
 
 
 

TOWNSHIP OF WEST LINCOLN
GROWTH AND SUSTAINABILITY

COMMITTEE AGENDA
 

MEETING NO. FOUR
Monday, May 12, 2025, 6:30 p.m.
Township Administration Building
318 Canborough Street, Smithville, Ontario

NOTE TO MEMBERS OF THE PUBLIC: All Cell Phones, Pagers and/or PDAs to be turned off.
Members of the public who are attending and participating virtually are reminded to keep their
microphones muted until they are acknowledged to speak. Additionally, for your information,
please be advised that this meeting will be livestreamed as well as recorded and will be available
on the Township's website.

Pages

1. CHAIR - Councillor Joann Chechalk
Prior to commencing with the Growth and Sustainability meeting agenda, Chair
Chechalk will provide the following announcements:

Comments can be made from members of the public for a matter that is
on the agenda by advising the Chair during the "Request to Address an
Item on the Agenda" Section of the agenda.

1.

The public may submit written comments for matters that are on the
agenda to jpaylove@westlincoln.ca before 4:30 p.m. on the day of the
meeting for consideration by the Committee. Comments received after
4:30 p.m. on the day of the Committee meeting will be considered at the
following Council meeting. Comments submitted are included in the
record.

2.

This meeting will be livestreamed as well as recorded and available on
the Township’s website. 

3.

2. LAND ACKNOWLEDGEMENT STATEMENT
The Township of West Lincoln, being part of Niagara Region is situated on
treaty land. This land is steeped in the rich history of the First Nations such as
the Hatiwendaronk, the Haudenosaunee, and the Anishinaabe, including the
Mississaugas of the Credit First Nation. There are many First Nations, Métis,
and Inuit from across Turtle Island that live and work in Niagara today. The
Township of West Lincoln, as part of the Regional Municipality of Niagara,



stands with all Indigenous people, past and present, in promoting the wise
stewardship of the lands on which we live.

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

Public Meeting(s)

4. PUBLIC MEETING(S)

4.1 1806018 Ontario Inc. (Linde Truck and Trailer) (4426 Regional Road 20)
File #1601-014-24
Re:  Application for Zoning By-law Amendment for the proposal to
facilitate an expansion of 492 square metres to the existing truck and
vehicle repair and service shop and outdoor storage in the front yard.

4.2 171 Mill Street (Legion Villa) File # 1601-003-25
Re: Application for Zoning By-law Amendment submitted by Quartek
Group Inc. (Consultant-Agent) pm behalf of Branch 393 Royal Canadian
Legion Senior Citizens Complex - Legion Villa (owner/applicant)

5. CHANGE IN ORDER OF ITEMS ON AGENDA

6. APPOINTMENTS
There are no appointments

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

Chair to inquire if there are any members of the public present who wish to
address any items on the Growth and Sustainability Committee agenda.

8. CONSENT AGENDA ITEMS

8.1 ITEM GS23-25
There are no consent agenda items.

9. COMMUNICATIONS

9.1 ITEM GS24-25 5
Re:  Legion Villa New Build Support

RECOMMENDATION:
That, the correspondence received from the Legion Villa on April 30,
2025 be received for information.

10. STAFF REPORTS

Growth and Sustainability Committee - May 12, 2025
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10.1 ITEM GS25-25 8
Manager, Community Planning and Design, (Susan Smyth) and
Director, Growth and Sustainability, (Gerrit Boerema)
Re:  Recommendation Report PD-18-2025 - Proposed Street Naming
for Station Meadows West Subdivision (P. Budd Developments) (File
No. 2000-89-19)

RECOMMENDATION:
That Recommendation Report PD-18-2025 titled
“Recommendation Report - Proposed Street Naming for Station
Meadows West Subdivision (P. Budd Development) (File No.
2000-89-19),” dated May 12, 2025 be received; and,

1.

That, Council approves “Skipton Street, Chester Road, Evans
Place, Meredith Street, Kennedy Street, and Petersfield Drive”
as street names for the Station Meadows West Subdivision
Development and that the Mayor and Clerk be authorized to
sign a by-law as found attached to this report.

2.

10.2 ITEM GS26-25 26
Manager, Community Planning and Design, (Susan Smyth) and Director
of Growth and Sustainability, (Gerrit Boerema)
Re:  Information Report PD-19-2025 - Zoning By-law Amendment for
4426 Regional Road 20 (File No. 1601-014-24) for 18606018 Ontario
Inc.(Linde Truck and Trailer)

RECOMMENDATION:
That, Information Report PD-19-2025, titled “Zoning By-law
Amendment for 4426 Regional Road 20 (File No. 1601-014-24)
for 1806018 Ontario Inc. (Linde Truck and Trailer)”, dated May
12, 2025 be received.

1.

10.3 ITEM GS27-25 36
Chief Building Official, (Ben Agro)
Re:  Recommendation Report BLDG-06-2025 - Site Alteration Permit,
1664 Abingdon Road

RECOMMENDATION:
That Recommendation Report BLDG-06-2025 titled “Site
Alteration Permit 1664 Abingdon Road”, dated May 12th, 2025
be received; and,

1.

That, the application for site alteration to import 220 loads
(2,200 cubic metres) of topsoil be approved, subject to a site
alteration agreement which requires additional security,
regulates the number of trucks per day, imposes truck traffic
control, regulates dust and road fowling, and provides a
timeline to complete the works; and,

2.

That, Council pass a bylaw to Authorize the Mayor and Clerk to3.

Growth and Sustainability Committee - May 12, 2025
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sign and enter into the site alteration agreement with the
owners as found in Schedule E.

10.4 ITEM GS28-25 70
Manager, Community Planning and Design, (Susan Smyth), and
Director of Growth and Sustainability, (Gerrit Boerema)
Re:  Information Report PD-20-2025 - Zoning By-law Amendment for
171 Mill Street (File No. 1601-003-25)

RECOMMENDATION:
That, Information Report PD-20-2025, title “Zoning By-law
Amendment for 171 Mill Street (File No. 1601-003-25) for
Legion Villa Senior Residence”, dated May 12, 2025 be
received.

1.

11. OTHER BUSINESS

11.1 ITEM GS29-25
Members of Committee
Re: Other Business Matters of an Informative Nature

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

13. CONFIDENTIAL MATTERS
There are no confidential items.

14. ADJOURNMENT

Growth and Sustainability Committee - May 12, 2025
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Township of West Lincoln Letter – RE – Support  

 

To our honorable Mayor, council members and staff of the West Lincoln Community  

We, the Legion Villa Project Development Committee, have presented to you, multiple 
times over the last number of years, the planned project indicating our commitment to this 
beautiful community of West Lincoln by way of adding additional affordable housing for the 
55 and over age group that continues to grow in this area.  

The West Lincoln area has been designated for some incredible growth over the next few 
years and we as an organization realized that there are specific areas of development that 
are missing in this Community.  

Affordable housing ranks High on the List.  (Another is a facility of assisted living and long-
term care which we are not.) The challenge is that for 55+/seniors that have lived in this 
area for many years, there is no where in Smithville for them to continue living in their later 
years and remain in their chosen community. Sadly, they are forced to move outside of their 
community.  

Our goal as you know, is to build 52 additional Affordable Housing units for our seniors and 
55+ community to help address the dire need. With waiting lists of multiple years, the 
reality is that these units were needed years ago, and we are now working diligently and as 
efficiently as the systems will allow to get this project built.  

The Board of Directors of the Legion Villa along with Branch 393 Legion had the foresight 
and initiative over 35 years ago, to start a Non-Profit to Build Villa I and Villa II to address the 
need back then. They successfully accomplished building, provided 2 very successful 
projects of Affordable Housing with the support of all levels of government at that time.  

Well, here we are in 2025, already a few years into this project development, and entering 
the stage of applying for permits and have yet to have received any clear direction or 
communication from West Lincoln Township in the conversation regarding support by way 
of assistance with planning and permit fees        and reimbursement of the fees already 
paid).  This important part of the process is crucial to enable us be shovel ready and begin 
to build desperately needed affordable housing units.    

It is of great concern to us, that as we submit this letter, we don’t have a formal 
commitment from the Township of West Lincoln regarding assistance with development 
charges. We have been told that given this type of project, the Township funding would 
need to come from a fund called the Community Impact Program Fund. We then presented 
to you again, before the last budget, to appeal to the fact that this is something that our 
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local community council would at the very least want to take part in the funding of this 
project as it is being built within the West Lincoln Township borders.  As all other levels of 
government have committed to support affordable housing, it is our hope that the 
Township of West Lincoln would be willing to waive any fees that would be required for this 
build. This project is fulfilling the mandate of increasing housing units within our 
community while also addressing the affordable housing crisis that exists.  

The Township budget came out with $15,000 in the CIP fund. We have been told that the 
funding for the waiving of development fees would most likely be coming from this fund. 
We as the, LV Project Development Committee are questioning the actions, the motivation 
and the support that will be shown by the very community where our proposed building will 
be built.  

Perhaps you have come up with an alternative for where these funds would be designated 
to come from. Either way, it is imperative that we have some response from the Township of 
West Lincoln to let us know what support we can expect.  

As we have not received any correspondence from the Township which in turn created the 
need to ask the questions, we are asking for clarification and commitment.  

As we endeavor to fund this project along with support from the Community, we would like 
to be able to share, that we have indeed received support from the Township of the very 
community that this building will hopefully be built in.  

Why is your support critical for this Legion Villa project?  

1) Legion Villa is a non-profit charity with limited funds – government incentives allow 
the project to move through planning and approvals. 

2) Financial support from all levels of government and private entities is critical to 
maintain deep affordability: Less Debt financing = Lower Rent Rates  

3) CMHC and other Capital funding Programs need to see FULL Municipal 
Partnership which 
a) De-risks the project (budget, approvals, timelines)  
b) Significantly increases likelihood of funding application success 

Legion Vila is bringing land equity, has worked diligently with a Project Manager thru 
the Region and has secured CMHC Seed Grant & Loan Funding, FCM grant, plus Town 
and Regional DC waivers through Prov. Bill 23.  Legion villa is targeting new grants & 
private support going into 2025.  

It is with all of this in mind that we appeal to you to once again, to review the needs of this 
Community, and understand that this is the only project for Affordable Housing in this area 
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at this moment. This committee has been successful in attaining every grant and loan 
available to a project like this.  With the support of all levels of government confirmed we 
would like to be in a place of confidence that the West Lincoln Township will also be 
supporting us by waiving the fees for this project.  

Legion Villa is a Non-Profit with limited available funds, has done years of planning and 
background work to make this project viable, thus far on a $0 budget and because of the 
fantastic management of the organization in the last 30-35 years, have been able to qualify 
for the grants to date. Going forward, we do however, need the full support of our local 
community as well.  

Our current request is:  

 Can we count on and be confident in the support of the Township of West Lincoln? 

Sincerely  

Project Development Committee of the Legion Villa 

Rodger Vaughan (Chair) Nancy Neville, Peggy Cook  
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Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  May 12, 2025 
 
REPORT NO: PD-18-2025 
 
SUBJECT:   Recommendation Report – Proposed Street Naming for Station 

Meadows West Subdivision (P. Budd Development) File No. 
2000-89-19  

 
CONTACT: Susan Smyth, Manager of Community Planning and Design 

Gerrit Boerema, Director, Growth and Sustainability 
 

         
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

RECOMMENDATION: 
 

1. That Recommendation Report PD-18-2025 titled “Recommendation Report - 
Proposed Street Naming for Station Meadows West Subdivision (P. Budd 
Development) (File No. 2000-89-19),” dated May 12, 2025 be received; and,  

2. That, Council approves “Skipton Street, Chester Road, Evans Place, Meredith 
Street, Kennedy Street, and Petersfield Drive” as street names for the Station 
Meadows West Subdivision Development and that the Mayor and Clerk be 
authorized to sign a by-law as found attached to this report. 

REPORT 
GROWTH AND SUSTAINABILITY 

COMMITTEE 

OVERVIEW: 
 

 The Stations Meadows West Subdivision has extension of draft plan approval 
of the subdivision (File No. 2000-89-19) until January 16, 2026.   

 The development consists of approximately 408 residential dwelling units in the 
form of single detached, townhouse, back to back townhouse, stacked back to 
back townhouse units, parkland and linear trail.  

 One of the conditions of subdivision approval is the naming of the public streets 
and six public streets are to be named for this development.   

 The public meeting for the proposed street naming was held on Monday April 
14, 2025 and the information can be found in report PD-13-2025. There were 
no written or verbal comments received by the public. 

 Committee members noted that the proposed names appear to be suitable for 
this scale of development and with half of the names being taken from the 
Township’s street naming policy and approved reserved list.  

 Administration is recommending the following street names for this subdivision:  
"Street A" - Skipton Street   "Street D" - Meredith Street   
"Street B" - Chester Road   "Street E" - Kennedy Street   
"Street C" - Evans Place     "Street F" - Petersfield Drive 
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Respecting Our Roots, Realizing Our Future 
 

ALIGNMENT TO STRATEGIC PLAN:  
Theme # 

 Build a safe, connected, caring and active community. Establish, provide and 
sustain a high quality of life for our residents 

 
BACKGROUND: 
 

The subject lands are located east of South Grimsby Road 5, north of the CPCK Rail 
line and west of the existing Station Meadows Subdivision and within the Northwest 
Quadrant Secondary Plan Area of Smithville. Refer to Figure 1 below for the location of 
the Stations Meadows West Subdivision development.  
 
Figure 1: Subject Lands  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Station Meadows West subdivision is expected to provide approximately 408 
residential dwelling units in the form of single detached, townhouse, back to back 
townhouse, stacked back to back townhouse units and apartment units.  
 
An extension of the draft plan of subdivision approval was granted until January 16, 
2026 to clear all of the draft plan conditions, with one being to receive approval of a by-
law to name the public streets within the development. 
 
CURRENT SITUATION: 
 

The Owner requested six street names although none of the proposed names were 
selected from the Township’s approved reserve list. Administration suggested three 
additional street names to replace three of the street names that do not meet the policy 
and have potential emergency response issues due to similar street names in 
neighbouring municipalities.  
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Respecting Our Roots, Realizing Our Future 
 

The recommended names for this development are as follows with the bolded names 
originating from the Township’s approved street naming list: 
 

"Street A" - Skipton Street   "Street D" - Meredith Street   
"Street B" - Chester Road   "Street E" - Kennedy Street   
"Street C" - Evans Place     "Street F" - Petersfield Drive 

 
Refer to Figure 2 for the location of the recommended street names.  
 
Figure 2: Recommended Street Names for Station Meadows West Subdivision  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

In April of 2025, Council directed Administration to complete a review of the Street Naming 
Policy, and provide a report back to Council updating the policy and approved street naming 
list. This work is underway and a report expected in the summer of 2025.  
 
FINANCIAL IMPLICATIONS: 
 

There are no financial implications associated with this report. 
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Respecting Our Roots, Realizing Our Future 
 

INTER-DEPARTMENTAL COMMENTS:  
 

The Community and Protective Services (Fire Services), Operations Department, and 
Growth and Sustainability (Building Department) raised no concerns or issues with the 
proposed names.  
 
PUBLIC COMMENTS: 
 

There were no written or verbal comments received by members of the public prior to or 
at the public meeting on the proposed street name for the Station Meadows West 
Subdivision development.   
 
CONCLUSION: 
 

The Owner is required to provide street names for the Station Meadows West 
Subdivision and Administration has recommended the names as noted in this report.  
The by-law (refer to Schedule B) is required to be approved for the naming of the 
streets in this development and will clear Condition #4 of the draft conditions of approval 
(refer to Schedule C).  
 
