
COMMITTEE OF ADJUSTMENT 

Planning and Development Services Department 
3540 Schmon Parkway, P.O. Box 1044 

Thorold, ON  L2V 4A7 
905-227-6613 

 

September 8, 2020 

TO: Chairperson and Members of the Committee of Adjustment 

SUBJECT: Minor Variance Application D13-17-2020 
3431 and 3471 Schmon Parkway, Thorold, Ontario 

RECOMMENDATION: 

That the minor variances requested for application D13-17-2020 be approved conditional 
upon the Deeming By-law being approved by Council and registered on title with the effect 
that the two parcels (Lot 19 and Lot 20 59M-131) merge. 

PROPOSAL:  

The subject lands are designated Brock Business 
Park Secondary Plan Area- Mixed Use and zoned 
a site specific Prestige Industrial (PI-6) in 
accordance with Comprehensive Zoning By-law 
2140(97).  In order to facilitate the development, 
as per Comprehensive Zoning By-law 2140(97), 
the following variances to the PI-6 zone provisions 
are being requested: 

1. Regulation 6.15.1 is not applicable. 
2. Reduction of minimum number of parking spaces from 360 to 300. 
3. To permit accommodation of 50% of bicycles in covered, outdoor, secured 

facilities. 
4. That parking is permitted in the front yard between the building and the front 

property line. 
5. Reduction of any yard abutting Regional lands a landscape area in the form of a 

planting strip having a minimum width from 9.0 metres to 7.48 metres. 
6. Reduction of landscape area having a minimum of 3 metres required to be 

provided at every side lot line to 2.4 metres provided for at the north side lot line 
and 2.3 metres provided for at the south side lot line. 

7. Increase in area of the roof of building to allow for the height exemption of an 
enclosure or mechanical or service penthouse occupying not more than 32% of 
the building on which it is located. 

8. Reduction in minimum gross floor area for ancillary commercial and/or office type 
uses from 2,172 square metres to 1,209.6 square metres. 

9. Increase of maximum front yard setback for Buildings B1 and B2 from 6.0 metres 
to 49.6 metres. 
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CITY OF THOROLD OFFICIAL PLAN: 

The subject land is designated as Brock Business Park Secondary Plan Area- Mixed Use 
within the City’s Official Plan which permits office uses, commercial uses, and medium 
and high density residential uses.  The proposed mixed use buildings (office, commercial, 
and residential uses) on the site are a permitted use in the Official Plan. 

COMPREHENSIVE ZONING BY-LAW 2140 (97): 

The subject land is zoned a site specific Prestige Industrial (PI-6) in accordance with 
Comprehensive Zoning Bylaw 2140(97). The PI-6 zone only permits purpose built 
apartment buildings with ancillary office and/or commercial uses located within the ground 
floor of buildings fronting onto Schmon Parkway.  The proposed development is a 
permitted use.  

BACKGROUND 

The subject land is currently vacant and underutilized.  The proposed development of 
six (6) buildings will offer apartment units along with ancillary office and commercial 
uses in the two (2) buildings that front onto Schmon Parkway. 

PLANNING REVIEW: 

1. Are the variances minor from the provisions of the By-law? 

Regulation 6.15.1 addresses parking regulations by use.  As the site specific zone has a 
minimum number of parking spaces required the amount of parking on the subject land 
is appropriately regulated so that Regulation 6.15.1 is not needed. 

The reduction in the minimum number of parking spaces from 360 to 300 retains an 
appropriate number of parking for the commercial-retail uses (40 spaces provided at a 
rate of 1 space per 30 m2) and there is a minor reduction of 43 spaces for residential uses 
(277 spaces provided at a rate of 0.25 per bed-1088 beds are provided on the subject 
land).  The reduction of 43 spaces will not negatively impact the function of the site or 
surrounding properties as the spaces are held by permit holders and the subject land is 
on transit routes and is within walking distance to Brock University.  The submitted 
Parking Study by BA Consulting Group Ltd. indicates that the proposed supply is 
consistent with the range of required parking rates at comparable locations for student 
residences and is reflective of retail requirements in Ontario. 

