West Lincoln

Your Future Naturally

THE CORPORATION OF THE TOWNSHIP OF WEST LINCOLN
COMMITTEE OF ADJUSTMENT
AGENDA

Wednesday, January 28, 2026, 7:00 p.m.
Township Administration Building
318 Canborough Street, Smithville, Ontario

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

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

3. REQUEST FOR WITHDRAWAL AND/OR ADJOURNMENT
There are not requests for withdrawal and/or adjournment at this time.

4. APPLICATIONS

a. B09/2025WL - 5445 Vaughan Road - Pier and Martha Sjaarda
The purpose of this application is to create 1 new Rural Residential lot
and 1 retained lot for agricultural purposes.

Lands to be severed will have a lot frontage of approximately 74.85
metres and lot area of approximately 0.6 hectares. Lands to be retained
will have lot frontage of approximately 241 metres and lot area of
approximately 40.5 hectares.

b. B10/2025WL - 7997 Sixteen Road - Maria and David Bartels
The purpose of this application is to create 1 new Rural Residential lot
and 1 retained lot for agricultural purposes.

Lands to be severed will have a lot frontage of approximately 45 metres

and lot area of approximately 0.4 hectares. Lands to be retained will have

lot frontage of approximately 351 metres and lot area of approximately
23.7 hectares

c. A20/2025WL - 113 Griffin Street South - Schilstra Brothers Inc
The purpose of this application is to grant the applicant relief from the
provisions of Section 3.12.2 Driveways and Parking Aisles (e)(iii) and
Section 3.9.2 (c) of the Township of West Lincoln Zoning By-law 2017-
70, as amended. The variances sought under this submission are:
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*  Driveways shall not be located closer than 1.5 metres to an
interior side lot line, request 0 metre interior side lot line at the
main driveway entrance.

*  Area of a lot required to be used for no other purpose than a
planting strip, a minimum width of 1.5 metres measured
perpendicular to the adjoining lot line, request 0.5 metre planting
strip along the interior lot line.

The effect of the variances, if granted, is to facilitate the reconstruction of
the commercial building with four accessory residential dwelling units.

MINUTES FOR APPROVAL
There are no minutes for approval at this time.

NEW BUSINESS

ADJOURNMENT
That, this Committee does now adjourn at the hour of pm
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West Lincoln REPORT

Your Future Naturally —

COMMITTEE OF ADJUSTMENT

DATE: January 28, 2026
REPORT NO: COA-02-2026
SUBJECT: Recommendation Report for Consent B09/2025WL — 5445
Vaughan Road
CONTACT: Jeni Fisher, Acting Secretary Treasurer of the Committee of
Adjustment
OVERVIEW:

An application for consent (Surplus Farm Dwelling) has been submitted by Karen
Jongbloed (Agent) on behalf of the Pierre and Martha Sjaarda (Owners).

The subject lands are designated as ‘Good General Agriculture’ and ‘Natural
Heritage System’ within the Township’s Official Plan.

The subject lands are zoned Agriculture (A), Environmental Conservation (EC)
and Environmental Protection (EP) in the Township’s Zoning By-law 2017-70, as
amended.

The consent application proposes to permit a Surplus Farm Dwelling Severance
for the lands located 5445 Vaughan Road, shown as Parcel 2 on the survey
sketch, and the severed parcel (Parcel 1) will maintain the existing single
detached dwelling unit and accessory building.

The retained/remnant parcel (Parcel 2) will be maintained for agricultural
purposes only.

As a condition of severance, a Zoning By-law Amendment application will be
required to rezone Parcel 1 to Rural Residential (RuR) Zone and Parcel 2 to
Agricultural Purposes Only (APO) Zone.

RECOMMENDATION:

That, Consent Application B09/2025WL, submitted by Karen Jongbloed (Agent) on behalf
of Pierre and Martha Sjaarda (Owners) as outlined in Report COA-02-2026 for the creation
of one new lot (Parcel 1) and one retained/remnant lot (Parcel 2), by way of Surplus Farm
Dwelling Severance BE APPROVED, subject to the following conditions:

1.
2.

That the approval applies to the transaction as applied for.
That all municipal requirements are met to the satisfaction of the Township of

Respecting Our Roots, Realizing Our Future
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West Lincoln including property maintenance, compliance with Zoning By-law
provisions for structures and any related requirements, financial or otherwise.

3.  That the Owner/Applicant shall provide a copy of the transfer documents for the
conveyance of the severed parcel (Parcel 1) or a legal description of the subject
parcels to be registered, together with a copy of the deposited reference plan, for
the issuance of the Certificate of Consent.

4.  That the Owner/Applicant shall submit the required cash-in-lieu of parkland
dedication fee, payable to the Township of West Lincoln.

5. That a Zoning By-law Amendment application is submitted for the rezoning of the
severed parcel (Parcel 1) to a site-specific RUR zone and the retained parcel
(Parcel 2) to an APO zone and be passed by Council.

6. That a 15 x15 metre Daylight Triangle along Vaughan Road and Wellandport
Road be dedicated to the satisfaction of the Niagara Region Transportation
Services Division. The Owner/Applicant shall be responsible for all costs to
provide the necessary reference plan, final deposit and final transfer to the
Region of Niagara.

7.  That any other unused wells be decommissioned to the satisfaction of the
Township of West Lincoln Director of Growth and Sustainability and/or Building
Department.

8.  That the applicant submit payment of the Regional consent review fee of $852 to
the Infrastructure Planning and Development Division (by cheque or online).

9. That the Owner/Applicant, at the time of Final Certification, provide a package of
ALL fulfilled conditions of this consent with Final Certification Fee (payable to
Township of West Lincoln), be submitted to the Secretary Treasurer.

10. That all conditions shall be fulfilled within a period of two years after the date of
giving Notice of Decision, pursuant to Section 53(41) of the Planning Act. Failure
to complete conditions shall deemed to be refused.

BACKGROUND:

A consent application has been submitted by Karen Jongbloed (Agent) on behalf of the
Pierre and Martha Sjaarda (Owners) for the lands municipally known as 5445 Vaughan
Road. The purpose of this consent is to create one new rural residential lot and one
retained lot for agricultural purposes by way of Surplus Farm Dwelling Severance.

The subject lands are located on the north side of Vaughan Road and east side of
Wellandport Road. The property has a lot area of approximately 41 hectares and lot
frontage of 593 metres fronting onto Vaughan Road. The property currently contains an
existing single detached dwelling and accessory building and is used for agricultural
production of crops. The subject lands also contain significant natural heritage features in
the northeast portion of the property.

The proposed surplus farm dwelling severance (Parcel 1) has a proposed lot area of
approximately 0.6 hectares and lot frontage of 74.65 metres fronting onto Vaughan Road.
Parcel 1 will maintain the existing single detached dwelling unit and accessory building

Respecting Our Roots, Realizing Our Future
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and will be services by private water and sanitary services. The proposed remnant parcel
(Parcel 2) will have a lot area of approximately 40 hectares and a lot frontage of
approximately 515 metres and will continue to be used for agricultural purposes.

CURRENT SITUATION:

Planning Staff have completed an analysis of the proposed consent and can provide the
following evaluation:

Provincial Planning Statement, 2024

The Provincial Planning Statement (PPS 2024) provides guidance on all land use
planning matters. The subject lands are located within the Prime Agricultural Area. In
accordance with the PPS, lot creation in the Prime Agricultural Area may only permit
one new residential lot per farm consolidation for a residence surplus to an agricultural
operation provided that the new lot is limited in size in order to accommodate
appropriate sewage and water services. The proposed surplus farm dwelling severance
is surplus to a bona-fide agricultural operation and is proposed to have a lot area of 0.6
hectares which is above the minimum lot size requirement of 0.4 hectares as required
by the Township’s Official Plan and Zoning By-law. The proposed severed lot (Parcel 1)
that is considered surplus to the farm operation has an existing private sanitary sewage
system that can accommodate the residential use. The applicant proposes a lot area of
0.6 hectares to accommodate a future replacement septic system. Water service will
continue to be supplied by the existing private cistern, as shown on the Sewage System
Evaluation (Attachment 2). The PPS states new residential uses on the remnant parcel
are prohibited. As a condition of this severance, the remnant parcel (Parcel 2) will
require a Zoning By-law Amendment application to rezone Parcel 2 to the Agricultural
Purposes Only (APO) Zone.