ATTACHMENTS: 
 

Schedule A: Station Meadows West Draft Plan of Subdivision  
Schedule B: Draft Street Name By-law 
Schedule C: Draft Conditions of Approval  
 
 
Prepared & Submitted by: Approved by: 
 
Susan Smyth  Gerrit Boerema 
Manager, Community Planning and Design  Director of Growth and Sustainability 
     
  Truper McBride 
  CAO 
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PARK

EX SWM POND

EXISTING STATION

MEADOWS RESIDENTIAL

SUBDIVISION

(TO BE EXPANDED)

FUTURE RESIDENTIAL

FUTURE RESIDENTIAL

FUTURE RESIDENTIAL

The Odan/Detech Group Inc.   P: (905) 632-3811 F: (905) 632-3363

5230 SOUTH SERVICE ROAD, BURLINGTON, ONTARIO, L7L 5K2

SCHEDULE A - PD-18-2025
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 
 

BY-LAW NO. 2025-XX 
 

A BY-LAW TO NAME ROADS WITHIN THE STATION MEADOWS 
WEST SUBDIVISION BEING SKIPTON STREET, CHESTER ROAD, 

EVANS PLACE, MEREDITH STREET, KENNEDY STREET, AND 
PETERSFIELD DRIVE 

 
TOWNSHIP OF WEST LINCOLN 

 
WHEREAS Section 11 (3) of the Municipal Act, 2001, provides for spheres of 
jurisdiction and states that a lower tier municipality and an upper tier municipality may 
pass by-laws respecting transportation systems other than highways, including parking 
and private roads; and, 
 
WHEREAS notice of the public meeting was circulated to Council and in the newspaper 
on March 13, 2025 for consideration; and,  
 
WHEREAS a public meeting was held on April 14, 2025 to hear any person(s) who 
wished to give written correspondence on this matter; and,  
 
WHEREAS no public comments have been received, and 
 
NOW THEREFORE the Municipal Council of The Corporation of the Township of West 
Lincoln hereby enacts as follows: 
 
1. THAT, Council hereby confirms that Skipton Street (Street A); Chester Road (Street 

B); Evans Place (Street C); Meredith Street (Street D); Kennedy Street (Street E); 
and Petersfield Drive (Street F) as shown in the Stations Meadows West Subdivision 
Draft Plan illustrated on Schedule A attached hereto be approved.  

 
 
READ A FIRST, SECOND AND THIRD  
TIME AND FINALLY PASSED THIS  
______DAY OF _________, 2025. 
 
 
 
______________________________________ 
MAYOR CHERYL GANANN 
 
 
 
 
_______________________________________ 
CLERK JUSTIN PAYLOVE 
 
 

SCHEDULE B - PD-18-2025
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File No: PD-04-22 
Attachment No. 2  
January 16, 2023 

 
STATION MEADOWS WEST  
(P BUDD DEVELOPMENTS) 

TOWNSHIP OF WEST LINCOLN 
CONDITIONS OF FINAL APPROVAL 

 
The conditions for final approval and registration of the P Budd Developments Subdivision, in 
the name of Station Meadows West., File No. 2000-090-20, Township of West Lincoln are:  
 

1. That this approval applies to the P Budd Developments, Station Meadows West, Draft 
Plan of Subdivision, Township of West Lincoln prepared by Odan Detech Group, dated, 
2018-11-9, revised on July 8, 2022, containing 95 Lots/Blocks plus internal streets.  

 
2. That the Owner provide to the Township of West Lincoln a letter advising that all lots 

conform to the requirements of the Township’s Zoning By-law. 
 

3. That the Subdivision Agreement contain a clause requiring that the road allowances 
shown on the draft plan (Street A -  G and VanWoudenberg Way Extension) be 
dedicated to the Township of West Lincoln as Public Highways. 

 
4. That the Subdivision Agreement contain a clause requiring that the proposed public 

streets (Street A -  G and VanWoudenberg Way Extension) be constructed and named 
to the satisfaction of the Township of West Lincoln. 

 
5. That the Subdivision Agreement contain a clause requiring that a 0.3 metre reserve be 

granted abutting the south side of Spring Creek Road allowance and the east side of 
South Grimsby Road 5 allowance to the Township of West Lincoln, to separate lots and 
blocks from the street, free and clear of any mortgages, liens and encumbrances.  

 
6. That the Owner dedicate 7 metre x 7 metre daylighting triangles at the corner of the 

intersection of South Grimsby Road 5 and Street A to the Township of West Lincoln free 
and clear of any mortgages, liens and encumbrances.   

 
7. That the Subdivision Agreement contain a clause requiring that the Owner dedicate 7 

metre x 7 metre daylighting triangles at the corner of Spring Creek Road and Street B 
and Spring Creek Road and Street E to the Township of West Lincoln free and clear of 
any mortgages, liens and encumbrances. 
 

8. That the Subdivision Agreement contain a clause requiring that the Owner dedicate 9.5 
metre x 9.5 metre daylighting triangle at the southeast corner of the intersection of 
Spring Creek Road and South Grimsby Road 5. 

 
9. That such easements as may be required for utility, servicing and drainage purposes be 

granted to the appropriate authority. 
 

10. That the Owner submit all servicing, lot grading, drainage, roadway plans and supporting 
design calculations to the Township of West Lincoln and any other relevant agency for 
review and approval. 

 
11. That all municipal services required by the Township of West Lincoln be provided by the 

SCHEDULE C - PD-18-2025
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File No: PD-04-22 
Attachment No. 2  
January 16, 2023 

 
Owner in a manner satisfactory to the Township. 

 
12. That the Subdivision Agreement contain a clause requiring that the Owner provide an 

adequate storm drainage outlet including any necessary easements and drainage 
agreements to the satisfaction of the Township of West Lincoln, Region of Niagara and 
the Niagara Peninsula Conservation Authority. 

 
13. That the Owner enter into a Subdivision Agreement with the Township of West Lincoln to 

satisfy all of the requirements, financial or otherwise of the Township, concerning the 
provision of roads, installation of services, drainage, fencing and any other matters 
related to the development of the site.  

 
14. That the Owner prepare a streetscape and landscape plan for the subdivision in 

accordance with the requirements of the Township of West Lincoln. The streetscaping 
and landscaping details are to be shown on separate plans. 

 
15. That the Subdivision Agreement contain a clause requiring that the Owner design and 

construct a primary off-road multiuse trail using the specifications found in the Township 
of West Lincoln Trails and Corridors Master Plan. The Trail shall extend from South 
Grimsby Road 5 to Hornak Road. The trail shall be a minimum of 3 metres in width and 
constructed from asphalt. At each intersection with a public street there shall be a trail 
head which includes amenities (e.g. park benches, trash receptacles, trees) as 
determined through the subdivision agreement and engineering review.  
 

16. That the Subdivision Agreement contain a clause requiring a sidewalk access along the 
existing stormsewer corridor at the northeast corner of the development connecting Las 
Road to Street B on the draft plan (Block 95). 
 

17. That the Owner dedicate a 4.5 metre strip north of the required rail spillage berm but 
south of the proposed internal condominium street from the eastern extent of the 
development to South Grimsby Road 5, containing the multi-use trail and associated 
features as parkland as per the Township’s request.  If this dedication, combined with 
the dedication of the community park, will not satisfy the required 5%, the remainder is to 
be in the form of cash-in-lieu of parkland. 
 

18. That the Owner provide a park design for Block 93, satisfactory to the Township of West 
Lincoln Planning and Public Works Department as a part of the engineering submission, 
including a landscaping plan with the provision of off street parking, playground 
equipment and basketball and tennis courts, and that the Subdivision Agreement contain 
a clause requiring the Owner to construct the approved park plan at the Owners cost, in 
lieu of the parkland being used for the Hornak Road Stormwater Management Pond. 
 

19. That the subdivision agreement contain a clause requiring Block 93, being the parkland, 
be constructed within the first phase of the development, and that they park be given to 
the Township in consideration of parkland dedication. 
 

20. That the Owner provide the Township with a grade separated pedestrian rail crossing 
feasibility report which would connect the multi-use trail north of the tracks to the Multi-
use recreational facility south of the Rail tracks. 
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File No: PD-04-22 
Attachment No. 2  
January 16, 2023 

 
 

21. That the Subdivision Agreement contain a clause requiring traffic calming measures, as 
identified in the Traffic Impact Study completed by Paradigm Transportation Solutions 
Limited and Dated March 2021 be implemented for the development and be included in 
the engineering submission.  

 
22. That any outstanding Township invoices, including invoicing related to peer reviews and 

local servicing studies, be paid in full.  
 

23. That the Subdivision Agreement between the Owner and the Township of West Lincoln 
be registered by the municipality against the land to which it applies. 

 
24. That the Subdivision Agreement contain a clause requiring that sidewalks be provided 

along one side of all roads within the development, public and private, to standard 
requirements of the Township of West Lincoln.   

 
25. That the Subdivision Agreement contain a clause requiring that Spring Creek Road 

between South Grimsby Road 5, east to the eastern limits of the development, be 
constructed, and that the south portion of the road allowance, from the centre line south, 
be constructed to an urban cross-section, to the satisfaction of the Director of Public 
Works, and that the appropriate road encroachment permits be applied for and 
approved. A best efforts clause will be contained within the Subdivision Agreement to 
obtain proportional cost recovery from any possible future development to the north 
and/or alternatively development charge credit re-imbursement where service upgrades 
have been front ended with development charges to be credited on efforts.     
 

26. That the Subdivision Agreement contain a clause requiring that South Grimsby Road 5 
between Spring Creek Road allowance south to the CP Rail Corridor be upgraded and 
constructed to an urban cross section, east of the centreline, including sidewalk, to the 
satisfaction of the Director of Public Works, and that the appropriate road 
encroachments permits be applied for and approved.  
 

27. That the Subdivision Agreement contain a clause requiring that sidewalks be provided 
as part of a full urban street cross-section along the east side of South Grimsby Road 5 
and the south side Spring Creek Road from South Grimsby Road 5 to the easterly limits 
of the development, to the satisfaction of the Township of West Lincoln.   

 
28. That prior to final approval, it is to be determined that the existing capacity of the sewer 

lines and servicing to the site is adequate for this development by the Regional Public 
Works Department and the Township Public Works Department. If existing capacity is 
not sufficient, the owner is required to provide the necessary upgrades to provide 
adequate sewer services to the development. Best efforts clauses will be included if the 
upgrades benefit additional developments.   

 
29. That the Subdivision agreement contain a clause that no Building Permits will be issued 

until any required upgrades to the water, storm and/or sanitary systems has been 
completed, If upgrades provide benefits to other developments in the Northwest 
Quadrant Secondary Plan Area, a best efforts clause will be included in the Subdivision 
agreement.  
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File No: PD-04-22 
Attachment No. 2  
January 16, 2023 

 
 

30. That the Owner and the Township enter into an agreement for the expansion of the 
Station Meadows Hornak Road Stormwater Management pond.  
 

31. That the design drawings for the water, sanitary sewer and stormwater drainage system, 
including any proposed downstream sewer improvements, required to service this 
development be submitted to the Regional Public Works Department for review and 
approval.  

 
32. That prior to approval and registration of this plan or prior to servicing (through a pre-

servicing agreement), the Owner obtain Ministry of the Environment Environmental 
Compliance Approval to the satisfaction of the Regional Public Works Department for 
the necessary servicing (watermains, sanitary sewers and stormwater management) for 
this development. Note: Any modifications to the stormwater management facility should 
be submitted directly to the Ministry of the Environment for approval and the issuance of 
a Environmental Compliance Approval. 

 
33. That prior to approval of the final plan or any on-site grading, the Owner submit to the 

Regional Planning and Development Department and the Township of West Lincoln 
Public Works Department for review and approval two copies of a detailed stormwater 
management plan for the subdivision and the following plans designed and sealed by a 
suitably qualified professional engineer in accordance with the Ministry of the 
Environment documents entitled “Stormwater Management Planning and Design 
Manual”, March 2003 and “Stormwater Quality Guidelines for New Development”, May 
1991: 

 
(a) Detailed lot grading and drainage plans, noting both existing and proposed 

grades and the means whereby overland flows will be accommodated across the 
site; 
 

(b) Detailed sediment and erosion control plans which show how exposed soils, 
sediments and eroded material will be retained on site during all phases of 
construction and how the infiltration function will be protected or maintained.  
Plans should include maintenance requirement for all employed devices. 

 
Note: The Region may request the Niagara Peninsula Conservation Authority to 
review the stormwater management plan and other related plans on the Region’s 
behalf and to submit comments to the Regional Planning and Development 
Department regarding the approval of this plan and the subsequent clearance of 
related conditions. 
 

34. That the Subdivision Agreement between the Owner and the Township of West Lincoln 
contain provisions where by the Owner agrees to implement the approved stormwater 
management plan required in accordance with Condition 29 & 31 above.  

 
35. That the Owner agrees to maintain all stormwater management and erosion and 

sedimentation control structures in good repair and operating order throughout all 
phases of construction.  The Owner will revegetate or otherwise restore all disturbed 
areas immediately following the completion of on-site grading and servicing to the 
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satisfaction of the Niagara Peninsula Conservation Authority. 

 
36. That the Subdivision Agreement between the Owner and the Township of West Lincoln 

contain a clause requiring that the noise attenuating infrastructure recommended in the 
report completed by Howe Gastmeier Chapnik Limited, entitled Noise and Vibration 
Feasibility Study, Proposed Residential Development Station Meadows West 
Subdivision Township of West Lincoln, dated March 25, 2021, be completed prior to 
occupancy of the affected units.   

 
37. That a full Urban Design Report be submitted and approved to the Township for 

approval identifying how this development meets the objectives of the Township Urban 
Design Manual and how it creates good public form and an attractive pedestrian 
streetscape. It is expected that a higher standard of design be achieved on units which 
are highly visible from public streets. Units with side are rear yards facing a public or 
private street should be designed to be attractive from the street.    
 

38. That a statement be provided by a qualified noise expert state that the berm, fencing and 
other noise mitigation measures along the CP Rail line will not negatively impact the 
houses across the Rail corridor on Northridge Drive. 
 

39. That the subdivision agreement contain a clause requiring the Berm north of the rail trail, 
Block 90, remain in private ownership tied to adjacent future condominium blocks.  
 

40. That the owner provides a site plan for the proposed development that can 
accommodate a range of housing types compliant with zoning, to the satisfaction of 
Township Staff and Council, and that the plan be evaluated at each phase of subdivision 
design as it is implemented through future condominium applications 
 
 

Regional Conditions 
 

41. That the Stage 1 and 2 Archaeological Assessment, prepared by Parslow Heritage 
Consultancy Ltd., dated June 9, 2020, be accepted by the Ministry of Heritage, Sport, 
Tourism, and Culture Industries and the associated acknowledgement letter be 
submitted to Niagara Region Planning and Development Services. NOTE: No 
demolition, grading or other soil disturbances shall take place on the subject property 
prior to the issuance of a letter from the MHSTCI confirming that all archaeological 
resource concerns have been mitigated and meet licensing and resource conservation 
requirements. 
 

42. That the following clause be included in the subdivision agreement: 
 
“Should deeply buried archaeological remains/resources be found on the property during 
construction activities, all activities impacting archaeological resources must cease 
immediately, notify the Archaeology Programs Unit of the Ministry of Heritage, Sport, 
Tourism and Culture Industries (416-212-8886) and a licensed archaeologist is required 
to carry out an archaeological assessment in accordance with the Ontario Heritage Act 
and the Standards and Guidelines for Consultant Archaeologists. 
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43. In the event that human remains are encountered during construction, all activities must 

cease immediately and the local police as well as the Cemeteries Regulation Unit of the 
Ministry of Government and Consumer Services (416-326- 8800) must be contacted. In 
situations where human remains are associated with archaeological resources, MHSTCI 
should also be notified to ensure that the site is not subject to unlicensed alterations 
which would be a contravention of the Ontario Heritage Act.” 
 

