
COMMITTEE OF ADJUSTMENT 

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

Thorold, ON  L2V 4A7 
905-227-6613 ext. 252 

 

May 12, 2022 

TO: Chairperson and Members of the Committee of Adjustment 

SUBJECT:  Consent Application D10-10-2022  

  2015 Allanport Road, Thorold, Ontario 

                       2731 000 026 21200 0000 
 Unit 12 Index Plan D-5 

   
PROPOSAL: 

An application has been submitted for consent for the purpose of creating a new lot. 

The subject lands are comprised of Parts 1 and 2 as 
shown on the drawing submitted.  Part 1 is proposed 
to be severed from the subject lands while Part 2, 
which consists of the balance of the subject lands 
will be retained.  The existing single detached 
dwelling is located on the retained parcel.  

The subject lands are designated Rural Industrial 
with Greenfield Overlay in the City of Thorold Official 
Plan and are zoned Rural Industrial (M4) in 
accordance with the City of Thorold new Zoning By-
law 60-2019. 

CONTEXT: 

Site Description 

The subject lands are located on the west side of Allanport Road, south of Barron Road 
and the rail line. There is an existing single detached dwelling and accessory buildings 
on the proposed retained parcel.  The lands are surrounded by industrial uses, and the 
Welland Canal is to the west.  

Figure 1:  Location Map 
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Figure 2: Severance Sketch 

 

Planning Act 

In making its recommendation, Planning staff has considered all of the criteria outlined in 
Section 51 (24) of the Planning Act, R.S.O. 1990, c. P.13 as amended and has concluded 
that the lands are suitable for the proposed use, are of a configuration that is appropriate, 
conforms to the provincial policies and is consistent with other development in this area. 
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Planning Policy Documents 

The application was reviewed with consideration of applicable policies in the Provincial 
Policy Statement (2020), A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe (2019), the Region of Niagara Official Plan, and the City of Thorold Official 
Plan. 

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development. The subject lands are considered 
Employment Lands and as per the Provincial Policy Statement, 2020 (“PPS”), Provincial 

policies generally protect employment lands.   

The Niagara Region Official Plan identifies the lands as being within the Urban Area and 
are designated as “Designated Greenfield Area”.  Policy 3.A.3.10 of the Niagara Region 
Official Plan provides that where appropriate, intensification on existing occupied 
employment lands through: d) Severance or subdivision of larger employment properties 
to accommodate new employment uses is encouraged.  

In addition, the lands are designated as ‘Employment Land” according to Schedule G2 of 
the Regional Official Plan and as such, are subject to the policies of Section 3.B and 3.C 
of the Regional Official Plan.  Generally the direction in the Official Plan is to establish 
employment land uses in areas that have strategic connections to transportation routes, 
and that can be developed as comprehensive areas of employment. 

The consent will allow for the development of permitted employment uses within an area 
identified by the Region for employment growth.  This land use planning direction has 
been completed through the City’s Official Plan update in 2016 and will be implemented 
through the 2019 update to the Comprehensive Zoning By-law.  The application conforms 
to the Regional Official Plan, as it will implement the land uses and overall employment 
growth concepts and principles contained therein. 

City of Thorold Official Plan 

The subject lands are designated Rural Industrial with Greenfield Overlay in the City of 
Thorold Official Plan as shown on Schedule A-2 City of Thorold Urban Area East of the 
Welland Canal Land Use Plan.  Proposals for the creation of new lots by consent are 
assessed against the criteria of Policy D4.2.1 of the OP. Staff is of the opinion that both 
proposed lots would meet all relevant criteria of the aforementioned policy. The new lots 
would front on an existing public road, utilize existing municipal services, and would not 
create negative impacts in terms of traffic congestion or drainage. 