The accommodation of 50% of bicycles in covered, outdoor, secured facilities will ensure 
that there will be an appropriate percentage of bicycle parking stored in covered, secured 
facilities on the subject land.   The remainder of the bicycle parking may be provided in 
outdoor locations that are open to the elements.  The proposed facilities do not pose any 
adverse impact to the subject land or surrounding area. 

The permission of parking in the front yard between the building and the front property 
line is minor as a multi-use functional area, which may be used for parking in addition to 
outdoor programed events, is being proposed between Buildings B1 and B2 and the front 
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property line.  This area will be treated with unit pavers and adjacent spill-over areas are 
treated with asphalt.  The permission will allow for events (i.e. outdoor market, pop-up 
craft sale) to function on the subject land that will benefit the residential and commercial 
uses and engage the site with the street.  The permission does not pose any adverse 
impact to the subject land or surrounding area. 

The reduction of any yard abutting Regional lands of a landscape area in the form of a 
planting strip having a minimum width from 9.0 metres to 7.48 metres is minor as a 
suitable planting strip is being maintained. Following the transfer of the linear park (5 
metres width) lands to the City, there will be no portion of the subject land that abuts 
Regional lands—this variance is only needed until such time as the transfer of land 
occurs.  The landscape area provided is suitable as it provides a sufficient landscaped 
area between the two properties and includes land that will form the linear park which 
meets City and Regional Official Plan policies. 

The reduction of landscape area having a minimum of 3 metres required to be provided 
at every side lot line to 2.4 metres provided for at the north side lot line and 2.3 metres 
provided for at the south side lot line is minor as a suitable landscape strip is still provided 
for each of the side lot lines.  The provided strip of land at each lot line offers suitable 
landscaping adjacent to the parking area for the subject land and the neighbouring 
properties. 

The increase in area of the roof of building to allow for the height exemption of an 
enclosure or mechanical or service penthouse occupying not more than 32% of the 
building on which it is located is minor as the enclosure/penthouse must be suitably sized 
to accommodate the required equipment.  The increase will have no negative impact to 
the subject land or surrounding area. 

The reduction in minimum gross floor area for ancillary commercial and/or office type 
uses from 2,172 square metres to 1,209.6 square metres is minor as a suitable amount 
of ancillary commercial and/or office type uses are provided for the subject land.  The 
reduction in minimum gross floor area for these uses will have no negative impact on the 
subject land or surrounding area. 

The increase of maximum front yard setback for Buildings B1 and B2 from 6.0 metres to 
49.6 metres is considered minor as the buildings continue to have presence with the street 
and are adjacent to the multi-functional space that will be programmed with events.  This 
space forms as an internal public space on the site which offers the same or greater 
opportunities for engagement with the street compared to if the Buildings were located at 
the 6.0 metre setback.  The increase of maximum front yard setback does not have a 
negative impact on the subject land or the surrounding area. 

Planning staff are of the opinion that the variances are minor from the provisions of the 
By-law. 
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2. Are the variances appropriate for the development of the land? 

By having Regulation 6.15.1 not be applicable to the subject land it will still result in 
appropriate development on the land as the minimum parking regulations for the subject 
land is determined by the site specific regulation. 

The reduction in the minimum number of parking spaces is appropriate as parking is 
provided for the commercial/office uses and at an appropriate amount for the residential 
uses, as indicated in the Parking Study.  As the subject land is on transit routes and there 
will be the construction of a linear park which along with the existing sidewalk network 
offers users the ability to efficiently walk to local places of interest (i.e. Brock University) 
the reduction will have no negative impact on the development’s ability to meet parking 
demand. 

The accommodation of bicycles in covered, outdoor, secured facilities is appropriate as it 
is desirable for the residential residents to store their bicycles in locations that protect 
them from the weather in a secure location.   

The permission of parking in the front yard between the building and the front property 
line will allow for parking to be located adjacent to the commercial/office uses.  This is 
needed for the businesses to prosper.  If parking was not available in front of Buildings 
B1 and B2, all parking would need to be accommodated at the rear of the subject land—
this could result in the users of the commercial/office units parking on the street or in 
adjacent parking lots rather than on the subject land which would negatively impact 
surrounding lands. 