Based on the above, Planning Staff are satisfied that the proposed lot creation by way
of Surplus Farm Dwelling severance is consistent with PPS 2024.

Township of West Lincoln Official Plan and Niagara Region Official Plan

Bill 23 has changed Niagara Region’s role in land use planning and as of March 31,
2025, the Niagara Official Plan (NOP) is no longer a Regional Plan and is an Official
Plan of the twelve area municipalities in Niagara. Therefore, the Township has
considered the applicable policies of the NOP alongside the Township’s Official Plan
(OP) for the assessment to support proposed Surplus Farm Dwelling Severance.

The subject lands are designated as ‘Good General Agriculture’ within the Township’s
Official Plan (OP). Section 4 of the OP states the main objectives of this designation is
to provide the second highest level of protection to preserve the Township’s agricultural
lands. Section 18.13.2 g) of the OP only permits the creation of a new lot in the Good
General Agricultural designation subject being surplus to a farm operation, a lot size of
0.4 hectares, can adequately support private sewage and water services, and that the
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remnant farmland parcel be rezoned to Agricultural Purposes Only (APO). Similarly,
with the reference to the former Niagara Region Official Plan, lot creation within Prime
Agricultural Areas lots shall have an area of 0.4 hectares and required to support private
sewage and water supply system.

The proposed surplus farm dwelling severance is surplus to a bona-fide farm operation
whereby the existing dwelling is surplus to its current operation. The Applicant proposes
a lot area of 0.6 hectares to allow for the future replacement of a private septic system.
The applicant has confirmed that the current septic systems is over 30 years of age and
the Township’s Septic Inspector completed a site inspection and provided comments
that it is necessary for the proposed parcel to have a lot area of 0.6 hectares to
accommodate the future septic system. Furthermore, the remnant parcel proposed to
be rezoned to APO is required to have a minimum lot area of 39 hectares. The
proposed severed lot of 0.6 hectares does not result in any lot area deficiencies for the
remnant parcel and will maintain a lot area of 40 hectares.

The retained/remnant lands (Parcel 2) will continue to be used for agricultural purposes
and are to be rezoned to Agricultural Purpose Only (APO) and prohibit any future non-

farm related uses including residential and the severed lands (Parcel 1) will be rezoned
to a site specific Rural Residential (RuR) for residential purposes.

As mentioned, the subject lands (primarily in the northeast section) contain lands
designated Natural Environment System (Beaver Creek West Lincoln Wetland
Complex, Significant Woodland, linages and Permanent and Intermittent Watercourse,
Shoreline Areas and Other Wetlands). The new rural residential lot creation of Parcel 1
will not impact the natural features as the proposed lot lines will not intersect with any
natural features located on the subject lands. Therefore, Section 3.1.1 of the Natural
Environment System and the policies for long term protection are being met.

Based on the above, Planning Staff are satisfied that the proposed Surplus Farm
Dwelling Severance conforms with the general intent of the Township and Regional
Official Plan policies.

Township of West Lincoln Zoning Bylaw

The subject lands are zoned Agriculture (A), Environmental Protection (EP) and
Environmental Conservation (EC) within the Township’s Zoning By-law 2017-70, as
amended. The A Zone permits a variety of agricultural uses and permits the use of a
single detached dwelling and accessory buildings and structures. As previously
mentioned, the proposal will not impact the EP or EC zones and will remain the same.
As a condition of this consent a Zoning By-law Amendment application is required to
rezone Parcel 1 to a site specific Rural Residential (RuR) Zone and Parcel 2 to an
Agricultural Purposes Only (APO) Zone. According to Part 5: Agricultural Zone, Table
12: Regulations for Permitted Uses in Agricultural Zones, the APO Zone requires a
minimum lot area of 39 hectares and a lot frontage of 100 metres. Part 6: Residential
Zone, Table 14 — Regulations for Permitted Uses in Low Density and Rural Residential
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Zones, the RUuR Zone requires a minimum lot area of 0.4 hectares and lot frontage of 45
metres.

Severed Lands (Parcel 1)

The RuR Zone permits the use of single detached dwellings and accessory buildings.
Parcel 1 currently contains a single detached dwelling and accessory building. The site-
specific amendment will be to recognize the existing accessory building which has a
ground floor area of 139 square metres, whereas Section 3.1 permits accessory
buildings in the RUR Zone to have a maximum ground floor area of 100 square metres.
Parcel 1 proposes to have a lot area of 0.6 hectares and a lot frontage of 74.65 metres.
The subject lands also contains chicken coop. Backyard chickens are permitted in the
RuUR Zone, subject to Section 3.8.3. The Applicant has confirmed that the backyard
chickens will comply to the Township’s Zoning By-law.

Retained/remnant farmland (Parcel 2)

The APO zone permits a range of agricultural uses only to further protect valuable
agricultural lands. Parcel 2 proposes to have a lot area of 40 hectares and lot frontage
of 515 metres fronting onto Vaughan Road, and will continue to be for agricultural
purposes only, thus meeting the provisions of the APO Zone.

Based on the review of the zoning regulations, Planning Staff are of the opinion that the
proposed Surplus Farm Dwelling Severance meets the general intent of the Township’s
Zoning By-law.

INTER-DEPARTMENTAL & AGENCY COMMENTS:

Township Civil and Development Engineering

Vaughan Road is Township owned which requires a 20-metre-wide road allowance.
A road widening is not required. Staff have no concerns with the proposed daylight
triangle requested by the Region.

Proponent to confirm if there are existing and separate entrances for the severed
and retained lands. Should an entrance be required for the retained farmland an
Entrance Permit is available on the Township’s website.

Township Septic Inspector

A site inspection was completed, and a sewage system report was provided by Attema
Consulting Services demonstrating compliance with Part 8 of the Ontario Building Code.
The submitted documents indicate a lot area of 0.6 hectares is required to allow for
minimum separation distance. Upon review the documentation it would be deemed
necessary for the lot to be 0.6 hectares in size to accommodating the current and future
septic system. There is no objection to the application.

Niagara Peninsula Conservation Authority

Respecting Our Roots, Realizing Our Future
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The property contains NPCA regulated features such as Beaver Creek West Lincoln
Wetland Complex and associated 30 metre buffer area, areas of mapped and unmapped
floodplain and watercourse with associated 15 metre buffer area. The proposed Parcel 1 is
to be severed and is outside the NPCA Regulated Areas, the NPCA can offer no objection
for the creation of 1 Rural Residential lot. Parcel 2 contains the regulated features, any
future development on this parcel depending on the scope and nature may require an
NPCA permit.

Niagara Region

PUBLIC COMMENTS:

There were no formal public comments received at the time of preparing this report.
CONCLUSION:

Based on the above analysis of Consent Application B09/2025WL, Planning Staff
recommend APPROVAL for the creation of one severed farm surplus dwelling (Parcel 1)
and one retained/remnant farmland lot (Parcel 2) for agricultural purposes, subject to the
conditions outlined in the beginning of this report.

ATTACHMENTS:

Schedule A — Survey Sketch Plan

Schedule B — Sewage System Evaluation
Schedule C — Agency Comments

Prepared & Submitted by: Approved by:
Robin Shugan, CPT, ACST Susan Smyth, CPT
Senior Planner Manager, Community Planning and Design

Respecting Our Roots, Realizing Our Future
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ATTEMA CONSULTING SERVICE INC.