44. That a detailed noise study, prepared by a qualified acoustical engineer, be submitted to 
the Niagara Region for review and approval, to confirm/refine the mitigation measures 
recommended in the Noise and Vibration Feasibility Study, prepared by HGC 
Engineering (dated December August 7, 2020), based on final floor and elevation plans. 
 
 

45. That the subdivision agreement includes clauses requiring the implementation of the 
detailed noise study required by the conditions above, and any addendums, as well as 
any warning clauses included therein. 
 

46. That the following warning clause be included in the subdivision agreement and inserted 
in all offers and agreements of purchase and sale or lease for each dwelling unit 

“The lands in the plan of subdivision may be exposed to noise, odour, and dust from 
nearby agricultural operations and agricultural-related traffic that may occasionally 
interfere with some activities of the owners who may occupy these lands.” 

 
47. That the owner provides a written acknowledgement to Niagara Region stating that draft 

approval of this subdivision does not include a commitment of servicing allocation by 
Niagara Region as servicing allocation will not be assigned until the plan is registered 
and that any pre-servicing will be at the sole risk and responsibility of the owner. 
 

48. That the owner provides a written undertaking to Niagara Region stating that all Offers 
and Agreements of Purchase and Sale or Lease, which may be negotiated prior to 
registration of this subdivision shall contain a clause indicating that servicing allocation 
for the subdivision will not be assigned until the plan is registered, and a similar clause 
be inserted in the subdivision agreement between the owner and the Township. 
 

49. That prior to final approval for registration of this plan of subdivision, the owner shall 
submit the design drawings [with calculations] for the new sanitary and storm sewers 
required to service this development and obtain the necessary Ministry of the 
Environment, Conservation and Parks Compliance Approval under the Transfer of 
Review Program. 

 
50. That prior to approval of the final plan or any on-site grading, the owner shall submit a 

detailed stormwater management plan for the subdivision and the following plans 
designed and sealed by a qualified professional engineer in accordance with the Ministry 
of the Environment documents entitled Stormwater Management Planning and Design 
Manual, March 2003 and Stormwater Quality Guidelines for New Development, May 
1991, or their successors to the Niagara Region for review and approval: 
 

- Detailed lot grading, servicing and drainage plans, noting both existing and proposed 
grades and the means whereby overland flows will be accommodated across the site; 
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- Detailed erosion and sedimentation control plans; 
- Detailed phasing of construction of the stormwater management facility to coincide 

with phasing of development of residential lands (internal and external to the 
subdivision) planned to be serviced by the stormwater management facility; and 

- That prior to final approval for registration of this plan of subdivision, the owner shall 
submit the design drawings [with calculations] for the stormwater management facility 
required to service this development and obtain the necessary Ministry of the 
Environment Compliance Approval. 

51. That the subdivision agreement between the owner and the Township contain provisions 
whereby the owner agrees to implement the approved plan(s) required in accordance 
with the condition above. 

52. That the owner/developer ensure, throughout all phases of development, that all streets 
and development blocks can provide an access in accordance with the Niagara Region’s 
Corporate Policy and By-laws relating to the curb side collection of waste and recycling. 
Where a through street is not maintained, the owner/developer shall provide a revised 
draft plan to show an appropriate temporary turnaround to permit Regional waste 
collection services. 

53. That the owner/developer shall comply with Niagara Region’s Corporate Policy for 
Waste Collection and complete the Application for Commencement of Collection and 
Indemnity Agreement, as required. 

54. That the applicant submit Regional waste collection truck turning plans to ensure the 
development is able to accommodate Regional waste collection services. 

 
Notes: 
Prior to granting final plan approval, the Township must be in receipt of written 
confirmation that the requirements of each condition have been met and all fees have 
been paid to the satisfaction of the Niagara Region. 
Prior to final approval for registration, a copy of the draft subdivision agreement for the 
proposed development should be submitted to the Niagara Region for verification that 
the appropriate clause pertaining to these conditions have been included. A copy of the 
executed agreement shall also be provided prior to registration. 
In order to request clearance of the above noted Regional conditions, a letter outlining 
how the conditions have been satisfied, together with all studies and reports (one hard 
copy and a PDF digital copy), the applicable review fee, and the draft subdivision 
agreement shall be submitted to the Niagara Region by the applicant as one complete 
package, or circulated to the Niagara Region by the Township of West Lincoln. 

 
NPEI Conditions 

 
55. That Niagara Peninsula Energy confirm that satisfactory arrangements, financial and 

otherwise, have been made with Niagara Peninsula Energy for any Niagara Peninsula 
Energy facilities servicing this draft plan of subdivision which are required by the 
Municipality; a copy of such confirmation shall be forwarded to the Municipality.   

 
56. That the Owner provide a Letter of Credit to Niagara Peninsula Energy for all costs 

associated with the electrical servicing for the development.  The amount of the Letter of 
Credit will be confirmed once the electrical design has been approved by the 
Municipality. 
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Bell Canada Conditions 
 

57. That Bell Canada, and/or any other applicable telecommunication company, confirm that 
satisfactory arrangements, financial and otherwise, have been made with Bell Canada, 
or any other applicable telecommunication company, for any telecommunication facilities 
serving this draft plan of subdivision which are required by the Municipality to be 
installed underground; a copy of such confirmation shall be forwarded to the 
Municipality. 

 
58. That the Owner shall agree in the Subdivision Agreement, in words satisfactory to Bell 

Canada, and/or any other applicable telecommunication company to grant to Bell 
Canada and/or any applicable telecommunication company, any easements that may be 
required for telecommunication services. Note: Easements may be required prior to final 
approval. 
 

Canada Post Conditions 
 

59. That the following clause shall be included in the subdivision agreement and inserted in 
all offers and agreements of purchase and sale or lease for each dwelling unit: 
 
“The prospective purchaser is advised that the home/business mail delivery will be from 
a designated centralized mail box and that the developers/owners be responsible for 
officially notifying the purchasers of the exact Centralized Mail Box locations prior to the 
closing of any home sales.” 
 

60. That the Owner agrees to: 
(a) Work with Canada Post to determine and provide temporary suitable Centralized 

Mail Box locations which may be utilized by Canada Post until the curbs, 
boulevards and sidewalks are in place in the remainder of the subdivision.  

(b)  Install a concrete pad in accordance with the requirements of an in locations to 
be approved by Canada Post to facilitate the placement of Community Mail 
Boxes. 

(c) Identify the pads above on the engineering servicing drawings. Said pads are to 
be poured at the time of the sidewalk and/or curb installation within each phase 
of the plan of subdivision.  

(d) Determine the location of all centralized mail receiving facilities in cooperation 
with Canada Post and to indicate the location of the centralized mail facilities on 
appropriate maps, information boards and plans. 

(e) Maps are also to be prominently displayed in the sales office(s) showing specific 
Centralized Mail Facility locations. 
 

61. That the Owner agrees to Canada Post’s multi-unit policy, which requires that the 
owner/developer provide the centralized mail facility (lock Box Assembly) at their own 
expense (less than 100 units will require a front loading Lock Box Assembly and more 
than 100 units will require a rear loading Lock Box Assembly which will require a mail 
room) will be in effect for buildings and complexes with a common lobby, common indoor 
or sheltered space.  

 
CP Rail Condition 
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62. That the following warning clauses shall be included in the subdivision agreement and 
inserted in all offers and agreements of purchase and sale or lease for each dwelling 
unit: 
 
a) “Purchasers/tenants are advised that sound levels, due to the increasing rail traffic 

on the nearby CP Railway, may occasionally interfere with some activities of the 
dwelling occupants as the sound levels may exceed the Municipality’s and Ministry of 
the Environment’s noise criteria. Purchasers/Tenants are also advised that the 
Railway will not be responsible for complaints or claims arising from the use of its 
facilities and/or operations.” 
 

b) “Purchasers/tenants are advised that any berm, fence or vibration isolation features 
implemented are not to be tampered with or altered, and further that the owner shall 
have the sole responsibility for and shall maintain these features.” 

 
Township Condition 
 

63. That if final approval is not given to this plan within THREE YEARS of the approval date 
and no extensions have been granted draft approval shall lapse.  If the Owner wishes to 
request an extension to the draft approval period, a written explanation with reasons why 
the extension is required together with a resolution from the Township, must be received 
by the Township prior to the lapsing date. 

 
 
CLEARANCE OF CONDITIONS 
 
Prior to granting approval of the final plan, the Township’s Planning Department will require 
WRITTEN notification from the following agencies that their respective conditions have been 
met satisfactorily: 
 
• The TOWNSHIP OF WEST LINCOLN PLANNING DEPARTMENT & PUBLIC WORKS 

DEPARTMENT for Conditions 1 – 40 inclusive & 63. 
 

• The REGIONAL NIAGARA PUBLIC WORKS & DEVELOPMENT DEPARTMENT for 
Conditions 41 to 54 

 
• NIAGARA PENINSULA ENERGY for Conditions 55 & 56. 

 
• BELL CANADA of other applicable telecommunications company for Conditions 57 & 

58  
 

• CANADA POST for Conditions 59-61 
 

• CP Rail for Conditions 62 
 
 
NOTES: 
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1. Conveying 
 

(a) As the land mentioned above to be conveyed to the municipal corporation may be more 
easily described in the conveyance by reference to a Registered Plan than by “metes 
and bounds”, we suggest that the description be so worded, and, 

 
(b) We further suggest that the Owner give to the municipality an undertaking to deposit with 

the Clerk a properly executed copy of the conveyance concurrent with the registration of 
the plan. 

 
2. Land Required to be Registered Under the Land Titles Act 
 

(a) Section 160(1) of The Land Titles Act, which requires all new plans be registered in the 
land titles system; 

 
(b) Section 160(2) – allows certain exceptions. 

 
3. Water and Sewerage Systems 
 

Inauguration or extensions of a piped water supply, a sewerage system, a storm drainage 
system or a stormwater management system is subject to approval of the Ministry of 
Environment (Approvals Branch) pursuant to Section 52 and Section 53 of The Ontario 
Water Resources Act, R.S.O. 1990. 
 
 

4. Agencies to be Contacted: 
 

(a) With respect to the requirements of the Township of West Lincoln Planning Department 
contact: 

 
 Mr. Brian Treble 

 Director of Planning and Building 
 318 Canborough Street 
 P.O. Box 400 
 Smithville, Ontario 
 L0R 2A0 
 Telephone – (905) 957-5138  
 Email – btreble@westlincolnc.ca  
 
(b)With respect to the requirements of the Township’s Public Works Department contact: 
 

Ms. Jennifer Bernard 
Public Works Engineering Coordinator  

 318 Canborough Street 
 Smithville, Ontario 
 L0R 2A0 
 Telephone – (905) 957-3346 ext. 6732   
 Email – jbernard@westlincoln.ca  
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(c) With respect to the requirements of the Region of Niagara contact: 

 
 Development Approvals  
 devtplanningapplications@niagararegion.ca  

 
 
(f) With respect to the requirements of Bell Canada contact: 
 
 Ms. Janice Young 
 Manager, Right of Way 
 Floor 3 – 100 Borough Drive 
 Scarborough, Ontario 
 M1P 4W2 
 Telephone – (416) 296-6291   
 FAX – (416) 296-0520 
 
 
5. Review of Conditions 
 

Applicants are advised that should any of the conditions appear unjustified or their resolution 
appears too onerous, they are invited to bring their concerns to the General Committee’s 
attention.  The Committee will consider requests to revise or delete conditions. 
 
In order to assist the agencies listed above in clearing conditions for final approval and 
registration of the plan, it may be useful to forward executed copies of the Subdivision 
Agreement between the Owner and the Township to those agencies. 

 
6. Hydro One Cautionary Note 
 
 An electrical distribution line operating at below 50,000 volts might be located within the 

area affected by this development or abutting this development.  Section 186 – Proximity – 
of the Regulations for Construction Projects in the Occupational Health and Safety Act, 
requires that no object be brought closer than 3 metres (10 feet) to the energized conductor.  
It is the proponent’s responsibility to be aware, and to make all personnel on site aware, that 
all equipment and personnel must come no closer than the distance specified in the Act.  
They should also be aware that the electrical conductors could raise and lower without 
warning, depending on the electrical demand placed on the line.  Warning signs should be 
posted on the wood poles supporting the conductors stating “DANGER – Overhead 
Electrical Wires” in all locations where personnel and construction vehicles might come in 
close proximity to the conductors. 

 
 

x:\pb-planning\subdivisions\2000-89-19 - peter budd northwest quadrant\7. conditions of draft approval\conditions of 
approval-p budd nov 30.doc 

Page 25 of 90

mailto:devtplanningapplications@niagararegion.ca


Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  May 12, 2025 
 
REPORT NO: PD-19-2025 
 
SUBJECT:   Information Report – Zoning By-law Amendment for 4426 

Regional Road 20 (File No. 1601-014-24) for 1806018 Ontario 
Inc. (Linde Truck and Trailer)  

 
CONTACT: Susan Smyth, Manager, Community Planning and Design  

Gerrit Boerema, Director of Growth and Sustainability 
 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

RECOMMENDATION: 
 

1. That, Information Report PD-19-2025, titled “Zoning By-law Amendment for 4426 
Regional Road 20 (File No. 1601-014-24) for 1806018 Ontario Inc. (Linde Truck 
and Trailer)”, dated May 12, 2025 be received.  

 
ALIGNMENT TO STRATEGIC PLAN:  
Theme #2 

 Champion strategic and responsible growth   
 
 
 

REPORT 
GROWTH AND SUSTAINABILITY 

COMMITTEE 

OVERVIEW: 
 

 An application for Zoning By-law Amendment has been submitted by Lofcore Ltd. 
(Consultant-Agent) on behalf of 1806018 Ontario Inc. (Linde Truck and Trailer) 
(Owner/Applicant). 

 The proposal is to facilitate an expansion of 492 square metres to the existing 
truck and vehicle repair service shop. 

 Additionally, the proposal seeks to rezone the current site specific Agricultural 
Related (AR-31) zone with a new site specific zone to remove the provision of the 
maximum number of 6 vehicles available for retail sale, reduce the minimum rear 
yard setback, and increase the accessory lot coverage, and permit outdoor 
storage in the front yard. 

  The existing dwelling, accessory structures and buildings are to remain with no 
impact to the agricultural lands. 

 A recommendation report will be presented at a future committee meeting once 
the application has been fully reviewed and all agency and public comments have 
been considered.   
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BACKGROUND: 
 
The subject lands are legally described as Part Lot 13, Concession 3 in the former 
Township of Gainsborough, now in the Township of West Lincoln. The lands are 
municipally known as 4426 Regional Road 20.  
 
The subject lands are located on the south side of Regional Road 20 bounded by Gee 
Road to the east and Schram Road to the west. The lands were subject to a surplus 
farm severance application (B8/2014WL) where 2.1 hectares (5.3 acres) of land 
containing the single detached dwelling and existing commercial operation was severed 
from the retained 32 hectare (79 acre) farm parcel for continued agricultural use. Refer 
to Figure 1 for the general location of the subject lands.  
 
Figure 1: Subject Lands Location  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The commercial trucking operation was established on the property in the 1950’s that 
included repairs to farm machinery, as well as the hauling of feed and fertilizer. The 
property was then rezoned in 1995 to legally recognize the trucking operation and 
rezoned again in 1998 to allow for the sale of up to six unplated motor vehicles.   
 

Subject Lands  
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In 2005, an amendment was approved to increase the area that could be used as part 
of the commercial operation.   
 
