City of T}lol'Old COMMITTEE OF ADJUSTMENT

ot

Department of Planning and Building Services
3540 Schmon Parkway, P.O. Box 1044
Thorold, ON L2V 4A7

905-227-6613

Where

Ships Climb The Mountain

November 20, 2025

TO: Chairperson and Members of the Committee of Adjustment

SUBJECT: Application for Minor Variance
D13-22-2025 — 2555550 Ontario Inc.
13126 Highway 20, Thorold, Ontario
PT TWP LOT 91 59R 8682 PART 1
Roll Number: 2731 0000 2600 900

KEY FACTS

¢ A Minor Variance application is proposed to grant relief from the minimum interior
side yard, minimum planting/buffer strip and loading space requirements at 13126
Highway 20 within the Highway Commercial (C5) zone.

e The application proposes to facilitate the development of a restaurant with a drive
through and a separate commercial building on the subject lands. Planning staff
recommend approval of the requested variances, subject to the condition listed
within.

RECOMMENDATIONS

That the City of Thorold Committee of Adjustment BE APPROVED application D13-22-
2025, submitted by Joe Tomaino of Upper Canada Consultants on behalf of 2555550
Ontario Inc., for lands known municipally as 13126 Highway 20 (PT TWP LOT 91 59R-
8682 PART 1), as it relates to:

e Relief from Part 7.3 - Table 7.3.b (Lot, Building and Structure Requirements for the
Neighbourhood, General, Mixed Use and Highway Commercial Zones) to reduce the
minimum interior side yard for a commercial structure from 7.5 m to 4.5 m (east
side);

e Relief from Part 7.3 — Table 7.3.b (Lot, Building and Structure Requirements for the
Neighbourhood, General, Mixed Use and Highway Commercial Zones) to reduce the
minimum planting/buffer strip from 5 m to 2.81 m (east side)
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e Relief from Part 7.3 — Table 7.3.b (Lot, Building and Structure Requirements for the
Neighbourhood, General, Mixed Use and Highway Commercial Zones) to reduce the
minimum planting/buffer strip from 5 m to 1.55 m (west side) and;

e Relief from Part 4.5 — Table 4.5.1 (Minimum Loading Space Requirements) to
reduce the required loading spaces from 2 spaces to 1 space.

Subject to the following condition:

e That the requested relief for a reduction in minimum interior side yard, minimum
planting strip/buffer strip and loading space requirements shall only apply to permit
the construction of a restaurant with a drive through and a separate commercial
structure of a general size and configuration as shown on Figure 3 of this report.

PROPOSAL

The applicant is seeking relief from the provisions of Tables 4.5.1 and 7.3.b (Minimum
Loading Space Requirements, Minimum Interior Side yard and Minimum Planting/Buffer
Strip) to facilitate the development of a restaurant with a drive through and a separate
commercial building.

The subject lands are known municipally as 13126 Highway 20, and the lands are
presently zoned Highway Commercial (C5) according to the City of Thorold
Comprehensive Zoning By-law 60(2019). Under the City of Thorold Official Plan (2016)
and the Region of Niagara Official Plan (2022) the lands are designated as part of the
Highway Commercial and Designated Greenfield areas, respectively.

In order to facilitate this proposal on the subject lands, Section 45(1) of The Planning
Act applies:

The committee of adjustment, upon the application of the owner of any
land, building or structure affected by any by-law that is passed under
section 34 or 38, or a predecessor of such sections, or any person
authorized in writing by the owner, may, despite any other Act,
authorize such minor variance from the provisions of the by-law, in
respect of the land, building or structure or the use thereof, as in its
opinion is desirable for the appropriate development or use of the land,
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building or structure, if in the opinion of the committee the general intent

and purpose of the by-law and of the official plan, if any, are
maintained.

All other requirements of the Zoning By-law are being maintained.
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Figure 1: Location Map

Site Description

The subject lands are zoned Highway Commercial (C5) within the Comprehensive
Zoning By-law 60(2019) and located on the north side of Highway 20. The lands
comprise approximately 6894 m? within the Highway Commercial area of the City of
Thorold Official Plan. Currently the site contains an existing residential structure in a
state of disrepair, which will be removed as part of the development. The proposed

variances are intended to facilitate the development of a 376 m? restaurant with drive
through and a separate 656 m? commercial building.
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Figure 2: Proposed Plan

Background Review
Provincial Planning Statement (PPS)(2024)

The PPS, effective October 20,2024, provides the planning policy framework for
municipalities within the Province of Ontario. The PPS includes 6 chapters, including the
introduction and implementation, which outlines the goals and objectives of planning
authorities as it relates to building homes, infrastructure and facilities, the wise use and
management of resources, protecting public safety.

The PPS contains the following policies which relate to the submitted application:
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2.8.1.1.b — Planning authorities shall promote economic development and
competitiveness by: providing opportunities for a diversified economic base, including
maintaining a range and choice of suitable sites for employment uses which support a
wide range of economic activities and ancillary uses, and take into account the needs of
existing and future businesses.

2.8.2.2 - Planning authorities shall protect employment areas that are located in
proximity to major goods movement facilities and corridors, including facilities and
corridors identified in provincial transportation plans, for the employment area uses that
require those locations.

Niagara Reqional Official Plan (NOP) (2022)

As of March 31, 2025, the Region no longer holds planning authority under the Planning
Act. The NOP now serves as an Official Plan for the City of Thorold, who in turn is
responsible for ensuring conformity with its policies.

The subject lands are designated as part of the Designated Greenfield Area within the
NOP. The following policies of the NOP relate to the submitted application:

2.2.2.23 - Designated greenfield areas shall achieve a minimum density of 50 residents
and jobs combined per hectare as measured across the region.

City of Thorold Official Plan (CTOP) (2016)

The CTOP, approved April 18, 2016, provides the basis for managing growth within the
City of Thorold. The intention of the plan is to provide direction and encouragement for
public and private sector investment, while recognizing the existing, built and natural
features which contribute to the quality of life in Thorold.

The subject lands are designated as part of the Highway Commercial Area within the
CTOP The following policies of the CTOP relate to the submitted application:

B1.8.7.1 - The historical commercial designation of the Highway 20 corridor was
intended to provide commercial uses to serve the needs of local industry. Recognizing
that the form and function of land uses to the north of Highway 20 has changed and is
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principally of a residential nature, the following policies, in addition to those of Section
B1.4 of this Plan, apply. The development and redevelopment of the RM Highway
Commercial areas shall capitalize upon the sites strategic location to the travelling
public, major tourism destinations, urban centres, existing industrial areas, and the
developing residential community.

B1.4 — To identify lands within the Built-Up Area which are utilized or are proposed to
be utilized for larger format retail, service commercial or institutional uses.

