear yard setback of 6.07 metres for the existing 
dwelling on Parcel 2.  
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Respecting Our Roots, Realizing Our Future 
 

BACKGROUND: 
The subject property is located at the north east corner of Wade Road and Wallis Avenue. 
The subject property is also south of Twenty Mile Creek and Margaret Street, north of Colver 
Street, and west of Canborough Street (Regional Road 14). The property is currently 
1,436.21 square metres (0.35 acres) and contains a one storey dwelling, pool and accessory 
building. The previous conditionally approved severance which was heard on March 27, 
2024, had conditionally severed Parcel 1 (Severed Lands) being 515 square metres in area. 
A full planning review of that severance application was completed in Staff report COA-05-
2024.  
  
The subject lands are located in the Settlement Area of Smithville within a Residential 
Low Density Designation in the Township’s Official Plan. The surrounding land uses are 
designated in the Township’s Official Plan as Residential Low Density to the west, south 
and east of 7 Wade Road. North of the property is designated as Natural Heritage System 
and Medium Density Residential. East of the noted low density residential area is designated 
as Institutional abutting Colver Street and Canborough Street. 
 
The subject lands are zoned as Residential Low Density (R1B) in the Township’s Zoning 
By-law 2017-70, as amended. The surrounding lands are zoned Residential Low Density 
(R1B) to the east, west and south of the property. North of the property is zoned 
Environmental Conservation (EC) and Environmental Protection (EP) along Twenty Mile 
Creek. North of the creek is zoned ‘R1B’ and Residential Medium Density (RM2). 
 
As a condition of approval for the severance, the applicants are required to apply for either 
a minor variance or zoning bylaw amendment to ensure that both the severed and retained 
lots comply with the Township’s Zoning Bylaw. Four variances have been applied which 
include:  

 A lot area of 515 square metres whereas, the minimum lot area is 550 square 
metres.  

 Recognize an existing rear yard setback of 6.07 metres for the existing dwelling 
on Parcel 2. 
 

These variances above are directly related to the newly created lot that consent application 
B02/2024WL approved.  

 

 A reduced front yard setback of 5.54 metres whereas, 7.5 metres is the minimum 
permitted.  

 A reduced rear yard setback of 8 metres whereas, the minimum is 10 metres. 
 

These variances are related to expand the building envelope on the proposed lot.   
 

Planning Staff have completed an analysis of the proposed Minor Variance application and 
can provide the following evaluation: 
 
Does the Proposal Maintain the General Intent of the Official Plan? Yes 
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The Township’s Official Plan (OP) designates the subject property in the Urban 
Boundary within the Settlement area of Smithville. Section 6.1.2 of the Township’s 
Official Plan (OP) states objectives of Smithville’s urban settlement areas which are 
protecting and enhancing the character and image of the urban settlement area, to 
promote higher density residential development, and mixed use development and 
redevelopment in appropriate locations in Smithville, and to encourage and facilitate the 
production of a range of dwelling types and ownership forms, including housing that is 
more affordable to the existing and future residents of West Lincoln. Additionally, Policy 
6.1.2d) also encourages high quality design which is environmentally sustainable and is 
compatible with the character and image of the adjacent buildings.  
 
The proposed Minor Variance is consistent with the main objectives of Section 5 Growth 
Management of the OP, including Policy 5.2(i) to encourage and facilitate 
redevelopment, infilling and intensification within the Urban Settlement area of 
Smithville. The intent of this minor variance is to recognize deficiencies from a 
previously conditionally approved consent application which created a new building lot 
for a single detached dwelling on the corner of Wallis Avenue and Wade Road in 
Smithville. These applications are both aligned with infilling and meeting the targets for 
growth as previously mentioned. The applications at 7 Wade Road are aligned with 
Policy 18.13.4b(iii) of the Township’s Official Plan (OP) as infilling existing built-up areas 
are permitted and encouraged to meet and address growth patterns in Smithville and 
projected targets. By providing for a small reduction to the front and rear yard setbacks, 
the building envelope on the subject property is increased, which would encourage a 
dwelling that is more compatible with the area with potentially less height.  
 
Does the proposal maintain the general intent and purpose of the Zoning Bylaw? 
Yes 
 
The subject lands, surrounding area and abutting properties are zoned Residential Low 
Density ‘R1B’ in the Township’s Zoning By-law 2017-70, as amended. 
 
The conditionally approved building lot will mimic the surrounding low density residential 
uses and the variances requested are shown in the below table for an “R1B’ zone.  
 
Required  Proposed Notes 
Minimum Lot Area: 550m2 515m2  Proposed size to accommodate a future  

single detached dwelling and due to the 
existing dwelling, any increase in size would 
not be possible. 

Minimum Front Yard: 7.5m 5.5m  Front yard is measured along the shortest lot 
line that abuts a street which in the case is 
Wallis Avenue. 

Minimum Rear Yard: 10m 8m Rear yard is the distance from the nearest 
point of the dwelling to the rear lot line. The 
proposed at 8 metres provides an adequate 
rear yard for a new residence.  
Due to the location of existing dwelling, a 
larger rear yard would not be possible to 
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Respecting Our Roots, Realizing Our Future 
 

ensure an adequate rear yard and amenity 
space is being provided on the new lot. 

Minimum Rear Yard: 10m 
(Existing Dwelling at 7 Wade 
Road)  

6m Rear yard is the distance from the nearest 
point of the dwelling to the rear lot line. 

Minimum Side Yard: 1.5m 1.52m Meets the 
minimum 
Side yard setback 
minimum 

Means a yard extending from the front yard 
 to the rear yard between a side lot line and  
the nearest wall of a building or structure on 
the lot.  

 
The proposed attached private garage complies with Part 3.12.7 Private Garages of the 
Township’s Zoning Bylaw 2017-70, as amended, being no closer than 6 metres to a public 
street at 6.04 metres, does not project closer to the front lot line than the main font wall 
of the dwelling (see proposed building envelope on Survey Sketch found in Attachment 
2), and below the maximum garage width permitted as Part 3.12.7 would allow 50% of 
the total width of the dwelling (8 metres) and the proposed width is 5.5 metres (see Survey 
Sketch in Attachment 2). 
 
The minimum total lot size is only 6.5% smaller than what is permitted in the Townships 
Zoning Bylaw from 550 m² to 515 m², and with the proposed building envelope, there is 
still adequate open space on both the severed and retained properties for an appropriate 
amenity area.  
 
The front yard setback proposed is 5.5 metres whereas the required front yard setback is 
7.5 metres, this is a 27% reduction. The rear yard is required to be 10 metres and the 
applicants are proposing 8 metres, this is a 20% reduction, both setbacks still allow for an 
appropriate front and rear yard area. Planning staff are of the opinion if we allow a larger 
ground floor building envelope, it might reduce the possibility of a 3 storey dwelling unit. 
Overall, the applicants are maintaining a minimum interior side yard setback to 34 Wallis 
Avenue and based on the above staff feel that it meets the intent of the Townships Zoning 
Bylaw.  
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Is the Proposal desirable for the appropriate development or use of the land? Yes 
 
Planning Staff consider the proposal to be appropriate development and use of the land 
since this application is primarily recognizing zoning deficiencies resulting from the 
conditionally approved consent that created a new lot on the subject property. The building 
envelope is permitted and recognized by the Township’s Official Plan policies and staff do 
not anticipate any adverse effects on the surrounding area or abutting properties as what 
is being proposed is a single detached dwelling in a low density single detached dwelling 
neighbourhood. Furthermore, as the remainder of the Township’s Zoning regulations are 
being fulfilled, with exception of those variances applied for, and this will create a building 
lot for a single detached dwelling which is aligned with infilling and meeting the targets for 
growth in the urban area of Smithville, which is permitted and encouraged, Planning staff 
consider this proposal desirable and appropriate for the use of the land.  
 
Is the proposal minor in nature? Yes 
 
The proposed building envelope for a proposed future single detached dwelling is 
compatible with the existing surrounding low density residential land uses. The requested 
variances include a reduced lot area of 35 metres squared, from 550 square metres to 515 
square metres, a reduced front yard setback of 1.96 meters from 7.5 metres to 5.54 
metres, and a reduced rear yard setback of 2 metres from 10 metres to 8 metres. The 
zoning on the subject property will allow for a maximum height of 10 metres, which could 
include a 3 storey dwelling. By having a larger building envelope, the need and probability 
for a third storey is reduced.  
 
Planning staff have compared this to the existing surrounding residential properties and 
staff consider this proposal for the four requested minor variances minor in nature as the 
general intent of the Townships Official Plan and Zoning By-Law provisions are being 
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maintained. 
 

Address # of Stories Front Yard 
Setback 

Proposed Up to 3 (10m) 5.54 m 

7 Wade Road 2 7 m 

34 Wallis Avenue 2 9 m 

11 Wade Road 1 7.5 m 

27 Wallis Avenue 2 8.5 m 

32 Wallis Avenue 2 6.8 m 

 
The additional variance requested is to recognize an existing rear yard setback deficiency 
located on the residential property at 7 Wade Road. The deficiency is of 4 metres, from 6 
metres to 10 metres to recognize the existing dwelling. This deficiency was a result of the 
front lot line changing once the severance was conditionally approved. The front lot line is 
the shortest lot line that abuts a street on a corner lot, and in this case was Wallis Avenue. 
Now that the front lot line is Wade Road and the property is deficient in terms of rear yard. 
As there are no physical changes to the location of the dwelling that was constructed in 
1969, staff believe this variance as well as the others are all minor in nature as they do not 
represent a significant departure of what the zoning requires or what other buildings in the 
vicinity are setback.   
 
INTER-DEPARTMENTAL & AGENCY COMMENTS:  
 
Building Department: At the time of writing this report, no comments have been received. 
 
Public Works: No objections to provide on this application.  
 
Septic System Inspection Manager: No comments or objections to provide on this 
application as this lot will be serviced by full municipal water and sewer services. 
 
Niagara Peninsula Conservation Authority: No comments or objections to provide on this 
application 
 
Niagara Region: Regional staff note that no review is required as a previous comment letter 
(Township File NO. B02/2024WL) and can be found in the Planning Staff report COA-05-
2024. 
PUBLIC COMMENTS: 
 
Notice for the Minor Variance was circulated by way of regular mail on April 4th, 2024 to all 
property owners within 60 metres of the subject property. A yellow notice sign was also 
posted on the subject property. At the time of writing this report, no public comments have 
been submitted.  
 
There were two written comments that were submitted as part of the related consent 
application and were included in Staff report COA-05-2024. 
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As a part of the consent application, there were concerns with the minimum lot area and 
setback reductions. Staff have outlined in this report that the minimum lot area and 
reductions to the required front and rear yard setbacks meets the four tests of a minor 
variance and should not have a negative impact on the neighbourhood.  
 