CURRENT SITUATION: 
 
The application to amend the zoning by-law is for the following changes:  
 
1. Increase in Accessory Building Lot Coverage 
 
The first amendment is for an increase the commercial operation to facilitate an 
expansion to the building up to 492 square metres (5,295.84 square feet) to 
accommodate the growth of vehicle repair services. This expansion will therefore 
require an increase to the accessory building lot coverage from 1,000 square metres to 
1,799 square metres.  
 
2. Reduced Rear Yard Setback  
 
The expansion will shift the edge of the building closer to the rear lot line where 
currently the rear yard setback is a minimum of 7 metres (22.96 feet).  
 
Due to the awkward lot configuration, Administration considers the angled line as shown 
below in Figure 2 to represent the rear lot line. As such, the request is for a minimum 
rear yard setback of 1.4 metres (4.59 feet).  
 
Figure 2: Requested Rear Lot Line Setback  
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3. Outside Storage Area in the Front Yard 
 
The current site-specific zone (AR-31) permitted outside storage is for a maximum of six 
(6) motor vehicles allowed for retail sales. The proposal is asking to remove the specific 
retail sales of vehicles since the operation does not sell the vehicles, instead the 
requested outdoor storage is for storing the vehicles queued for repairs in the front yard. 
The Agricultural Related (AR) zone permits a maximum of 10% of outside storage and 
located in the rear or side yard and screened from view of the public streets. The 
requested change is have a maximum of 30% outside storage and located in the front 
yard.  
 
4. Maximum Distance from Main Building  
 
Administration reviewed the site plan and noticed a pre-existing condition where the 
distance from the main dwelling to the proposed accessory building intended for the 
expansion is slightly further than the maximum of 50 metres (164 feet), the existing 
building is 51.1 metres (167.65 feet). To capture this deviation, it has been added to the 
requested change to the zoning.  
 
FINANCIAL IMPLICATIONS: 
 
There are no financial implications associated with this application.  
 
INTER-DEPARTMENTAL COMMENTS:  
 
Building Department  
 
The Building Department has not issues with the proposal and noted that an application 
for a building permit (including site plan with building matrix, and architectural, structural 
and mechanical drawings) is required. Development charges are applicable. Further, a 
fire route access is required to be shown on the site plan.  
  
Operations and Engineering Department 
 
No objections with the proposal. 
 
Niagara Peninsula Conservation Authority (NPCA) 
  
The NPCA has reviewed the status of the nearby watercourse and advises there is no 
flooding concern with the feature, therefore offer no objections to the proposal. 
 
Enbridge  
 
No objections to the proposed application and reserve the right to amend or remove 
development conditions.  
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CONCLUSION: 
 
An application for an amendment to the zoning by-law has been submitted by Lofcore 
Ltd. on behalf of 1806018 Ontario Inc. (Linde Truck and Trailer) to facilitate the 
expansion of an existing commercial vehicle repair shop and to apply for new site 
specific regulations for an increased accessory building lot coverage, increase in 
outdoor storage and located in the front yard, removal of vehicle retail sales, reduced 
rear yard setback, and increased maximum distance from main building.  
 
Once all stakeholder, agency, public and Committee/Council comments, concerns, 
issues and feedback is received and are appropriately addressed, Administration will 
complete a full assessment of the supplement information and prepare a 
recommendation report.  
 
ATTACHMENTS: 
 
Schedule A: Proposed Site Plan  
Schedule B: Agency Comments  
 
 
Prepared & Submitted by:   Approved by: 
 
Susan Smyth     Gerrit Boerema      
Manager, Community Planning & Design   Director of Growth &Sustainability   
 
 

Truper McBride  
        CAO  
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1

Susan Smyth

From: Ben Agro

Sent: April 11, 2025 1:46 PM

To: Susan Smyth

Subject: RE: ZONING BY-LAW AMENDMENT APPLICATION SUBMISSION - 4426 Regional Road 

20 (Linde Truck and Trailer) File No: 1601-014-24

Hi Susan, 

 

 

Building comments as follows; 

 

1) Building permit application with Building Permit Fees and Development Charges required 

2) Building Matrix required 

3) Architectural, Structural and Mechanical drawings required 

4) Fire route access required 

 

Thanks! 

Ben 

 

 

 

 
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.  

 

 

Ben Agro 

 

Chief Building Official 
Tel:  
Email: bagro@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: Susan Smyth <ssmyth@westlincoln.ca>  

Sent: April 11, 2025 1:36 PM 

To: Jennifer Bernard <jbernard@westlincoln.ca>; Ben Agro <bagro@westlincoln.ca>; Development Planning 

<devtplanningapplications@niagararegion.ca>; Carling Macdonald <Carling.Macdonald@niagararegion.ca>; Paige 

Pearson <ppearson@npca.ca>; Taran Lennard <tlennard@npca.ca>; Six Nations <dlaforme@sixnations.ca>; 

Haudenosaunee <info@hdi.land>; Metis <consultations@metisnation.org>; Niagara Energy <jim.sorley@npei.ca>; 

Canada Post <Thomas.Dell@canadapost.postescanada.ca>; Enbridge <MunicipalPlanning@enbridge.com>; Cogeco 

SCHEDULE B - PD-19-2025
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Susan Smyth

From: Municipal Planning <MunicipalPlanning@enbridge.com>

Sent: April 16, 2025 10:39 AM

To: Susan Smyth

Subject: RE: ZONING BY-LAW AMENDMENT APPLICATION SUBMISSION - 4426 Regional Road 

20 (Linde Truck and Trailer) File No: 1601-014-24

 

 

Thank you for your circula�on.   

 

Enbridge Gas does not object to the proposed applica�on(s) however, we reserve the right to amend or 

remove development condi�ons. This response does not signify an approval for the site/development. 

 

Please con�nue to forward all municipal circula�ons and clearance le#er requests electronically to 

MunicipalPlanning@Enbridge.com.  

 

Regards, 

 

Willie Cornelio CET (he/him) 
Sr Analyst, Municipal Planning 
Engineering 
— 
 

ENBRIDGE 

TEL: 416-495-6411 
500 Consumers Rd, North York, ON M2J1P8 
 

enbridge.com 

Safety. Integrity. Respect. Inclusion. 
 

 

 

From: Susan Smyth <ssmyth@westlincoln.ca>  

Sent: Friday, April 11, 2025 1:36 PM 

To: Jennifer Bernard <jbernard@westlincoln.ca>; Ben Agro <bagro@westlincoln.ca>; Development Planning 

<devtplanningapplications@niagararegion.ca>; Carling Macdonald <Carling.Macdonald@niagararegion.ca>; Paige 

Pearson <ppearson@npca.ca>; Taran Lennard <tlennard@npca.ca>; Six Nations <dlaforme@sixnations.ca>; 

Haudenosaunee <info@hdi.land>; Metis <consultations@metisnation.org>; Niagara Energy <jim.sorley@npei.ca>; 

Canada Post <Thomas.Dell@canadapost.postescanada.ca>; Municipal Planning <MunicipalPlanning@enbridge.com>; 

Cogeco <randy.leppert@cogeco.com>; Rogers <newdevelopment@rci.rogers.com>; LandUsePlanning@HydroOne.com; 

Cynthia Summers <csummers@westlincoln.ca> 

Cc: Gerrit Boerema <gboerema@westlincoln.ca> 

Subject: [External] ZONING BY-LAW AMENDMENT APPLICATION SUBMISSION - 4426 Regional Road 20 (Linde Truck and 

Trailer) File No: 1601-014-24 

 

 
Good Afternoon,   
 
Please see attached the submission package for the proposed zoning by-law amendment to facilitate 
an expansion of 492 square metres to the existing truck and vehicle repair service shop and outdoor 
storage in the front yard.  
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From: Taran Lennard
To: Susan Smyth
Subject: NPCA Review Response: 4426 Regional Road 20 File No: 1601-014-24
Date: May 2, 2025 9:17:23 AM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

Hi Susan, 

The NPCA can confirm that we’ve no objections to the support of this application. 

The NPCA has reviewed the status of the nearby watercourse and advises that we do not offer a
flooding concern with the feature. The applicant should be aware that the larger parcel surrounding
their lands includes a regulated watercourse. Any development or site alteration within the buffer of
the feature would require review and approval by our Agency, should any works be proposed.
 
Thank you.
 

 

Taran Lennard
Watershed Planner II
 
Niagara Peninsula Conservation Authority (NPCA) 
3350 Merrittville Highway | Unit 9 | Thorold, ON L2V 4Y6

905.788.3135 ext. 277
www.npca.ca
tlennard@npca.ca
 
 
 

For more information on Permits & Planning, please go to the Permits & Planning webpage at
https://npca.ca/administration/permits.
 
For mapping on features regulated by the NPCA please go to our GIS webpage at https://gis-npca-
camaps.opendata.arcgis.com/ and utilize our Watershed Explorer App or GIS viewer.
 
To send NPCA staff information regarding a potential violation of Ontario Regulation 41/24 please go to the NPCA
Enforcement and Compliance webpage at https://npca.ca/administration/enforcement-compliance
 
 
 

From: Susan Smyth <ssmyth@westlincoln.ca> 
Sent: April 11, 2025 1:36 PM
To: Jennifer Bernard <jbernard@westlincoln.ca>; Ben Agro <bagro@westlincoln.ca>; Development
Planning <devtplanningapplications@niagararegion.ca>; Carling Macdonald
<Carling.Macdonald@niagararegion.ca>; Paige Pearson <ppearson@npca.ca>; Taran Lennard
<tlennard@npca.ca>; Six Nations <dlaforme@sixnations.ca>; Haudenosaunee <info@hdi.land>;
Metis <consultations@metisnation.org>; Niagara Energy <jim.sorley@npei.ca>; Canada Post
<Thomas.Dell@canadapost.postescanada.ca>; Enbridge <MunicipalPlanning@enbridge.com>;

Page 35 of 90

mailto:tlennard@npca.ca
mailto:ssmyth@westlincoln.ca
http://www.npca.ca/
mailto:tlennard@npca.ca
https://npca.ca/administration/permits
https://gis-npca-camaps.opendata.arcgis.com/
https://gis-npca-camaps.opendata.arcgis.com/
https://npca.ca/administration/enforcement-compliance


Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  May 12, 2025 
 
REPORT NO: BLDG-06-2025 
 
SUBJECT:   Recommendation Report                                                                      

Site Alteration Permit 1664 Abingdon Road 
 File No.3000-002-25 
CONTACT: Ben Agro, Chief Building Official 

 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
RECOMMENDATION: 
 

1. That Recommendation Report BLDG-06-2025 titled “Site Alteration Permit 1664 
Abingdon Road”, dated May 12th, 2025 be received; and, 

2. That, the application for site alteration to import 220 loads (2,200 cubic metres) of 
topsoil be approved, subject to a site alteration agreement which requires additional 
security, regulates the number of trucks per day, imposes truck traffic control, 
regulates dust and road fowling, and provides a timeline to complete the works; 

REPORT 
GROWTH AND SUSTAINABILITY 

COMMITTEE 

OVERVIEW: 
 

 An application for a site alteration permit has been submitted by David Castellan 
property owner of 1664 Abingdon Road.  

 The owner of 1664 Abingdon Road is in the process of constructing a new 
dwelling on the property and are requesting a site alteration permit to import 
additional fill to the property.  

 The estimated volume of fill to be imported is 2,200 cubic meters (220) loads of 
top soil to grade the property to the approved grading plan and to cover the 
single family building structure as per the approved plans. 

 Under the Township’s site alteration bylaw, site alteration in excess of 1,000 
cubic meters, requires a public meeting and Council approval.  

 A previous site alteration was approved by the Director in 2023 for less than 
1,000 cubic meters, however that was not sufficient to grade the property. 

 Submitted with this application is a grading plan, truck haul route, $5,000.00 
security deposit and soil report. 

 A public meeting was held on April 14th where a number of residents submitted 
oral and written comments with concerns over the application.  

 Administration is recommending approval of the site alteration application, 
subject to a site alteration agreement which addresses the concerns raised by 
the members of Council and the public.  
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Respecting Our Roots, Realizing Our Future 
 

and,  
3. That, Council pass a bylaw to Authorize the Mayor and Clerk to sign and enter into 

the site alteration agreement with the owners as found in Schedule E. 
 
 

ALIGNMENT TO STRATEGIC PLAN:  
Theme # 

 Champion strategic and responsible growth 
 
BACKGROUND: 
 
An application for site alteration has been submitted by David Castellan, the property 
owner of 1664 Abingdon Road. The subject property is located at 1664 Abingdon Road 
and is 4.2 acres in size. A building permit (BP#220207) for a new dwelling and septic 
system was issued May 11th, 2023, which is currently under construction.  
 
A previous permit was approved by the Director in 2023 for less than 1,000 cubic meters, 
however that was not enough to complete the grading. 
 
CURRENT SITUATION: 
 
The application includes an existing approved grading plan highlighting the extent of the 
proposed top soil fill area, a truck haul route and additional information regarding the 
building design with earth material coverage to be brought to the property. These can be 
found as schedules to this report.  
 
The Township’s Site Alteration Bylaw 2016-41, as amended, requires a public meeting and 
requires Council approval for site alteration over 1,000 cubic metres of material. 
 
Notices were circulated to neighbouring property owners on March 13th, 2025 and the 
public meeting was held on April 14th, 2025. A number of residents provided oral and 
written submissions to Committee and Administration citing several issues that arose as 
part of the first site alteration permit. These issues included truck traffic and queuing along 
Abingdon Road, dust and debris on the roadway, impacts to private property including 
fencing and septic, drainage and noise. The Township CBO met onsite with one of the 
adjacent property owners and the applicant to discuss some of the concerns raised at the 
public meeting.  
 
The concerns around noise, dust and traffic are all valid concerns raised by members of 
the public, and as such, Administration has recommended that any approval of the site 
alteration application be subject to a site alteration agreement, as found in Schedule E to 
this report. This site alteration agreement as drafted requires the following: 
 

 The site alteration works must be completed by June 30th, 2025 prior to the summer 
months to mitigate residents concern around use of their backyards.  

 If an extension is needed, additional soil will not be permitted in the months of July 
or August, but trucks may resume deliveries in September 
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Respecting Our Roots, Realizing Our Future 
 

 A limit of 50 trucks per day, with no queuing on Abingdon Road or Regional Road 
65 in front of the residents. This will allow the site alteration to be completed in a 
shorter time period, while avoiding traffic concerns.  

 Soil importation is only permitted on weekdays between the hours of 8AM and 
4:30PM. 

 Full time on-site inspection and reporting at the cost of the applicant to track the 
quantity and quality of the material imported.  

 An increased security deposit of $10,000 to ensure works are done in accordance 
with the site alteration agreement.  

 
The full site alteration agreement can be found in Schedule E.  
 
FINANCIAL IMPLICATIONS: 
 
Based on the quantity of fill material being imported to the site, an additional $5,000 
security is being requested to ensure the works are completed to the satisfaction of the 
Township. If the applicant does not comply with the site alteration bylaw or terms of the 
site alteration agreement, additional Administrative Monetary Penalties (AMPS) can be 
applied to achieve compliance.  
 
INTER-DEPARTMENTAL & AGENCY COMMENTS:  
 
West Lincoln Building & Septic 
 
The Township Building Inspector and CBO have met with the owner on site to confirm the 
proposed top soil material is required to complete the proposed approved grading plan and 
approved house plan with earth coverage. It appears that additional soil material is 
required to complete the project. 
 
West Lincoln Engineering 
 
A review has been completed of this site alteration permit application to import 2,200 
cubic meters of fill to 1664 Abingdon Rd for placement over and around a new dwelling. 
The proposed haul route submitted with this application indicates that RR65 will be used 
through the Township to access Abingdon Road. This proposal is acceptable and a 
$5,000 road security deposit has been received for any damage caused to Abingdon 
Road. 
 