B1.4.3 — The development of uses in the General Commercial designation shall be
subject to Site Plan Control. Any redevelopment of existing commercial uses which
would involve an expansion of the floor area or required parking of more than 25% or an
expansion or reconfiguration of parking may also be subject to Site Plan Control. In
reviewing an application for Site Plan approval, Council shall be satisfied that:

a) The development has been designed in a manner that minimizes entrances
and exits to and from City streets and to separate auto and pedestrian traffic;

b) The proposal requires limited enclosed outside storage and such storage is
suitably buffered from adjacent uses;

c) The site is appropriately landscaped and buffered from adjacent uses and the
site is appropriate for the proposed use;

d) All new buildings are compatible with the site and surrounding area, and the
existing streetscape is retained or improved both functionally and
aesthetically;

e) Site servicing is appropriate for the development and has obtained requisite
clearances from the Region and the NPCA, if necessary.

Comprehensive Zoning By-Law 60(2019) (CZBL)

The CZBL, adopted May 23, 2024, is intended to implement the policies of the City’s
Official Plan. The Zoning By-law regulates the dimensions and built forms of permitted
uses on lots, as well as identifies the relevant zone based on usage type as prescribed
by the CTOP.

The subject lands are zoned Highway Commercial (C5) under the CZBL. The following
provisions of the CZBL relate to the submitted application:
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Table 7.3b - Lot, Building and Structure Requirements for the Neighbourhood,

General, Mixed Use and Highway Commercial Zones - (C5)

Provision Required Proposed
Minimum Interior Side Yard 7.5m 45m
5.0 m abutting any front
or side lot line 2.81 m (east side)
Minimum Planting Buffer
3.0 m for every other lot 1.55 (west side)
line
Provision Required Proposed
Other Commercial,
Institutional, Employment 2 Spaces 1 Space
and Industrial Uses

MINOR VARIANCE PLANNING ANALYSIS

The Committee of Adjustment, in accordance with Section 45 (1) of the Planning Act,
may authorize a minor variance from the provisions of the by-law, subject to the
following considerations:

 The variance maintains the general intent and purpose of the Zoning Bylaw.
» The variance maintains the general intent and purpose of the Official Plan.

» The variance is appropriate for the development or use of the land.

 The variance is minor in nature.

A summary of planning staff’s review of the proposed variances with respect to each of
these considerations are provided below.

Does the Variance maintain the general intent and purpose of the Official Plan?

The NOP directs planning authorities to be conscientious in the development of
Greenfield Areas, mandating a minimum density of 50 jobs and dwellings per hectare.
The Rolling Meadows Secondary Plan designated the lands along Highway 20 as
Highway Commercial to support the Region’s employment goals of the greenfield area.
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Furthermore, the proposal seeks to facilitate the construction of highway commercial
businesses along a provincial road which provides connection to the Niagara Economic
Zones, as identified by the Growth Plan for the Greater Golden Horseshoe (2019).

As it relates to the CTOP, the subject lands are designated Highway Commercial. As per
the CTOP, the development of these areas should “capitalize upon the sites strategic
location to the travelling public, major tourism destinations, urban centres, existing
industrial areas, and the developing residential community”. The proposal aims to
facilitate the development of a quick service restaurant, with drive-through, and an
approximately 656 m? commercial building. Given the shape of the parcel, the commercial
potential of the lands are maximized through the requested relief.

As such, planning staff are of the opinion that the requested variances meet the general
intent and purpose of both the NOP and CTOP.

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

The subject lands are zoned Highway Commercial within the CZBL. Lands are placed
within this zone to “recognize the historic commercial corridor along Highway 20” and to
provide for “additional commercial opportunities”.

As such, the C5 zone permits restaurants, and allows for drive-through as a specified
accessory use. Other commercial uses, such as equipment sales and services,
contractor’s shops, warehousing and offices accessory to these uses are also permitted.
The requested relief does not alter the City’s vision for the type of businesses located on
the subject lands, rather the relief seeks to facilitate multiple commercial uses along a
significant transportation corridor.

It is important to note that despite the “Commercial/Retail” description of the 656 m?
proposed building in Figure 2, only commercial uses in accordance with the CZBL will be
permitted. Additional uses may be permitted through a Zoning By-law Amendment
application.

As noted above, the subject lands are presently proceeding through a Site Plan Control
application, which will address detailed Engineering and Planning components of the
development including, but not limited to: noise, landscaping, fencing, location of garbage
enclosures, and parking.
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As such, Planning staff are of the opinion that the requested relief meets the general
intent and purpose of the CZBL.

Is the Variance Appropriate for the Development of the Land?

The proposal seeks relief to permit the commercial development of lands located along
Highway 20, designated and zoned appropriately within the City of Thorold Official Plan
and Comprehensive Zoning By-law. The requested relief facilitates the inclusion of a
quick-service restaurant with drive through and an additional 656 m? commercial building.
Control measures of created nuisances, such as noise mitigation, will be addressed
through conditions of site plan approval at a later stage, prior to construction.

As such, Planning staff is of the opinion that the requested variances are appropriate for
the development of the land.

Is the Variance minor in nature?

The Planning Act (R.S.0. 1990) does not define what constitutes “minor”. It is the
responsibility of the Committee to make a determination, based on the facts, context
and circumstances of a particular application, as to whether the variance is “minor”. In
determining whether a requested variance is “minor” the Committee should have
consideration for the overall impact of the development, not simply a numerical
assessment based on provisions in the Comprehensive Zoning By-law.

With regards to the reduced interior side yard and reduced planting strip, the purpose of
these provisions is to ensure adequate separation from neighbouring properties and for
noxious effect mitigation, such as noise, odour or visual impacts. As previously
described in this report, the development will be subject to site plan control, through
which these impacts will be addressed. Attenuation fencing will be required along all
affected property lines to ensure the impact from a reduced side yard and planting strip
setback is minor. Further measures will be established, through conditions of site plan
control, to reduce any potential impacts.

As it relates to the requested relief in loading spaces from 2 to 1 is not anticipated to
have a major impact on the operational capacity of the commercial development. The
proposal provides for 1 loading space across 1033.34 m? of commercial space. As per
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Table 4.5.1 only 1 loading space is required for commercial uses with a gross floor area
of 250.0 m? to 2,000.0 m2. However, this provision applies to each use, not the property,
so the proposal requires an additional loading space to accommodate the separate
restaurant and commercial uses. Given the size of the commercial development,
planning staff is of the opinion that all operations requiring a loading space can be
effectively conducted through one provided space for all the businesses operating at
13126 Highway 20.

In summary, Planning staff are of the opinion that the requested variances are minor in
nature.