There was also one public comment that was resubmitted to planning staff on April 12th 
with concerns about property values and parking spaces. Staff note that the proposed 
driveway will accommodate 2 standard sized vehicles. Planning staff also want to make 
note that some of the immediate neighbouring properties also don’t comply with the 
current setbacks of an R1B zone, specifically interior side yard setbacks and the rear yard 
setbacks. Therefore, staff feel that this proposed building lot would not cause any negative 
impacts to the surrounding neighbourhood.  
 
CONCLUSION: 
Based on the above analysis, Planning Staff recommend APPROVAL of the proposed Minor 
Variance application A05/2024WL as outlined in report COA-06-2024 to permit a lot area of 
515 square metres whereas, the minimum is 550 square metres, a reduced front yard 
setback of 5.54 metres whereas, 7.5 metres is the minimum permitted, a reduced rear yard 
setback of 8 metres whereas, the minimum is 10 metres. And to recognize rear yard setback 
to an existing dwelling on Parcel 1 of 6.07 metres whereas, the minimum is 10 metres to the 
existing dwelling. 
 
 
ATTACHMENTS: 

1. Site Sketch  
2. Agency Comments  
3. Public Comments 

 
 
Prepared & Submitted by:   Approved by: 
 
 

  
_______________________________  _____________________________ 
Madyson Etzl     Gerrit Boerema, RPP, MCIP 
Senior Planner     Manager of Planning 
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Stephanie Pouliot

From: April Arthur <april.arthur@sympatico.ca>
Sent: April 12, 2024 12:00 PM
To: Stephanie Pouliot
Subject: Regarding A05/2024WL and B02/2024WL

Regarding minor variance request. A05/2024WL and B02/2024WL 
We are property owners at 11 Wade Rd and allowing these variances would greatly effect us and our property 
value.  We would like the Township of West Lincoln to adhere and abide by the zoning by laws enacted. The 
reasons we believe our obvious and apparent  is this case and need to be followed as they were established in 
order not to devalue the  surrounding properties by overcrowding.   This property does not provide adequate 
parking, and would have  inadequate backyard space.  Again we believe the established bylaws were put in place 
to be adhered too for just these situations.  That parcel of property in no way fits with the neighbourhood properties 
and would stick out like a sore thumb hence devaluing our property value.  
Thank you 
John and April Arthur 
11 Wade Rd. 
 

Attachment No. 3 to COA-06-2024
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Stephanie Pouliot

From: Jennifer Bernard
Sent: April 10, 2024 1:33 PM
To: Stephanie Pouliot
Subject: RE: Notice of Hearing and Full Package -Wednesday April 24th COA Hearing

Hi Stephanie, 
 
I have no comments to provide on either of these applications. 
 
Thanks, 
Jenn 
 
 
Our working hours may be different. Please do not feel obligated to reply outside of your 
working hours. Let’s work together to help foster healthy work-life boundaries.  

 

 

Jennifer Bernard, C.E.T. 
 
Coordinator, Engineering 
Services 
Tel: 905-957-3346 ext 6732 
Email: jbernard@westlincoln.ca 
Web: www.westlincoln.ca 

  

   

  

The information transmitted, including attachments, is intended only for the 
person(s) or entity to which it is addressed and may contain confidential 
and/or privileged material.  Any review, retransmission, dissemination or 
other use of, or taking of any action in reliance upon this information by 
persons or entities other than the intended recipient is prohibited.  If you 
received this in error, please contact the sender and destroy any copies of this 
information. 

 

   

From: Stephanie Pouliot <spouliot@westlincoln.ca>  
Sent: April 5, 2024 2:46 PM 
To: Pat.busnello@niagararegion.ca; devtplanningapplications@niagararegion.ca; susan.dunsmore@niagararegion.ca; 
Connor.Wilson@niagararegion.ca; mbirbeck@npca.ca; Mike DiPaola <mdipaola@westlincoln.ca>; Jennifer Bernard 
<jbernard@westlincoln.ca>; John Bartol <jbartol@westlincoln.ca>; Lyle Killins <lkillins@live.com>; Barb Behring 
<bbehring@westlincoln.ca>; Ray Vachon <rvachon@westlincoln.ca> 
Cc: Brian Treble <btreble@westlincoln.ca>; Gerrit Boerema <gboerema@westlincoln.ca>; Susan Smyth 
<ssmyth@westlincoln.ca>; Jeni Fisher <jfisher@westlincoln.ca>; Madyson Etzl <metzl@westlincoln.ca> 
Subject: Notice of Hearing and Full Package -Wednesday April 24th COA Hearing 
 
Good Afternoon,  
 
Please find attached the notice of hearing and full package for the below applications going forward at the April 24th 
Committee of Adjustment hearing.  
 

Attachment No. 2 to COA-06-2024

Page 13 of 170



2

-              Minor variance A21/2022WL –Schilstra Brothers Inc. for the property located at 113 Griffin Street 
-              Minor variance A05/2024WL –Buitenwerf for the property located at 7 Wade Road 
 
If you have any comments or concerns, please let me know.  
 
Kind regards,  
Stephanie 
 
Our working hours may be different. Please do not feel obligated to reply outside of your 
working hours. Let’s work together to help foster healthy work-life boundaries.  

 

Stephanie Pouliot 
 
Planner I 
Tel: 905-957-3346 ext. 5140 
Email: spouliot@westlincoln.ca 
Web: www.westlincoln.ca 

  

   

  

The information transmitted, including attachments, is intended only for the person(s) or entity to 
which it is addressed and may contain confidential and/or privileged material.  Any review, 
retransmission, dissemination or other use of, or taking of any action in reliance upon this 
information by persons or entities other than the intended recipient is prohibited.  If you received 
this in error, please contact the sender and destroy any copies of this information. 
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Stephanie Pouliot

From: Wilson, Connor <Connor.Wilson@niagararegion.ca>
Sent: April 11, 2024 4:30 PM
To: Stephanie Pouliot
Cc: Development Planning Applications
Subject: RE: Notice of Hearing and Full Package -Wednesday April 24th COA Hearing

Good afternoon Stephanie 
 
113 Griffin Street 
 
Staff note this application is exempt from review as the Region has been reviewing the Site Plan 
application. Any requirements will be address through that application. 
 
7 Wade Road 
 
Regional staff note that no review is required as a previous comment letter (Township File No. 
B02/2024WL) was circulated and recommended an archaeological warning clause as a condition. It 
is noted that the Committee of Adjustment did not add in the condition as per the Notice of Decision. 
Accordingly, staff have no further comments to provide but wish to reiterate the archaeological 
warning clause for the applicants information.  
 
“If deeply buried or previously undiscovered archaeological remains/resources are found during development 
activities on the subject lands, all activities must stop immediately. If the discovery is human remains, contact the 
police and coroner to secure the site. If the discovery is not human remains, the area must be secured to prevent 
site disturbance. The project proponent must then follow the steps outlined in the Niagara Region Archaeological 
Management Plan: Appendix C.” 
 
Please do not hesitate if you have any questions or concerns with the above. 
 
All the Best, 
 
 

 

Connor Wilson 
Development Planner 
 
Niagara Region, 1815 Sir Isaac Brock Way,  
Thorold, ON, L2V 4T7 

P: (905) 980-6000 ext. 3399 
W: www.niagararegion.ca 
E: connor.wilson@niagararegion.ca  
 
 

 
 

From: Stephanie Pouliot <spouliot@westlincoln.ca>  
Sent: Friday, April 5, 2024 2:46 PM 
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To: Busnello, Pat <pat.busnello@niagararegion.ca>; Development Planning Applications 
<devtplanningapplications@niagararegion.ca>; Dunsmore, Susan <Susan.Dunsmore@niagararegion.ca>; Wilson, 
Connor <Connor.Wilson@niagararegion.ca>; mbirbeck@npca.ca; Mike DiPaola <mdipaola@westlincoln.ca>; Jennifer 
Bernard <jbernard@westlincoln.ca>; John Bartol <jbartol@westlincoln.ca>; Lyle Killins <lkillins@live.com>; Barb Behring 
<bbehring@westlincoln.ca>; Ray Vachon <rvachon@westlincoln.ca> 
Cc: Brian Treble <btreble@westlincoln.ca>; Gerrit Boerema <gboerema@westlincoln.ca>; Susan Smyth 
<ssmyth@westlincoln.ca>; Jeni Fisher <jfisher@westlincoln.ca>; Madyson Etzl <metzl@westlincoln.ca> 
Subject: Notice of Hearing and Full Package -Wednesday April 24th COA Hearing 
 

CAUTION EXTERNAL EMAIL: 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. 

Good Afternoon,  
 
Please find attached the notice of hearing and full package for the below applications going forward at the April 24th 
Committee of Adjustment hearing.  
 
-              Minor variance A21/2022WL –Schilstra Brothers Inc. for the property located at 113 Griffin Street 
-              Minor variance A05/2024WL –Buitenwerf for the property located at 7 Wade Road 
 
If you have any comments or concerns, please let me know.  
 
Kind regards,  
Stephanie 
 
Our working hours may be different. Please do not feel obligated to reply outside of your 
working hours. Let’s work together to help foster healthy work-life boundaries.  

 

 

Stephanie Pouliot 
 
Planner I 
Tel: 905-957-3346 ext. 5140 
Email: spouliot@westlincoln.ca 
Web: www.westlincoln.ca 

  

   

  

The information transmitted, including attachments, is intended only for the person(s) or entity to 
which it is addressed and may contain confidential and/or privileged material.  Any review, 
retransmission, dissemination or other use of, or taking of any action in reliance upon this 
information by persons or entities other than the intended recipient is prohibited.  If you received 
this in error, please contact the sender and destroy any copies of this information. 

 

   
The Regional Municipality of Niagara Confidentiality Notice The information contained in this communication 
including any attachments may be confidential, is intended only for the use of the recipient(s) named above, 
and may be legally privileged. If the reader of this message is not the intended recipient, you are hereby notified 
that any dissemination, distribution, disclosure, or copying of this communication, or any of its contents, is 
strictly prohibited. If you have received this communication in error, please re-send this communication to the 
sender and permanently delete the original and any copy of it from your computer system. Thank you.  
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DATE:  April 24, 2024 
 
REPORT NO: COA-12-2024 
 
SUBJECT:   Application for Minor Variance – 113 Griffin Street  
 
CONTACT: Stephanie Pouliot, Secretary Treasurer of the Committee of 

Adjustment 
 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

RECOMMENDATION: 
 
 
 
 
 
 
 
 
That, the application for Minor Variance, submitted by Katelyn Gillis of Landwise on 
behalf of Schilstra Brothers Inc., as outlined in Report COA-12-2024, to permit; A 
minimum amenity space of 10m² per dwelling unit, A minimum parking space 

REPORT 
COMMITTEE OF ADJUSTMENT  

OVERVIEW: 
 

 A minor variance application has been submitted by Katelyn Gillis of Landwise (formerly 
T. Johns Consulting) on behalf of Schilstra Brothers Inc., owners of 113 Griffin Street. 