To: Susan Smyth
West Lincoln Planning Department
From: Chris Attema
CC: Karen Jongbloed
Date: 9/15/2025
Re: 5445 VVaughan Road

Severance Proposal Sewage System Evaluation

The purpose of this report is to provide the sewage system evaluation for the proposed
severance at the 5445 Vaughan Road property. Appendix 1 is the completed Township
of West Lincoln Pre Development Site Evaluation form. Appendix 2 is the survey
showing the location of the proposed surplus residence severance. The current sewage
system will meet the sewage system setback requirements prescribed in the Ontario
Building Code after the proposed severance. Further, as shown in Appendix 3 there will
be sufficient land area on proposed “severed” parcel to construct a replacement sewage
system meeting current Ontario Building Code specifications when it is required

Pre-Consultation Meeting Date: Thursday November 21, 2024

Approximate Land Area 41.05ha
Site Address: 5445 Vaughan Road (metric): (101.44 acres)
Site Legal Description: CON3:PTLOT 12

Owner Contact Information:

Name of Owner: Pierre and Martha Sjiaarda

Prione Number: Email:

Prncipa! Contact: Karen Jongbloed

Phone Number: 805-386-0995 Email: loedfam@iar

Planning Staff is not opposed to the proposed severance and will require the following to support an application:

- Confirmation of bonafide farmer/cperation

- Confirmation of the vear the residence was built
Survey sketch prepared by a qualified land surveyvor {OLS) to identify the [ocation of all existing buildings and
structures of the new lot with the rasidence including the existing septic bed and proposed new septic bed location.
Refer to Table 12 of the Zoning By-law for the regulations of the A and APO zones
Letter from an engineer confirming the capacity of the existing septic system and the description of the new septic
system design and bed location
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Current Sewage System:

The location of the proposed boundary adjustment and the location of the current sewage
system is shown in Appendix 2. On-site evaluation confirms that the current sewage
systems will meet the 3 m septic tank and distribution pipe setback requirements after the
proposed boundary adjustment. Continued use of the existing sewage system is
proposed. The current sewage system is functioning properly with no indication of
discharge or sewage system failure at the time of inspection (September 11, 2025).

Replacement Sewage System:

An assessment was completed to determine if the there was sufficient land area for a
replacement, fully raised sewage system meeting Ontario Building Code specifications for
the “Severed” parcel. The design flow calculation, the design specifications, and the
proposed replacement sewage system profile sketches are included in Appendix 3.

As shown on the Appendix 3 site map after the proposed severance there will be sufficient
land area on the “severed” parcel to construct a replacement sewage system meeting
current Ontario Building Code design standards, the property boundary setback
specifications and the required setbacks (15 m) from the existing cisterns.

The retained parcel is zoned agricultural and is +/- 40.5 ha. A sewage system site
evaluation has not been completed for the ‘Retained Parcel'. The retained parcel will
remain in agricultural use so there is no need for a residential sewage system evaluation.
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APPENDIX 2: Page 2 Location of the Proposed Severance and Existing Sewage System
DESIGN FLOW CALCULATION

Property Location

After the proposed surplus resideace severance the current sewage
system will meet the sewage system selback requitements presciibed in
the Ontario Buikiing Code. Continund use of the existing sewage system

N — = \_ is propesed

Pierte & Martha S33r03 £445 vaughan Roag

Calt (Katen) 90% 458 3737

: SRR A £
i !
&

54257 .

Ewisting dhistribution pipe (> 3 m from proposed severance boundary)

Cstimate 8 runs x 60 ft

The existing sewage system appears to Be functioning preperly at the
time of ins pection

TaniesyteR
Fustring pacr of Seetgnce 13 V8T
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APPENDIX 2: Page 1 Location of the Proposed Severance

SKETCH FOR PLANNING ACT APPLICATION
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Pierre & Martha Sjaarda. .
1, e | , the owner of fhe

subject propesty, hsmhy suthorize the sbove-mentioned | Reruiations,

evaluator to act on.my behalf with respect to all matters .
910 the pror i ) Chris Attema Zm?h;ﬂ"i.

Signature: e T s

Date: oeptember 11, 2025 Date: 3{3 tember 11 2025 .

Accephed: DYe:i ) CINo Reason:

ReviewedBy: ___ - Date:
“‘Plemnrﬁmﬁutaqahdnupofﬁ:asp(p;aqzjhfnmmmﬂgm*; .
~~FQRMS MUST BE COMPLETELY FILLED BEFORE SUBMISSION™
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All site evaluations Inelud dlagram ’
mdshowmmaﬂ% — WWMMMthMmmm

property lines
e) bcaﬂonofptbpouquasymm M&mamm(mdmnmymnnm

d) loeauonafatymmh distirhed compadnd
Q) mud-mmmbrmmn?:l areas

Detailed site map in Appendix 2 and
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APPENDIX 3 (Page 1)
DESIGN FLOW CALCULATION

ATTEMA CONSULTING SERVICES

Chrce Attama

BCIN 2262
September 15, 2025

Owner Contact Property Location

Pierre & Martha Sjaarda 5445 VVaughan Road

5386 Vaughan Road

St.Ann's, ON ARN: 260202001009300

LOR 1Y0 e

Cell (Karen): 905 658 3737
email: jongbloedfam@gmail.com

Total Daily Design Sanitary Sewage (TDDSS) Flow

Item Contributing to the Quantity Sewage Flow
TDDSS Flow (L/day)
Base Flow for Dwelling

Bedroom Units (Qg) l 4 2000.0
Additional Flow Modifiers

Fixture units (Qg) 23.5 175.0

Floor Area m* (Qp) 200 0.0

Unit Flow Calculation TDDSS Flow
TDDSS Flow (Qg+Qf) = 2175.0 Liday
TDDSS Flow (Qg+Q,) = 2000.0 L/day

Based on the Criteria of Section 8.2.1.3 of the OBC, the higher flow is chosen for design:

Total Design Daily Sanitary Sewage Flow:

2175.0 L/day |

Fixture Units Calculation*
Number Fixture Units Total
Bathroom Group (with flush tank) 2 6.0 12.0
Additional Toilets 1 4.0 4.0
Additional bathtub or shower 0 1.5 0.0
Additional bathroom sink 1 1.5 1.5
Kitchen sink 1 1.5 1.5
Dishwasher* 1 1.6 1.6
Clothes washer 1 1.5 1.5
Laundry Tub 1 1.5 1.5
*No additional fixture unit load for dishwasher if connected to kitchen sink
235
2150|ft° 10.76426265|ft*/m*
199.735|m?
Anthony's Excavating
Attema Consulting Services 2025-09-14
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APPENDIX 3 (Page 2)

ATTEMA CONSULTING SERVICES

BCIN 2262

September 15, 2025

RAISED FILTER BED INSTALLATION SPECIFICATIONS

Note: Current residence with a sewage system design flow of 2175 litres/day.
The sewage system specifications based on a 2175 Litre/day sewage system design flow.

T underlying soil => 50

Area Bed Installation Summary:

Filter Bed Summary:

Septic Tank Summary:

Required
Application Rate (L/m2) Q (L/day) Filter bed area (m?)
75 2175.0 29.0
Stone Loading Area 29.0 _2
Number of runs: 6
Length of run (m): 6.0 19.7 ft
Total length of pipes (m): 36.0 118.1 ft
Length of header/footer (m) 3.8 12.5 ft
Stone Load-Arealength-(m): — 6: 203 ft———
Stone Load Area Width (m): 5.0 16.4 ft
Stone Loading Area 31.00 m* 333.6 ft?
A Underlying filter media contact area (QT/850) = 127.94 m? 1376.6 ft?
Filter Media Length (m) = 13.00 m 42.7 ft
Filter Media Width (m) = 10.00 m 32.8 ft
Each Filter Media Contact Area = 130.00 m’ 1398.8 ft?
B Mantle Contact Area (Q/4) = 543.75 m”
Square Mantle in direction of flow
Mantle Length (m) = 26.00 m 85.3 ft
Trapezoid Mantle Start Width = 16.00 m 52.5 ft
Trapezoid Mantle Finish Width = 26.00 85.3 ft
Expanded Mantle Average Width (m) = 21.00 m 68.9 ft
Mantle Contact Area Provided 546.00 m’ 5875.0 ft?
Standard Septic Tank Size (2 x Q) 4350 litres
Septic tank provided 4500 litres
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318 Canborough St. P.O. Box 400

West Lincoln
LOR 2A0
Your Future Naturally T: 905 957-334¢

www.westlincoln.ca

GROWTH & SUSTAINABILITY DEPARTMENT

Date: January 14, 2026
To: Jeni Fisher, Acting Secretary Treasurer to the Committee of Adjustment
From: Jennifer Bernard, Manager of Civil Land Development

SUBJECT: Committee of Adjustment Consent Application
File No. B09/2025WL - 5445 Vaughan Road

A review has been completed of this consent application to create 1 new Rural Residential lot
(0.6 hectares) and 1 retained lot (40.5 hectares) for agricultural purposes.

Vaughan Road is a Township owned road which has the required road allowance of 20m, a
road widening is not required. Staff have no concern with the proposed daylighting triangle on
the corner of Vaughan Road and Wellandport Road shown on the survey sketch at the
dimensions requested by the Niagara Region.