Policy B2.4.6 (b) however, prohibits severances on Rural Industrial lands unless the 
property contains an existing industrial use.  In this regard, the applicant has submitted 
an application for an Official Plan Amendment to permit the creation of a vacant lot 
through consent.  A public meeting was held on March 22, 2022 with no public or agency 
objections.  
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In addition, Policy B2.4.8 provides policy direction with respect to Intensification and 
specifically states that:  “The City encourages intensification and/or the redevelopment of 
under-utilized lands located within the Rural Industrial designation for new employment 
uses through building expansion, conversion or reuse of existing buildings and infilling.”  
As well, Policy B2.4.9 provides “that all lands within the rural industrial designation shall 
be placed in appropriate Industrial zones in the Implementing Zoning Bylaw.”  The 
proposed lot meets the above-noted policy objectives for the area and requires no 
variances from the Zoning By-law. The proposed lots meet the minimum lot area required, 
and the lots are in keeping with the character of the area.  

With regards to Policy D4.2.1 c), which states that the Committee of Adjustment shall be 
satisfied that the proposed lot is in keeping with the intent of the relevant provisions and 
performance standards of the zoning by-law, the proposed severance meets the general 
intent and minimum requirements of Comprehensive Zoning By-law 60-2019.  

Therefore, it is recommended that a site specific Official Plan Amendment be required as 
a Condition of the Consent approval in order to satisfy the requirements of Policy B2.4.6 
(b). 

Comprehensive Zoning By-law 60-2019 

The subject lands are zoned Rural Industrial (M4) Comprehensive Zoning By-law 60-
2019. The required minimum lot area requirement for the zone is 10,000 square metres 
(1 hectare) and the minimum lot frontage is 60 metres.  Both the proposed severed and 
retained lands will meet the minimum lot area and frontage requirements of the M4 zone 
as illustrated in the Survey sketch provided and illustrated above as Figure 1.   

The Consent to Sever application, as proposed meets the requirements of the Zoning 
Bylaw 60-2019. 

COMMENTS: 

The application was circulated in accordance with the requirements of the Planning Act 
to property owners within 60 metres of the subject lands. The application was also 
circulated to internal departments and external agencies for comments, which are 
summarized below. 

Hydro One 

 No concerns. 

Cogeco 

 No concerns. 
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Engineering Division 

 No comments 

Finance Division 
 

 No concerns 
Bell 
 

 No concerns. 
 
Building Division 
 

 No concerns 

MTO 

 No comments. 

CN Railway 

 No comments provided 

Niagara Region 
 

 Confirmation of $400 PSS review fee required 
 
NPCA 
 

 The subject property is not impacted by any NPCA regulated features. We have 
no objections to the above noted application. 
 

CONCLUSION: 

It is the recommendation of Planning staff that consent application D10-10-2022 be 
approved subject to the following conditions: 

1) That the applicant provides the Secretary-Treasurer with a legal description, 
acceptable to the Registrar, of the subject parcel, together with a copy of the 
deposited reference plan, if applicable, for use in the issuance of the Certificate 
of Consent. 

2) That the owner provides a lawyers undertaking, to the satisfaction of the City, to 
forward a copy of documentation confirming the transaction has been carried out, 
the document to be provided within two years of issuance of the consent 
certificate, or prior to the issuance of a building permit, whichever occurs first. 
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3) That a final certification fee of $190 payable to the City of Thorold, be submitted 
to the Secretary-Treasurer and that all conditions of consent be fulfilled. 

4) That the payment of 2% of the value of the new lot, being Part 1, of the submitted 
severance sketch be made to the City of Thorold in lieu of dedication of land for 
park purposes pursuant to Section 53(13) of the Planning Act, R.S.O. 1990, as 
amended. 

5) That the applicant/owner receive final City Council approval of a site specific 
Official Plan Amendment prior to deed endorsement.  

 

Prepared by:  

 

 
Nicolette van Oyen, BES 
Planner, MHBC Planning 

 

 

Respectfully Submitted By:  

 

Juliane von Westerholt ,BES, MCIP,RPP 

Associate, MHBC Planning  