 113 Griffin Street has a total lot size of approximately 716 square metres and is zoned 
Core Commercial ‘C1’.  

 The subject property contains a 2 storey brick building (formerly a Masonic Lodge and 
day nursery).  

 The applicants have applied for a minor variance to facilitate the conversion of the 
existing 2-storey brick building to a mixed use building with two ground floor commercial 
units and four accessory dwellings above. The four variances being requested are 
through this application: 

o A minimum amenity space of 10m² per dwelling unit whereas 20m² is required. 
o A minimum parking space dimension of 2.6m x 6.0m, from the required minimum of 

2.7m x 6.0m is required. 
o A double traffic lane with a minimum width of 3.13m and a maximum width of 4.4m 

for travel in two directions, whereas a minimum width of 6m required. 
o An exception from the requirement of planting strips along the rear lot line whereas 

a planting strip is required along the rear lot line. 

 The Minor Variance Application was originally applied for in 2022 but was deferred by the 
applicants in September 2022. The Minor Variance application and development concept 
for the property has since been revised with a reduction of four units and the addition of 
two commercial units.  

 The applicants have also applied for a Site Plan Agreement which staff are currently 
processing.  

 After reviewing the four tests of a minor variance, planning staff can recommend 
approval of the requested variances.  

 

Page 17 of 170



P a g e  | 2 

 

Respecting Our Roots, Realizing Our Future 
 

dimension of 2.6m x 6.0m, A double traffic lane with a minimum width of 3.13m, and 
an exception from the requirement of planting strips along the rear lot line; BE 
APPROVED; 
Subject to the following condition: 

1. That, the applicant applies for a Site Plan Application and enters into an 
agreement with the Township.   

 
BACKGROUND: 
 
The subject property municipally known as 113 Griffin Street is located on the west side of 
Griffin Street/ Regional Road 14, between Smits Cove and St. Catharine’s Street. The 
legal description is Lot 35, Plan M-92, in the Township of West Lincoln. The subject 
property is rectangular in shape with 10.6 metres of frontage on Griffin Street, a lot depth 
of 53.43 metres and an approximate total lot size of 716 square metres. The property 
contains a vacant two-storey brick building, formerly a Masonic Lodge and day nursery, with 
a single-storey stucco addition on the rear, which staff believe have since been removed. 
The proposed rear parking area is proposed to be accessed via a shared access easement 
(R0127862) on 107 Griffin Street in favour of 113 Griffin Street and other abutting land 
owners. 
 
The applicants are proposing to convert the existing two-storey building into a mixed-use 
building with two ground floor commercial units and four accessory dwelling units above.  
The applicants are proposing modifications from the Township’s Zoning By-law 2017-70, 
from the C1 zone to accommodate the parking and amenity area and access in relation to 
the conversion. These include a minimum amenity space of 10m² per dwelling unit whereas 
20m² is required, a minimum parking space dimension of 2.6m x 6.0m, from the required 
minimum of 2.7m x 6.0m is required, a double traffic lane with a minimum width of 3.13m 
and a maximum width of 4.4m for travel in two directions, whereas a minimum width of 6m 
and a maximum width of 9.0m is required, and an exception from the requirement of planting 
strips along the rear lot line where a planting strip is required. The overall development is 
proposed to be supported by eight parking spaces including one barrier free space. The 
applicants will provide outdoor amenity space and a secure structure suitable for bicycle 
parking within a dedicated space in the rear yard. 
 
Planning Staff have completed an analysis of the proposed Minor Variance application and 
can provide the following evaluation: 
 
Does the Proposal Maintain the General Intent of the Official Plan? Yes 
 
In the Township’s Official Plan, the subject property is designated as Core Commercial 
within the Urban Settlement Area. The Urban Settlement Area policies are found in 
Section 6 of the Official Plan. The intent of the Urban Settlement Area is to protect and 
enhance the existing character of Smithville, and ensure new developments and 
redevelopments maintain compatibility with existing development. The objective is also 
to promote mixed use development and redevelopment in appropriate locations in 
Smithville. 
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Additionally, the intent of the Core Commercial land use designation promotes 
economic revitalization of the downtown, specifically, through adaptive reuse, moderate 
levels of redevelopment, while ensuring no adverse impacts on adjacent areas within 
the Downtown area. Intensification can also be accommodated as long as it keeps with 
the character of the Downtown area. 
 
Section 6.7.1 of the Township’s Official Plan also further outlines the objectives and 
policies of the Core Commercial Area. Specifically, with regards to this variance 
application, the policy states that density will not be specifically regulated in the Core 
Commercial Area and that it is encouraged that sufficient parking be provided. Sufficient 
parking is important as Smithville is still, and will remain for some time, an auto 
dependant community where most dwellings depend on the automobile for life’s 
necessities. There is very limited parking availability in the downtown core. Municipal 
parking spaces in the Downtown core are primarily intended to serve downtown 
commercial uses and are not to be relied upon for residential uses. 
 
The applicant has also submitted a Parking Analysis completed by Paradigm 
Transportation Solutions Limited, however, since that report was submitted, the 
application has been revised and the number of residential units has been reduced to 
four. As a result, the zoning bylaw only requires 1 space per accessory dwelling unit 
and no additional spaces for the commercial units. As such, this development meets the 
requirement for minimum number of parking spaces in the Zoning Bylaw.  
 
Furthermore, the subject property is located within the Community Improvement Area. The 
intent of these areas as outlined in Section 18 of the Official Plan are to preserve, 
rehabilitate and redevelop the existing built environment, and to maximize the use of 
existing public infrastructure, facilities, lands and amenities. 
 
It is finally important to note that the applicants are proposing to preserve a historical 
building in the downtown core, which is in support of Township Official Plan policies that 
require that the downtown historical character be maintained and enhanced. As such, this 
application meets the overall intent Township’s Official Plan. 
 
Does the proposal maintain the general intent and purpose of the Zoning Bylaw? 
Yes 
 
The subject property is zoned Core Commercial ‘C1’. The Core Commercial ‘C1’ zone 
requirements are outlined in the table below, along with the applicants proposed 
provisions, and the deficiency between them.  
 
 
 

Zoning Requirement  Proposed Variance  Deficiency 
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Minimum Parking Space 
Dimension: 2.7 metres by 6 
metres  

Parking Space Dimension: 2.6 
metres by 6 metres.  

0.1m- deficient  
7 spaces 

Minimum Amenity Space:  
20m² per dwelling unit  

Minimum Amenity Space: of 
10m² per dwelling unit 

10m² per dwelling unit 

Minimum Width for a double 
traffic lane: 6 metres 

Minimum width for a double 
traffic lane 3.13 metres 

2.87 metres  

Planting strips along the rear 
lot line 

An exception from planting 
strips along the rear lot line  

 No Planting Strips  

 
The subject property faces a number of zoning related constraints due to the existing site. 
As such the proposed site works, including the parking area, access and amenity area 
relating to the conversion of the building to residential does not meet the above zoning 
regulations, as noted by the applicants planning consultants.  
 
Parking  
 
When the original minor variance application was made in 2022, eight residential units 
were proposed resulting in a deficient number of parking spaces. Since that time, the 
application and development proposal has been revised to only four units, and the 
development now provides the adequate number of parking spaces. 
 
The Township’s zoning bylaw, Section 3.12 recognizes that parking shall be provided and 
maintained for the identified uses of lots, buildings and structures. However, subsection 
3.12.1 b) recognizes that this Clause shall not apply to existing uses of existing lots, 
buildings and structures provided it meets the three clauses outlined below. 
 

i. The existing use, lot, building or structure was lawfully in existence prior to the 
effective date of this By-law; and, 

ii. Where there is a change in use of a lot, building or structure, parking and 
loading facilities shall be provided and maintained for such new use in 
accordance with the requirements of this Section, except that no additional 
parking or loading facilities shall be required for a change in use of an existing 
lot, building or structure located in the Core Commercial (C1) Zone; and, 

iii. If the number of dwelling units, the floor area or the seating capacity within a 
building or structure is increased, parking and loading facilities shall be provided 
for such increased dwelling units, floor areas and seating capacity in accordance 
with the requirements of this Section. 

 
As the second clause indicates, where there is a change to use of an existing building 
located in the Core Commercial Zone, no additional parking shall be required. However, as 
the third clause reiterates if the number of dwelling units within a building increases, 
parking shall be provided for increased dwelling units. It is important to note, there are 
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currently no parking spaces on the subject property. 
 
Eight spaces are being provided, including one barrier free, and only 5 spaces are 
required. All seven of the regular spaces are slightly deficient in size by 0.1 metre, as 
shown in the table above.  
 
Amenity Area 
 
In terms of the reduced amenity space, the applicant is still meeting the intent of the 
Townships Zoning By-Law; Section 6, Table 15 by providing an outdoor space for 
recreational use and social opportunities for this development. As well, given the 
downtown core location of the proposed mixed-use building at 113 Griffin Street, there are 
multiple parks within a reasonable walking distance, such as the West Lincoln Community 
Centre which is about a 10 minute walk, as well as the grocery store and restaurants on 
St. Catharine Street which is about a 15 minute walk. There is also the new Smithville 
Square Parkette which is located at the corner of St. Catharine Street and Brock Street, 
approximately 65 metres from the subject property.  
 
 Access lane 
 
There is a 3.13 metre main access aisle into the parking area for the proposed site. This 
access aisle is based on an existing right of way, and the location of the existing building. 
Although not typically adequate for two way traffic, based on dimensions of typical 
vehicles, the access aisle should be adequate width for most vehicles.  
 
Planning staff note that an approximate width for a F150 vehicle is approximately 2 metres 
wide, the applicants are proposing the access aisle to be 2.75 metres in width, therefore at 
one time the truck would be able to drive through the access lane. Staff have also provided 
the dimensions for a smaller SUV and a sedan in the image below.  
 

 
 
 
 
Township staff has also been in communication with the Township Fire Department and 
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they have indicated that in the event of an emergency, they would not drive their trucks on 
site. Based on the typical size of vehicles and that this access would not be utilized by 
Township Emergency Services, the proposed and existing access width appears sufficient.  
 
Due to how small this development is in terms of number of units and the parking area, 
traffic volumes utilizing the access lane will be low. Based on the above information, the 
access lane maintains the intent of the Township’s Zoning Bylaw.  
 
Planting Strip 
 
Additionally, the applicants are requesting an exception from a planting strip along the rear 
lot line that abuts an RM2 zoned lot. Section 3.9.2 of the Townships bylaw states that 
planting strips shall be provided along the rear lot line of a lot that is used for a non-
residential zone that abuts a residential zone. The applicants are proposing a 60m² 
amenity space on the rear lot line, this amenity space will occupy about 50% of the rear lot 
line and in turn reduced the deficient rear planting strip from approximately 15 metres to 6 
metres. Only a small portion of the planting strip, approximately 4 metres along the rear 
property line will not meet the planting strip requirement in order to maintain property 
access to all parking spaces. Any grading or drainage concerns will be dealt with through 
the ongoing site plan process.    
 