The proponent should confirm if there are existing and separate entrances for each of the lots to

be created by this consent application. If a new entrance is required for the agricultural lot, the
application for an Entrance Permit is available on the Township website.
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/”_]\ 318 Canborough St. P.O. Box 400
Your Future Naturally .

Smithville, ON LOR 2A0
T: 905-957-3346
F:905-957-3219
www.westlincoln.ca

GROWTH AND SUSTAINABILITY DEPARTMENT
BUILDING DEPARTMENT MEMO

DATE: January 20, 2026

TO: Growth and Sustainability Department (Committee of Adjustment)
Jeni Fisher — Acting Secretary Treasurer

FROM: Lyle Killins, Septic Inspector

SUBJECT: B09/2025WL — 5445 Vaughan Road — Pierre & Martha Sjaarda

Dear Ms. Fisher,

Please be advised the proposed application has been reviewed, file search and site
visit completed. Mr. Chris Attema, Attema Consulting Services, provided supporting
documentation relating to the sewage system servicing the premises and
rationalization for compliance with Part 8 (Septic Systems) of the Ontario Building
Code.

Submitted documents indicate an area containing 0.6 hectares would be required to
accommodate current structures, minimum separation distances as defined in Tables
8.2.1.6 A & B Part 8 0.B.C. Upon review, the proposed additional land area of 0.2
hectares would be necessitated above the 0.4 maximum within discussion.

In conclusion, in the opinion of this Department, the application as proposed with a
land area of 0.6 hectares would fulfill necessary Part 8 requirements.

There is no objection to the application as proposed at this time.

We trust the preceding serves as required; however, should additional information be
required please contact this office at 905-957-3346.

Yours truly,

2 "

Lyle Killins C.P.H.l.(c)
BCIN # 11112
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Niagara Peninsula 3350 Merrittville Hwy. Unit 9

CONSERVATION Thorold Ontario L2V 4Y6
Vmﬁu’&&yaﬂ 905.788.3135 | info@npca.ca | npca.ca

N

January 19, 2026
VIA EMAIL ONLY
Planning Department
Township of West Lincoln
318 Canborough Street,
Smithville, ON LOR 2A0

Attention: Jeni Fisher, Acting Secretary Treasurer to the Committee of Adjustment

Subject: Application for Consent, B09/2025WL
5445 Vaughan Road
West Lincoln, ON
ARN 260202001009300

To the Committee of Adjustment (COA),

Further to your request for comments for the Consent for the above noted property, the Niagara Peninsula
Conservation Authority (NPCA) can offer the following.

The NPCA has reviewed the NPCA Mapping of ARN 260202001009300 and notes that the property is impacted
by NPCA regulated features.

The NPCA regulates watercourses, flood plains (up to the 100-year flood level), Great Lakes shorelines,
hazardous land, valleylands, and wetlands under Ontario Regulation 41/24 of the Conservation Authorities Act.
The NPCA Policy Document: Policies for Planning and Development in the Watersheds of the Niagara Peninsula
Conservation Authority (NPCA policies) provides direction for managing NPCA regulated features.

As per the COA Notice, the purpose of the application is to create 1 new Rural Residential lot and 1 retained lot
for agricultural purposes. As per the provided survey, Parcel 1, is referred to as the lands ‘to be severed’ for
Rural Residential and Parcel 2, are identified as the lands ‘to be retained’. As per the current NPCA mapping,
the area identified as Parcel 1 to be severed, do not contain and are not impacted by NPCA Regulated Areas.
Parcel 2, as per the current NPCA mapping contain the following NPCA Regulated features:
e Provincially Significant Wetland (PSW) - Beaver Creek West Lincoln Wetland Complex
o All wetlands have an associated 30-meter buffer area applied from the wetland limits. This is
referred to as the ‘wetland allowance area’.
e Areas of mapped and unmapped floodplain
e \Watercourses
o All watercourses have a 15-meter buffer area applied starting from the watercourse top of bank

As the proposed Parcel 1 is to be severed outside of the NPCA Regulated Areas, the NPCA can offer no
objection to the proposed severance for the intent to create 1 Rural Residential lot. Please be advised that the
retained lands referred to as, Parcel 2, are impacted by NPCA Regulated features. Depending on the scope,
nature, and location of any future proposed development activities within the retained lands, an NPCA Permit
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Niagara Peninsula 3350 Merrittville Hwy. Unit 9

CONSERVATION Thorold Ontario L2V 4Y6
W@@,aﬂ 905.788.3135 | info@npca.ca | npca.ca

N

maybe required prior to the start of works. Some works maybe subject to prior technical studies such as a
Flood Study (i.e., floodplain mapping) or a site visit to verify features. To confirm if any future proposed
development activities would be subject to an NPCA Permit or prior studies and, are permissible as per the
NPCA Policy Document(s), please contact the NPCA for prior review and approval.

Conclusion
At this time, the NPCA staff can offer no objection to the application for Consent, B09/2025WL.

Please be advised that any future development within a NPCA Regulated area will require NPCA review,
approval and Permits from this office prior to the commencement of any works on site.

| trust the above will be of assistance to you. Please do not hesitate to call should you have any further

questions in this matter.

Yours truly,

Paige Pearson
Watershed Planner
(905) 788-3135, ext. 205
ppearson@npca.ca
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WeSLL_U% REPORT

COMMITTEE OF ADJUSTMENT

DATE: January 28, 2026
REPORT NO: COA-03-2026
SUBJECT: Recommendation Report for Consent B10/2025WI - 7997
Sixteen Road
CONTACT: Jeni Fisher, Acting Secretary Treasurer of the Committee of
Adjustment
OVERVIEW:

e An application for consent (Surplus Farm Dwelling) has been submitted by David
and Maria Bartels.

e The subject lands are designated as ‘Good General Agriculture’ and ‘Natural
Heritage System’ within the Township’s Official Plan.

e The subject lands are zoned Agriculture (A) and Environmental Protection (EP)
in the Township’s Zoning By-law 2017-70, as amended.

e The consent application proposes to permit a Surplus Farm Dwelling Severance
for the lands located 7997 Sixteen Road. The retained/remnant parcel (Part 1)
will be maintained for agricultural purposes only. The severed parcel (Part 2) will
maintain the existing single detached dwelling unit and accessory building.

e As a condition of severance, a Zoning By-law Amendment application will be
required to rezone Part 1 to a site specific Agricultural Purposes Only (APO)
Zone and Part 2 to Rural Residential (RuR) Zone.

RECOMMENDATION:

That, Consent Application B10/2025WL, submitted by David and Maria Bartels as
outlined in Report COA-03-2026, for the creation of one new lot (Part 2) and one
retained/remnant lot (Part 1), BE APPROVED, subject to the following conditions:

1. That the approval applies to the transaction as applied for.

2. That all municipal requirements are met to the satisfaction of the Township of
West Lincoln including property maintenance, compliance with Zoning By-law
provisions for structures and any related requirements, financial or otherwise.

3. That the Owner/Applicant shall provide a copy of the transfer documents for the
conveyance of the severed parcel (Part 2) or a legal description of the subject
parcels to be registered, together with a copy of the deposited reference plan, for

Respecting Our Roots, Realizing Our Future
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the issuance of the Certificate of Consent.

4. That the Owner/Applicant shall submit the required cash-in-lieu of parkland
dedication fee, payable to the Township of West Lincoln.

5. That a Zoning By-law Amendment application be submitted for the rezoning of the
retained/remnant farmland parcel (Part 1) to a site-specific APO Zone and the
severed parcel (Part 2) to the RUR Zone and be passed by Council.

6. That the Owner/Applicant shall provide confirmation and documentation from a
licensed sewage septic installer, designer or engineer detailing compliance with
Part 8 Sewage Systems of the Ontario Building Code, to the satisfaction of the
Township’s Septic Inspector and Building Department and pay the Health
Inspection Fee of $338.

7. That any unused wells be decommissioned to the satisfaction of the Township of
West Lincoln Director of Growth and Sustainability and/or Building Department.