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 (See Appendix
1), which are summarized below.

NIAGARA REGION:

e Please see attached comment

e Regional staff recommend City staff consider the noise management plan
detailed within the submitted Noise Impact Study, prepared by Vintec Acoustics
Inc. (dated August 15, 2025) and whether the recommendation to curtail the
operation of the rooftop AC units to 50% duty cycle during nighttime hours
(11pm-7am) is feasible to implement.

The following agencies and departments were circulated for comment and either
indicated no objections or did not provide comment at this time.

Indicated no objections Did not provide comment
NPCA NEC
Cogeco Heritage Committee
MNCFN

City of Thorold Building

City of Thorold Engineering

City of Thorold Fire

City of Thorold Public Works

City of Thorold Community Services
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City of St. Catharines
City of Welland
Town of Pelham

City of Niagara Falls

Canada Post

Ministry of Transportation

CN Rail

GIO Raill

Niagara Region

District School Board of Niagara
Niagara Catholic District School
Board

St. Lawrence Seaway

Alectra Utilities

Bell Canada

Enbridge

Hydro One

Ontario Power Generation
Rogers

TransCanada Pipeline
Infrastructure Ontario

Public Comments

The City received one comment from the public, which raised the following

concerns.:

© 00N ORWN=

Traffic, Noise and Light Impact

Planting Buffer Along Adjoining Property
Property Impact and Mitigation for Value Loss
Municipal Water Servicing Clarification
Stormwater and Drainage

Lighting and Privacy Shielding

Garbage, Odour and Pest Control

Hours of Operation

Future Access or Cross-Easement
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Response to Resident Concerns

As previously identified in this report, many of these concerns (such as Traffic, Noise,
Light, Municipal Water Servicing, Stormwater and Drainage, Lighting and Privacy,
Garbage and Odour and Hours of Operation) will be addressed through the Site Plan
Control process.

As part of standard conditions imposed during the Site Plan Control process, all
entrances shall be constructed in accordance with plans approved by the City. Similarly,
all lighting shall be directed in such a way to not interfere with adjacent properties and
the travelling public, again to the satisfaction of the City.

Furthermore all stormwater management is required to be addressed on-site through
constructed works to “collect and contain all storm water on site and channel such storm
water to an approved outlet” at the City’s discretion. Likewise “the storage, collection
and disposal of refuse, garbage and waste in the development shall be so conducted as
to create no health hazards, rodent harbourage, insect breeding areas, accident, fire
hazards or pollution.” A condition may be imposed to limit the hours of operation,
supported through the Environmental Noise and Impact Study dated August 15, 2025,
subject to approval by Council.

As it pertains to the Planting Buffer along the Adjoining Property, as described within
this report, Planning staff are of the opinion that the proposal conforms to the relevant
test under Section 45(1) of the Planning Act. As defined in the CZBL, a Planting/Buffer
strip may include a “wall or opaque fence having a height not less than 1.5 m” to act as
a buffer “or visual screen”. As such, Planning staff are of the opinion that the effect of
the privacy concerns expressed by the public will be minimal with fencing and plantings,
which will be further reinforced through conditions of Site Plan Control.

Relating to the loss of property value, this concerns fall outside the purview of the
Planning department. Financial implications have no impact on what constitutes “good
planning”. The proposal seeks to establish a use which is appropriately designated and
zoned for the development-type under City of Thorold policies.

Finally, this application does not propose any vehicular or pedestrian access along or
through the boundary adjoining any neighbouring properties.
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CONCLUSION

It is the recommendation of planning staff that Minor Variance Application D13-22-2025,
at 13126 Highway 20 BE APPROVED, subject to the conditions listed within, for relief
from interior side yard, planting/buffer strip and loading area provisions.

Prepared by:

J. Greyvenstein
Development Planner
City of Thorold Planning

Appendices

Appendix 1 Comments

Submitted by:

Marc Davidson
Manager of Planning
City of Thorold Planning



COGECO COMMENTS



From: Jeremy Leemet

To: City of Thorold Planning
Subject: Re: Notice of Hearing - D13-22-2025 -13126 Highway 20
Date: October 17, 2025 3:48:08 PM
Attachments: image001.png
image002.pnq
image003.pna
image004.png
image005.png
Good Afternoon

Cogeco has no comment.
Thanks Jeremy Leemet

On Fri, Oct 17, 2025 at 2:49 PM City of Thorold Planning <Planning@thorold.ca> wrote:

Hello,

Please find attached the Notice of Hearing for the Minor Variance application D13-22-2025 — 13126
Highway 20 to be heard at the City of Thorold November 20t 2025 Committee of Adjustment meeting.

Please review and provide comments to Planning@Thorold.ca on or before 4:00 pm, October 31St,
2025. If no comment or intention to provide response is received, we will consider this to mean there is
no comment on the application.

Thank you,

Courtney Kaupp

Planning Clerk

City of I City of Thorold Planning
I‘IOI‘O Development Services
City of Thorold
905-227-6613

=750
est. 1975 5
P.O. Box 1044, 3540 Schmon Parkway, Thorold, ON, L2V 4A7

@ @ @ www.thorold.ca

JEREMY LEEMET

Network Delivery Coordinator

Niagara 7170 McLeod
Road

phone # (437)553-7079 Niagara Falls,
Ontario L2G
3H2 Canada

cogeco.ca
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mailto:Planning@thorold.ca
mailto:Planning@Thorold.ca
https://www.facebook.com/City.Thorold/
https://www.instagram.com/thoroldON/
https://www.linkedin.com/company/cityofthorold/mycompany/
https://www.youtube.com/channel/UCbiniBiGBhu8cn6DrELZi1Q
https://www.thorold.ca/
http://www.cogeco.ca/





















NIAGARA PENINSULA CONSERVATION
AUTHORITY COMMENTS



From: Paige Pearson

To: City of Thorold Planning
Subject: RE: Notice of Hearing - D13-22-2025 -13126 Highway 20
Date: October 17, 2025 3:38:18 PM
Attachments: imaae006.bng
image007.pngq

image008.ong
image009.png
image010.png
image011.png

Good afternoon,

Based on the current NPCA mapping the subject property, 13126 Highway 20 (Lundys Lane) is not
impacted by NPCA regulated features. As such, the NPCA can offer no objections to the proposal and
Minor Variance file D13-22-2025.

Thank you,

Paige Pearson (She/Her)

"‘ Watershed Planner

Niagara Peninsula Conservation Authority (NPCA)
3350 Merrittville Highway, Unit 9, Thorold, Ontario L2V 4Y6

(0) 905.788.3135 Ext 205

www.npca.ca
earson@npca.ca

The NPCA completed its Watershed- R rce Management and Conservation Area Strategies, paving the way for sustainable conservation
across the Niagara Peninsula watershed. It's Watershed Natural Asset Analysis and Valuation for the Niagara Peninsula watershed offers new insights

that redefine how we view nature. Explore them today!