 

 
 
Planning Staff would also like to note that this minor variance application is subject to the 
condition of site plan, which will include a requirement that only compact vehicles will be 
permitted to use the parking area, as there are deficiencies which would make it difficult to 
navigate a larger vehicle.  
 
 
Is the Proposal desirable for the appropriate development or use of the land? Yes 
 
The subject property is a small commercial property that currently occupies a vacant two-
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storey building, formerly used as a Masonic Lodge and nursery. The development 
proposes to re-adapt the existing building for a mixed-use commercial and residential 
building with two commercial units at grade and four dwelling units above with rental 
tenure. The proposed mixed-use building will enhance the existing character of the 
surrounding community and is an example of adaptive reuse and maximizes the existing 
infrastructure and amenities. Staff have analysed each of the variances to determine if 
they are appropriate development for the property:  
 
To permit a minimum amenity space of 10m² per dwelling unit whereas 20m² is required. 
Staff can consider this variance an appropriate use of the land as the applicants are 
proposing to utilize the existing urban lands to be used as outdoor space to support the 
retention of an existing heritage resource to be readapted for residential uses while 
promoting the use of public infrastructure and investment, which also includes the 
Townships “Smithville Square Parkette which is within 65 metres of the subject property. 
Less land is available for amenity area in an effort to maximize off-street parking on the 
property.  
 
To permit a minimum parking space dimension of 2.6m x 6.0m, from the required minimum 
of 2.7m x 6.0m is required. 
Staff can consider this variance appropriate for the use of the lands as the slightly reduced 
dimension will allow for the proposed development to maximize on-site parking to support 
the end users. As part of the site plan approval, there will be requirements to only permit 
compact vehicle access to the parking lot to recognize that the zoning deficiencies to 
access aisle and reduced parking stall dimensions will create challenges for larger 
vehicles.   
 
To permit a double traffic lane with a minimum width of 3.13m and a maximum width of 
4.4m for travel in two directions, whereas a minimum width of 6m and a maximum width of 
9.0m is required. 
Planning staff can consider this variance appropriate the traffic lane going into and out of 
the parking lot will maintain the existing lot boundaries, easements and takes into 
consideration existing buildings. The site plan agreement will contain a requirement that 
the access be improved to meet the Township’s standards.  
 
To permit an exception from the requirement of planting strips along the rear lot line 
whereas a planting strip is required along the rear lot line. 
Planning staff can consider this variance appropriate development as eliminating the rear 
planting strip has allowed the applicants to provide more on-site parking and through the 
Site Plan Agreement stage the applicants will maximize on-site landscaping where feasible 
to further enhance the condition of the site. The planting strip has only been eliminated 
from a small portion of the property line.  
 
Is the proposal minor in nature? Yes 
 
Although the proposed mixed-use building is appropriate redevelopment for the downtown 
core, the proposal has triggered a number of minor zoning modifications.  
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As previously mentioned, the applicants submitted a previous application in September 
2022 which was deferred due to needing more clarify and information from the applicants, 
However, since the original submission and deferral, the applicants and their agent have 
revised their application and development reducing the number and extent of their 
variances. Based on the fact that this is an infill development and it is constrained by 
existing easements and buildings, the proposed variances are minor in nature.  
 
INTER-DEPARTMENTAL & AGENCY COMMENTS:  
 
Notice was mailed to applicable agencies and departments on April 4th 2024. The Niagara 
Region submitted comments which stated that this application is exempt from review as the 
Region has been following along with the Site Plan application.  
 
Township Public Works Department stated they had no concerns with this application.  
 
The Townships Fire Department had reviewed the application through the previous 
submission in September 2022, and indicates that if the event of an emergency, they would 
not drive their trucks on site anyway. As such the Fire Department had no concerns with the 
application.  
 
PUBLIC COMMENTS: 
 
Notification was mailed to members of the public within 60 metres of the subject property 
on April 4th 2024. Staff have received the following public comments on the most recent 
circulation of this application.  
 
Staff had previously circulated the deferred application on September 1st 2022 and had 
received three comments from members of the public. As the application and proposed 
development has changed significantly, resulting in compliance with the number of parking 
spaces, which was a main issue in the previous application staff feel that most of these 
comments have been addressed.  
 
Staff received a new public submission on April 13th 2024 from a neighbouring property 
owner, which addressed concerns about the risk of an increase in traffic on the existing 
busy intersection at St Catharines Street and Griffin Street, as well as the lack of visitor 
spaces for the residential units as well as the commercial units, and lack of on street 
parking. Staff also received a second comment on April 15th which spoke to all four 
proposed variances. 
 
Township staff have thoroughly reviewed the material provided by Ms. Marie Horne, the 
owner of 111 Griffin Street. Town staff have had multiple meetings with Ms. Horne as well 
as have received a number of legal opinions both from the applicants and from the 
Township’s own lawyer regarding the right of way between 113 Griffin Street and 111 
Griffin Street, and owned by 107 Griffin Street. Township’s staff’s understanding is the 
following: 
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 113 Griffin Street (the subject property) is entitled to a right-of-way over a portion of 
the lands to the north (109A/107 Griffin Street) which gives 113 Griffin Street 
Access to their rear yard. 

 111 Griffin Street (Marie Horne) appears to also have some rights for access over 
the same strip of land.  

 Marie Horne and previous property owners of 111 Griffin Street have historically 
parked on the lands noted as a right of way.  

 The necessary improvements of this right of way will need to be resolved between 
113 Griffin Street and 109A/107 Griffin Street, if the variance is granted. 

 The variance application is only requesting a reduced double lane access of just 
over 3 metres. It will be between the parties involved to confirm that access is 
possible in this location, although in the opinion of the Township and its Legal 
Counsel, there is legal access.   

 The applicants indicated that they had reached out to Ms. Horne to offer a parking 
spot, but it is staffs understanding that this has not been pursued that this time.  

 
Based on the above, and the meetings that Township staff have had with the applicants, 
Ms. Horne and lawyers, we believe that the approval of the minor variances requested can 
be recommended for approval.  
 
CONCLUSION: 
 
Planning staff have reviewed this application against the four tests of a Minor Variance 
and against the applicable planning policies and recommend support for staff report 
COA-12-2024, a mixed-use building with two ground floor commercial units and four 
apartment dwellings above with a minimum amenity space of 10m² per dwelling unit 
whereas 20m² is required, A minimum parking space dimension of 2.6m x 6.0m, from 
the required minimum of 2.7m x 6.0m is required, A double traffic lane with a minimum 
width of 3.13m and a maximum width of 4.4m for travel in two directions, whereas a 
minimum width of 6m and a maximum width of 9.0m is required, An exception from the 
requirement of planting strips along the rear lot line whereas a planting strip is required 
along the rear lot line. Staff have reviewed these variances and can recommend 
approval of the proposed application as they meet the four tests of a minor variance.  
 
ATTACHMENTS: 
1. Location Map 
2. Preliminary Site Plan Sketch 
3. Planning Brief 
3. Agency Comments 
4. Public Comments 
 
 
 
Prepared & Submitted by:   Approved by: 
 
 

Page 25 of 170



P a g e  | 10 

 

Respecting Our Roots, Realizing Our Future 
 

  
_______________________________  _____________________________ 
Madyson Etzl     Gerrit Boerema, RPP, MCIP 
Senior Planner     Manager of Planning 
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A1.0

113 GRIFFIN STREET, SMITHVILLE – NEW MIXED-USE DEVELOPMENT 
CORE COMMERCIAL “C1” ZONE OF TOWNSHIP OF WEST LINCOLN ZONING BY-LAW NO. 
2017-70 

PROVISIONS REQUIRED PROPOSED CONFORMITY 

PERMITTED USE 
APARTMENT DWELLING 

COMMERCIAL 

COMMERCIAL SPACE 
(2 UNITS) 

APARTMENT 
DWELLING  
(4 UNITS) 

YES 

MINIMUM LOT AREA  
(RH ZONE) 

120m2 (PER DWELLING UNIT) 
4 UNITS * 120m2 = 480m2 

717.4m2 YES 

MINIMUM LOT FRONTAGE  - - N/A 

MINIMUM FRONT YARD 
(ADJOINING REGIONAL 
ROAD 14) 

- - N/A 

MINIMUM INTERIOR SIDE 
YARD 

- - N/A 

MINIMUM REAR YARD 
ABUTTING RESIDENTIAL 
ZONE 

6m 19.38m 
YES 

(EXISTING) 

MAXIMUM LOT 
COVERAGE 

- - N/A 

MINIMUM HEIGHT 2 STOREYS 2 STOREYES 
YES 

(EXISTING) 

MAXIMUM HEIGHT 15m 11m 
YES 

(EXISTING) 

MINIMUM LANDSCAPED 
OPEN SPACE 

- - N/A 

MINIMUM GROSS 
LEASABLE FLOOR AREA 

- - N/A 

MINIMUM AMENITY AREA – 
DWELLING WITH 3 TO 4 
DWELLING UNITS ON ONE 
LOT (RH ZONE) 

20m2 PER DWELLING UNIT 
= 80m2 

40m2 NO 

SETBACK TO PUBLIC 
STREET CENTRELINE 

10.05m 10.33m 
YES 

(EXISTING) 

SPACE 

BARRIER-FREE PARKING FACILITIES 

MINIMUM BARRIER-FREE 
PARKING SPACES 

1 TYPE A SPACE 1 YES 

MINIMUM TYPE A 
BARRIER-FREE PARKING 
SPACE WIDTH 

3.4m 3.4m YES 

BARRIER-FREE PARKING 
SPACE ACCESS AISLE 
WIDTH 

1.5m YES YES 

WIDTH 

DRIVEWAY REQUIREMENTS  

DOUBLE TRAFFIC LANE 
FOR TRAVEL IN TWO 
DIRECTIONS FOR NON-
RESIDENTIAL USE 

MINIMUM 7.5m ±3.13m NO 
(EXISTING) 

MAXIMUM 9.0m 4.49m 

DRIVEWAYS FOR 
RESIDENTIAL USES 
WITHIN A SETTLEMENT 
AREA WITH LESS THAN 
FIVE (5) DWELLING UNITS 

3m 3.13m  
YES 

(EXISTING) 

DRIVEWAY LOCATION 
FOR RESIDENTIAL USE 
WITH LESS THAN FIVE (5) 
DWELLING UNITS 

NO CLOSER TO THE INTERIOR 
SIDE LOT LINE THAN THE MIN. 