8. That the Owner/Applicant, at the time of Final Certification, provide a package of
ALL fulfilled conditions of this consent with Final Certification Fee (payable to
Township of West Lincoln), be submitted to the Secretary Treasurer

9. That all conditions shall be fulfilled within a period of two years after the date of
giving Notice of Decision, pursuant to Section 53(41) of the Planning Act. Failure
to complete conditions shall deemed to be refused.

BACKGROUND:

A consent application has been submitted by David and Maria Bartels for the lands
municipally known as 7997 Sixteen Road. The purpose of this consent is to create one
new rural residential lot and one retained lot for agricultural purposes by way of Surplus
Farm Dwelling Severance.

The subject lands are located on the north side of Sixteen Road. The subject lands have a
lot area of approximately 27.6 hectares and lot frontage of approximately 358 metres
fronting onto Sixteen Road. The subject lands contains an existing single detached
dwelling unit and accessory building and is used for agricultural purposes. The subject
lands also contain natural heritage features in the northwest portion of the property and
regulated areas in the southeast.

The proposed surplus farm dwelling severance (Part 2) will have a proposed lot area of
approximately 0.4 hectares and lot frontage of 45 metres onto Sixteen Road. Part 2 will
maintain the existing single detached welling and accessory building. The proposed
retained/remnant parcel (Part 1) will have a lot area of approximately 23.7 hectares and
313 metres of lot frontage on Sixteen Road and will continue to be used for agricultural
purposes.

CURRENT SITUATION:

Planning Staff have completed an analysis of the proposed consent and can provide the
following evaluation:

Respecting Our Roots, Realizing Our Future
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Provincial Planning Statement, 2024

The Provincial Planning Statement (PPS 2024) provides guidance on all land use
planning matters. The subject lands are located within the Prime Agricultural Area. In
accordance with the PPS, lot creation in the Prime Agricultural Area may only permit
one new residential lot per farm consolidation for a residence surplus to an agricultural
operation provided that the new lot is limited in size in order to accommodate
appropriate private sewage and water services. The proposed surplus farm dwelling
severance is surplus to a bona-fide agricultural operation and is proposed to have a lot
area of approximately 0.4 hectares which conforms to the Township’s Official Plan and
Zoning By-law.

The proposed severed lot (Part 2) that is considered surplus to the farm operation has
an existing private sanitary sewage system, as a condition of consent the applicant will
be required to provide documentation indicating compliance with Part 8 Sewage System
of the Ontario Building Code. Water service will continue to be supplied by the existing
private well, as shown on the survey sketch plan (Attachment 1). The PPS states new
residential uses on the remnant farmland parcel are prohibited. As a condition of this
severance the retained/remnant parcel (Part 1) will require a Zoning By-law Amendment
application to rezone Part 1 to the Agricultural Purposes Only (APO) Zone.

Based on the above, Planning Staff are satisfied that the proposed lot creation by way
of Surplus Farm Dwelling severance is consistent with PPS 2024.

Township of West Lincoln Official Plan and Niagara Region Official Plan

Bill 23 has changed Niagara Region’s role in land use planning and as of March 31,
2025, the Niagara Official Plan (NOP) is no longer a Regional Plan and is an Official
Plan of the twelve area municipalities in Niagara. Therefore, the Township has
considered the applicable policies of the NOP alongside the Township’s Official Plan
(OP) for the assessment to support proposed Surplus Farm Dwelling Severance.

The subject lands are designated as ‘Good General Agriculture’ within the Township’s
Official Plan (OP). Section 4 of the OP states the main objectives of this designation is
to provide the second highest level of protection to preserve the Township’s agricultural
lands. Section 18.13.2 g) of the OP only permits the creation of a new lot in the Good
General Agricultural designation subject being surplus to a farm operation, a lot size of
0.4 hectares, can adequately support private sewage and water services, and that the
remnant farmland parcel be rezoned to Agricultural Purposes Only (APO). Similarly,
with the reference to the former Niagara Region Official Plan, lot creation within Prime
Agricultural Areas lots shall have an area of 0.4 hectares and required to support private
sewage and water supply system.

The proposed surplus farm dwelling severance is surplus to a bona-fide farm operation
and will have a lot area of 0.4 hectares. The severed lands (Part 2) will be serviced by
the existing private water well and existing septic sewage system. As a condition of

Respecting Our Roots, Realizing Our Future
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consent the applicant will be required to provide documentation indicating compliance
with Part 8 Sewage System of the Ontario Building Code.

The retained/remnant lands (Part 1) will continue to be used for agricultural purposes
and is to be rezoned to a site-specific Agricultural Purpose Only (APO) Zone which will
prohibit any future non-farm related uses including residential. The severed lands (Part
2) will be rezoned to Rural Residential (RuR) for residential purposes.

As mentioned, the subject lands (primarily in the northwest section) contain lands
designated Natural Environment System (Provincially significant Wetlands and associated
30 metre buffer area, watercourse and 15 metre buffer area, Potential unevaluated
wetlands and floodplain hazard). The Niagara Peninsula Conservation Authority (NPCA)
has identified that the proposed lot for the severed lands is outside the identified flood
hazard elevation levels. The proposed severed lands encroach within the 15-metre
watercourse buffer area, however, there are no flood hazard concerns within the area of
the severed lands.

Based on the above, Planning Staff are satisfied that the proposed Surplus Farm
Dwelling Severance conforms with the general intent of the Township and Regional
Official Plan policies.

Township of West Lincoln Zoning By-law

7997 Sixteen Road is zoned Agriculture (A) and Environmental Protection (EP) within
the Township’s Zoning By-law 2017-70, as amended. The A Zone permits a variety of
agricultural uses and permits the use of a single detached dwelling and accessory
buildings and structures. As previously mentioned, the proposal will not impact the EP
Zone and will remain the same.

Retained/remnant farmland (Part 1)

The APO Zone permits a range of agricultural uses only to further protect valuable
agricultural lands. Part 1 proposes to have a lot area of 23.7 hectares and lot frontage of
313 metres fronting onto Sixteen Road and will continue to be used for agricultural
purposes only. The site-specific amendment is to permit a lot area of 23.7 hectares,
whereas the Zoning By-law for an APO Zone requires a minimum lot area of 39 hectares
and a lot frontage of 100 metres.

The subject lands are considered an existing lot of record and currently does not meet the
required lot area of the A Zone of a minimum of 40 hectares. Following the proposed
severance, the property will become further undersized to 23.7 hectares and therefore will
be captured by the Zoning By-law Amendment application.

Severed Lands (Part 2)

The RuR Zone permits the use of single detached dwellings and accessory buildings. The

Respecting Our Roots, Realizing Our Future
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proposed severed lot has a lot area of approximately 0.4 hectares and a lot frontage of 45
metres on Sixteen Road, thus meeting the requirements of lot area and lot frontage of the
RuR Zone. Both the single detached dwelling unit and accessory building comply to the
setbacks of the RuR Zone and will be used for residential purposes.

Based on the review of the zoning regulations, Planning Staff are of the opinion that the
proposed Surplus Farm Dwelling Severance meets the general intent of the Township’s
Zoning By-law.

INTER-DEPARTMENTAL & AGENCY COMMENTS:

Township Septic Inspector

At the time of application submission, no supporting documentation was provided
regarding compliance to Part 8 (Septic Systems) of the Ontario Building Code. As a
condition of consent the applicant is to provide confirmation and documentation from a
licensed sewage septic installer, designer or engineer detailing compliance with Part 8
Sewage Systems of the Ontario Building Code, to the satisfaction of the Township’s Septic
Inspector and Building Department.

Niagara Peninsula Conservation Authority (NPCA)

As per the current NPCA mapping, the area identified as Parcel 1 to be retained, contain
the following NPCA Regulated features:

e Provincially Significant Wetland (PSW) - Lower Twenty Mile Creek Wetland Complex

e All wetlands have an associated 30-meter buffer area applied from the wetland limits.
This is referred to as the ‘wetland allowance area’.

e Floodplain hazard area has been identified within the northwest corner of the retained
lands.

e Watercourses: All watercourses have a 15-meter buffer area applied starting from the
watercourse top of bank.

e Areas of potential unevaluated wetlands.

Parcel 2, the proposed lot appears to be within an area of existing disturbance and is
within proximity to an NPCA Regulated watercourse and associated buffer. Although the
survey does not include the NPCA regulated areas, as per the NPCA current Policy,
NPCA lot creations are supportable to encroach within an NPCA Regulated watercourse
so long as there is no associated floodplain and there is sufficient room for servicing and
amenities outside of the NPCA Regulated Areas.

