
COMMITTEE OF ADJUSTMENT 

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

Thorold, ON  L2V 4A7 
905-227-6613 

 

(REVISED REPORT)       March 16, 2022  

TO: Chairperson and Members of the Committee of Adjustment 

SUBJECT: Minor Variance Application D13-07-2022 
16 Ormond Street South 
Thorold, Ontario 

PLAN ROLLS LOT 2 PT LOTS 1 & 3 
273100000508900 

RECOMMENDATION: Figure 1: Location of Subject Lands 

Staff recommend that the Committee 
approve variances 1 and 3-5, and deny 
variance 2, as noted below. 

PROPOSAL: 

A six-storey, 40-unit apartment building 
is proposed to be constructed on the 
subject lands. The following variances 
are required to facilitate the 
development: 

Bylaw 60-2019 Part 7 Table 7.3a Lot, Building and Structure Requirements for the 
Downtown Main Street and Mixed Use Zones: 

1. Minimum Front Building Façade Width - To reduce the Minimum Front Building 
Façade Width from 80% to 73%; 

2. Minimum Step Back – To reduce the Minimum Step Back from 1.5 metres above 
the third or fourth storey for a five or six storey building to 0 metres; 

Bylaw 60-2019 Part 4.4.6 Parking Area Location Abutting Residential Zone 

3. To reduce the buffer area of the parking lot to the abutting residential zone for the 
east side from 3.0 metres to 1.5 metres; 

Bylaw 60-2019 Part 4 Table 4.5.1(ii) – Minimum Loading Space Requirements 

4. To reduce the Minimum Loading Space Requirements for Building containing 30 
or more apartment dwelling units or bed-sitting rooms from 1 to 0; and 
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Bylaw 2140(97) – Section 6.15.1(1) – Parking Space Requirements 

5. To reduce the parking space requirements for an apartment building containing 
more than 15 dwelling units from 1.25 spaces for each dwelling unit to 1 space 
for each dwelling unit. 

The subject lands are located on the east side of Ormond Street South, between 
Clairmont Street and Albert Street East (see Figure 1), and are currently vacant. 

CITY OF THOROLD OFFICIAL PLAN: 

The subject lands are designated as ‘Downtown Transitional’ in the City’s Official Plan 
(OP). The OP also designates the subject section of Ormond Street South as an 
Intensification Corridor, which the OP defines as ‘areas along major roads, arterials, or 
higher order transit corridors that have the potential to provide a focus for higher density 
mixed-use development consistent with planned transit service levels’. A residential 
apartment building is permitted in the ‘Downtown Transitional’ designation. 

COMPREHENSIVE ZONING BY-LAW 60-2019: 

The subject property is zoned ‘C2’ (Downtown Mixed Use), which permits apartment 
buildings/dwellings. Where a lot fronts on the Ormond Street Intensification Corridor, the 
C2 zone permits a maximum building height of 20 m or 6 storeys, whichever is less. 

PLANNING REVIEW: 

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

Variance 1 – YES 

The requested variance to reduce the minimum front building façade width does not 
negatively impact the streetscape in this context, which includes what appear to be single 
detached dwellings on either side of the subject property. The reduction to 73% is 
beneficial, as it allows for more compatible separation from the adjacent low-rise 
buildings. 

Variance 2 – NO 

The requested variance would eliminate the required step back above the third or fourth 
storey of the proposed building. Considering the building’s position at the front lot line, 
and the presence of low-rise buildings, including several designated heritage buildings 
along Ormond Street South, it is staff’s opinion that the streetscape would be adversely 
impacted by the removal of the step back requirement. 

Variance 3 – YES 

Variance 3 requires that parking areas in non-residential zones be located at least 3 m 
from an abutting residential zone. There is more than 20 m of separation from the rear lot 
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line of the subject property to the dwellings to the east fronting on Carleton Street South. 
The proposed location of the parking area does not significantly impact the rear amenity 
areas for these dwellings. 

Variance 4 – YES 

The requested variance would eliminate the requirement for a loading space within the 
proposed development. Staff do not anticipate any major impacts to the function of the 
site due to the absence of the required loading space, as there are no commercial uses 
proposed in the building, and there are public parking areas on the west side of Ormond 
Street South that could mitigate the removal of a loading space. 

Variance 5 – YES 

The proposed reduction to one parking space per dwelling unit is minor in this context. 
The subject property is located on the edge of the City’s Downtown area, where numerous 
services and amenities are available within walking distance. The property also has direct 
access to a public transit route and is within walking distance to several transit connection 
points. 

Staff are of the opinion that variances 1 and 3-5 are minor. Staff are of the opinion that 
variance 2 is not minor. 

2. Are the variances appropriate for the development of the land? 

Variances 1 and 3-5 – YES 

The above-noted variances would facilitate compact residential development in an area 
that has been planned to accommodate significant intensification. The variances would 
not preclude compatible development on the subject lands, and would facilitate efficient 
use of a fairly large site on the edge of the City’s Downtown area. 