From: City of Thorold Planning <Planning@thorold.ca>

Sent: October 17, 2025 2:49 PM

To: Taran Lennard <tlennard@npca.ca>; Paige Pearson <ppearson@npca.ca>; Abby.LaForme@mncfn.ca; Dinesh Adhikari
<Dinesh.Adhikari@thorold.ca>; Building <Building@thorold.ca>; thoreng <thoreng@thorold.ca>; Alex Sales
<Alex.Sales@thorold.ca>; Jenny Rodriguez <Jenny.Rodriguez@thorold.ca>; Abu Rashed <Abu.Rashed@thorold.ca>; Ugo
Obiako <Ugo.Obiako@thorold.ca>; Paula Wake <Paula.Wake@thorold.ca>; Steven Polich <Steven.Polich@thorold.ca>;
FPO <FPO@thorold.ca>; Mark Richardson <Mark.Richardson@thorold.ca>; andrew.carrigan@canadapost.ca;
matthew.prestinaci@ontario.ca; katie.young@niagararegion.ca; Lori.Karlewicz@niagararegion.ca;
Josh.Wilson@niagararegion.ca; Susan.Dunsmore@niagararegion.ca; devtplanningapplications
<devtplanningapplications@niagararegion.ca>; planning@ncdsb.com; planninganddevelopment@bell.ca;
moc.bell@bell.ca; jeremy.leemet@cogeco.com; municipalplanning@enbridge.com; zone2scheduling@hydroone.com;
landuseplanning@hydroone.com; executivevp.lawanddevelopment@opg.com; jasmine.tranter@opg.com;
talitha.laurenson@opg.com; TCEnergy@mhbcplan.com; kwebber@mhbcplan.com

Subject: Notice of Hearing - D13-22-2025 -13126 Highway 20

Hello,

Please find attached the Notice of Hearing for the Minor Variance application D13-22-2025 — 13126
Highway 20 to be heard at the City of Thorold November 20th, 2025 Committee of Adjustment meeting.

Please review and provide comments to Planning@Thorold.ca on or before 4:00 pm, October 31st,
2025. If no comment or intention to provide response is received, we will consider this to mean there is
no comment on the application.

Thank you,

Courtney Kaupp
Planning Clerk


mailto:ppearson@npca.ca
mailto:Planning@thorold.ca
file:////c/www.npca.ca%20
mailto:ppearson@npca.ca
https://getinvolved.npca.ca/watershed-strategy
https://getinvolved.npca.ca/ca-strategy
https://indd.adobe.com/view/1eb1470c-84a1-47bc-b7f5-f675a7716a25
mailto:Planning@Thorold.ca

























NIAGARA REGION COMMENTS



From: Young, Katie

To: Marc Davidson
Cc: Jay Greyvenstein; Courtney Kaupp
Subject: RE: City of Thorold November Committee of Adjustment
Attachments: imaae001.ong
image002.pngq

image003.0ng
image004.ong
image005.pnq
image006.png
image007.png
image008.png
image009.pngq
image010.png

image011.png
. 41196 Thorold-McDonald"s-SP1.0-2023-07-27.pdf

Site Plan - 21138-MCDONALDS-HWY20 (2).pdf

Hi Marc,

We certainly have had other applications across the region where this issue has come up. Pat informed
me there was one recent example at 10 Sullivan Ave in Thorold with a Zoning By-law Amendment
(Thorold File: D14-10-2022) and Site Plan (Thorold File: D11-05-2023). Comments included conditions
for the site plan agreement to implement the noise study recommendations with respect to the rooftop
HVAC as well as a noise barrier to shield the residence from the drive-thru. I've attached the site plan
drawing | was able to find in our files. For this particular site, you can see that the McDonalds restaurant
and drive-thru have been designed as far away from the residential uses further north, with the intercom
and queuing closest to Sullivan Street.

I've also attached the site plan drawing for 13126 Highway 20. In contrast to 10 Sullivan, the McDonalds
restaurant, with drive-thru intercom and queuing for 13126 Highway 20 is proposed between the
residential uses to the north and the residential lot, 13132 Highway 20. Given the close proximity to
these residential uses, the acoustical consultant has recommended a noise management plan. As noted
in my comments, the City will need to determine the ability to be able to regulate the operation of the AC
units, as currently recommended.

This impacts the minor variance application because if City staff wish for the applicant to change around
the design of the site to explore the McDonalds restaurant with drive-thru intercom and queuing in a
different location on-site, it could necessitate further variances.

Pat also provided me with another example in Lincoln with a Tim Horton’s at 4398 Ontario Street, which
went to the former OMB due to concerns from neighbours about noise from the drive-thru/menu board
order speaker. | can provide some additional information on that as well if you would like.

Kind regards,
Katie

Katie Young, MsC (PI), MCIP, RPP
Senior Planner

Niagara Region, 1815 Sir Isaac Brock Way,
Thorold, ON, L2V 4T7, PO Box 1042

P: (905) 980-6000 ext. 3727

W: www.niagararegion.ca

E: katie.young@niagararegion.ca

H H B B 8

[

My workday may look different from your workday. Please do not feel obligated to respond outside of your normal
working hours.

From: Marc Davidson <Marc.Davidson@thorold.ca>
Sent: Tuesday, October 21, 2025 10:39 AM
To: Young, Katie <Katie.Young@niagararegion.ca>