As the watercourse nearest Parcel 2 is not of a flood hazard concern, the NPCA can offer
no objection to the proposed lot creation (Parcel 2) to be severed for the purpose of Rural
Residential lot. Please be advised that the retained lands referred to as, Parcel 1, are
impacted by NPCA Regulated features. Depending on the scope, nature, and location of

Respecting Our Roots, Realizing Our Future
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any future proposed development activities in relation to an NPCA regulated area, an
NPCA Permit maybe required prior to the start of works.

Niagara Region
The proposed severance does not affect any Regional infrastructure and has no
comments in this regard.

The subject property is impacted by the Natural Environment System of the Niagara
Official Plan consisting of a Permanent and Intermittent Watercourse, Other Wetland and
Significant Woodland. The proposed consent is outside the 120 metre buffer of these
features. Regional Staff offer no recommendations.

Regional Infrastructure Planning and Development staff offer no objections to the
proposed consent.

PUBLIC COMMENTS:
No public comment have been received at the time of writing this report.
CONCLUSION:

Based on the above analysis of Consent Application BO10/2025WL, Planning Staff
recommend APPROVAL for the creation of one severed farm surplus dwelling (Part 2)
one retained/remnant farm lot (Part 1) for agricultural purposes, subject to the conditions
outlined in the beginning of this report.

ATTACHMENTS:

Schedule A — Survey Sketch Plan
Schedule B — Agency Comments

Prepared & Submitted by: Approved by:
Robin Shugan, CPT, ACST Susan Smyth, CPT
Senior Planner Manager, Community Planning and Design

Respecting Our Roots, Realizing Our Future
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West Lincol
es/-—l% 318 Canborough St. P.O. Box 400
Your Future Naturally 3

Smithville, ON LOR 2A0
T: 905-957-3346

F: 905-957-3219
www.westlincoln.ca

GROWTH AND SUSTAINABILITY DEPARTMENT
BUILDING DEPARTMENT MEMO

DATE: January 20, 2026

TO: Growth and Sustainability Department (Committee of Adjustment)
Jeni Fisher — Acting Secretary Treasurer

FROM: Lyle Killins, Septic Inspector

SUBJECT: B10/2025WL - 7997 Sixteen Road — Maria and David Bartels

Dear Ms. Fisher,

Please be advised the proposed application has been reviewed relating to the
requirements of Part 8 (Septic Systems) of the Ontario Building Code. Notation was
made that no supporting documentation was provided by the applicant relating to the
existing on-site sewage disposal system.

In light of the aforementioned, this Department would request the Committee of
Adjustment entertain the following for consideration as a Condition of Consent:

Applicant(s) provide, to the satisfaction of the West Lincoln Building
Department, confirmation and documentation from licensed sewage
system installer, designer and/or Engineer detailing compliance with
Part 8 (Septic Systems) of the Ontario Building Code requirement(s).

We trust the preceding serves as required; however, should additional information be
required please contact this office at 905-957-3346.

Yours truly,
% L‘/‘_Z/ il

Lyle Killins C.P.H.I.(c)
BCIN # 11112
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January 19, 2026
VIA EMAIL ONLY
Planning Department
Township of West Lincoln
318 Canborough Street,
Smithville, ON LOR 2A0

Attention: Jeni Fisher, Acting Secretary Treasurer to the Committee of Adjustment

Subject: Application for Consent, B10/2025WL
7997 Sixteen Road
West Lincoln, ON
ARN 260201000144000

To the Committee of Adjustment (COA),

Further to your request for comments for the Consent for the above noted property, the Niagara Peninsula
Conservation Authority (NPCA) can offer the following.

The NPCA has reviewed the NPCA Mapping of ARN 260201000144000 and notes that the property is impacted
by NPCA regulated features.

The NPCA regulates watercourses, flood plains (up to the 100-year flood level), Great Lakes shorelines,
hazardous land, valleylands, and wetlands under Ontario Regulation 41/24 of the Conservation Authorities Act.
The NPCA Policy Document: Policies for Planning and Development in the Watersheds of the Niagara Peninsula
Conservation Authority (NPCA policies) provides direction for managing NPCA regulated features.

As per the COA Notice, the purpose of the application is to create 1 new Rural Residential lot and 1 retained lot
for agricultural purposes. As per the provided survey, Parcel 1, are identified as the lands ‘to be retained’ and
Parcel 2, are referred to as the lands ‘to be severed’ for Rural Residential. As per the current NPCA mapping,
the area identified as Parcel 1 to be retained, contain the following NPCA Regulated features:
e Provincially Significant Wetland (PSW) - Lower Twenty Mile Creek Wetland Complex
o All wetlands have an associated 30-meter buffer area applied from the wetland limits. This is
referred to as the ‘wetland allowance area’.
¢ Floodplain hazard area has been identified within the northwest corner of the retained lands
e Watercourses
o All watercourses have a 15-meter buffer area applied starting from the watercourse top of bank
o Areas of potential unevaluated wetlands

Regarding the area for proposed severance being, Parcel 2, the proposed lot appears to be within an area of
existing disturbance and is within proximity to an NPCA Regulated watercourse and associated buffer. Although
the survey does not include the NPCA regulated areas, as per the NPCA current Policy, NPCA lot creations are
supportable to encroach within an NPCA Regulated watercourse so long as there is no associated floodplain
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and there is suffienct room for servicing and amenities outside of the NPCA Regulated Areas. As the watercourse
nearest Parcel 2 is not of a flood hazard concern, the NPCA can offer no objection to the proposed lot creation
(i.e., Parcel 2) to be severed for the purpose of Rural Residential lot.

Please be advised that the retained lands referred to as, Parcel 1, are impacted by NPCA Regulated features.
Depending on the scope, nature, and location of any future proposed development activities in relation to an
NPCA regulated area, an NPCA Permit maybe required prior to the start of works. To confirm if any future
proposed development activities would be subject to an NPCA Permit and are permissible as per the NPCA
Policy Document(s), please contact the NPCA for prior review and approval.

Conclusion
At this time, the NPCA staff can offer no objection to the application for Consent, B10/2025WL.

Please be advised that any future development within a NPCA Regulated area will require NPCA review,
approval and Permits from this office prior to the commencement of any works on site.

| trust the above will be of assistance to you. Please do not hesitate to call should you have any further

qguestions in this matter.

Yours truly,

Paige Pearson
Watershed Planner
(905) 788-3135, ext. 205
ppearson@npca.ca
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Niagara,/l/ Region

Public Works- Infrastructure Planning and Development Division
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7
905-980-6000 Toll-free:1-800-263-7215

Via Email Only
January 22, 2026
Region File: PLCS202600045

Jeni Fisher

Interim Secretary Treasurer of the Committee of Adjustment
Township of West Lincoln

318 Canborough Street

Smithville, ON LOR 2A0

Dear Ms. Fisher:

Re: Regional and Provincial Comments
Application Type: Consent
Township File: B10/2025WL
Owner: Maria and David Bartels
7997 Sixteen Road
West Lincoln

Regional Infrastructure Planning and Development staff has reviewed the consent
application for lands municipally known as 7997 Sixteen Road in the Township of West
Lincoln. The purpose of this consent application is to create one Rural Residential lot
and one retained lot for agricultural purposes.

The following comments are provided from a Provincial and Regional perspective to
assist the Committee with their consideration of the application.

Provincial and Regional Comments

A pre-consultation meeting was held on December 5, 2024, with the applicant and
Township and Regional staff in attendance. The following comments regarding
environmental review are provided as advice in accordance with the Planning Services
Agreement between the Region and the Township of West Lincoln to assist the
Township in their review of the application. The application does not affect any Regional
infrastructure interests under the Memorandum of Understanding for Engineering
Services between the Region and Township and, therefore, Regional staff has no
comments in this regard.

Page 1 of 2
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Natural Environment System

The subject property is impacted by the Natural Environment System (NES) of the
Niagara Official Plan (NOP), consisting of a Permanent and Intermittent Watercourse,
Other Wetland and Significant Woodland. NOP policies require the completion of an
Environmental Impact Study (EIS) when development or site alteration is proposed
within 120 metres of these features.

The proposed consent is outside of the above-noted setback. As such, Regional staff
offer no recommendations.