INTERIOR SIDE YARD 
REQUIRED (0m) 

0m YES 

DWELLING UNITS 

OFF-STREET BICYCLE PARKING FACILITY REQUIREMENTS  

MINIMUM BICYCLE 
PARKING FACILITIES TO 
BE PROVIDED FOR 
APARTMENT DWELLING 

N/A N/A N/A 

LOADING FACILITIES  

MINIMUM NUMBER OF 
LOADING SPACES TO BE 
PROVIDED FOR A 
COMMERCIAL USE 

450m2 OR LESS (190m2): NO 
MINIMUM REQUIREMENT 

0 YES 

3.3.1 ALLOWABLE PROJECTIONS INTO REQUIRED YARDS 

COMMERCIAL USE 

3.3.1 ALLOWABLE PROJECTIONS INTO REQUIRED YARDS 

AIR CONDITIONERS, HEAT 
PUMPS AND ANY 
APPURTENANCES 
THERETO 

N/A N/A N/A 

AWNINGS, CANOPIES, 
CORNICES, COVES, BELT 
COURSES, EAVES, 
GUTTERS, OVERHANGS, 
PILASTERS, SILLS OR 
OTHER WEATHER SHIELD 

N/A N/A N/A 

FIRE ESCAPES N/A N/A 
YES 

(EXISTING) 

PORCHES, UNENCLOSED, 
4.5 m OR LESS IN HEIGHT  

1.5m 1.57m 
NO 

(EXISTING) 

STAIRS ABOVE GRADE, 
UNCOVERED AND 
UNENCLOSED, FOR 
ACCESS TO A MAIN 
BUILDING  

UP TO 4m FROM THE REAR 
LOT LINE 

23.0m FROM REAR LOT 
LINE 

YES 

BUILDING  

3.9 LANDSCAPING AND PLANTING STRIPS 

PLANTING STRIPS 
LOCATION 

ALONG THE INTERIOR SIDE 
LOT LINE AND THE REAR LOT 
LINE OF A LOT THAT IS USED 

FOR A NON-RESIDENTIAL 
PURPOSE, WHERE THE 
APPLICABLE LOT LINE 

ADJOINS A LOT WITHIN A 
RESIDENTIAL ZONE (REAR LOT 

LINE ABUTS RESIDENTIAL 
ZONE) 

REAR ABUTTING 
RESIDENTIAL ZONE 

(RM2) 
PARTIAL PLANTING 
STRIP PROPOSED 

NO 

MINIMUM PLANTING 
STRIPS WIDTH 

1.5m 
PARTIAL PLANTING 
STRIP PROPOSED 

NO 

PARKING REQUIREMENTS  

APPLICABILITY AND 
GENERAL 
REQUIREMENTS 

ii. NO ADDITIONAL PARKING OR 
LOADING FACILITIES SHALL BE 
REQUIRED FOR A CHANGE IN USE 
OF AN EXISTING LOT, BUILDING OR 
STRUCTURE LOCATED IN THE 
CORE COMMERCIAL (C1) ZONE 
iii. IF THE NUMBER OF DWELLING 
UNITS, THE FLOOR AREA OR THE 
SEATING CAPACITY WITHIN A 
BUILDING OR STRUCTURE IS 
INCREASED, PARKING AND 
LOADING FACILITIES SHALL BE 
PROVIDED FOR SUCH INCREASED 
DWELLING UNITS, FLOOR AREAS 
AND SEATING CAPACITY IN 
ACCORDANCE WITH THE 
REQUIREMENTS OF THIS 
SECTION. 

0 ON-SITE PARKING 
SPACES EXISTING 

YES 

MINIMUM NUMBER OF 
PARKING SPACES – 
APARTMENT DWELLING 

1.75 PER DWELLING UNIT 2 PER DWELLING UNIT YES 

MINIMUM PARKING SPACE 
DIMENSIONS 

2.7m x 6m 2.6m x 6.0m NO 

MINIMUM PARKING SPACE 
WIDTH WHERE IT ABUTS 
LANDSCAPED OPEN 
SPACE 

2.4m 2.6m YES 

Attachment No. 1 to COA-12-2024
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T. Johns Consulting Group Ltd. (“T. Johns Consulting”) has prepared the following revised Planning 

Rationale Report dated November 8, 2023 in support of a revised Minor Variance application for 113 

Griffin Street, Smithville in the Town of West Lincoln, Niagara Region. The following rationale shall 

supersede the rationale dated July 2022 for Minor Variance Application A21/2022WL. 

Description of Subject Lands 

113 Griffin Street (“subject lands”) is located in the downtown area of Smithville, on the west side of 

Griffin Street, otherwise known as Regional Road 14 (Refer to Figure 1 – Site Location). The subject 

lands are rectangular in shape with 10.6m of frontage on Griffin Street, a lot depth of 53.43m and an 

approximate total lot size of 717.4m2. The site is an existing lot of record and is occupied by one (1) 

two-storey brick building that is currently vacant. The building was last used as a Masonic Lodge and 

day care facility. The rear parking area is accessed via a shared access easement (R0127862) on 

107 Griffin Street in favour of 113 Griffin Street (Refer to submitted Survey Plan).  

The existing building provides the following yards:  

  Front Yard  5.96m 

  Side Yard (North) 1.00m 

  Side Yard (South) 0.76m 

  Rear Yard  19.38m 

Figure 1 – Site Location  

 

 

Attachment No. 2 to COA-12-2024
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Planning Status 

The Niagara Region Official Plan, Schedule A – Regional Structure, designates the subject lands as 

a “Built-Up Area” within the Urban Area known as Smithville. Built-Up Areas are areas within the 

Region that are to be the focus for residential redevelopment and intensification.  

The Township of West Lincoln Consolidated Official Plan, Schedule B-4 – Land Use Smithville, 

designates the subject lands as “Core Commercial”. Permitted uses in the Core Commercial 

designation include but not limited to residential apartments above the first storey, offices and retail 

stores. Intensification and the adaptive reuse of the Town’s existing building stock is permitted.  

The Township of West Lincoln Zoning By-law No. 2017-70, zones the subject lands as Core 

Commercial (C1) Zone. Permitted uses in the C1 zone include apartment dwellings, therefore the 

proposed re-adaptation for a mixed use commercial and residential building is permitted.   

Proposed Development 

The development proposes to re-adapt the existing 2-storey brick building for a mixed use 

commercial and residential building with two (2) commercial units at grade and four (4) dwelling units 

above with rental tenure. To meet Ontario Building Code requirements, new stairs are proposed at 

the rear of the building. Surface parking is proposed at the rear of the site which will be accessed by 

the existing right-of-way. A total of eight (8) parking spaces are proposed including one (1) barrier 

free space. Four (4) long-term bicycle parking spaces are proposed within a bike shed and a bike 

rack able to accommodate five (5) bikes is proposed near the principal entrance. A minimum of 40m² 

of amenity area is proposed within the rear yard.  

Nature and Extent of Relief Applied For:  

The proposed re-adaptive use of the existing building for a mixed-used development at 113 Griffin 

Street requires relief from the Township of West Lincoln Zoning By-law No. 2017-70, Core 

Commercial (C1) Zone. Four (4) Minor Variances are being sought from ZBL No. 2017-70 to facilitate 

the proposed redevelopment.  

The requested variances are as follows:  

 ZBL No. 2017-70 Section Purpose 

1. 
6.3, Table 15  
Minimum Amenity Area 

To allow a minimum amenity space of 10m² per dwelling 

unit whereas, a minimum of 20m² per dwelling unit is 

required.   

2. 

3.12.6 d) 

Minimum Parking Requirements 

(Dimensions) 

To allow a minimum parking space width of 2.6 metres 

whereas a minimum width of 2.7 metres is required. 

3. 
3.12.2 b), Table 3 
Minimum and Maximum Width for 

Driveways 

To allow for a double traffic lane for travel in two directions 

to have a minimum width of 3.13m, whereas a minimum 

width of 7.5m is required.  
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4. 
3.9.2  

Planting Strips 

To permit no planting strips along the rear lot line whereas 

a planting strip is required along the rear lot line.  

PLANNING RATIONALE TO SUPPORT THE VARIANCES 

Overall Conformity to the Niagara Region Official Plan  

The Niagara Region Official Plan ("ROP”) identifies the subject lands within the “Built-Up Area” 

known as Smithville in the Township of West Lincoln. Urban areas designated as such are intended 

to annually accommodate 40% of the Region’s residential development (Policy 4.C.3.1). The 

requested variances will facilitate the proposed redevelopment, contributing to the 15% residential 

intensification target for the Town of West Lincoln as set by the Region (Policy 4.C.4.2).  

Overall Conformity to the Township of West Lincoln Official Plan 

The Township of West Lincoln Official Plan designates the subject lands as “Downtown – Commercial 

Core” (Schedule B-4) which permits mixed use buildings with apartment dwellings above the 1st 

storey and ground floor commercial to activate the streetscape (Policy 6.7.3 a) i.).  

The proposed land use will demonstrate appropriate and gentle intensification within the downtown 

core. As both the property and building are existing, some of the proposed variances will recognize 

the existing site conditions ensuring that the adaptive re-use of the property is compatible with 

existing development patterns and thus enhances and protects the character of the historic 

Downtown (Policy 6.7.5 c). The requested variances maintain the intent of the Official Plan.  

 

VARIANCE 1. To allow a minimum amenity space of 10m2 per dwelling unit whereas 20m2 per 
dwelling unit is required. 

Why is it not possible to comply with the provision of the by-law?  

As the redevelopment proposes an adaptive re-use of the existing building and site, the site design 

needs to work within the existing constraints while balancing the on-site parking needs, circulation 

space and on-site amenity.   

PLANNING RATIONALE TO SUPPORT VARIANCE 1: 

1. Conformity to the Intent of the Zoning By-law  

The intent of the minimum amenity area is to provide the opportunity for passive and programmed 

recreational space for residents. Amenity areas also support social interactions amongst residents. 

The amenity space will be landscaped and programmed with outdoor seating areas for tenants and 

therefore, maintains the intent of the zoning by-law.  
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2. Is the Variance Minor and Desirable? 

The requested variance to permit a minimum amenity space of 10m2 per dwelling unit is minor as it 

will provide a programmed amenity area without impact to the existing site and building.  The 

proposed reduction is desirable as it will efficiently utilize existing urban lands to be used as outdoor 

space to support the retention of an existing heritage resource to be readapted for residential uses 

while promoting the use of public infrastructure and investment, including the Smithville Square 

Parkette within 65m of the subject lands.  

 

VARIANCE 2. To allow a minimum parking space width of 2.6m whereas a minimum parking space 

width of 2.7 metres is required.  

 

Why is it not possible to comply with the provision of the by-law?  

The existing conditions of the property and building are pre-existing with no boundary or exterior 

changes proposed. To provide an appropriate number of parking spaces, altered sizes are required.  

PLANNING RATIONALE TO SUPPORT VARIANCE 2 

1. Conformity to the Intent of the Zoning By-law  

The intent of the by-law is to ensure adequately sized parking spaces to allow for vehicles to safely 

and conveniently enter and exit the spaces. The requested variance meets this intent as the 

proposed spaces are adequately sized with a slight 0.1 metre adjustment in width. The proposed 

parking stall width maintains the intent of the Zoning By-law. 

2. Is the Variance Minor and Desirable? 

The proposed reduction in minimum parking space dimensions is minor as the site plan control 

approval will ensure that the parking area is used safely. The variance will allow for the development 

to maximize on-site parking to support the end users.   