mailto:Katie.Young@niagararegion.ca
mailto:Marc.Davidson@thorold.ca
mailto:Jay.Greyvenstein@thorold.ca
mailto:Courtney.Kaupp@thorold.ca
http://www.niagararegion.ca/
mailto:katie.young@niagararegion.ca
http://www.facebook.com/niagararegion
http://twitter.com/niagararegion
http://www.youtube.com/niagararegionca
https://www.instagram.com/accounts/login/?next=/niagararegionca/
https://ca.nextdoor.com/agency-detail/on/niagara/niagara-region/
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i
- 3 VACANT
o ‘-‘c; - 5 VYA o BBM S0 RESIDENTIAL LAND LOADING SPACES — 250m? to 2000m? = 1 = 2 REQUIRED
RESIDENTIAL LAND LS < é@;} NV £ @) Iﬂé-r (1 PER BUILDING)
<
PROPOSED 8.03m o
MchNALD'S I = LOADING SPACES PROVIDED
I RESTAURANT S
AREA=376.97Tm* | < E £ @3 sl - 1 RESTAURANT
: L YR
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CONCRETE_WALKWAY PULTHRU ¢ 5 3 47 > GROUND FLOOR AREA = 4.8 (5)
i ¢ B o bt 5
4 ! w < 3]
DN orer Pk Ty [ £ : : BICYCLE SPACES PROVIDED
— o | siGN 2 - 5em 3 : = g 7 RESTAURANT
B LANDSCAPE SIB QJ%L | \> ﬁ :
N8G-5600"E 4.69m ol )& 8 0
.29m 5.8
67im| | _| 6 ‘ \ - m - 015m
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<
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g g 5 E
@ 8 & \ \ o PAINTED LINES Ve |
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g |~ = \ e, 0N “
3 AN >~ £
. : /ONING MATRIX
#13132 HIGHWAY 20 > N <
) 1 B
(LUNDY'S LANE) o T~ ] % £ 5 PROPOSED
= L ~
g g SITE PLAN
3 \5 N Qm
| | VA ” | | N
“MN\e \ % o MINIMUM LOT
\'o FRONTAGE 75.00m 70.01m
2 \ \ MINIMUM LOT AREA
H LANDSCAPE ’
£ b 10°000m? (1ha) 6897.28m2 (0.690ha)
o X
:2 08 6.()Om
S 8 ._l_.| wEFle%UhsAETFBRScNJ 14.00m RETAIL — 28.47m
= o §13126 HiGHWAY 20 8.5m g o RESTAURANT — 38.88m
e (LUNDY'S LANE) 2 | " e LANDSCAPE Ey MINIMUM REAR YARD 2 50m RETAIL — 18.00m
. * o | ‘ | e 9 S5 SETBACK ' RESTAURANT — 19.36m
. " - =
ey ———— -l MINIMUM INTERIOR B
8 = e N8(;‘°05;;15'% 8 — 7* — —B—————8— SIDE YARD SETBACK 7.50m RESTqurR’XhT
.0Tm :
MINIMUM EXTERIOR
SIDE YARD SETBACK 7.50m N/A
—_— - L T I T MAX. LOT(%(;OVERAGE 15.00%
MAX. BUILDING
2 . L E —— e — ————— — — — HEIGHT (m) N/A TBD
B EX E/P MINIMUM LANDSCAPE
AREA 25.00% 26.52%
MINIMUM INTERIOR YARD — 0.15m
5.00m (FRONT/SIDE
o - - - \r<v. o PLANTlgl%EUFFER YARD) '3.00rm (ALL (RETAIL) & 1.65m
EX C/L OTHER YARDS)
e &P —
EX E/P EX_E/P —
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GENERAL N = ]
g |3 = x = ¥ & g 2| - o o o 1. ALL ASPHALT PARKING LOT AREAS TO BE GRADED AT A MINIMUM OF 0.8%. it ©
#180 EXPLORER 5 #182 DXCLORER #1886 EXPLORER #190 EXPLORER 2> 25 T =N S szl |llg &8 & & & 2. ALL DRIVEWAY AND PARKING LOT GRADES REFER TO GUTTER LINE OR FINISHED ASPHALT GRADE UNLESS OTHERWISE
£ £ WAY . o= N e S Xz £ € & T T > z NOTED. VANILLA FRAIL
Sﬂ’ ’3,- 5 g g o < o g.’ ’g e E E 52 3. ALL GRASSED AREAS, OUTSIDE THE LIMITS OF THE SITE, DISTURBED BY THE CONTRACTOR SHALL BE REINSTATED WITH 3 '
o o - k. g S 5] S - o © g N MINIMUM 100mm TOPSOIL AND SOD. 2 !
’ B ’ CE 5 g § 4. THE POSITION OF EXISTING POLE LINES, CONDUITS, WATERMAINS, SEWERS AND OTHER UNDERGROUND UTILITIES AND S DISCOVERYTR
¢ STRUCTURES ARE NOT NECESSARILY SHOWN ON THE CONSTRUCTION DRAWINGS, AND WHERE SHOWN THE ACCURACY OF S ®
& ’
S THE POSITION OF SUCH UTILITIES AND STRUCTURES IS NOT GUARANTEED. 2 Si=SI=Si==)
’ o’ CBMH 6 5. BEFORE STARTING WORK, THE CONTRACTOR SHALL CHECK WITH ALL UTILITIES INVOLVED AND INFORM HIMSELF OF THE 8 o
© EX_CBMH RIM 182.40 N EXACT LOCATION OF ALL SUCH UTILITIES AND STRUCTURES AND SHALL ASSUME ALL LIABILITY FOR DAMAGE TO THEM. N
= B 20 s (5259) S INV 180.88 (3750) D 6. SITE SERVICING TO BE CONSTRUCTED AND TESTED AS PER OBC, OPSS AND OPSD STANDARDS AND CITY OF THOROLD e g
’ - N INV 180.50 (5250) CB3 E INV 181.11 (2000) EX cB Q. SPECIFICATIONS. FXPEORAR 3
3 OPSD 705.010 SE INV 180.90 (2000) RIM 182.34 ) 7. FINISHED LOT GRADING NOT TO ADVERSELY AFFECT DRAINAGE OF EXISTING LANDS. < SITE LOCATION
£X 5250 STM 5 OPSD 705 W INV 180.82 (4500) N INV 181.14 (2509) () B ALL WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE OCCUPATIONAL HEALTH AND SAFETY ACT. THE CONTRACTOR ExXPLORER WAY
REMOVE Ex 5253 gLZO% ’ & S INV 181.25 (2000) . SHALL BE AS DEFINED AS THE "CONTRACTOR” BY THE ACT.
AND CONNECT prins MM £x SWALE ' N €O 9. PRIVATE WATER SUPPLY HAS BEEN DESIGNED AND TO BE INSTALLED IN ACCORDANCE WITH MOE PIBS 6881E, PER OBC
PROPOSED 57 WITH ST EX SWALE S el EXSWAE L BXSWWE < = IR [ 7.1.25
50STM | 5 . E } sig Y~  10. PRIVATE SEWERS HAVE BEEN DESIGNED AND TO BE INSTALLED IN ACCORDANCE WITH MOE PIBS 6879, PER OBC 7.1.25 KING'S FIGHWAY 20
I ! — — =
______________EX_SW_AL—/’/ A /7 2:3m-2000 STU @ 1.00% MIN 2000 Wit 2000 Wi - N STORM SEWERS 3
A=)
EXISTNG 5250 ST PLUS p— 2500 STH INY 19060 I P — 3.0m EASEMENT | E 1. STORM SEWER UP TO AND INCLUDING 375mm¢ SHALL BE PVC RIBBED, CSA 182.4. OVER 375mm@ SHALL BE CONCRETE i
MH 9 CB LEAD INV 80.80 ~39.1m-2000 STV @ CL—65D., UNLESS OTHERWISE SPECIFIED. Y
6.0m-525¢STM@0.20%/ U — — — - - T 59 ” CE7 w 2. MAINTENANCE HOLES TO BE PRECAST CONCRETE PER OPSD 701.010, INCLUDING LADDER RUNGS, BENCHING FRAME & 2
38.6m-4500 STM @ 0.50% C=o55 5 D ] \opso 705.010 y COVER PER OPSD 401.010 (TYPE 'B’), FULL GRANULAR ‘A’ BACKFILL. 3
N 13 &5 ® . | N RIM 182.70 7)) 3. CATCH BASINS TO BE PRECAST CONCRETE PER OPSD 705.010, GRATE PER OPSD 400.020.
2 2500 STM INV 180.71 . W INV 181.50 (2000) 4. ALL SEWER CONNECTIONS SHALL BE MADE WITH PRE—MANUFACTURED TEES.
STM MH 9 2 LS .. | CBLEADINV 180.83 @4 < W1 TOP 180.75 w 5. CATCH BASIN MAINTENANCE HOLE FRAME & GRATE PER OPSD 400.020, NO BENCHING, 0.3m DEEP SUMP. KEY PLAN
OPSD 701.010 2 @ Bom & ”3, TNy Yoy o w 6. FRAME & LID ADJUSTMENTS FOR ALL STORM STRUCTURES SHALL BE PARGED ON THE INSIDE.
RIM 183.16|  / O\ = - % D : (7] 7. ADJUSTMENT UNITS FOR ALL STORM STRUCTURES SHALL BE INSTALLED C/W BUTYL TAPE BETWEEN UNITS AS PER OPSD N.T.S
E INV 180.63 (4500) 2 Dy s 24 79 WM TOP 180.61 704.010.
SE INV 180.61 (1500) @) [:D | 7 / STM INV 181.11 8. CONSTRUCTION OF ALL STORM SEWERS, AND WHERE APPLICABLE PRIVATE DRAINS, SHALL BE IN ACCORDANCE WITH THE LEGEND
S INV 180.81 (2000) A "2\ 9.8m-2000 STM @ 1.00% MIN % N MOST RECENT REVISION OF THE CITY OF THOROLD STANDARDS AND THE MOST RECENT REVISION OF THE MINISTRY OF
N INV 180.56 (5250) g @ aasdaomes @ 1.5m CONC WALK , ENVIRONMENT (MOE) GUIDELINES. W®  EX WATER VALVE
@é 9. GRANULAR ‘A’ BEDDING AND COVER FOR ALL PVC OR FLEXIBLE PIPE PER OPSD 802.010 AND 802.013 (LATEST
» =N ’ o _ e d REVISION). ALL BEDDING AND COVER MATERIAL SHALL COMPACTED TO 100% S.P.D. BACKFILL TO BE SELECT NATIVE SOIL wv:) PROP WATER VALVE
= COMPACTED TO 95% S.P.D. wve EX WATER VALVE CHAMBER