The reduction of any yard abutting Regional lands a landscape area in the form of a 
planting strip having a minimum width from 9.0 metres to 7.48 metres is suitable as it 
allows for the linear park land dedication to the City as well as a suitable planting strip 
beside the parking areas.  As noted above, once the linear park land is dedicated to the 
City, there will not be the need for the variance as no portion of the subject land will abut 
Regional lands. 

The reduction of landscape area having a minimum of 3 metres required to be provided 
at every side lot line to 2.4 metres provided for at the north side lot line and 2.3 metres 
provided for at the south side lot line maintains a suitable landscape area adjacent to 
parking areas.  The landscape area reduction is needed to accommodate the required 
width of parking aisles and parking space dimensions. 

The increase in area of the roof of building to allow for the height exemption of an 
enclosure or mechanical or service penthouse occupying not more than 32% of the 
building on which it is located is appropriate as each building will be able to mechanically 
function and its equipment will be appropriately housed.  The application notes that 
energy efficient equipment requires more area than other designs. 

The reduction in minimum gross floor area for ancillary commercial and/or office type 
uses from 2,172 square metres to 1,209.6 square metres is appropriate as the ancillary 
needs of the development are being met.  In addition, the application notes that the 
commercial use space allocated for non-ancillary use for Lofts 1 and 2 are in low demand. 
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The reduction ensures that an over-supply of commercial and/or office type uses for this 
development does not result.  

The increase of maximum front yard setback for Buildings B1 and B2 from 6.0 metres to 
49.6 metres is appropriate for the development as the placement of the buildings 
accommodates the desired location of the multi-use functional space and 
commercial/office use parking.  The placement of the buildings at 6.0 metres is not 
desirable as all parking for the site would then need to be located at the rear of the 
buildings which is not a practical location for the commercial/office uses; the multi-
functional use space relocation/elimination would result in the loss of a highly visible 
programmable space; and, there would be significant massing of the four buildings on 
Schmon Parkway.  The placement of Buildings B1 and B2 are appropriate functionally for 
the subject land, as well as from an urban design perspective, as massing is diminished 
and the private realm is able to offer a large, visible multi-functional area for residents and 
visitors. 

Planning staff are of the opinion that the variances are appropriate for the development 
of the land. 

3. Is the general intent and purpose of the By-law maintained? 

The intent of the regulations in the site specific Prestige Industrial (PI-6) zone was to 
support the site specific development.  Since the time the site specific zone was approved 
by Council, the proposed development for the subject lands has changed.  The requested 
variances facilitate the amendments to the proposed design which are supported by 
Planning staff. 

Planning staff are of the opinion that the variances will maintain the intent and purpose of 
the Zoning By-law. 

4. Is the general intent and purpose of the Official Plan maintained? 

The subject land is designated Brock Business Park Secondary Plan Area- Mixed Use in 
the Official Plan. Office, commercial, and medium and high density residential uses are 
permitted. The variances will facilitate the development of permitted uses that are 
contemplated in the Official Plan. 

Planning staff are of the opinion that the variances would maintain the general intent and 
purpose of the Official Plan. 

CIRCULATION COMMENTS: 

The following comments were received from internal departments and external agencies: 

Building Department 

 No concerns. 
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Engineering Division 

 The Engineering Division has no comments. 

Hydro One 

 No conflictions. 

MTO 

 The subject property is not located within the MTO Permit Control Area.  

NPCA 

 The subject property is not impacted by any NPCA regulated features—no 
objections to the application.  

CONCLUSION: 

It is the opinion of Planning staff that the proposed variances meets the prescribed tests 
set out in the Planning Act, being that: 

1. The variance is minor in nature from the provisions of the By-law; 
2. The variance is appropriate for the development of the land; 
3. The general intent and purpose of the By-law is maintained; and 
4. The general intent and purpose of the Official Plan is maintained. 

Prepared by: 

ORIGINAL SIGNED 

Julie Hannah, MCIP, RPP 
Senior Planner 

Respectfully submitted by: 

ORIGINAL SIGNED 

Denise Landry, MCIP, RPP 
Manager of Planning Services 

 