VARIANCE 3. To allow for a double traffic lane for travel in two directions to have a minimum width 

of 3.13m and a maximum width of 4.46m, whereas a minimum width of 7.5m and a 

maximum width of 9.0m is required.   

Why is it not possible to comply with the provision of the by-law?  

The driveway belongs to 107 Griffin Street and access is provided in favour to 113 Griffin Street 

through an access easement as in RO127862. The existing driveway has historically provided both 

ingress and egress to the subject lands. The driveway is located directly between the buildings on 

111 and 113 Griffin Street, and as such, alterations to the driveway width are not possible without 

the removal of the existing buildings. 

PLANNING RATIONALE TO SUPPORT VARIANCE 3: 
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1. Conformity to the Intent of the Zoning By-law  

The intent of the required driveway width is to ensure the driveway is functional for two lanes of traffic. 

It is anticipated that there will be low traffic flow into and out of the subject lands. Mitigative measures 

including reduced traffic speeds and signage as well as convex mirrors may be implemented to 

improve the visibility and function of the driveway through site plan control. The primary fire route 

and waste pick-up will be from the Regional right-of-way, therefore, no large vehicles are required to 

be on site. The recognition of the existing right-of-way width maintains the intent of the zoning by-

law. 

2. Is the Variance Minor and Desirable?  

The variance is minor as it will recognize an existing driveway width. The variance is desirable as it 

maintains the existing lot boundaries and will not negatively impact the neighbouring buildings. 

VARIANCE 4. To permit no planting strip along the interior side lot line and rear lot line for a 
whereas a planting strip is required along the interior side lot line and rear lot line. 

Why is it not possible to comply with the provision of the by-law?  

To provide sufficient parking stall lengths and maneuvering space, planting strips cannot be 

accommodate between the parking stalls and property boundaries.   

 

PLANNING RATIONALE TO SUPPORT VARIANCE 4: 

1. Conformity to the Intent of the Zoning By-law  

The intent of the planting strip is to provide a visual buffer between parking areas and neighbouring 

uses. The rear property boundary abuts an existing parking area of a multi-residential building and 

the southerly side yard abuts a vacant commercial property. The proposed reduction of planting 

strips will not adversely impact abutting uses. The proposed variance maintains the intent of the 

Zoning By-law.  

2. Is the Variance Minor and Desirable? 

The requested variance to permit no planting strip along interior side and rear lot lines is minor and 

is required to facilitate on-site parking, maneuvering and maintain the existing driveway access. The 

overall impact of this variance is minor and is further offset by maximizing on-site landscaping where 

feasible to enhance the existing site condition. The variance is desirable as it allows for the efficient 

redevelopment and adaptive reuse of urban lands and will maximize the number of on-site parking 

spaces while maintaining safe circulation and maneuvering.  

Conclusion 

The proposed mixed use building and associated variances on 113 Griffin Street will provide 

additional commercial and residential dwelling units in the Downtown commercial core area of 

Smithville while contributing to the retention of existing heritage resources by adaptively reusing the 
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former Masonic Hall building.  The proposed redevelopment will provide a logical and safe site design 

that is compatible with the existing built form and character of Smithville. The requested variances 

meet the intent of the Official Plan, Zoning By-law No. 2017-70, are minor, desirable and represent 

good land use planning.  

Respectfully Submitted, 

T. Johns Consulting Group Ltd. 

 

 

Katelyn Gillis, BA   Terri Johns, MCIP, RPP   

Senior Planner   President   
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Stephanie Pouliot

From: Jennifer Bernard
Sent: April 10, 2024 1:33 PM
To: Stephanie Pouliot
Subject: RE: Notice of Hearing and Full Package -Wednesday April 24th COA Hearing

Hi Stephanie, 
 
I have no comments to provide on either of these applications. 
 
Thanks, 
Jenn 
 
 
Our working hours may be different. Please do not feel obligated to reply outside of your 
working hours. Let’s work together to help foster healthy work-life boundaries.  

 

 

Jennifer Bernard, C.E.T. 
 
Coordinator, Engineering 
Services 
Tel: 905-957-3346 ext 6732 
Email: jbernard@westlincoln.ca 
Web: www.westlincoln.ca 

  

   

  

The information transmitted, including attachments, is intended only for the 
person(s) or entity to which it is addressed and may contain confidential 
and/or privileged material.  Any review, retransmission, dissemination or 
other use of, or taking of any action in reliance upon this information by 
persons or entities other than the intended recipient is prohibited.  If you 
received this in error, please contact the sender and destroy any copies of this 
information. 

 

   

From: Stephanie Pouliot <spouliot@westlincoln.ca>  
Sent: April 5, 2024 2:46 PM 
To: Pat.busnello@niagararegion.ca; devtplanningapplications@niagararegion.ca; susan.dunsmore@niagararegion.ca; 
Connor.Wilson@niagararegion.ca; mbirbeck@npca.ca; Mike DiPaola <mdipaola@westlincoln.ca>; Jennifer Bernard 
<jbernard@westlincoln.ca>; John Bartol <jbartol@westlincoln.ca>; Lyle Killins <lkillins@live.com>; Barb Behring 
<bbehring@westlincoln.ca>; Ray Vachon <rvachon@westlincoln.ca> 
Cc: Brian Treble <btreble@westlincoln.ca>; Gerrit Boerema <gboerema@westlincoln.ca>; Susan Smyth 
<ssmyth@westlincoln.ca>; Jeni Fisher <jfisher@westlincoln.ca>; Madyson Etzl <metzl@westlincoln.ca> 
Subject: Notice of Hearing and Full Package -Wednesday April 24th COA Hearing 
 
Good Afternoon,  
 
Please find attached the notice of hearing and full package for the below applications going forward at the April 24th 
Committee of Adjustment hearing.  
 

Attachment No. 4 to COA-12-2024
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-              Minor variance A21/2022WL –Schilstra Brothers Inc. for the property located at 113 Griffin Street 
-              Minor variance A05/2024WL –Buitenwerf for the property located at 7 Wade Road 
 
If you have any comments or concerns, please let me know.  
 
Kind regards,  
Stephanie 
 
Our working hours may be different. Please do not feel obligated to reply outside of your 
working hours. Let’s work together to help foster healthy work-life boundaries.  

 

Stephanie Pouliot 
 
Planner I 
Tel: 905-957-3346 ext. 5140 
Email: spouliot@westlincoln.ca 
Web: www.westlincoln.ca 

  

   

  

The information transmitted, including attachments, is intended only for the person(s) or entity to 
which it is addressed and may contain confidential and/or privileged material.  Any review, 
retransmission, dissemination or other use of, or taking of any action in reliance upon this 
information by persons or entities other than the intended recipient is prohibited.  If you received 
this in error, please contact the sender and destroy any copies of this information. 
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Stephanie Pouliot

From: Wilson, Connor <Connor.Wilson@niagararegion.ca>
Sent: April 11, 2024 4:30 PM
To: Stephanie Pouliot
Cc: Development Planning Applications
Subject: RE: Notice of Hearing and Full Package -Wednesday April 24th COA Hearing

Good afternoon Stephanie 
 
113 Griffin Street 
 
Staff note this application is exempt from review as the Region has been reviewing the Site Plan 
application. Any requirements will be address through that application. 
 
7 Wade Road 
 
Regional staff note that no review is required as a previous comment letter (Township File No. 
B02/2024WL) was circulated and recommended an archaeological warning clause as a condition. It 
is noted that the Committee of Adjustment did not add in the condition as per the Notice of Decision. 
Accordingly, staff have no further comments to provide but wish to reiterate the archaeological 
warning clause for the applicants information.  
 
“If deeply buried or previously undiscovered archaeological remains/resources are found during development 
activities on the subject lands, all activities must stop immediately. If the discovery is human remains, contact the 
police and coroner to secure the site. If the discovery is not human remains, the area must be secured to prevent 
site disturbance. The project proponent must then follow the steps outlined in the Niagara Region Archaeological 
Management Plan: Appendix C.” 
 
Please do not hesitate if you have any questions or concerns with the above. 
 
All the Best, 
 
 

 

Connor Wilson 
Development Planner 
 
Niagara Region, 1815 Sir Isaac Brock Way,  
Thorold, ON, L2V 4T7 

P: (905) 980-6000 ext. 3399 
W: www.niagararegion.ca 
E: connor.wilson@niagararegion.ca  
 
 

 
 

From: Stephanie Pouliot <spouliot@westlincoln.ca>  
Sent: Friday, April 5, 2024 2:46 PM 
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To: Busnello, Pat <pat.busnello@niagararegion.ca>; Development Planning Applications 
<devtplanningapplications@niagararegion.ca>; Dunsmore, Susan <Susan.Dunsmore@niagararegion.ca>; Wilson, 
Connor <Connor.Wilson@niagararegion.ca>; mbirbeck@npca.ca; Mike DiPaola <mdipaola@westlincoln.ca>; Jennifer 
Bernard <jbernard@westlincoln.ca>; John Bartol <jbartol@westlincoln.ca>; Lyle Killins <lkillins@live.com>; Barb Behring 
<bbehring@westlincoln.ca>; Ray Vachon <rvachon@westlincoln.ca> 
Cc: Brian Treble <btreble@westlincoln.ca>; Gerrit Boerema <gboerema@westlincoln.ca>; Susan Smyth 
<ssmyth@westlincoln.ca>; Jeni Fisher <jfisher@westlincoln.ca>; Madyson Etzl <metzl@westlincoln.ca> 
Subject: Notice of Hearing and Full Package -Wednesday April 24th COA Hearing 
 

CAUTION EXTERNAL EMAIL: 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. 

Good Afternoon,  
 
Please find attached the notice of hearing and full package for the below applications going forward at the April 24th 
Committee of Adjustment hearing.  
 
-              Minor variance A21/2022WL –Schilstra Brothers Inc. for the property located at 113 Griffin Street 
-              Minor variance A05/2024WL –Buitenwerf for the property located at 7 Wade Road 
 
If you have any comments or concerns, please let me know.  
 
Kind regards,  
Stephanie 
 
Our working hours may be different. Please do not feel obligated to reply outside of your 
working hours. Let’s work together to help foster healthy work-life boundaries.  

 

 

Stephanie Pouliot 
 
Planner I 
Tel: 905-957-3346 ext. 5140 
Email: spouliot@westlincoln.ca 
Web: www.westlincoln.ca 

  

   

  

The information transmitted, including attachments, is intended only for the person(s) or entity to 
which it is addressed and may contain confidential and/or privileged material.  Any review, 
retransmission, dissemination or other use of, or taking of any action in reliance upon this 
information by persons or entities other than the intended recipient is prohibited.  If you received 
this in error, please contact the sender and destroy any copies of this information. 