wM TOP 2{CB5 x 10. GRANULAR 'A’ BEDDING FOR ALL RIGID PIPE AS PER OPSD 802.030, 802.031, 802.032, AND 802.033 (LATEST REVISION). wMC PROP WATER METER CHAMBER
STM STUB 2 181.15 OPSD 705.010 m 3 ALL BEDDING MATERIAL SHALL BE COMPACTED TO 100% S.P.D. COVER AND BACKFILL TO BE SELECT NATIVE SOIL g
< [ , Z%&%ﬁgo (2000) o e 2 11. ﬁ%mﬂ EADAALao?_E%ASJE'sDT'MENT HEIGHT SHALL BE 300mm, AND NO MORE THAN 3 ADJUSTMENT RINGS. :,Y,SD FE,)FZOHPY%F:(%,;TANT
'-éﬂ IS SAN STUB Bl o“/‘/ ;%mmgg-;g 50mm x 200mm SADDLE 3 12. MINIMUM HORIZONTAL SEPARATION BETWEEN ALL SEWER AND WATER, MAINS OR SERVICES SHALL BE 2.5m AND 0.5m hd
I= INV 181.10 §9/'/ ' & 50mm MAIN STOP £ VERTICAL SEPARATION. , c8L]  EX CATCHBASIN
® _ 500 wm [ _ _ w 84|« 2 13. MAXIMUM PIPE JOINT DEFLECTION SHALL BE AS PER THE MANUFACTURE’S SPECIFICATION OR 2 DEGREES WHICHEVER IS csfll  PROP CATCHBASIN
s cs . 2 THE LESSER.
s 18 c 3750 STM INV 181.01 > { 14. ALL PVC STORM SEWERS SHALL BE TESTED FOR DEFLECTION BY MANDREL TEST. ALL STORM SEWERS SHALL BE FLUSHED oc8L1]  EX DOUBLE CATCHBASIN
8 > B4 / CB LEAD INV 181.09 2 AND VIDEO INSPECTED AND PROVIDED TO THE ENGINEERS FOR REVIEW AND CONFIRMATION OF ACCEPTANCE. pce [l PROP DOUBLE CATCHBASIN
S s B g 8 15. ALL IDENTIFIED DEFICIENCIES SHALL BE IMMEDIATELY REPAIRED. SEWERS SHALL THEN BE RE—FLUSHED, RE—TESTED, AND
& E-8m-152 SAN @ 1.00% 3 / £ { VIDEO INSPECTED, AT THE FULL EXPENSE OF THE CONTRACTOR. cBMH@)  EX CATCHBASIN MANHOLE
[y = :
. | - cevH@  PROP CATCHBASIN MANHOLE
:‘3 SAN:H T Ij"z_j{/ I N—5.3m-2000 STM @ 1.00% MIN B HATERMAIFS SMO - EX STORM MANHOLE
[+~ o — 92.9m- .00% Q
OPSD 701.010| /g/ | Is 1. ALL FITTINGS SHALL BE MECHANICALLY RESTRAINED WITH APPROVED RESTRAINT SYSTEM. ALL RESTRAINTS INCLUDING EPOXY MHQO  PROP STORM MANHOLE
RIM 182.54+/© — s FUTURE BUILDING COATED METALS OR STAINLESS STEEL SHALL BE DENSO PROTECTED. ALL FITTINGS SHALL BE INSTALLED WITH CORROSION SANO  EX SANITARY MANHOLE
W INV 181.02 (1500) xcm 50 FF - 183.25 VACANT RESISTANT COR—BLUE TEE NUTS AND BOLTS OR APPROVED EQUAL. IN ADDITION TO MECHANICAL RESTRAINTS, THRUST
VACANT e S INV 180.97 (1500) ) © OPSD 705.010 RESIDENTIAL LAND BLOCKS SHALL BE PLACED AT ALL HORIZONTAL AND VERTICAL BENDS, PLUGS, AND HYDRANTS PER CITY AND MHQ  PROP SANITARY MANHOLE
RESIDENTIAL LAND s S Q Y 3 RIM 182.40 s K4 MANUFACTURES STANDARDS. PLUGT  EX PLUG
B3 PROPOSED MCDONALDS S E INV 181.20 (2000) iz 2. CONSTRUCTION OF ALL MAINS AND SERVICES SHALL BE IN ACCORDANCE WITH THE MOST RECENT REVISION OF THE CITY OF
OPSD 705.010 FF - 182.90 o)} l/ THOROLD STANDARDS, AWWA STANDARDS, AND THE MOST RECENT REVISION OF THE MINISTRY OF ENVIRONMENT (MOE) PLUGC PROP PLUG
- N s GUIDELINES.
NIvaf’z";’g:b‘g | - 8 51 2 3. MINIMUM COVER FOR ALL WATERMAINS SHALL BE 1.7m AS MEASURED FROM THE FINISHED GRADE M, X HYDRO POLE
' ® 8 @3 I;%g“ 4. GRANULAR 'A’ BEDDING AND COVER PER OPSD 802.010 (LATEST EDITION), COMPACTED TO 100% SPD. BACKFILL TO BE 77 [XX]  PROP HYDRO TRANSFORMER
= 9 B < SELECT NATIVE SOIL COMPACTED TO 95% S.P.D.
2
p R 3 Z 3 5. ALL VALVES AND HYDRANTS SHALL BE IN ACCORDANCE WITH CITY OF THOROLD AND AWWA STANDARDS. sLrE0@  PROP STREET LIGHT PEDESTAL
R CONCRETE WALKWAY o 3 4 S 6. TRACER WIRE SHALL BE INSTALLED ON THE TOP OF ALL NON—METALLIC WATER PIPES. TRACER WIRE SHALL BE CONTINUOUS Ls—6-  EX LIGHT STANDARD
% e 3| . SOmmT X 200mmm SADDLE 9 COPPER 8 GAUGE, 7 STRAND INSULATED WIRE INSTALLED ALONG THE ENTIRE LENGTH AND FASTENED TO THE TOP OF THE Ls PROP LIGHT POLE
B q 3 2 5Om e AN STOP & PIPE AT 3m INTERVALS. SPLICING OF TRACER WIRE IS NOT NORMALLY PERMITTED. WHERE SPLICING IS UNAVOIDABLE, ALL *
! Q | s mm SPLICED CONNECTIONS SHALL BE MADE USING A NUMBER 37 MARR CONNECTOR AND SHALL BE MADE WATERTIGHT. E  PROP TACTILE WARNING SURFACE
\033 a i Q i & CATHODIC PROTECTION SHALL BE CONNECTED TO TRACER WIRE AS REQUIRED. ALL TRACER WIRE WELDS SHALL BE MADE BY 4  DOOR
Iy 8 i -1 THERMITE WELD AND SEALED USING A MASTIC SEALER FOR UNDERGROUND PURPOSES. MASTIC SEALER TO BE APPLIED IN A
IBL. 2 1 e UNIFORM COAT TO A MINIMUM OF 12MM IN THICKNESS AND SHALL BE PROTECTED WITH A PLASTIC MEMBRANE. «100.00  EXISTING ELEVATION
g 8 & SAN STUB 7. ALL HYDRANTS, VALVES AND FITTINGS, AND SHALL BE CATHODICALLY PROTECTED IN ACCORDANCE WITH OPSD 1109.011 AND
S - INV 180.87 ) SHALL BE INSTALLED AS PER THE FOLLOWING: X PROPOSED ELEVATION
* 7 ' — MINIMUM OF ONE DPZ-550—12 (12KG) ZINC ANODE FOR EVERY 1000m OF TRACER WIRE, — ————— EX WATERMAIN
1.5m CONC WALK — ALL VALVES, TEES, REDUCERS AND FITTINGS — DPZ-550-12 (12KG) ZINC ANODE. e PROP WATERMAIN
« 8. WATER SERVICE TO BE PVC DR18 AND COPPER TYPE 'K’ FOR 50mms.
3 \ 9. CURB STOP AND BOX TO FOLLOW CITY OF THOROLD STANDARDS. ——--—— EX STORM SEWER
= 4 41 500 WM 10. FIRE HYDRANT TO BE CITY OF THOROLD STANDARD PER OPSD 1105.010 WITH SECONDARY VALVE.
2 YD 42 ! 1 - 11. WATER VALVE TO BE CITY OF THOROLD STANDARD INCLUDING BOX SET TO FINISHED GRADE ON BASE ASPHALT (TEMPORARY) ———=—— PROP STORM SEWER
5 Y CBMH 2 PANTED LINES /37 - iS5 o EX SANITARY SEWER
— e OPSD 705.010 %ﬁ\
S RIM 182.40 0.605 2000 x1500 TEE ———————PROP SANITARY SEWER
N I %1 SANITARY SEWER NOTES:
E INV 181.41 (2000, )
NINV181.16$375¢; i TOP 181.02—) 2000 x1500 REDUCER ¥SAN TOP 180.45 PROP CURB
STM INV 181,52 —eem CB1 ~__ WS INV 181.10 1. MAINTENANCE HOLES SHALL BE PRECAST CONCRETE PER OPSD 701.010, KOR—N—SEAL CONNECTION ASSEMBLIES, BENCHING PROP DEPRESSED CURB
- 13.1m-1500 SAN @ 5.00% AS PER OPSD 701.021, LADDER RUNGS.
#13132 HGHWAY 20 . N _l | = | 2. MAINTENANCE HOLE FRAMES AND COVERS PER OPSD 401.010 TYPE 'A’. —°o——° SILT FENCE
(LUNDY'S LANE) 7 52.4m-1500 SAN @ 1.00% = Y SAN WH A’ 3. SANITARY SEWER PIPE SHALL BE GREEN PVC DR35 FOR 200mmé AND GREEN DR28 FOR 150mmg
T ' OPSD 701.010 4. GRANULAR ‘A’ BEDDING AND COVER PER OPSD 802.010. COMPACTED TO 100% SPD, BACKFILL TO BE SELECT NATIVE
— 3 S a0, CE7 RIM 183.03 BACKFILL COMPACTED TO 95% S.P.D.
e\ SANTOP180.32-7 N3 OPSD 705,010 N INV 180.03 (1500) 5. MAINTENANCE HOLE STEPS PER OPSD 405.010.
e — L wmiNvistos S L M 182,80 W INV 179.98 (1500) 6. ALL SANITARY SEWER TO BE FLUSHED, MANDREL AND AIR TESTED PER OPSS AND VIDEO INSPECTION PER OPSS. VIDEO, AR
A :
OPSD 701,010 3 d &1 \w v 181,60 (2000) S INV 179.74 (2000) AND MANDREL REPORTS TO BE PROVIDED TO ENGINEERS FOR REVIEW AND CONFIRMATION OF ACCEPTANCE.
RIM 182.65 s
N INV 180.55 (1500) = I__Al 23.0m-2000 SAN @ 1.50%
E INV 180.50 (1500)
SILT FENCE PER / X R 158258
) B
OPSD 219.110 Plvovs e o E £V 1752 (3008)
(TYP) S8 fg.i '_;g E ‘ W INV 179.20 (3008)
siB t o o6 o0 6 o0 o6 o0 o = Jf_wv ~lo o H Si8_
——B—————B—————B—-————B—————%—————E—————B——— R S|B‘ -8B — - - g
BPED