Variance 2 - NO 

While a height of six storeys or 20 m is permitted in the C2 zone, massing must be stepped 
back from the street to maintain an appropriate pedestrian scale. The requested variance 
would eliminate a requirement that is intended to ensure new buildings are appropriately 
integrated with the existing low-rise character of the streetscape. The requested variance 
would adversely impact the quality and character of the streetscape and is not appropriate 
for the development of the subject property. 

Staff are of the opinion that variances 1 and 3-5 are minor. Staff are of the opinion that 
variance 2 is not minor. 
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3. Is the general intent and purpose of the By-law maintained? 

Variance 1 – YES 

The intent of the Zoning By-law with regards to the minimum front building façade width 
requirement is to achieve a continuous and consistent built form condition along 
streetscapes in the City’s Downtown area. 

The building is proposed to be constructed at the front lot line, with vehicle access and 
egress points on either side that are of minimal width. Furthermore, buffering and 
pedestrian access points are provided alongside the vehicle driveways. The provision of 
buffering and pedestrian walkways into the site contributes to the reduction in the façade 
width, but provides appropriate separation and connectivity for the building in its context. 
The resulting streetscape condition meets the intent of the façade width requirement and 
would complement the established streetscape in the area of the site. 

Variance 2 – NO 

The intent of the Zoning By-law with regards to the minimum step back requirement is to 
minimize impacts of taller buildings on the streetscape by shifting massing of the upper 
floors away from the street line. The applicant is requesting that the step back requirement 
be eliminated for the proposed development. 

Because the building is proposed to be constructed at the front lot line, and at the 
maximum allowable height, the lack of any step back for the upper floors is contrary to 
the intent of the Zoning By-law. 

Variance 3 – YES 

The intent of the Zoning By-law with regards to the parking area setback requirement is 
to minimize impacts of non-residential parking areas on surrounding residential 
properties. 

It should be noted that the building is proposed to contain only residential units, despite 
being in a commercial zone. Furthermore, the rear amenity areas of the properties to the 
east are more than 20 m deep, so the impact of the reduced parking area setback on 
these properties is minimal. 

Variance 4 – YES 

The intent of the Zoning By-law with regards to loading space requirements is to improve 
the functionality of apartment building developments with higher unit counts. Furthermore, 
the intent of the C2 regulations in general is to facilitate compact intensification in the 
City’s Downtown area. 

The building is proposed to contain 40 units, which is not a major increase beyond the 
30-unit threshold for the loading space requirement to apply, considering that there is no 
further requirement for additional loading spaces for apartment buildings with higher unit 
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counts. Removal of a loading space assists with maintaining an appropriate amount of 
vehicle parking on site, while ensuring compact and efficient development in the 
Downtown context. 

Variance 5 – YES 

The intent of the Zoning By-law with regards to parking space requirements is to ensure 
that off-street parking is appropriately allocated based on land use. Apartment dwellings 
require 1.25 parking spaces to be provided per unit under Zoning By-law 2140 (97). The 
applicant has requested a reduction in the required parking rate to one space per dwelling 
unit. 

The required parking rate for apartment dwellings does not vary based on location. 
However, the location of the proposed development is conducive to a reduction in parking, 
in the opinion of staff. The subject property is located within walking distance of the 
concentration of amenities and services offered within the Downtown area, including a 
public transit route on Ormond Street. Additionally, there are public parking areas directly 
across from the proposed development that would further mitigate the requested parking 
reduction. 

The applicant submitted a Parking Justification Study with their application that concludes 
the requested parking rate of one space per unit is appropriate for the proposed 
development, in consideration of the location of the subject property, building 
characteristics, area facilities, and Transportation Demand Management measures 
available to support the development. 

Staff are of the opinion that variances 1 and 3-5 maintain the general intent and purpose 
of the by-law. Staff are of the opinion that variance 2 does not maintain the general intent 
and purpose of the by-law. 

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

The OP includes the following objectives and policies that are relevant to the application. 

Growth and Settlement – Objectives (A2.1.2) 

To encourage intensification and redevelopment in and in proximity to the Downtown for 
a mix of land uses and diversity in housing that includes housing oriented to seniors and 
students. 

Urban Character – Objectives (A2.4.2) 

To encourage the intensification and use of the lands within the Downtown and to make 
every effort to improve the economic health of the Downtown by encouraging 
redevelopment and the broadest mix of compatible uses. 
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Concepts Guiding Future Development in Urban Areas – Intensification Corridors (A5.5) 

Intensification corridors are areas along major roads that have the potential to provide a 
focus for higher-density mixed use development. In the City of Thorold the areas identified 
include Front Street, Ormond Street, Pine Street, Clairmont Street and St. David’s Road, 
where such streets are located in and adjacent to the historic Downtown. These areas 
have generally emerged as mixed-use areas characterized by a range of housing types 
and commercial uses. This Plan contains urban design guidelines specifically for these 
areas not only in the interest of better utilizing land and buildings but to do so in a way 
that creates a high quality urban environment that provides diversity in housing and 
commerce. 