 

   
The Regional Municipality of Niagara Confidentiality Notice The information contained in this communication 
including any attachments may be confidential, is intended only for the use of the recipient(s) named above, 
and may be legally privileged. If the reader of this message is not the intended recipient, you are hereby notified 
that any dissemination, distribution, disclosure, or copying of this communication, or any of its contents, is 
strictly prohibited. If you have received this communication in error, please re-send this communication to the 
sender and permanently delete the original and any copy of it from your computer system. Thank you.  
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Stephanie Pouliot

From: Giavedoni, Mark <Mark.Giavedoni@gowlingwlg.com>
Sent: April 15, 2024 1:19 PM
To: Stephanie Pouliot; Jeni Fisher
Cc: Marie Horne
Subject: Minor Variance Application A21/2022WL (Schilstra Brothers Inc.) 113 Griffin Street, 

Smithville
Attachments: Township of Lincoln ltr Apr 15 24 signed.pdf

Good afternoon: 
Please find attached correspondence from Marie Horne in connection with the above application.  
Kindly confirm receipt. 
Regards, 
 
Mark Giavedoni  
Partner  

T +1 905 540 2493 
F +1 905 523 2954 
mark.giavedoni@gowlingwlg.com 

 

Gowling WLG (Canada) LLP 
One Main Street West 
Hamilton ON  L8P 4Z5 
Canada 

   

 

gowlingwlg.com 

Gowling WLG | 1,400+ legal professionals | 19 offices worldwide 
 

 
 
 
The information in this email is intended only for the named recipient and may be privileged or confidential. If 
you are not the intended recipient please notify us immediately and do not copy, distribute or take action based 
on this email. If this email is marked 'personal' Gowling WLG is not liable in any way for its content. E-mails 
are susceptible to alteration. Gowling WLG shall not be liable for the message if altered, changed or falsified.  
 
Gowling WLG (Canada) LLP is a member of Gowling WLG, an international law firm which consists of 
independent and autonomous entities providing services around the world. Our structure is explained in more 
detail at www.gowlingwlg.com/legal.  
 
References to 'Gowling WLG' mean one or more members of Gowling WLG International Limited and/or any 
of their affiliated businesses as the context requires. Gowling WLG (Canada) LLP has offices in Montréal, 
Ottawa, Toronto, Hamilton, Waterloo Region, Calgary and Vancouver.  
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April 15, 2024 
 
SENT VIA EMAIL (planning@westlincoln.ca)  
 
Township of West Lincoln 
318 Canborough Street 
Box 400  
Smithville, Ontario 
L0R 2A0 
 
Attention: Stephanie Pouliot, Planning Department (spouliot@westlincoln.ca)  
 
Dear Sir or Madam: 
 
Re: Minor Variance Application A21/2022WL Objection – 113 Griffin Street, Smithville 
_________________________________________________________________________________  
 
My name is Marie Horne and I writing in objection to the Minor Variance Hearing Application described 
above that will seek to put two commercial and four residential condominium units on 113 Griffin Street, 
Smithville (the “Site”), adjacent to my existing business and residence at 111 Griffin Street, Smithville.  
 
The details provided in the Notice of Public Meeting posted on the Site appear to be inadequate to fully 
understand the details of the variance but from the application description, it would appear a 50% 
reduction in amenity space requirements, reduced parking spaces and sizes, the requirement for a 
double lane in and out from behind my property at half the required dimensions and the removal of the 
necessity of a planting strip, do not appear to be minor in nature and should not actually be the subject 
of a minor variance but probably a rezoning application entirely. 
 
This and the proposed development is bad planning as it does not fit the area or the neighbouring 
properties and is too ambitious for the Site.  I have been very vocal about my objection to the 
redevelopment of this Site for years, and my objection to the proposed application for many months, 
including on January 17, 2024 a two-hour meeting with Gerrit Boerema and the Director of Planning, 
Brian Treble, to review and discuss the concerns that I have raised.  All of those discussions and the 
many documents in support of my position which is now in the hands of the Town, should form the basis 
of my objection and considered prior to the hearing on April 24th.  I intend to appear as well to answer 
any questions about my objection. 
 
The proposed development will encroach on my existing legal property rights on the lands in question.  
There are other property owners in the area that have similar rights to use the back lot in the “alley way” 
to access our businesses and residences.  The proposed development does not give creditability to 
these rights and the way that we have been enjoying them for many years.  The Applicant’s proposed 

DocuSign Envelope ID: DC117F27-62DA-4475-A7AA-40B0B2C54BE6
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use will result in a change in the use to how I use the property and on the terms on which I bought it.  
The prior owners have been using the back area consistently for decades.  This issue has already 
resulted in the removal of existing structures (a patio and shed) that were located next to my building, 
which was removed contrary to my legal rights.   This application would be an infringement of my rights 
in the property and so I am objecting to the application.   I wish to be confirmed on the record of my 
objection and my intention to appear at the hearing. 
  
Yours very truly, 
 
 
 
 
Marie Horne 
 
 

DocuSign Envelope ID: DC117F27-62DA-4475-A7AA-40B0B2C54BE6
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Stephanie Pouliot

From: Marie Horne <mhsafex@gmail.com>
Sent: April 15, 2024 1:27 PM
To: Stephanie Pouliot
Subject: Fwd: 111 griffin st s/ driveway

please add to file A21/2022WL meeting zoom 

---------- Forwarded message --------- 
From: Marie Horne <mhsafex@gmail.com> 
Date: Mon, 15 Jan 2024 at 22:39 
Subject: Re: 111 griffin st s/ driveway 
To: Brian Treble <btreble@westlincoln.ca> 
 

Good morning everyone. 
 
This email was written last night as it has bin heavy on my heart and time is precious in this matter. I feel the 
need to not wait on the matter and take any day and time that is available for a meeting with all the findings I 
have come into my possession. The findings state the middle between the Mason hall and myself at 111 griffin 
st s is my right to continue usage as it has bin for decades times seven and some. 
 Any altering changes/plans do not belong to a decision of other parties to over ride the existing usage/legal 
document/s/deeds that would change the holders in hand of there deeds/documents without there consent or 
handover rights. I Marie Horne do not give my consent/sign off and have all aspects to all of the above stated. 
Will work around your schedule for a sit down meeting as well. Just ask for a day in advance to make 
arrangements with moving around the business. Look forward to hearing from you. 
Blessings 
Marie Horne 
 
On Mon, Jan 15, 2024, 5:47 p.m. Marie Horne <mhsafex@gmail.com> wrote: 
Hi Brian. Thank you for your response. I look forward to hearing from you regarding the meeting date and 
time. 
Blessing  
Marie Horne  

---------- Forwarded message --------- 
From: Brian Treble <btreble@westlincoln.ca> 
Date: Mon, 15 Jan 2024 at 13:35 
Subject: RE: 111 griffin st s/ driveway 
To: Marie Horne <mhsafex@gmail.com> 
Cc: Cheryl Ganann <cganann@westlincoln.ca>, Jacquie Thrower <jthrower@westlincoln.ca>, Susan Smyth 
<ssmyth@westlincoln.ca>, Gerrit Boerema <gboerema@westlincoln.ca>, Jeni Fisher 
<jfisher@westlincoln.ca>, Stephanie Pouliot <spouliot@westlincoln.ca> 
 

Hi Marie: 

I have copied a few people on my reply including the Mayor. 

Page 72 of 170



2

Between Jacquie and Jeni of this office, they can hopefully set up a meeting time on a Monday that works in your 
calendar.  I have also included the planners who are working on the adjacent Masonic Hall minor variance and site 
plan. 

Thanks for reaching out. 

Brian 

  

 
Our working hours may be different. Please do not feel obligated to reply outside of your 
working hours. Let’s work together to help foster healthy work-life boundaries.  

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link points to the correct file and location.

 

 

Brian Treble 
 
Director of Planning & Building 
Tel: 905-957-3346 ext.5138 
Email: btreble@westlincoln.ca 
Web: www.westlincoln.ca 

  

The 
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The information transmitted, including attachments, is intended only for the person(s) or entity to 
which it is addressed and may contain confidential and/or privileged material.  Any review, 
retransmission, dissemination or other use of, or taking of any action in reliance upon this 
information by persons or entities other than the intended recipient is prohibited.  If you received 
this in error, please contact the sender and destroy any copies of this information. 

 

   

From: Marie Horne <mhsafex@gmail.com>  
Sent: January 15, 2024 1:14 PM 
To: Brian Treble <btreble@westlincoln.ca> 
Subject: 111 griffin st s/ driveway 

  

Good morning Brian. This is Marie Horne.  My apologies for the delay in getting back to you. Had to step 
back for a bit do to things being overwhelming with now being the second  investor/developer of the Mason 
hall. As well as this ongoing development pursuit next door and saving are downtown core. I have bin active 
in trying to save the rights of the side of my building and have clear evidences with the usage of the side 
dating back to 3 generating owners. Would like to suchuale a sit down meeting with you the mayor and 
anyone else to get everyone up to date with my findings and ongoing issues that have bin taking place next 
store these passed years for intitlement in residential condos with a space that doesn't have enough to support 
or allow. Also left a voice-mail with are mayor today as well. Requesting a sit down meeting. Have Mondays 
off still and hoping that that works for you. 

Blessings  

Marie Horne  
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Stephanie Pouliot

From: Marie Horne <mhsafex@gmail.com>
Sent: April 15, 2024 1:18 PM
To: Stephanie Pouliot
Subject: Re: Re:

 
 
On Mon, 15 Apr 2024 at 12:50, Marie Horne <mhsafex@gmail.com> wrote: 
Good morning stephanie. This is Marie Horne at 111 Griffin St S.  PLease add this message in the case file as 
well as the by-lay complaint as well as all emails back and forth to Jesse are by-law officer. My driveway is 
still not bin cleaned up from the last demo nore has anyone been here to address any garbage tim 
hortons plastic glass nails crews asbestos tiles wood Dry-wall or plaster from the by-law complaint date. I 
have never seen my driveway so broken. Can't even walk normally down to my back entrance.  Cant even pull 
up to park like we do. Afraid of getting another nail or screw in the tires which would make it number 3 for the 
count.  Thank you  

---------- Forwarded message --------- 
From: Jesse Paul <jpaul@westlincoln.ca> 
Date: Mon, 22 Jan 2024 at 14:17 
Subject: RE: Re: 
To: Marie Horne <mhsafex@gmail.com> 
 

No need to apologise. If I come across anything that can help from my end, I have no problem doing that. 

  

Have a great day!  