As per By-law 89-2000 there are reduced load restrictions in effect on Abingdon Road 
between March 1st and April 30th of every year. During this period, the weight limit is 
reduced to 5 tonnes per axle. An inspection of Abingdon Road will be completed prior to 
the hauling operation commencing, the Operations Department must be notified at 
minimum 48 hours in advance to complete this inspection otherwise the release of the 
road security deposit could be impacted. 
 
A mud mat should be in place at the entrance to mitigate mud tracking onto Abingdon 

Page 38 of 90



P a g e  | 4 

 

Respecting Our Roots, Realizing Our Future 
 

Road, as per By-law 2016-41 the applicant is responsible to keep the road clean of 
tracked mud. 
 
Niagara Peninsula Conservation Authority (NPCA) 
 
The NPCA has reviewed the proposal for site alteration and has no objections as the 
location is outside of the NPCA Regulated area. 
 
Region of Niagara 
 
The Region has not provided comments with respect to this application. 
 
PUBLIC COMMENTS 
 
There have been no public comments received at the time of writing this report. 
 
CONCLUSION: 
 
An application for site alteration has been submitted to permit top soil fill of 2,200 cubic 
meters (220 loads) to complete the approved site plan and approved house design with 
earth coverage. 
 
Administration has reviewed the application and the comments received as part of the 
public meeting and can recommend approval of the application, subject to the applicant 
entering into a site alteration agreement to ensure that the residents’ concerns are 
adequately addressed.  
 
ATTACHMENTS: 

A. Site Grading Plan  
B. Application and Additional Information 
C. Proposed Truck Haul Route 
D. Public Comments 
E. Draft Site Alteration Agreement 
F. Draft Authorizing Bylaw 

 
 
Prepared & Submitted by:   Approved by: 
 
  
Ben Agro      Truper McBride 
Chief Building Official    CAO 
 
 
Gerrit Boerema 
Director of Growth and Sustainability  
 

Page 39 of 90



Schedule "A" To BLDG-06-2025

Page 40 of 90



Page 41 of 90



Schedule "B" To BLDG-06-2025

Page 42 of 90



Page 43 of 90



Page 44 of 90



Page 45 of 90



Page 46 of 90



Page 47 of 90



Page 48 of 90



Page 49 of 90



Page 50 of 90



Page 51 of 90



Page 52 of 90



Schedule "C" To BLDG-06-2025

Page 53 of 90



1

Gerrit Boerema

From: Paige Pearson <ppearson@npca.ca>
Sent: March 28, 2025 2:15 PM
To: Justin Paylove
Cc: Gerrit Boerema
Subject: FW: Site Alteration Notice of Public Meeting - 1664 Abingdon Road - Castellan
Attachments: Application Form.pdf; Fill Location Map.pdf; Proposed Haul Route Map.pdf; Notice of 

Public Meeting - Castelin Abingdon Road April 14 2025.pdf

Hi Justin,  
 
The NPCA has reviewed the proposal to add fill material at 1664 Abingdon Road.  
 
With consideration to the provided grading plan (dated, Dec/22), the proposed fill area shown in green does not 
encroach the NPCA 15 m watercourse buffer area identified. As all proposed fill area will be outside of the NPCA 
regulated limits, the NPCA has no objection to the proposed fill.  
 
If you have any questions, please let me know. 
 
 
Paige Pearson (She/Her) 
Watershed Planner 
  
Niagara Peninsula Conservation Authority (NPCA) 
3350 Merrittville Highway, Unit 9, Thorold, Ontario L2V 4Y6 
(O) 905.788.3135 Ext 205 
www.npca.ca 
ppearson@npca.ca 
  
  
The NPCA completed its Watershed‐based Resource Management and Conservation Area Strategies, paving the way for 
sustainable conservation across the Niagara Peninsula watershed. It's Watershed Natural Asset Analysis and Valuation 
for the Niagara Peninsula watershed offers new insights that redefine how we view nature. Explore them today! 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Gerrit Boerema <gboerema@westlincoln.ca>  
Sent: March 13, 2025 11:57 AM 
To: DL‐Council Members <DL‐CouncilMembers@westlincoln.ca>; Truper McBride <tmcbride@westlincoln.ca>; Justin 
Paylove <jpaylove@westlincoln.ca>; Barb Hutchinson <BHutchinson@westlincoln.ca>; Barb Behring 
<bbehring@westlincoln.ca>; Jennifer Bernard <jbernard@westlincoln.ca>; Tray Benish <tbenish@westlincoln.ca>; Mike 
DiPaola <mdipaola@westlincoln.ca>; Lisa Kasko‐Young <lyoung@westlincoln.ca>; Katelyn Repovs 
<krepovs@westlincoln.ca>; Dave Lane <dlane@westlincoln.ca>; Taf Tsuro <ttsuro@westlincoln.ca>; Paige Pearson 
<ppearson@npca.ca>; Beth Audet <baudet@westlincoln.ca>; Jeni Fisher <jfisher@westlincoln.ca>; Susan Smyth 
<ssmyth@westlincoln.ca> 
Cc: Ben Agro <bagro@westlincoln.ca> 
Subject: Site Alteration Notice of Public Meeting ‐ 1664 Abingdon Road ‐ Castellan 
 
Good Morning, 
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Please find attached a notice of public meeting for a site alteration application for 1664 Abingdon Road ‐ Castellan. The 
property owner is requesting 2,200 cubic metres, or 220 loads of topsoil material on the property to complete grading 
around the newly constructed dwelling. 
 
The applicant has submitted a $5,000 road security deposit, a grading plan, a soils report and proposed haul route for 
the material. 
 
If you have any questions or comments please send them to Ben Agro, CBO ‐ bagro@westlincoln.ca 
 
Gerrit, 
 
 
Gerrit Boerema 
Director, Growth and Sustainability 
Tel: 905‐957‐3346 ext.5131 
Email: mailto:gboerema@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 information contained in this communication, including any attachment(s), may be confidential, is intended only for 
the use of the recipient(s) named above. If the reader of this message is not the intended recipient, you are hereby 
notified that any disclosure of this communication, or any of its contents, is prohibited. If you have received this 
communication in error, please notify the sender and permanently delete the original and any copy from your computer 
system. Thank‐you. Niagara Peninsula Conservation Authority. 
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Gerrit Boerema

From: ッKINGRZ07 <kaking1970@gmail.com>
Sent: May 5, 2025 12:34 PM
To: Justin Paylove; Gerrit Boerema; Jason Trombetta
Subject: Concerns about 1664 Abingdon Road

Hello Justin: 
 
EMAIL PART 1...THEN EMAIL WAS OVER 20mb..... 
 
We spoke last week over the phone about the above-mentioned property that belongs to 
David Castellan, and advised me to email you the photos THE DRONE PHOTOS 
COURTESY OF ZACH!!!! 
 
I'm going to be filing single complaints about all of the concerns we have, since the photos 
and emails that have been sent to Brian over the last several years were never 
documented via the township or advised that there was a form to be completed, which is 
very frustrating!!! 
 
The one issue I would like to bring up to you is the fact that David has deliberately 
placed old logs and a pile of dirt right to stop my neighbours and myself from going back 
there to keep it SHORT & CLEAN.  In all the year Dave has owned the property he has 
maybe cut it 2 times.    One time he went counter clock wise therefore all of the weeds 
clippings went into my back yard by the cedar trees and that caused several ticks on my 
property.  The reason I know I had a tick problem is because the dog groomer told me 
that she had to stop grooming due to the fact that they pulled off 17 ticks crawling 
around her body.  
 
I have also placed a fabric on my fence to make it more private and to stop the weeds 
from growing in my fence.  My neighbour Zach can no longer cut behind the fence due to 
all of the garbage and tall weeds. 
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Above image #1 shows the log and dirt fence/Berm which is not even on his property line. Therefore how will 
he be cutting and maintaining the #2 circle??? 
#3 if you zoom in there is a new pile of dirt (no weeds on the pile) and logs he intentionally put there to stop 
allowing the back to be properly cut. This was placed since the town meeting on April 14th.  
If you look just above the trees #3 and see the patch of green grass, that is what I have been cutting for years 
and the brown part is the swale that is covered in weeds at Zachs end, it's covered in garbage.  
 

Page 57 of 90



3

 
Above.Swale is covered with garbage and the right side is green stagnant water not flowing properly. 
 
Kelly King  
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Gerrit Boerema

From: ッKINGRZ07 <kaking1970@gmail.com>
Sent: May 5, 2025 12:42 PM
To: Justin Paylove; Gerrit Boerema; Jason Trombetta
Subject: Concers1664 Abingdon Road

Part 2...Drone photos courtesy of Zach  
 

 
Left side my property with grass and a privacy fence.  Zach's right side weeds. 
Swale starts at the end of the grass line. 
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Arrows indicate the swale and the circle shows something blocking it???  Right side again  
is the stagnant water, That Zach has mentioned and it causes a breeding ground for mosquitoes 
 & West Nile.  
 
I would like someone to reach out to Dave and ask why he blocked access to being able to cut the grass...YES 
it's his property but the neighbours & myself  have been maintaining it for years.  If he states because it's his 
property then please advise him that he needs to cut clockwise so the trimming goes into his property and once 
a week???  I have looked into the laws for West Lincoln and the reasonable height is 20 cm.   
 
Thank you  
 
Kelly & Wayne King  
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SITE ALTERATION AGREEMENT 

THIS AGREEMENT made, in triplicate, this ____ day of _______, 2025. 

BETW EEN:  
THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 

(hereinafter may be referred to as the "Township”) 
 

OF THE FIRST PART 

And 

 

David Castellan & Megan Griffiths 

(hereinafter may be referred to as the "Owner")  

OF THE SECOND PART 

 

WHEREAS the Owner is the registered Owner of the property legally described as                                          

Concession 4, Part Lot 16 Caistor, Lot 4 of Plan 30R11882, municipally addressed as 
1664 Abingdon Road in West Lincoln, Ontario and described in Appendix “A” attached 
hereto (hereinafter referred to as the "Property") in this Agreement; 

AND WHEREAS Sections 142 through 144 of the Municipal Act, 2001, (hereinafter referred to 

as the "Act") authorizes Council of municipalities to pass a by-laws prohibiting or regulating the 

placing or Dumping of Fill, the removal of Topsoil, the alteration of the grade of land and 

requiring a Permit and requiring restoration and rehabilitation of the Site in the event of 

contravention of the by-law; 

AND WHEREAS Section 9 provided that a municipality has the capacity, rights, powers and 

privileges of a natural person for the purpose of exercising its authority under this or any other 

Act. 

AND WHEREAS Section 391 of the Municipal Act, 2001, authorizes a municipality to impose 

fees or charges on persons, for services or activities provided or done by or on behalf of it or 

for the use of its property including property under its control and add fees and charges 

imposed by the municipality to the tax roll for the following property in the local municipality 

and collect them in the same manner as municipal taxes; 

AND WHEREAS the Owner has altered the grade of the Property in contravention with the 

Site Alteration By-law, but has applied and obtained approval for specific site alteration works 

on the property; 

AND WHEREAS the Owner is required pursuant to Council support, as outlined in Report 

BLDG-05-2025 to enter into a Site Alteration Agreement in accordance with the Site Alteration 

By-law within 10 days of obtaining approval from Council; 
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AND WHEREAS all capitalized terms herein have the same meaning as in the Site Alteration 

By-law (being By-law No. 2016-41, as amended, and referred to as the Site Alteration By-law) 

unless otherwise defined herein; 

NOW, THEREFORE that in consideration of the application for the Permit and after review of 

the application and of the covenants hereinafter set forth the parties hereto mutually covenant 

and agree as follows: 

1. SITE ALTERATION OF PROPERTY  

1.1 The Owner agrees that, by June 30th, 2025  all placing or dumping, of fill onto the Property 

shall be completed in accordance with the Site Alteration By-law, the proposed engineered 

grading plan for the approved Site Plan and the Site Alteration Permit, unless an extension 

is approved by the Director of Growth and Sustainability in writing. No soil importation shall 

be permitted in the months of July and August.  

1.2 It is the responsibility of the Owner: 

1.2.1 To obtain the approval of the Director of Growth and Sustainability to obtain a 

Permit in accordance with the Site Alteration By-law and comply with all the terms 

and conditions of the Site Alteration By-law and the Permit including providing an 

updated grading and sediment and erosion control plan; and 

 

1.2.2 To request that the Township carry out a final inspection of the site works and to 

obtain the approval of the Director that this By-law and the terms and conditions 

of the Permit have been complied with; and 

 

1.2.3 To obtain any required entrance permits, and to correct any deficiencies with 

existing entrances or Township ditches and roads prior to release of the 

performance security; and  

 

1.2.4 That no additional material, other than building materials for construction of the 

dwelling, be permitted on site; and  

 

1.2.5 That the Owner provides upon execution of this agreement, a $5,000 performance 

security to ensure that the site is graded and constructed to the satisfaction of 

the Township.  

 

1.3 The Owner agrees that the works described in clause 1.1 and 1.2 above will be completed 

on or before June 30th, 2025, unless an extension is provided as per Section 1.1 of 

this agreement. 

 

1.4 The Owner acknowledges and agrees that the Township has no control over and is 

not responsible or liable for any adverse effects or damage resulting from clauses 

1.4.1 to 1.4.9 on the Owner’s property or neighboring property or any other property 

as a result of the Permit:     

 
1.4.1  Soil erosion;  

1.4.2  Blockage of a watercourse;  

1.4.3  Siltation in a watercourse;  
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1.4.4  Pollution of a watercourse;  

1.4.5  Flooding or ponding on adjacent lands;  
1.4.6  Flooding or ponding caused by a watercourse overflowing its banks;  

1.4.7  A detrimental effect on any trees;  

1.4.8  Detrimental effect on matters of inherent biological sensitivity such as 
aquifer recharge, water quality, unusual plants or wildlife and 
overwintering habitats;  

1.4.9  Injury or destruction of municipal trees;  

1.4.10 Negative impacts to wells on adjacent lands 

 

1.5 The Owner acknowledges, accepts and agrees that, the Owner is responsible for any 
and all damage(s) to the road(s) resulting from the ingress and egress of vehicles 
involved in the placing or dumping of fill respecting the Site Alteration.  

  
1.6 The Owner agrees to regular street sweeping and flushing as directed by Public Works 

and/or By-law staff. 
 
1.7 The Owner agrees to install a mud mat at the entrance of the site and apply dust 

suppressant to minimize dust migration onto      adjacent residential lands as required 
by By-law staff. 

 
1.8  The Owner agrees to import the soil to the site will be confined to the hours of 8:00 

am to 4:30 pm. All other works on site will be conducted within the noise bylaw of 
7:00 am to 7:00 pm. 

 
1.9  The Owner agrees to import no more than a maximum of 50 loads of soil per day, 

with no  trucks queued up in front of residential properties on Abingdon Road or and 
Regional Road 65, and with no more than 5 trucks queued at any one time. 

 
1.10  The Owner agrees to provide traffic control persons on site during the transporting 

of soil materials. 
 
1.11 The Owner shall provide full time on-site inspection by a qualified person, at the 

owners expense when soil importation is occurring. Daily reports shall be provided 
to the Chief Building Official regarding the quantity and quality of material being 
imported.  

 
1.12 The Owner agrees to notify all adjacent land owners to the subject property when 

soil importation is to occur through written mail or hand delivered notice.  
 

2.0 SITE ALTERATION PERMIT 
 

2.1 The Owner acknowledges and agrees that no Permit will be issued by the Township: 
 

2.1.1 Until the Owner has paid all required fees and deposited the Security; or 

 

2.1.2 If the Owner is in default under the Site Alteration By-law or any other applicable 

law. 