‘*‘_-—-—_-—-—-;__: \'_EX 3?@3;:15:__:___’?_____,—__:_—_—_:_—:_—_- R —— Ex DmeH  _ -——%z#z:z—z— — = -—
D EX DITCH / N EX 4509 CULVE - T
EX E/P EX CURB
£ EX 3008 CULV CONNECT TO EXISTING MH WITH KOR-N-SEAL
(TO BE REMOVED) BOOT AND ADJUST BENCHING FOR NEW INLET
- o 15.5m - 3000 CSP CULV @ 0.25% KING'S HIGHWAY 20 AND ADJUST LADDER RUNGS AS REQUIRED
- T T T T EX C/L_ T o o T
\— REINSTATE BOULEVARD WITH
100mm TOPSOIL AND SOD
e EP—
_ - EX E/P EX E/P — —
6 — — — — 6—————6——}———6——~+  — L G— — C—N— — — — C— 4 — — — e
——.__.__.____ﬂ_[l”-C_H_ _______ gt —— o A axp— E>§—D|.-rC—H »———:I:I_I:I:I:—‘—'——_F_ ——————————————— —-»———.__EfD_IT.Cr'___.
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CHECKJEDS BY REF Wo 57138
T UPPER CANADA
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PUBLIC COMMENTS