Downtown Transitional (B1.3) 

The Downtown Transitional designation is intended to reinforce the importance of the 
Downtown designation by identifying a complementary area for transitional commercial 
and higher density residential development that contributes to the character and identity 
of the Downtown. The policies of Section B1.2.4 – Downtown Development Policies also 
apply to the Downtown Transitional designation, with certain exceptions for the Downtown 
Transitional designation. The applicable policies in both designations generally direct 
intensification to these areas, particularly to streets identified as Intensification Corridors. 

Downtown – Development Policies – Residential and Mixed Use Intensification (B1.2.4.1) 

The above-noted policy includes the following language: 

Intensification opportunities will be encouraged to be respectful of, compatible with, and 
designed to be integrated with the community or neighbourhood where they are 
proposed. 

Cultural Heritage – Objectives (A2.7.2) 

The above-noted section includes the following objective: 

To encourage development that is adjacent to significant cultural heritage resources to 
be of an appropriate scale and character. 

Variances 1 and 3-5 – YES 

The above-noted variances facilitate compact development and intensification without 
compromising compatibility with surrounding residential areas or degrading the quality of 
the streetscape, which aligns with the general intent of the OP as it applies to the subject 
proposal. 

Variance 2 – NO 

While variance 2 would also help facilitate intensification of the subject property by 
increasing living space on upper floors of the proposed building, it would not facilitate the 
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appropriate integration of the building with the surrounding neighbourhood, which 
includes several designated heritage properties, including one directly across Ormond 
Street South. The removal of the step back requirement would not respect the existing 
scale of buildings along the streetscape. 

Staff are of the opinion that variances 1 and 3-5 maintain the general intent and purpose 
of the OP. Staff are of the opinion that variance 2 does not maintain the general intent 
and purpose of the OP. 

CIRCULATION COMMENTS: 

Department and External Agency Comments 

The application was circulated to staff in various City Departments and to external 
agencies. No concerns were raised by the City. 

Hydro One noted that the building cannot encroach on power lines. While the application 
does not request a reduced front yard, staff has the opportunity to review the building 
location with Hydro One during the future Site Plan approval process to ensure that Hydro 
One’s requirements are met. 

Public Comments 

Staff received numerous comments from area residents in opposition to the application, 
which are summarized below. 

Height and density 

Staff heard concerns from residents about the height and density of the proposal, 
however, the requested variances do not directly relate to the height and density of the 
proposal, which are permitted by the City’s OP and Zoning By-law. The subject property 
is located on an Intensification Corridor, as per Schedule A-1 of the OP; these corridors 
are intended to facilitate higher density development, and specifically on the subject 
section of Ormond Street, building heights up to six storeys. 

Negative impact on the streetscape and surrounding properties, poor design 

The only required variances that are directly related to the design of the building are 
variances 1 and 2. Variance 1 (façade width) actually allows for more compatible 
separation from the properties to the north and south. However, staff acknowledge that 
variance 2 (step back) would negatively impact the streetscape. Staff have provided more 
detailed analysis in regards to all proposed variances previously in this report. 

The aesthetic design of the proposed building is not subject to review through the 
application. The detailed design of the building, in relation to the streetscape and 
surrounding properties, will be reviewed in greater detail during the future Site Plan 
process. 
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Traffic, Parking 

Staff’s justification for supporting the reduced parking rate is included previously in this 
report. A Traffic Impact Study was not requested by the Engineering Division during pre-
consultation for this application. 

Impacts on heritage characteristics of neighbourhood 

Concerns of impacts on the historic characteristics of the neighbourhood were raised by 
residents. Staff note that a Heritage Impact Analysis was requested during the pre-
consultation stage for the proposed development, to address potential impacts to 5 
Ormond Street South, which is designated under the Ontario Heritage Act and directly 
across the street from the subject lands. There are additional designated properties along 
Ormond Street South that will also require analysis. The Heritage Impact Analysis will be 
submitted with the Site Plan application. 

Privacy, Shadowing 

As mentioned previously, the C2 zone permits a building height of six storeys. The 
setbacks and proposed building location mitigate potential privacy and shadowing 
concerns on adjacent amenity areas. 

Property values 

The impact of an application on neighbouring property values is not analyzed by staff in 
planning recommendations. 

Fire Access 

Fire access for the proposed building was noted as a concern. Fire Access requirements 
will be reviewed in more detail during staff’s review of a future Site Plan application, which 
will be circulated to the Fire Department for their comments. 

Support 

One comment was received in support of the proposal, stating that it would add much 
needed density to Thorold and help local businesses by adding more residents to support 
the community, and that it would help with housing affordability in the area. Staff note that 
the requested variances do help facilitate compact development and additional apartment 
dwellings in the Downtown area. 

CONCLUSION: 

It is the opinion of Planning staff that the variances 1 and 3-5 meet the prescribed tests 
set out in the Planning Act, being that: 

1. The variances are minor in nature from the provisions of the By-law; 
2. The variances are appropriate for the development of the land; 
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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. 

It is the opinion of Planning staff that variance 2 does not meet the above-noted tests. 

Prepared by: Respectfully submitted by: 

 
Paul Klassen, BES, MCIP, RPP 
Senior Planner 

 
Denise Landry, MCIP, RPP 
Manager of Planning Services 

 