 

3.0 GRADING 
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3.1 The owner agrees to grade the subject lands so as to not adversely impact any adjacent 

lands in accordance with the approved grading and sediment and erosion control plan, as 

identified as “Appendix B” to this agreement. 

 

3.3 The owner agrees to install Silt Fencing as identified on the Approved Plan in accordance 

with OPSD 219.131 surrounding the area of soil importation and the driveway access.  

 

4.0 SITE ACCESS 

 

4.1 The owner agrees to obtain any required Entrance Permits from the Township, and correct 

any entrance, culvert or ditch works impacted by the site alteration.  

5.0 SECURITY FOR PERFORMANCE 
 
5.1 The Owner is to deposit with the Township at the time of execution of this Agreement a 

Security in the amount of $10,000.00 by way of cash or Letter of Credit (the deposit will 
be returned once the importing of soil material is completed) for: 

 
5.1.1 All damages to Roads or ditches caused or resulting from the ingress or egress to 

the Site to which the Owner has been issued a Permit pursuant to the Site 
Alteration By-law; and 

 
5.1.2 Performance of any other provision required by the Site Alteration By-law, the    

Permit or this Agreement  
 
(collectively referred to as the “Obligations”). 

 
5.2 In the event that the amount of Obligations result in repairs or costs beyond the Security 

posted in 5.1, the Owner agrees and accepts that the Township will impose a fee for and 
equal to, the repair or costs and will: 

 
5.2.1 Hold the Owner responsible and liable for all the costs to repair the Road(s) or 

ditches, and 
 
5.2.2 Assign the repairs for the road(s) or ditch damage to a contractor in accordance with 

the Township’s Procurement Policy, and 
 
5.2.3  The cost of the road(s) or ditch damage repairs will become a fee imposed by the 

Township and such fee, will be added to the tax roll of property and collect such fee 
in the same manner as municipal taxes.   

5.3 In the event of default the Owner agrees and consents to permit forces hired by the 

Township to enter upon the Property and undertake the works to be done under this 

Agreement, unencumbered and without restriction in any manner. 

6.0 COVENANTS TO RUN WITH THE LANDS 
 
6.1 All covenants and conditions set forth in this Agreement are and shall be deemed to be 

covenants running with the Property and it is hereby agreed between the parties of the 
First and Second Parts: 
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6.1.1 That every covenant and condition herein to the benefit of and is binding upon the 

parties of the First and Second Parts hereto and their heirs, executors, 
administrators, successors and assigns; and 

 
6.1.2 That when the context so requires or permits the singular number is to be read as 

if the plural were expressed and the masculine gender as if the feminine or neutral, 
as the case may be, were expressed. 

 

7.0 RELEASE OF PERFORMANCE SECURITY OR LETTER OF CREDIT 

 
7.1 When the obligations set out in this Agreement have been fulfilled, including receipt, 

satisfactory to the Director that the provisions of this Agreement have been fully complied 
with (including, but not limited to an as-constructed drawing, statutory declaration and 
engineers certificate) and all works have been completed to the Satisfaction of the 
Township, the Owner's Security or the balance of the Owner’s Security shall be released.  

 
 
8.0 MUNICIPAL FREEDOM OF INFORMATION 
 
8.1 The Owner acknowledges that this Agreement and any information or documents 

provided by it to the Township may be released pursuant to the provisions of the 
Municipal Freedom of Information and Protection of Privacy Act. This acknowledgement 
shall not be construed as a waiver of any right to object to the release of this Agreement 
or any information. 

 
9.0 PENELTIES  
 
9.1 The Owner agrees that failure to comply with the Township Site Alteration Bylaw and/or 

this agreement will result in penalties as described in the Township’s Site Alteration 
Bylaw and Administrative Penalties Bylaw.  

IN WITNESS WHEREOF the parties hereto have duly set their hands and seals as of the day 

and year first above written. 

SIGNED, SEALED AND DELIVERED 

In the presence of:  

 

 The Corporation of the Township of West Lincoln: 

Per: 

 

_______________________________________ 

MAYOR CHERYL GANANN 

 

 

________________________________________ 

JUSTIN PAYLOVE, CLERK 
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OWNERS: 

 

   

             

WITNESS            ____________________________________ 

David Castellan, Owner 

 

 

 

 

WITNESS            ____________________________________ 

Megan Griffiths, Owner 
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“APPENDIX A” 

 

PROPERTY SUBJECT TO PERMIT 

TO: David Castellan & Megan Griffiths 
 

SUBJECT PROPERTY: Roll Number: 2602010003015300000 
 

 Address: 1664 Abingdon Road 
 

 Legal 
Description: 

CONCESSION 4, Part Lot 16, Caistor Part 4 of 
Plan 30R11882 TOWNSHIP OF WEST LINCOLN 
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“APPENDIX B” 

 

INSERT APPROVED GRADING PLAN 
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THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN 

BY-LAW NO. 2025-## 

A BY-LAW TO AUTHORIZE A SITE ALTERATION 
AGREEMENT BETWEEN THE CORPORATION OF THE 
TOWNSHIP OF WEST LINCOLN AND DAVID CASTELLAN 
AND MEGAN GRIFFITHS, FOR LANDS LEGALLY 
DESCRIBED AS CONCESSION 4 PART LOT 16 CAISTOR, 
PART 4 OF RP 30R11882, IN THE TOWNSHIP OF WEST 
LINCOLN. 

WHEREAS the Corporation of the Township of West Lincoln deems it expedient to enter into a Site 
Alteration Agreement with David Castellan and Megan Griffiths, for lands legally described as 
Concession 4 Part Lot 16 Caistor, Part 4 of RP 30R11882, In the Township of West Lincoln; 

AND WHEREAS approval and authority for such Agreement is required; 

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

1. THAT the Council of the Corporation of the Township of West Lincoln enter into a Site Alteration
Agreement with David Castellan and Megan Griffiths, for lands legally described as Concession 4
Part Lot 16 Caistor, Part 4 of RP 30R11882, in the Township of West Lincoln;

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

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

READ A FIRST, SECOND AND THIRD 
TIME AND FINALLY PASSED THIS  
26TH DAY OF MAY, 2025. 

____________________________ 
MAYOR CHERYL GANANN  

____________________________ 
JUSTIN PAYLOVE, CLERK 

Schedule "F" To BLDG-06-2025
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Respecting Our Roots, Realizing Our Future 

 

 
 
 
 
 

 
DATE:  May 12, 2025 
 
REPORT NO: PD-20-2025 
 
SUBJECT:   Information Report – Zoning By-law Amendment for 171 Mill 

Street (File No. 1601-003-25) for Legion Villa Senior Residence 
 
CONTACT: Susan Smyth, Manager, Community Planning and Design 

Gerrit Boerema, Director of Growth and Sustainability 
 
         

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

RECOMMENDATION: 
 

1. That, Information Report PD-20-2025, title “Zoning By-law Amendment for 171 

REPORT 
GROWTH AND SUSTAINABILITY 

COMMITTEE 

OVERVIEW: 
 

 An application for a Zoning By-law Amendment has been submitted by Quartek 
Group Inc. (Consultant/Agent) on behalf of Branch 393 Royal Canadian Legion 
Senior Citizens Complex – Legion Villa (Owner/Applicant). 

 The proposal is to facilitate a new 6-storey, 52 unit apartment building intended to 
provide senior housing to supplement the existing 32 apartment dwelling units by 
the existing 2-storey building located at 171 Mill Street. 

 The proposal seeks to rezone the site specific Institutional I-19 that currently 
permits a maximum of 32 apartment dwelling units, with a minimum of 45 metres 
of front yard depth and replace it with a new site specific Institutional zone that will 
permit a maximum of 84 apartment dwelling units, maximum building height of 6-
storey or 24 metres.  

 171 Mill Street is accessed currently by an easement over 161 Mill Street and that 
will remain although capturing a 0 metre lot frontage in this amendment 
application. A separate emergency access will be maintained through an existing 
easement for vehicle and person access to St. Catharines Street.  

 These parcels are subject to a consent and boundary adjustment (File No. 
B04/2023WL) where 1,774.3 square metres was transferred from 161 Mill Street 
to 171 Mill Street, with an easement over 161 Mill Street for lot frontage and 
access to Mill Street.  

 The proposal is intended for a communal type of housing that is offering 
affordable senior living accommodations.  

 Niagara Regional Housing (NRH) is an active partner is this venture assisting the 
Legion Villa secure some government funding to help with the final development 
approvals and construction of the project.  
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Mill Street (File No. 1601-003-25) for Legion Villa Senior Residence”, dated May 
12, 2025 be received.  

 
 

ALIGNMENT TO STRATEGIC PLAN:  
Theme #1 and 2 

 Build a safe, connected, caring and active community  

 Champion strategic and responsible growth  
 
BACKGROUND: 
 
The subject lands are located on the south side of Mill Street, at the easterly dead-end 
cul-de-sac, municipally referred as 161-171 Mill Street, in the urban settlement of 
Smithville. 
  
These are two separate lots (161 and 171 Mill Street) and bounded by the Twenty Mile 
Creek to the south, a municipal park to the west, private residences and the Royal 
Canadian Legion to the north, and former rail-line lands to the east. Refer to Figure 1 for 
the location of the subject lands.  
 
Figure 1: Location of Subject Lands  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

161 Mill Street  

171 Mill Street  

Subject Lands  
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The subject lands include easements for municipal and Regional sanitary sewers. The 
easement for the municipal drain has been confirmed by the Township that it is no 
longer required and can be relocated elsewhere on the site. The transfer of ownership 
of this easement for the municipal drain from Legion Branch 393 to Legion Villa 
occurred in the summer of 2022 and this provided additional area to accommodate the 
proposed 52 unit apartment building located on 171 Mill Street.   
  
Through a title search, an easement which is a right-of-way for ingress and egress to St. 
Catharines Street was confirmed. The easement is considered to be a viable future 
secondary emergency access to the property for emergency access only as the 
property does not have frontage on Mill Street.  
  
Combined (161 and 171 Mill Street) are approximately 25,903 square metres in size 
and are occupied by two apartment dwellings, Legion Villa Seniors Citizen Complex 
Villa I and Villa II. Villa I (161 Mill Street) is 2-storeys in height with 30 residential units, 
and Villa II (171 Mill Street) is 2-storeys in height with 32 residential units. Refer to 
Figure 3 illustrates the new lot boundary for 171 Mill Street and access easements.  
 
Figure 3: New Legal Lot Boundary for 171 Mill Street and Access Easements  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Legend  
  
 161 Mill Street 

Access Easement 

 

 Emergency Access 
Easement to  
St. Catharines Street 

  

 
171 Mill Street 

  

 
161 Mill Street 
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The two parcels have been merged together and are in the process of being severed 
into two lots with 171 Mill Street being enlarged to accommodate the new building 
 
The new lot areas following the severance is: 
 

Site Location  New Lot Areas (m2)  Hectares (ha) 

161 Mill Street  9,829 0.983 

171 Mill Street  16,074 1.607 

Combined Total  25,903 2.59 

 
CURRENT SITUATION: 
 
Quartek Group Inc. is the acting agent and consultant representing the owner/applicant 
of Branch 393 Royal Canadian Legion Senior Citizens Complex (Legion Villa) for the 
zoning by-law amendment application.   
 
The proposed development is a 6-storey apartment building with 52 dwelling units. The 
development is being proposed as a joint seniors affordable housing project between 
the Royal Canadian Legion and Niagara Regional Housing. The building footprint is 
expected to occupy 962 square metres and 5,900 square metres by gross area and will 
be situated between the two existing apartment dwellings at the subject lands. 
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The purpose of the amendment is to change the existing Institutional I-19 zone and its 
site specific provisions for a maximum number of dwelling units from 32 to 84 units. 
Additionally, to increase the maximum building height from a maximum of 15 metres to 
24 metres or 6-storeys. Lastly, the minimum lot frontage from 30 metres to 0 metres 
with an easement for access over 161 Mill Street (which is the current situation).  
 
Currently there is an Environmental Protection (EP) zone that straddles the two sites and 
was considered to be associated with a regulated watercourse of which was confirmed by 
the Niagara Peninsula Conservation Authority (NPCA) that the feature did not meet the 
definition of regulated watercourse pursuant of the Conservation Act and therefore can be 
removed. Therefore, the EP zone in this area will be amended. Refer to Figure 4 below.  
 
Figure 4: Environmental Protection (EP) Zone Modification  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
    
The areas currently zoned as Environmental Protection (EP) and Environmental 
Conservation (EC) within the 30 metre edge of the Twenty Mile Creek and floodplain 
hazard limit will remain in effect.   
 
The proposal will meet the Township’s zoning parking requirements (1 space per 2 
dwelling units) by accommodating 120 parking spaces with 5 additional accessible 
barrier-free spaces for the combined 114 dwelling units for 161 Mill Street (30 units) and 
171 Mill Street (32 existing units and 52 proposed units).  
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FINANCIAL IMPLICATIONS: 
 
The Board for the Legion Villa has requested a waiving of all development and building 
related fees. They have made a number of requests before Council. An additional letter 
from the Legion has been submitted to the Clerk regarding the waiving of fees. The fee 
for the zoning by-law amendment which the Legion has paid is $10,619. They are also 
required to submit a site plan application which requires a fee of $9,340 although a 
preliminary submission and fee of $3,114 was submitted, leaving a balance $6,226 
when the site plan application is formally processed. These fees are per the Township’s 
Consolidated User Fees and Charges by-law.  
 
Through the 2025 Budget, Project 1213 was approved for an Affordable Housing 
Community Improvement Plan (CIP). Once established, the CIP will aim to establish a 
new housing partnership with multiple providers to address the Township’s needs for 
affordable housing, through the potential to provide financial incentive programs. Until 
such time that a CIP is established, the Township has no mechanism to waive user 
fees. 
 
INTER-DEPARTMENTAL COMMENTS:  
 
Refer to Schedule C for the detailed agency comments. 
 
Building Department  
 
The Building Department has no issues with the proposal and requested the fire route 
and accesses be noted on the site plan. Regarding Development Charges, depending 
on the classification of the units, exemptions may apply.  
 
Through the More Homes Built Faster Act, 2022, the Province introduced exemptions 
and discounts from municipal development-related charges for affordable residential 
units. These exemptions and discounts came into effect on June 1, 2024. 
 
In accordance with the Development Charges Act, 1997, the Township’s By-law (2024-
70) for the Imposition of Development Charges specifically, Section 3.7 other 
exemptions under item (k) where development charges are exempted from Affordable 
Residential Units and Attainable Residential Units in accordance with Section 4.1 (1), 
(2), (3), (4) and (5) of the Act. Applicable units must be subject to agreements that 
provide for them to remain affordable residential units for 25 years. Units must also be 
sold or rented on an arm's length basis. 
 
Township Development Engineering  
 
The applicant needs to provide more information regarding the proposed emergency 
access as there is an existing hydro pole, private driveway and curb located within the 
easement to St. Catharines Street and it is unclear how the current easement is an 
accessible emergency access. The emergency access will need to be constructed to 
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Township standards.  
 
A secondary connection to the watermain on St. Catharines Street will be necessary to 
meet fire flows for the proposed building. This needs to be confirmed and the location 
for this secondary connection through private lands secured in an easement.   
 
Sanitary servicing for the proposed building is being proposed and to be provided by a 
connection to the existing 200mm sanitary sewer located within an easement through 
the Legion Villa site. This connection is acceptable however the estimated flows to the 
sanitary system expected to be generated by the new building needs to be identified. 
This information is to be provided to allow for confirmation of system capacity and 
allocation in the Township’s network.   
 