From: Bel Chen

To: City of Thorold Planning
Subject: Comments on Minor Variance Application D13-22-2025 — 13126 Highway 20, Thorold
Date: October 29, 2025 8:38:46 PM

To: Committee of Adjustment
City of Thorold — Planning & Development Services
planning@thorold.ca

Dear Secretary-Treasurer and Members of the Committee,

| am the owner of the neighbouring property located at 13132 Lundy’s Lane, which directly
adjoins the subject lands proposed for development at 13126 Highway 20 (File D13-22-2025).

While | support responsible commercial growth in the area, | have serious concerns about how
the proposed drive-through and variance reductions will affect the enjoyment, privacy, and
long-term value of my property.

rafﬂc, Noise, and Light Impact

The addition of a drive-through immediately behind my property will generate constant
vehicle traffic, idling, and headlight glare, especially during evening hours. This will negatively
affect both comfort and safety.

Request: That a solid 9—10 foot acoustic and privacy fence be required along the shared
property line, with proper evergreen landscaping, to ensure full separation and noise
mitigation.

Ianting Buffer Along Adjoining Property

The proposed variance would reduce the required planting buffer from 5 m down to as little
as 1.64 m and 2.81 m. The section abutting my property provides essential green separation
and privacy screening.

Request: That the full 5 m planting buffer be maintained along the shared boundary with
13132 Lundy’s Lane, with continuous evergreen or equivalent landscaping to preserve the
current level of screening and visual quality.


mailto:belc@remax-gc.com
mailto:Planning@thorold.ca

Additional Point — Consistent Boundary Fencing

The proposed fencing and buffering must be continuous and consistent along all portions of
the property line adjoining 13132 Lundy’s Lane. Any gaps or lower sections would allow
pedestrians or vehicles to cross into our lot, posing both privacy and safety concerns.

Request: That the fence be constructed to a uniform height (minimum 9-10 feet) along the
entire shared boundary, including side and corner transitions, to ensure full enclosure and
prevent unauthorized entry from the commercial site.

roperty Impact and Mitigation for Value Loss

The proposed configuration—particularly the narrowed buffer and constant drive-through
activity—will have a direct negative impact on the usability and future resale potential of my
property.

Request: That the Committee recognize these adverse effects and require enhanced

mitigation measures (fencing, buffering, lighting control, and drainage protection) to maintain
surrounding property values.

@/Iunicipal Water Servicing Clarification
As a directly abutting landowner, | would appreciate clarification whether the new

restaurant’s servicing will extend municipal water or create any service obligations or
opportunities for neighbouring properties.

tormwater and Drainage

The expansion of paved surfaces and drive-through lanes may alter runoff and drainage
patterns.

Request: That a stormwater management plan confirm no water discharge, pooling, or
drainage impacts on adjacent lands.



@ighting and Privacy Shielding

Commercial lighting, drive-through canopy lights, and signage illumination could create
excessive nighttime glare.

Request: That all lighting be fully down-shielded, directed away from residential properties,
and use motion-controlled or timed fixtures to minimize spillover.

@arbage, Odour, and Pest Control

Drive-through restaurants typically produce higher waste volumes and odour, which can
attract pests.

Request: That all waste storage areas be fully enclosed, screened, and serviced regularly, with
exhaust systems oriented away from neighbouring residential uses.

ours of Operation

The proposed drive-through could operate late into the night, increasing disturbance.

Request: That the City consider limiting hours of operation (for example, 7 a.m.—11 p.m.) to
protect neighbouring residential uses from overnight activity.

@uture Access or Cross-Easement

Any potential cross-access or shared driveway along the property line may affect safety and
privacy.

Request: That no vehicular or pedestrian access be permitted directly along or through the
boundary adjoining 13132 Lundy’s Lane without the written consent of the adjacent owner.



Thank you for the opportunity to provide comments. | trust the Committee will give full
consideration to these concerns and require appropriate mitigation to ensure this
development proceeds responsibly and without undue impact on neighbouring properties.

Please confirm receipt of this submission and register me to attend the November 20, 2025
hearing at 9:30 a.m. for File D13-22-2025. | am open to attending either in person or virtually.
Please also ensure | am notified of the Committee’s decision once issued.

Sincerely,
Yu Chen (Bel)

St. Catharines, ON