  

From: Marie Horne <mhsafex@gmail.com>  
Sent: January 19, 2024 8:20 PM 
To: Jesse Paul <jpaul@westlincoln.ca> 
Subject: Re: Re: 

  

Hi Jesse.  So sorry for the delay. No problem at all. There where some things talked about regarding BIA and 
thought I needed an assessment done by you as by law in order to go ahead with putting things in motion to 
protecting are downtown core with little parking we have for business and the town not supporting any up and 
coming plans for the business core. Potentially more residential being developed so close to the business core. 
I'm afraid are down town with be no more due to not being able to grow with not enough parking not being 
able to meet the increasing property tax make a living  business not being able to have a retirement do to value 
depreciation. If there is any thing you can think of that would help from your end that would be greatly 
appreciated. Sorry for the late tex on Friday too.  Have a wonderful weekend. Thanks again 
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Blessings 

Marie  

  

On Tue, Jan 16, 2024, 1:35 p.m. Jesse Paul <jpaul@westlincoln.ca> wrote: 

Hi Marie, 

I had a chance to speak with Brain, and your meeting tomorrow is involving more of the planning department. My file 
and Brain’s file are appear to be separate issues, so professionally I have to stick to my file. 

I will be around the office tomorrow though, if there are By Law topics that are brought up.  

  

All the best!!! 

  

From: Marie Horne <mhsafex@gmail.com>  
Sent: January 16, 2024 9:41 AM 
To: Jesse Paul <jpaul@westlincoln.ca> 
Subject: Re: Re: 

  

Good morning Jesse. Hope your morning is going well so far. I have a meeting coming up with Brian Treble 
this Wed at 11am. Was hoping you could be there . Is there a time today we could talk on the phone.  

Blessing  

Marie Horne  

  

On Fri, Jan 12, 2024, 12:31 p.m. Marie Horne <mhsafex@gmail.com> wrote: 

Hi Jesse 

  

Yes . For sure. Thank you again  

Hopefully progress starts soon. 

Blessings  

Marie  
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On Fri, Jan 12, 2024, 11:50 a.m. Jesse Paul <jpaul@westlincoln.ca> wrote: 

Good Morning and happy Friday. 

  

That is not a problem, hopefully the violations I found do get addressed with in the timeline that provided. 

  

Have a great weekend  

  

From: Marie Horne <mhsafex@gmail.com>  
Sent: January 12, 2024 7:15 AM 
To: Jesse Paul <jpaul@westlincoln.ca> 
Subject: Re: Re: 

  

Good morning Jesse. 

  Happy friday. Thank you for talking to them. My last email not trying to be confusing. It was suppost to 
mean they picked up some things from the building and left but nothing was cleaned up from the mess they 
made/ ruttes from the demolition take down the other week with the bin collesction. Sorry for 
the confusion. Writing is not forta. Hopefully with the talk to had with them they come and clean and fix 
the side soon.  

Thank you  

Marie  

  

On Thu, Jan 11, 2024, 3:58 p.m. Jesse Paul <jpaul@westlincoln.ca> wrote: 

Hi Marie, 

  

I was in-touch with the property owners and brought forward my findings to them. That is good to hear that there 
is progress. 

  

Have a great night! 
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From: Marie Horne <mhsafex@gmail.com>  
Sent: January 11, 2024 3:15 PM 
To: Jesse Paul <jpaul@westlincoln.ca> 
Subject: Re: 

  

Hi Jesse. Happy Thursday. Thank you for the information. Pretty appreciatived. Sorry for the later 
response time. Was also wondering if you had a chance to follow up with schilstr owners of the log. There 
was to guys here on the side and picked up some things and left.  

Thank you 

Marie  

  

On Tue, Jan 9, 2024, 12:41 p.m. Jesse Paul <jpaul@westlincoln.ca> wrote: 

Hi Marie,  

Please find the picture of your property with estimated property lines.  

The Pdf included is the original report of concern you sent in. 

  

Have a great day 

  

  

 
Our working hours may be different. Please do not feel obligated to reply outside of your 
working hours. Let’s work together to help foster healthy work-life boundaries.  

  

Jesse Paul 
 
Enforcement Officer 
Tel: 905-957-3346 ext. 6734 
Email: jpaul@westlincoln.ca 
Web: www.westlincoln.ca 
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The information transmitted, including 
attachments, is intended only for the person(s) or 
entity to which it is addressed and may contain 
confidential and/or privileged material.  Any 
review, retransmission, dissemination or other 
use of, or taking of any action in reliance upon 
this information by persons or entities other than 
the intended recipient is prohibited.  If you 
received this in error, please contact the sender 
and destroy any copies of this information.  
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Stephanie Pouliot

From: C J McGlashan <cj-jc@hotmail.com>
Sent: April 15, 2024 8:16 AM
To: Stephanie Pouliot
Cc: C J McGlashan
Subject: Re: 113 Griffin Street Smithville, ON        application A21/2022 WL

April 13, 2024 
  
  
Township of West Lincoln 
318 Canborough Street P.O Box 400 
Smithville, Ontario 
L0R 2A0 
  
  
Dear Mayor, Council Members and Committee of Adjustment: 
  
  
Re: 113 Griffin Street Smithville, ON        application A21/2022 WL 
  
  
  
We received the Notice of Public Hearing for the Committee of Adjustment dated April 4, 2024 regarding multiple 
‘minor variance’ applications for this property.  Several of these items were already addressed in letters dated 
September 26, 2022 and January 3, 2024.  
  
Again, I wanted to voice my concern.   The proposed variance does not consider that the shared space between 111 and 
113 Griffin Street South is intended for maintenance of the adjacent properties by the owners and is not suitable for 
daily traffic.  These variances still raise the problem of Increasing traffic onto Griffin Street South which runs the risk of 
accidents at a high traffic intersection.  The requested variance of a single lane instead of a double lane would affect 
traffic flow as cars attempt to navigate the laneway.  I am also concerned about where parking for the commercial units 
is proposed, street parking is already inadequate in this area.   
  
I request that the Township consider the traffic and parking of the surrounding properties and respectfully request that 
you do not proceed with the proposed parking and traffic lane variances.  In addition, I request that the Township 
prioritize development plans to increase the parking in the downtown area in the very near future. 
  
  
  
Regards,  
  
  
  
Cynthia Merritt McGlashan 
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 

COMMITTEE OF ADJUSTMENT MINUTES 

 

February 28, 2024, 7:00p.m. 

Present Members: 

Deborah Coon-Petersen (Chair) 

Bonnie Baarda (Sitting member)   

Peggy Cook (Sitting member) 

Staff:   

Madyson Etzl 

Stephanie Pouliot 

Gerrit Boerema 

Public:  

Craig Riesebosch -Agent 

Brandon Barnim –Agent 

Sue VanBuuren -Owner 

Nick DeJonge -Owner 

 

1. CHAIR 
The Chair will call to Order the evening's proceedings. 
The meeting was called into Order at    6:57     pm.  
 

2. DISCLOSURE OF PECUNIARY INTEREST AND/OR CONFLICT OF INTEREST 
 There were none. 
 
3. REQUEST FOR WITHDRAWAL AND/OR ADJOURNMENT 

There are no requests for withdrawals or adjournments at this time. 
 

4. APPLICATION(S) 
a) B01/2024WL - 7793 Young Street, Poly Dome Ontario Inc.  
Senior Planner, Mrs. Etzl provided an overview of the application. 
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Agent, Mr. Barnim took oath and responded that everything Maddy said was precise. 
Nothing more to add.  

Sitting members had no questions on the application. 

Member Cook mentioned no questions on the application, happy to see what’s going on 
within our community and local business. 

Member Baarda mentioned no objections on the application, it is a good thing. 

Chair Coon-Petersen asked if there were any public members present who would like to 
comment on the application?  

- No public members present.  

Chair Coon-Petersen noted it is time to vote. 

Member Cook made a motion to approve the application with the 9 conditions for 
B01/2024WL. 

Member Baarda seconded the motion.  

All in favour.  
Carried.  

 
Secretary Ms. Pouliot noted the last day for filing an appeal for Consent is 20 
days from the mailing date, being 20 days from tomorrow which will expire on 
Tuesday, March 19th, 2024. Documentation will follow.    
 
b) A02/2024WL - 7226 & 7262 Concession 3 Road - DeJonge and David Bos Farm Ltd. 
Senior Planner, Mrs. Etzl provided an overview of the application. 

Owner, Mr. DeJonge had nothing more to add.  

Sitting members had no questions on the application. 

Chair Coon-Petersen asked if there were anyone public members present who would 
like to comment on the application?  

- No public members present.  

Chair Coon-Petersen noted it is time to vote. 

Member Baarda made a motion to approve the application with the recommendation 
from staff with no conditions. 

Member Cook seconded the motion.  

All in favour.  
Carried.  
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Secretary Ms. Pouliot noted the last day for filing an appeal for Minor Variance is 
20 days from the decision date, being 20 days from today which will expire on 
Monday, March 18th, 2024. Documentation will follow.    
 
c) A03/2024WL - 2755764 Ontario Inc. - JC Holdings  
Senior Planner, Mrs. Etzl provided an overview of the application and noted a clerical 
error in the staff report regarding the proposed size being 669 square metres. 

Agent, Mr. Riesebosch took oath and had nothing more to add, here and available for 
any questions? 

Member Baarda asked what do you do? 

Agent, Mr. Riesebosch responded I’m a BSN designer and helping the owners with the 
process as there is NPCA watershed and more complicated.  

Member Baarda asked what do they do? 

Agent, Mr. Riesebosch responded the owner is a construction worker and runs a body 
shop business at the subject property of the application. Their prime residence is also 
next door.  

Member Baarda asked what will the new building be used for? 

Agent, Mr. Riesebosch responded vehicles, work material, and sometimes construction 
equipment to protect from weather.  

Member Baarda responded figured it was related to the main business, would be limited 
as there was nothing regarding septic in the report.  

Member Cook had no questions on the application. 

Chair Coon-Petersen asked if there were anyone public members present who would 
like to comment on the application?  

- No public members present.  

Chair Coon-Petersen noted it is time to vote. 

Member Cook made a motion to approve the application with the one condition. 

Member Baarda seconded the motion.  

All in favour.  
Carried.  
 
Secretary Ms. Pouliot noted the last day for filing an appeal for Minor Variance is 
20 days from the decision date, being 20 days from today which will expire on 
Monday, March 18th, 2024. Documentation will follow.    
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Chair Coon-Petersen concluded the public portion of the meeting.  
- Public members left.  

 
5. MINUTES FOR APPROVAL  
 
a. January 24, 2024 (Annual General Meeting) 
 

   Member Cook           Motioned        Chair Coon-Petersen       Seconded Carried ☒ 
 
b. January 24, 2024 - Committee of Adjustment Hearing 
     Member Baarda     Motioned to table the minutes until next meeting   

     Member Cook         Seconded the motion. Carried ☒ 
 
6. NEW BUSINESS 
There is no new business at this time from Committee members.  
Staff are still working towards COA training for Committee.  
Deputy clerk also offered to attend a couple meetings to help with procedure (Robert’s 
Rules of Order).  
 
7. ADJOURNMENT  
That, this Committee does now adjourn at the hour of     7:35    pm. 
Member Baarda motioned to adjourn, Member Cook seconded the motion. Carried ☒ 
 
 
 
 
_______________    _________  ___________________________ 
DEBORAH COON-PETERSEN,  STEPHANIE POULIOT,  

CHAIR      SECRETARY-TREASURER 
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