Originally the storm outlet from Mill Street was to an existing drainage course through 
the site, and this is likely the drainage course for which the easement is being 
eliminated and the channel being directed to a storm sewer to accommodate the new 
building. As this is an existing drainage condition to be accommodated on site and 
considering the minor area of the Mill Street cul-de-sac that drains to this outlet, the 
Township will not contribute to the cost of alterations to the site drainage or treatment of 
stormwater being directed to the proposed storm sewer. The proponent is required to 
provide an easement for this storm outlet in favour of the Township. 
 
Region of Niagara  
 
Regional Environmental Planning staff indicated that the Environmental Impact Study 
(EIS) requirement could be waived in lieu of a Landscape Plan/Restoration Plan, 
provided a minimum 30 metre setback is maintained from the surveyed watercourse top 
of bank.   
 
The specific measurement be included in the future submission to show the proposed 
setback distance from the watercourse top of bank. Provided that a minimum 30 metre 
setback is confirmed, staff would offer no objection. 
 
Ensure that natural self-sustaining vegetation is planted throughout the watercourse 
setback. Additional mitigation measures, such as sediment and erosion control fencing 
along the development limit, is recommended. 
 
Niagara Peninsula Conservation Authority (NPCA) 
 
There is no objections to the proposal subject to the EP zone remains with no 
amendment for the 100-year floodplain and preclude any development or site 
alterations unless in accordance with the expressed written policies of the Conservation 
Authority.  
 
NPCA will require appropriate engineering analysis for any infilling of the swale on the 
site at the time of the future Site Plan Approval process to address this item and has no 

Page 76 of 90



P a g e  | 8 

 

Respecting Our Roots, Realizing Our Future 
 

objections for approval of the zoning amendment application at this time.  
 
PUBLIC COMMENTS: 
 
Two public comments have been received. There is opposition to the 6-storey building 
due to the building height and concern for loss of privacy to the neighbours in the area.  
 
Concerns for noise during construction, flooding concerns, and that a fence or trees 
cannot prevent public to have access directly over their property and the view will be 
impacted.  
 
Refer to Schedule D for the public comments received.  
 
CONCLUSION: 
 
An application for an amendment to the Zoning By-law has been submitted by Quartek 
Group Inc. (Consultant/Agent) on behalf of Branch 393 Royal Canadian Legion Senior 
Citizens Complex – Legion Villa (Owner/Applicant). 
 
Once all stakeholder, agency, public and Committee/Council comments, concerns, 
issues and feedback is received and are appropriately addressed, Administration will 
complete a full assessment of the supplement information and prepare a 
recommendation report.  
 
ATTACHMENTS: 
 
Schedule A: New Legal Description and Lot Boundary  
Schedule B: Proposed Site Plan 
Schedule C: Agency Comments  
Schedule D: Public Comments  
 
Prepared & Submitted by:   Approved by: 
 
Susan Smyth     Gerrit Boerema      
Manager, Community Planning & Design   Director of Growth &Sustainability   
 

Truper McBride  
        CAO 
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PLAN OF SURVEY OF

REGIONAL MUNICIPALITY OF NIAGARA

METRIC

DISTANCES AND/OR COORDINATES SHOWN ON THIS PLAN ARE IN

METRES AND CAN BE CONVERTED TO FEET BY DIVIDING BY 0.3048.

NOTES

LEGEND

BEARINGS ARE UTM GRID, DERIVED FROM OBSERVED REFERENCE POINTS A AND B,

BY REAL TIME NETWORK (RTN) OBSERVATIONS, UTM ZONE 17, NAD83 (CSRS)(2010.0).

ONTARIO LAND SURVEYOR

I CERTIFY THAT:

SURVEYOR'S CERTIFICATE

DATE

1. THIS SURVEY AND PLAN ARE CORRECT AND IN ACCORDANCE WITH THE SURVEYS

   ACT, THE SURVEYORS ACT AND THE LAND TITLES ACT AND THE REGULATIONS

   MADE UNDER THEM.

CHECKED BY: REFERENCE NO.:

TW

DRAWN BY:

ANDREW HANDSPIKER

AH

B

A

PART LOT AREAPIN

12

13

SCHEDULE

M-89

PART OF 43

PLAN

TOWNSHIP OF WEST LINCOLN

DISTANCES ARE GROUND AND CAN BE CONVERTED TO GRID BY MULTIPLYING BY

THE COMBINED SCALE FACTOR OF 0.999750

2. THE SURVEY WAS COMPLETED ON

23-16-184

-00

LOTS 43 AND 44 

REGISTERED PLAN M-89

THE INTENDED PLOT SIZE OF THIS PLAN IS 914mm IN WIDTH BY 914mm IN HEIGHT

WHEN PLOTTED AT A SCALE OF 1:300

5124 sq.m

661.6 sq.m

J. D. BARNES LIMITED

www.jdbarnes.comT: (905) 358-3693 F: (905) 358-6224

M A P P I N G

G I S

S U R V E Y I N G

4318 PORTAGE ROAD - UNIT 2, NIAGARA FALLS, ON L2E 6A4

POINT ID                 EASTING                    NORTHING

A

B

ORP

ORP

COORDINATES CANNOT, IN THEMSELVES, BE USED TO RE-ESTABLISH

CORNERS OR BOUNDARIES SHOWN ON THIS PLAN.

INTEGRATION DATA

OBSERVED REFERENCE POINTS (ORPs):  UTM ZONE 17, NAD83 (CSRS) (2010.0).

COORDINATES TO URBAN ACCURACY PER SECTION 14 (2) OF O.REG 216/10.

618 642.76

618 533.46

4 772 292.81

4 772 486.58

A B

THE RESULTANT TIE BETWEEN ORP    AND ORP    IS 222.53 (GROUND), N29°25'35"W

FOR BEARING COMPARISONS, A ROTATION OF 1°00'40" COUNTER-CLOCKWISE

HAS BEEN APPLIED TO BEARINGS ON P2, P3 & P4.

N=NORTH / S=SOUTH / E=EAST / W=WEST

THIS PLAN OF SURVEY RELATES TO AOLS PLAN SUBMISSION FORM NUMBER V-71462

PLOT DATE: 7/18/2024 11:24 AM

FILE: G:\PROJECTS\23-16-184\00\Drawing\23-16-184-00 Ref.dwg

ALL SET SSIB MONUMENTS WERE USED DUE TO LACK OF OVERBURDEN

AND/OR PROXIMITY OF UNDERGROUND UTILITIES IN ACCORDANCE WITH

SECTION 11 (4) OF O.REG. 525/91.

SIB

IB

WIT

MEAS

744

JDB

P1

DENOTES    SURVEY MONUMENT FOUND

DENOTES    SURVEY MONUMENT SET

DENOTES    STANDARD IRON BAR

DENOTES    IRON BAR

DENOTES    WITNESS

DENOTES    MEASURED

DENOTES    MATTHEWS, CAMERON, HEYWOOD-KERRY T. HOWE SURVEYING LTD.

DENOTES    J.D. BARNES LIMITED

DENOTES    PLAN OF SURVEY BY J.D. BARNES LIMITED DATED FEBRUARY 20, 2020 FILE 19-16-370-00

SSIB

DENOTES    SHORT STANDARD IRON BAR

P2

DENOTES    REGISTERED PLAN M-89

P3

DENOTES    PLAN 30R-2459

P4

DENOTES    PLAN 30R-6999

539

DENOTES    D.G. URE, O.L.S.

895

DENOTES    D.A. LANE, O.L.S.

IP

DENOTES    IRON PIPE

OU

DENOTES    ORIGIN UNKNOWN

SCALE 1 : 300

10 20 metres55 0

PART OF LOT 38,

14

4086 sq.m

15

18.6 sq.m

16

139.9 sq.m

17

PART OF 38 18.6 sq.m

18

PART OF 43 573.8 sq.m

19

PART OF 44 ±108 sq.m

20

±5342 sq.m

PART

1

LOT AREAPIN

2

3

M-89

PLAN

55.6 sq.m

69.8 sq.m

331.6 sq.m

4

173.9 sq.m

5

48.8 sq.m

6

157.8 sq.m

7

5204 sq.m

8

335.5 sq.m

9

727.6 sq.m

10

421.8 sq.m

NOTE: PARTS 2, 5, 8, 10 & 16 ARE SUBJECT TO EASEMENT AS IN INSTR. No. RO123418

      PARTS 2, 5, 8, 10, 16 & 19 ARE SUBJECT TO EASEMENT AS IN INSTR. No. RO147643

      PART 13 IS SUBJECT TO EASEMENT AS IN INSTR. No. RO391066

      PART 17 IS SUBJECT TO EASEMENT AS IN INSTR. No. NR115059

      PART 18 IS SUBJECT TO EASEMENT AS SHOWN ON SPECIAL PLAN No. 118

ALL OF

46051-XXXX (LT)

ALL OF

46051-XXXX (LT)

D1

DENOTES    INSTR. No. RO123418

759

DENOTES    C.J. CLARKE, O.L.S.

PART OF 44

PART OF 44

11

±2300 sq.m

PART OF

38, 43 & 44

PART OF

38, 43 & 44

AND

1257

DENOTES    R. LAROCQUE, O.L.S.

D2

DENOTES    INSTR. No. RO147643
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53

1
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54

70

71

91
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113

119

M I L L    S T R E E T

84

8567

66 105

106

EXISTING
161 MILL STREET

2 STOREY 
RESIDENTIAL

30 UNITS

EXISTING
171 MILL STREET

2 STOREY 
RESIDENTIAL

32 UNITS

125 120

NEW 

6 STOREY 

RESIDENTIAL

52 UNITS

962.1 SQm

S T    C A T H A R I N E S    S T R E E T

WATERS EDGE 
(MEASURED ON 
JANUARY 7, 2020)

C/L OF CREEK OF NORMAL 
HIGH WATER AS SHOWN ON 
PLAN M-89 (BA-1686) DATED 
ON MARCH 1, 1976

EXISTING 
WATERCOURSE

30m SETBACK 
FROM EXISTING 
WATERCOURSE

CB
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1
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3
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7
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2
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50

EXISTING CONCRETE PAD TO REMAIN

EXISTING CONCRETE PAD TO REMAIN

FIRE ROUTE BOLLARD AND CHAIN

FIRE ROUTE BOLLARD AND CHAIN

6.00 m

9
.2

5
 m

ZONING SUMMARY

REQUIRED PROVIDED

ZONING

LOT SIZE (HA.)

MINIMUM LOT FRONTAGE

MINIMUM FRONT YARD

MINIMUM INTERIOR SIDE YARD

MINIMUM REAR YARD

MAXIMUM LOT COVERAGE

MAXIMUM HEIGHT

MINIMUM LANDSCAPE AREA

MINIMUM LOT AREA PER UNIT

PARKING SUMMARY

REQUIRED PROVIDED

PARKING (1 space per 2 units)

BARRIER FREE PARKING STALLS

171 MILL STREET

CIVIC ADDRESS

I-XX

1.6074ha

30m

171 MILL STREET, TOWNSHIP OF 
WEST LINCOLN, ON L0R 2A0

24m

42 62

2 3

0m

9.25m

70.5%

191.36m2/unit

12m

66.27m

13.9%

ZONING SUMMARY

REQUIRED PROVIDED

ZONING

LOT SIZE (HA.)

MINIMUM LOT FRONTAGE

MINIMUM FRONT YARD

MINIMUM INTERIOR SIDE YARD

MINIMUM REAR YARD

MAXIMUM LOT COVERAGE

MAXIMUM HEIGHT

MINIMUM LANDSCAPE AREA

MINIMUM LOT AREA PER UNIT

PARKING SUMMARY

REQUIRED PROVIDED

PARKING (1 space per 2 units)

BARRIER FREE PARKING STALLS

161 MILL STREET

CIVIC ADDRESS

I

0.9821ha

30m

7.5m

10%

120m2/unit

161 MILL STREET, TOWNSHIP OF 
WEST LINCOLN, ON L0R 2A0

7.5m

7.5m

50%

15m 7.2m

15 63

1 2

40.09m

11.03m

58.9%

327.63m2/unit

7.84m

46.21m

13.9%

*ACCESS EASEMENT FROM 161 MILL STREET

7.5m

10%

120m2/unit

7.5m

7.5m

50%

15m

T  N

N

Seal

Do not scale drawings. Report any discrepancies to Quartek 
Group Inc. before proceeding. 

Drawings must be sealed by the Architect and / or Engineer prior 
to the use for any building permit applications and / or 
government approval. Seals must be signed  by the Architect and 
/ or Engineer before  drawings are used for any construction. 

All construction to be in accordance with the current Ontario 
Building Code and all applicable Ontario regulations.

All drawings and related documents remain the property of 
Quartek Group Inc., all drawings are protected under copyright 
and under contract.

Project Title

Drawing Title

Drawn Designed by

Scale

Job Number

Drawing Number

Date Created

Issue

Plotted on

As indicated

2024-12-23 9:21:31 AM

P
:\
2
0
2
2
 P

ro
je

c
ts

\2
2
0
9
5
 L

e
g
io

n
 V

ill
a
 F

e
a
s
ib

ili
ty

 a
n
d
 C

o
n
c
e
p
t\
D

ra
w

in
g
s
\A

rc
h
it
e
c
tu

ra
l\
2
2
0
9
5
 S

IT
E

.r
v
t

D

SITE PLAN

LEGION VILLA

08/28/23

NYNY

CP-01

22095

161-171 MILL STREET

1" = 50'CP-01

1 SITE PLAN

LOCATION PLAN
NTS

Issue Issued for Date Init.

A CLIENT REVIEW 22SEP2023 NY

B CLIENT REVIEW 28FEB2024 NY

C CLIENT REVIEW 13SEP2024 NY

D CLIENT REVIEW 17OCT2024 NY

SCHEDULE B - PD-20-2025

Page 79 of 90



100

0

200

4000

300

7200

400

10400

500

13600

600

16800

BEARING

19800

BRICK VENEER

INSULATED GLAZING IN 
ALUMINUM FRAMES

STONE BASE

PREFIN METAL 
CANOPIES

ASPHALT SHINGLES

2
2
.9

1
 m

100

0

200

4000

300

7200

400

10400

500

13600

600

16800

BEARING

19800

BRICK VENEER

INSULATED GLAZING IN 
ALUMINUM FRAMES

STONE BASE

PREFIN METAL 
CANOPIES

CEMENTITOUS 
SIDING

ASPHALT SHINGLES

2
2
.9

1
 m

Seal

Do not scale drawings. Report any discrepancies to Quartek 
Group Inc. before proceeding. 

Drawings must be sealed by the Architect and / or Engineer prior 
to the use for any building permit applications and / or 
government approval. Seals must be signed  by the Architect and 
/ or Engineer before  drawings are used for any construction. 

All construction to be in accordance with the current Ontario 
Building Code and all applicable Ontario regulations.

All drawings and related documents remain the property of 
Quartek Group Inc., all drawings are protected under copyright 
and under contract.
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1

Susan Smyth

From: Ben Agro

Sent: March 27, 2025 10:39 AM

To: Susan Smyth

Subject: RE: PRELIMINARY SUBMISSION AGENCY CIRCULATION: 171 Mill Street - Legion Villa - 

Zoning By-law Amendment (File No. 1601-003-25)

 

Hi Susan, 

 

RE;171 Mill St, Legion Villa 

 

Building comments as follows; 

 

1) Building permit application with Building Permit Fees and Development Charges required 

2) Building Matrix required 

3) Architectural, Structural and Mechanical drawings required 

4) Fire route access required 

5) Barrier Free requirements 

 

Thanks! 

Ben 

 

 

 
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.  