Conclusion

Regional Infrastructure Planning and Development staff offer no objections to the
proposed consent application.

If you have any questions regarding the above comments, please contact the
undersigned at Alexandra.Reddon@niagararegion.ca, or Pat Busnello, Manager of
Development Planning at Pat.Busnello@niagararegion.ca.

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

Kind regards,

Allie Reddon
Development Planner

cc: Pat Busnello, MCIP, RPP, Manager of Development Planning, Niagara Region
Lori Karlewicz, Planning Ecologist, Niagara Region

Page 2 of 2
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West Lincoln REPORT

Your Future Naturally —

COMMITTEE OF ADJUSTMENT

DATE: January 28, 2026
REPORT NO: COA-04-2026
SUBJECT: Recommendation Report — Minor Variance Application
A20/2025WL for 113 Griffin Street
CONTACT: Susan Smyth, Manager, Planning and Community Design
OVERVIEW:

An Application for a Minor Variance has been submitted by Schilstra Brothers
Inc. (Owners) for the lands located at 113 Griffin Street.

The purpose of this Application is to grant relief from the provisions of Section
3.12.2 Driveways and Parking Aisles (e)(iii) and Section 3.9.2 (c) of the
Township of West Lincoln Zoning By-law 2017-70, as amended.

The variances sought under this submission are:

1.

An Application for Minor Variance (A21/2022WL) was presented to the
Committee on April 24, 2024, and report COA-12-2024 provided the requested
relief from the by-law. Approval was granted for the variances including:

1.

2.

3.

4.

Since then, the proposal has been modified for access to the rear parking area
which now includes a driveway through the left side of the building to access to
parking area.

Driveways shall not be located closer than 1.5 metres to an interior side lot
line, request 0 metre interior side lot line at the main driveway entrance.
Area of a lot required to be used for no other purpose than a planting strip, a
minimum width of 1.5 metres measured perpendicular to the adjoining lot
line, request 0.5 metre planting strip along the interior lot line for the parking
lot, and O metres for the driveway located in the front yard.

A minimum amenity space of 10mz2 per dwelling unit whereas 20m2 is
required.

A minimum parking space dimension of 2.6m x 6.0m, from the required
minimum of 2.7m x 6.0m is required.

A double traffic lane with a minimum width of 3.13m and a maximum width
of 4.4m for travel in two directions, whereas a minimum width of 6m
required.

An exception from the requirement of planting strips along the rear lot line
whereas a planting strip is required along the rear lot line.

Respecting Our Roots, Realizing Our Future
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e The effect of this variance, if granted, is to facilitate the conversion of the
existing 2-storey building to a mixed-use commercial building with one or two
commercial units on the ground floor and four residential accessory dwelling
units above the ground floor.

RECOMMENDATION:

That, the Application for Minor Variance A20/2025WL, submitted by Schilstra Brothers
Inc. as outlined in Report COA-04-2026, to permit the reconstruction of the existing 2-
storey building to a mixed-use commercial building with one or two units on the ground
floor and four residential accessory dwelling units above the ground floor BE
APPROVED with a reduced interior side lot line of Om at the main driveway entrance
and minimum planting strip of 0.5m along the interior lot line for the parking lot located
in the rear yard.

BACKGROUND:

The subject property municipally known as 113 Griffin Street is located on the west side
of Griffin Street/Regional Road 14, between Smits Cove and St. Catharines Street.

The subject property is an irregular rectangular shaped lot with 10.6 metres of frontage
on Griffin Street, and lot depth of 53.43 metres with total area of 717.4 square metres.

The property contains a vacant two-storey brick building, which was formerly used as a
Masonic Lodge.

An Application for Minor Variance (A21/2022WL) was approved by the Committee on
April 24, 2024 with the following requested relief from the Zoning By-law 2017-70, as
amended:

A minimum amenity space of 10m? per dwelling unit whereas 20m? is required.

2. A minimum parking space dimension of 2.6m x 6.0m, from the required minimum of
2.7m x 6.0m is required.

3. A double traffic lane with a minimum width of 3.13m and a maximum width of 4.4m
for travel in two directions, whereas a minimum width of 6m required.

4. An exception from the requirement of planting strips along the rear lot line whereas
a planting strip is required along the rear lot line.

These variances applied for the original proposal would have permitted access the rear
parking area from what was assumed an entitled right-of-way access easement on the
north side of the building shared by others. Refer to Figure 1 for the site plan presented
with A21/2022WL.

Respecting Our Roots, Realizing Our Future
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Figure 1: Site Plan for Application A21/2022WL

Vi | I

However, the applicants have now changed the proposal whereby the parking area
located in the rear of the property will be by a driveway through the left side of the
building.

However, the granted variance that is applicable to this application and revised proposal
is the double traffic lane with a minimum width of 3.13m and a maximum width of 4.4m
for travel in two directions, although this new site plan has rounded the maximum width
of the driveway access to 4.5m and this modification is negligible and Staff have no
concerns.

Planning Staff have completed an analysis of the proposed Minor Variance application
and can provide the following evaluation:

Does the Proposal Maintain the General Intent of the Official Plan? Yes

In the Township’s Official Plan, the subject property is designated as ‘Core Commercial’
within the Urban Settlement Area found in Section 6 of the Official Plan. The intent of
the Urban Settlement Area is to protect and enhance the existing character of
Smithville, and ensure new developments and redevelopments maintain compatibility
with existing development. The objective is also to promote mixed use development and
redevelopment in appropriate locations in Smithville.

The intent of the Core Commercial land use designation promotes economic
revitalization of the downtown, specifically, through adaptive reuse, moderate levels of
redevelopment, while ensuring no adverse impacts on adjacent areas within the
Downtown area. Intensification can also be accommodated subject to keeping with the
character of the Downtown area.

Section 6.7.1 states that density will not be specifically regulated in the Core
Commercial Area and that sufficient parking is provided. Due to the limited parking
availability in the Downtown, municipally available parking spaces are intended to serve

Respecting Our Roots, Realizing Our Future
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commercial uses and not for residential uses.

The proposal is providing the required parking for the residential units, which is one
space per accessory dwelling unit (minimum four spaces) and six spaces in total are
being provided with four for the residential units and one dedicated commercial space
and one dedicated accessible barrier-free space.

Furthermore, the subject property is located within the Smithville Community
Improvement Plan (CIP) Area. Section 18 provides policies for the CIP areas that aim to
preserve, rehabilitate and redevelop the existing built environment, and to maximize the
use of existing public infrastructure, facilities, lands and amenities. The proposal is
intended to preserve as much as the original building as possible and maintain the
character of the street face.

Therefore, Planning Staff are satisfied that proposal meets the general intent and purpose
of the Township’s Official Plan.

Does the proposal maintain the general intent and purpose of the Zoning By-law?
Yes

The subject property is zoned ‘Core Commercial - C1’. This zone permits the commercial
ground floor units as well as the residential accessory dwelling units to a maximum of four
units, and anything above four units would be considered as apartment units and not
accessory dwelling units.

The following table provides the regulations and provisions from the Zoning By-law that
require relief.

Part 3 General Provisions
Section 3.9.2 Planting Strips HRsRS2e

c) Where an area of a lot is required to be used for no | 0.5 metres (for parking area)
other purpose than a planting strip, it shall have a
minimum width of 1.5 metres measured perpendicular | O metres (for front driveway)
to the adjoining lot line unless otherwise specified in
this By-law. Reduction of 1 — 1.5 metres
Section 3.12.2 Driveways and Parking Aisles PROPOSED

e) Driveways shall be located as follows:

iii. All other driveways shall not be located closer than
1.5 metres to an interior side lot line or a rear lot line,
except for a permitted driveway located in the rear yard
of a through lot and a permitted shared driveway for
two adjoining lots that are in the same zone.

0 metre interior side lot line
at the main driveway
entrance

Reduction of 1.5 metres

In terms of the requested relief for the planting strip along the interior lot line, the
reduction of 1 metre leaving an area of 0.5 metres for a planting strip can be considered
sufficient space for the placement of sod/grass, or ornamental vegetation that can help

Respecting Our Roots, Realizing Our Future
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to minimize runoff and provide drainage areas to penetrate to the ground. With the
planting strip and a recessed curb, this treatment will prevent drainage spill over onto
adjacent properties. This will be confirmed through the completion of a site plan
agreement which will include detailed drawings for grading and stormwater

management.