 

 

Ben Agro 

 

Chief Building Official 
Tel:  
Email: bagro@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: Susan Smyth <ssmyth@westlincoln.ca>  

Sent: March 12, 2025 9:48 AM 

To: Jennifer Bernard <jbernard@westlincoln.ca>; Dennis Fisher <dfisher@westlincoln.ca>; Tim Hofsink 

<thofsink@westlincoln.ca>; Ben Agro <bagro@westlincoln.ca>; Development Planning 

<devtplanningapplications@niagararegion.ca>; Carling Macdonald <Carling.Macdonald@niagararegion.ca>; Susan 

SCHEDULE C- PD-20-2025
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Public Works Growth Management & Planning Division   
1815 Sir Isaac Brock Way, Thorold, ON  L2V 4T7 
905-980-6000 Toll-free:1-800-263-7215 
______________________________________________________________________ 
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Via Email Only 

April 10, 2025 

File Number: PLZBA202500647 
 
Susan Smyth 
Senior Planner 
Township of West Lincoln 
318 Canborough St., P.O. Box 400 
Smithville, ON  L0R 2A0 
 

Dear Ms. Smyth:  

 Re: Regional and Provincial Comments 
 Application Type: Zoning By-Law Amendment 
 Township File Number: 1601-003-25 
 Applicant: Quartek Group c/o Nick Yamich 
 Location: 171 Mill Street, West Lincoln 
   

 
Regional Public Works Growth Management and Planning Division staff have reviewed 
the preliminary submission of the Zoning By-law Amendment application for 171 Mill 
Street in the Township of West Lincoln (“subject property”). 
 
The applicant is proposing a site-specific zoning provision of the Institutional zone that 
addresses maximum building height, number of units permitted, and lot frontage in 
order to facilitate the development of a new senior residential apartment building 
containing 52 units. 
 
Please note, as of March 31, 2025, Niagara Region no longer has land use planning 
responsibilities under the Planning Act. However, Niagara Region will continue 
providing planning support to the Township of West Lincoln for environmental planning 
matters in accordance with the service level agreement between the Township and 
Region.  
 
Niagara Region will continue to comment on Planning Act applications as it relates to 
regional infrastructure. Comments related to regional infrastructure and waste collection 
must be addressed in accordance with the Memorandum of Understanding (MOU) for 
Engineering Services between the Region and the Township of West Lincoln. 
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The following comments are provided to assist the Township in their review of the 
application.  
 
Natural Heritage 
 
The subject property is impacted by the Region’s Natural Environment System (NES), 
consisting of the Lower Twenty Mile Creek Wetland Complex (PSW) Significant 
Woodland, Other Woodland, Permanent and Intermittent Watercourse and Shoreline 
Areas. Policy 3.1.9.8.1 of the Niagara Official Plan, 2022 (NOP) typically requires the 
completion of an Environmental Impact Study (EIS) when development or site alteration 
is proposed on lands adjacent to natural heritage features.  
 
At a site visit conducted on February 28, 2022, Regional Environmental Planning staff 
indicated that the EIS requirement could be waived in lieu of a Landscape 
Plan/Restoration Plan, provided a minimum 30 metre setback is maintained from the 
surveyed watercourse top of bank.  
 
Based on a preliminary review of the Site Plan (prepared by Quartek, dated August 28, 
2023), staff note that a minimum 30 metre setback appears to be illustrated from the 
surveyed watercourse top of bank in which no development and/or site alteration is 
proposed. That said, staff request that a specific measurement be included in the future 
submission to show the proposed setback distance from the watercourse top of bank. 
Provided that a minimum 30 metre setback is confirmed, staff would offer no objection 
to the application from an environmental perspective. Staff recommend that NES 
features and associated buffers are identified within an appropriately restrictive 
environmental zone.  
 
Staff note that a Landscape Plan/Restoration Plan will be recommended as a 
requirement of future Planning Act applications to ensure that natural self-sustaining 
vegetation is planted throughout the watercourse setback. Additional mitigation 
measures, such as sediment and erosion control fencing along the development limit, 
will also be recommended. 
 
Stormwater Management 
 
A stormwater management brief will be required with future Planning Act applications, 
indicating in detail how the subject site stormwater will be accommodated and meet an 
enhanced water quality treatment prior to discharge from the site.  
 
Waste Collection 
 
Niagara Region provides curbside waste collection for developments that satisfy the 
requirements of its waste collection policy and procedure. The proposed development 
may be eligible to receive Regional curbside waste collection provided that the 
owners/tenants bring the waste to the curbside on their designated pick up day, and that 
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the following limits are not exceeded: 
 
Multi-Residential Waste Collection Limits: 

• Green – no limit (weekly) 

• Waste – 2 bags/cans per unit to a max. of 24 bags/cans per building (bi-weekly) 
 

Based on the size and nature of the proposed development, it is understood it will be 
unable to satisfy Region’s waste collection requirements. Therefore, waste collection for 
the site will be the responsibility of the owner through a private contractor and not 
Niagara Region. 
 
Circular Materials Ontario is responsible for the delivery of residential blue and grey box 
recycling collection services:  
https://www.circularmaterials.ca/resident-communities/niagara-region/  
 
Conclusion 
 
Regional Public Works Growth Management and Planning Division staff offer no 
objection to the Zoning By-law Amendment application, subject to the satisfaction of the 
Township. As noted above, staff recommend that the environmental features identified 
in the Niagara Official Plan, and their associated buffers, are identified within an 
appropriately restrictive environmental zone. 
 

Please send copies of the staff report and notice of the Township’s decision on this 
application. If you have any questions related to the above comments, please contact 
me at carling.macdonald@niagararegion.ca.  

Kind regards, 

  
Carling MacDonald 
Development Planner, Niagara Region 
  
cc: Maggie Ding, P.Eng., Stormwater Management Engineer, Niagara Region 

Phillipe Biba, Development Approvals Technician, Niagara Region 
 Adam Boudens, M.Sc., Senior Environmental Planner, Niagara Region 
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Susan Smyth

From: Municipal Planning <MunicipalPlanning@enbridge.com>

Sent: April 16, 2025 11:10 AM

To: Susan Smyth

Subject: RE: PUBLIC MEETING NOTICE - 171 Mill Street - Legion Villa - Zoning By-law 

Amendment (File No. 1601-003-25)

 

 

Thank you for your circula�on.   

 

Enbridge Gas does not object to the proposed applica�on(s) however, we reserve the right to amend or 

remove development condi�ons. This response does not signify an approval for the site/development. 

 

Please con�nue to forward all municipal circula�ons and clearance le#er requests electronically to 

MunicipalPlanning@Enbridge.com.  

 

Regards, 

 

Willie Cornelio CET (he/him) 
Sr Analyst, Municipal Planning 
Engineering 
— 
 

ENBRIDGE 

TEL: 416-495-6411 
500 Consumers Rd, North York, ON M2J1P8 
 

enbridge.com 

Safety. Integrity. Respect. Inclusion. 
 

 

 

From: Susan Smyth <ssmyth@westlincoln.ca>  

Sent: Friday, April 11, 2025 4:18 PM 

To: Jennifer Bernard <jbernard@westlincoln.ca>; Ben Agro <bagro@westlincoln.ca>; Development Planning 

<devtplanningapplications@niagararegion.ca>; Carling Macdonald <Carling.Macdonald@niagararegion.ca>; Susan 

Dunsmore <Susan.Dunsmore@niagararegion.ca>; Lampman, Cara <Cara.Lampman@niagararegion.ca>; Paige Pearson 

<ppearson@npca.ca>; Taran Lennard <tlennard@npca.ca>; Six Nations <dlaforme@sixnations.ca>; Haudenosaunee 

<info@hdi.land>; Metis <consultations@metisnation.org>; District School Board Niagara <Michelle.McPhee@dsbn.org>; 

Niagara Energy <jim.sorley@npei.ca>; Catholic School Board <clark.euale@ncdsb.com>; Canada Post 

<Thomas.Dell@canadapost.postescanada.ca>; Municipal Planning <MunicipalPlanning@enbridge.com>; Cogeco 

<randy.leppert@cogeco.com>; Rogers <newdevelopment@rci.rogers.com>; LandUsePlanning@HydroOne.com; Cynthia 

Summers <csummers@westlincoln.ca>; Beth Audet <baudet@westlincoln.ca> 

Cc: Gerrit Boerema <gboerema@westlincoln.ca>; DL-Council Members <DL-CouncilMembers@westlincoln.ca> 

Subject: [External] PUBLIC MEETING NOTICE - 171 Mill Street - Legion Villa - Zoning By-law Amendment (File No. 1601-

003-25) 

 

Good Afternoon,   
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From: Taran Lennard
To: Susan Smyth
Subject: RE: NPCA Review Response - 171 Mill Street
Date: April 10, 2025 3:02:10 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
image007.png

Hi Susan, 

We appreciate the additional files and insight respecting this application. We recognize that the
existing areas of EP Zone in the swale were removed from this Zone as a part of a previous
application. 

The NPCA recognizes that that main parcel will be seeking site-specific provisions within the
Institutional (I) Zone to permit the development of a Senior Citizens Apartment Building on the
subject lands. The NPCA does not offer objections. Further, there exists a 100-year floodplain on the
property. The existing Environmental Protection (EP) Zone is set to remain with no amendment. The
NPCA is supportive of this Zone, provided this zone is able to preclude any development or site
alterations, unless in accordance with the expressed written Policies of the Conservation Authority. 

The NPCA will advise that for future Planning applications, the NPCA will require detailed
information respecting the filling in of the swale. While historic site visits had been undertaken and
deemed the swale not to be a regulated watercourse, the NPCA notes that this swale does hold

floodwaters under 100-year conditions. In accordance with an email from NPCA dated April 21st,
2022, the NPCA could be supportive of the filling of the swale, with an appropriate Engineering
Analysis. While not an impact to this application, future applications (ie: Site Plan, if required) will
need to address this element. Works permits will need to be applied for to NPCA at a later date
(upon approval of any Planning applications). The NPCA would be pleased to discuss detailed
requirements with the Applicant upon request.

As such, the NPCA is in a position to support this Zoning Bylaw Application. Future applications
and/or Conservation Authority Works Permit(s) shall include detailed design elements respecting the
project. 

Should there be any questions, please let me know. Thank you.
 

 

Taran Lennard
Watershed Planner II
 
Niagara Peninsula Conservation Authority (NPCA) 
3350 Merrittville Highway | Unit 9 | Thorold, ON L2V 4Y6

905.788.3135 ext. 277
www.npca.ca
tlennard@npca.ca
 

Page 86 of 90

mailto:tlennard@npca.ca
mailto:ssmyth@westlincoln.ca
http://www.npca.ca/
mailto:tlennard@npca.ca


1 
Legion Villa – Preliminary Submission 

 

 

Memo 

To: Susan Smyth, Manager of Planning 

From: Jennifer Bernard, Manager, Civil Land Development 

Date: April 11, 2025 

Re: Legion Villa – Preliminary Submission 

318 Canborough St. P.O. Box 400 

Smithville, ON 

L0R 2A0 

T: 905-957-3346 

F: 905-957-3219 

www.westlincoln.ca 

 
 

 

A review was completed of the preliminary submission of the Legion Villa Zoning By-
law Amendment Application; the following comments will require follow-up: 

 

Servicing Feasibility Report 

1. An emergency access is being proposed through an existing easement in favour 
of the Ministry of Transportation for ingress and egress to the site from St. 
Catharines St. There is an existing hydro pole, private driveway and curb located 
within the easement to St. Catharines St, how does the proponent propose this is an 
accessible emergency access? Is the proponent proposing to construct an access 
road to Township standards through the easement? How will the proponent be 
granted the use of this easement that is for the Ministry of Transportation? The 
Township Fire Department will provide final approval of the proposed emergency 
access in accordance with the Fire Code (NFPA 1141 – Standard for Fire Protection 
Infrastructure for Land Development in Wildland, Rural and Suburban Areas).   

 

2. Section 2.1 suggests a secondary connection to the watermain on St. Catharines 
St will be necessary to meet fire flows for the proposed building. This needs to be 
confirmed and the location for this secondary connection through private lands 
secured in an easement.  

 

3. Section 2.2 notes that sanitary servicing for the proposed building will be provided 
by a connection to the existing 200mm sanitary sewer located within an easement 
through the Legion Villa site. This connection is acceptable however the report does 
not identify the estimated flows to the sanitary system expected to be generated by 
the new building. This information is to be provided to allow for confirmation of 
system capacity and allocation in the Township’s network.  

 

4. Originally the storm outlet from Mill St was to an existing drainage course through 
the site. This is likely the drainage course for which the easement is being eliminated 
and the channel being directed to a storm sewer to accommodate the new building.  
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Legion Villa – Preliminary Submission 

As this is an existing drainage condition to be accommodated on site and 
considering the minor area of the Mill St cul-de-sac that drains to this outlet, the 
Township will not contribute to the cost of alterations to the site drainage or treatment 
of stormwater being directed to the proposed storm sewer. The proponent is required 
to provide an easement for this storm outlet in favour of the Township as part of this 
Planning application.   
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Susan Smyth

From: Justin Paylove

Sent: May 2, 2025 11:31 AM

To: Susan Smyth; Gerrit Boerema

Subject: FW: Legion Villa Planning Application File # 1601-003-25

See Comments below 

 

 
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.  

 

 

Justin Paylove  

 

Manager, Legislative 
Services/Clerk 
Tel: 905-957-3346 ext.5129 
Email: jpaylove@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: Garett LeeAnna Van Iperen [mailto:garettandleeanna@gmail.com]  

Sent: May 2, 2025 10:48 AM 

To: Justin Paylove <jpaylove@westlincoln.ca> 

Subject: Legion Villa Planning Application File # 1601-003-25 

 

Good Morning, 

 

Thank you for sending the information of the 6 storey 52 unit apartment dwelling being proposed here in 

Smithville. As residents who lives right across the creek we would like to have our say in this application 

change.  

As of right now we are opposed to this 6 storey building. Currently the 2 story buildings are a great neighbor. 

The trees and foliage of the creek provide privacy to us and the neighbours living in the area. With this new 6 

story building all this privacy will be lost. Not only does this proposal affect the people living across the creek, 

but it reduces the privacy of people as far away as Hwy 20 running through town.  Currently we do not have a 

problem with an additional 2 story - 32 apartment dwelling being proposed to supplement the town with 

additional housing for seniors but more that that is not something that we as residents in Smithville are ok with. 

Let us know how we can speak at this meeting coming up and how we can get our voice heard going forward. 

 

Best Regards, 

 

Garett & LeeAnna Van Iperen 

29 Ellis St. Smithville ON L0R2A0 

SCHEDULE D- PD-20-2025
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1

Susan Smyth

From: Justin Paylove

Sent: May 5, 2025 9:28 AM

To: Susan Smyth

Subject: FW: File # 1601-003-25

More Comments 

 

 
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.  

 

 

Justin Paylove  

 

Manager, Legislative 
Services/Clerk 
Tel: 905-957-3346 ext.5129 
Email: jpaylove@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: Rachel [mailto:rachelmcameron@yahoo.com]  

Sent: May 4, 2025 9:16 PM 

To: Justin Paylove <jpaylove@westlincoln.ca> 

Subject: File # 1601-003-25 

 

To whom it may concern,  

We have lived at our current home for almost a decade never could we have imagined such a building would be 

proposed in this location. This proposed project is not supported by our home in which you will be building and 

affecting our direct view and privacy. There is no fence I can build or tree that will change the ability for people 

to have access directly over our property and the view that will be my backyard. We moved away from the city 

for this exact reason and to have such a building basically in our backyard is heartbreaking. The environment, 

flooding and one way in and out for that amount of additional units is absolutely ridiculous. As my husband 

works nights and sleeps often during the day the building noise would directly affect him so we would like 

further info on the building time frame that comes with this proposal. We sincerely hope the environment 

hinders this plan moving forward it is not an appropriate location for this proposed structure. As I can not be at 

the meeting I request minutes to be forwarded to this email. rachelmcameron@yahoo.com  
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