In terms of the requested relief for the interior setback of the driveway to the lot line at O
metres, this is only at the pinch point at the front lot line and then is tapers and
increases as it extends to the rear lot line. Refer to Figure 2 for the location of the

reduced setback of the driveway to the lot line.

Figure 2: Driveway Location

11085

MEW: SIDEWALK
&- STAIRS

The Region of Niagara commented that the driveway was to be 4.5 metres to meet their

requirements. The driveway access as shown in the image above can only be
accommodated on the left side of the building because of the existing hydro line and fire
hydrant which would be too expensive to relocate. The proposed driveway will not
remove any on street parking. The pedestrian access to the building will be shifted with

a new sidewalk and entrance into the building.

Considering the residential units are considered as accessory dwelling units and are
under five, the regulations for amenity area is not required as it was identified in the

previous application A21/2022WL.

In this proposal, the parking stalls meet the required width of 2.7 metres and length of 6
metres and the number of parking spaces are being provided with one space per unit (4
spaces), and one space for the commercial unit, and one accessible barrier free space.

Respecting Our Roots, Realizing Our Future
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Therefore, Planning Staff are satisfied that proposal meets the general intent and
purpose of the Zoning By-law.

Is the Proposal desirable for the appropriate development or use of the land? Yes

The proposal is to renovate an existing building in the Downtown Core introducing a
mixed-use commercial and residential building with ground floor commercial units and
four accessory dwelling units above offering an opportunity to increase the rental tenure
for Smithville. Revitalizing the building will enhance the existing character of the
downtown community and is an example of adaptive reuse that maximizes the existing
infrastructure and amenities in the area.

This development will be subject to Site Plan Control and additional considerations for
the site like landscaping, lighting, stormwater and drainage will be captured.

Additionally, due to the constraints presented in obtaining access around the building
over adjacent properties, the variances are necessary to allow for a proposed access
through the building present a balanced option for development.

Therefore, it is the opinion of Planning Staff that the requested variances represent
appropriate development on the subject property and will not negatively impact the
neighbouring properties.

Is the proposal minor in nature? Yes

Given the constraints of this property with no legal right-of-way access the rear yard and
parking area as well as the existing hydro line and fire hydrant, this new design with a
driveway access through the building with a reduced driveway setback to the lot line
and reduced planting strip along the interior lot line will make this project feasible.
Considering the minor reductions to planting strips and parking setbacks, and the
necessity to provide off street parking, Staff is of the opinion that the requested
variances are minor in nature.

INTER-DEPARTMENTAL & AGENCY COMMENTS:

Niagara Peninsula Conservation Authority (NPCA)

The NPCA has reviewed the current NPCA mapping and notes that the subject
property does not contain and is not impacted by NPCA Regulated features. Therefore,
the NPCA would have no objection to Minor Variance or proposed works on this

property.

Township Fire Services

Fire route signs and parking signs be clearly posted.

Respecting Our Roots, Realizing Our Future
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Township Civil Land Development

An updated stormwater plan and site grading plan will be required at the time of site
plan approval.

PUBLIC COMMENTS:

Staff received a comment asking if there will be an elimination of on-street parking. As
shown in image in Figure 2, there is not a dedicated public on-street parking stall in front
of the building, therefore there is no anticipated impacts to the public parking spaces on
this section of Griffin Street as a result of this application.

Other comments received from the neighbouring property:

1. How will they control rainwater runoff so it is directed over their property as opposed
to moving onto my lot? I'd like make sure we prevent any sort of flooding and winter
ice build-up on my property.

2. How will they control snow removal? Where is the ploughed snow going to be
placed?

3. What type of green space landscaping will they have in the proposed 0.5m space?
Does not seem to be much of space for any significant plantings/buffers). And with
a zero meter clearance at the driveway, all the above concerns become even more

significant.

Staff noted previously that the reduced planting strip can offer enough space for the
placement of sod/grass, or ornamental vegetation that can help to minimize runoff and
provide drainage areas to penetrate to the ground. With the planting strip and a
recessed curb, this treatment will prevent drainage spill over onto adjacent properties.

Staff note that there is open space located in the rear yard that can be used for snow
removal, and if necessary, the snow would need to be removed by a private contractor.
This will be further explored during the site plan approval process where the applicant
will be required to provide to the Township a full engineering package ensuring that
there are no impacts to adjacent property owners.

Possible snow
storage area
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The reduced setback at the front lot line and interior lot line for the driveway access is
the only viable option to allow for this project to proceed and considering the driveway
proceeds through the building and the parking stalls are along the north side of the
property, Staff are of the opinion that there will be no negative impacts to the driveway
access to the property to the south.

CONCLUSION:

Based on the analysis, Planning Staff recommend APPROVAL of the proposed Minor
Variance Application A202025WL as outlined in Report COA-04-2026, to permit the
reconstruction of the existing 2-storey building to a mixed-use commercial building with
one or two units on the ground floor and four residential accessory dwelling units above
the ground floor be APPROVED with a reduced interior side lot line of Om at the main
driveway entrance and minimum planting strip of 0.5m along the interior lot line.

ATTACHMENTS:

Schedule A — Site Plan
Schedule B — Agency Comments

Prepared & Submitted by: Approved by:

Susan Smyth Gerrit Boerma
Manager, Community Planning and Design  Director, Growth and Sustainability

Respecting Our Roots, Realizing Our Future
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SCHEDULE B - COA-04-2026

Niagara Peninsula 3350 Merrittville Hwy. Unit 9

CONSERVATION Thorold Ontario L2V 4Y6
W@@,dg 905.788.3135 | info@npca.ca | npca.ca

N

January 19, 2026
VIA EMAIL ONLY
Planning Department
Township of West Lincoln
318 Canborough Street,
Smithville, ON LOR 2A0

Attention: Jeni Fisher, Acting Secretary Treasurer to the Committee of Adjustment

Subject: Application for Minor Variance, A202025WL
113 Griffin Street
West Lincoln, ON
ARN 260203001524700

To the Committee of Adjustment,

Further to your request for comments for the Minor Variance for the above noted property, the Niagara Peninsula
Conservation Authority (NPCA) can offer the following.

The NPCA regulates watercourses, flood plains (up to the 100-year flood level), Great Lakes shorelines,
hazardous land, valleylands, and wetlands under Ontario Regulation 41/24 of the Conservation Authorities Act.
The NPCA Policy Document: Policies for Planning and Development in the Watersheds of the Niagara Peninsula
Conservation Authority (NPCA policies) provides direction for managing NPCA regulated features.

The NPCA has reviewed the current NPCA mapping of ARN 260203001524700 and notes that the subject
property does not contain and is not impacted by NPCA Regulated features. Therefore, the NPCA would have
no objection to Minor Variance or proposed works on this property.

| trust the above will be of assistance to you. Please do not hesitate to call should you have any further
questions in this matter.

Yours truly,

Paige Pearson
Watershed Planner
(905) 788-3135, ext. 205
ppearson@npca.ca
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From: Jennifer Bernard
To: Susan Smyth
Cc: Gerrit Boerema; Jeni Fisher
Subject: RE: Minor Variance notice (A202025WL)
Date: January 21, 2026 12:10:23 PM
Attachments: image002.png
image003.png
imaae004.png
image005.png
image303544.png
imaqe780641.pna

Hi Susan,

The Owners of 113 Griffin St had previously submitted a stormwater management report and
received comments from the Region for some revisions, due to the need to change the entrance,
design of the building and layout of the back parking area they likely haven't revised that
Stormwater plan yet until they know they can proceed. | would suggest you can comment that
the approval of a stormwater management plan and site grading plan is a requirement for the site
plan approval.

| don't normally ask about snow removal and storage, they are showing an amenity space in the
back parking area so my guess is that is where they will store their snow and if that isn’t sufficient
space they would need to have it hauled off site. | would suggest asking the Schilstra brothers if
they have considered that to save us assuming.

Hope that helps,
Jenn

Jennifer Bernard | Manager, Civil Land Development

WeSt ]-_'i N COln Township of West Lincoln
. Your Future Maturally —
T 905-957-3346 ext 6732

" @ @ E jbernard@westlincoln.ca

W www.westlincoln.ca
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