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1. CALL TO ORDER 

2. LAND ACKNOWLEDGEMENT 

3. ADDITIONS TO AGENDA 

4. CONFLICTS OF INTEREST 

5. ADOPTION OF MINUTES 

For Hearing held November 13, 2025 

6. REQUESTS FOR DEFERRALS / WITHDRAWALS OF APPLICATIONS 

a) File No. B026-2023WELL - 490 Colbeck Drive – Second deferral extension 
request from Agent 
 

b) File No. B027-2023WELL - 500 Colbeck Drive – Second deferral extension 
request from Agent 

 
c) File Nos. B007-2025WELL, A22-2025 and A23-2025 – 159 Southworth Street - 

Deferral extension request from Agent 

7. FILE NOS. PLCON202500045 and PLMV202500046   FROUDE – 122 Colborne Street 

FILE NO. PLCON202500048   FROUDE – 98 Colborne Street 

FILE NO. PLCON202500049   PLAMONDON – 80 Colborne Street 

FILE NO. PLCON202500050   JONES – 148 Colborne Street 

8. FILE NOS. PLCON202500053 and PLMV202500055   LEE-UKRAINETZ AND 
UKRAINETZ 

189 – 191 Lincoln Street 
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9. FILE NO. PLCON202500051   GR8 HOMES 4U LTD. 

511 Woodlawn Road 

10. FILE NO. PLMV202500052   BUITENWERF 

174 St. George Street 

11. NEXT HEARING DATE 

January 14, 2026 

12. OTHER ITEMS 

13. ADJOURNMENT 













































































MEMORANDUM 
 

Planning and Development Services 
Planning Division 

 
 
TO:    Christine Rossetto 

Secretary-Treasurer, Committee of Adjustment 
 
AUTHOR:  Paige Fournier 

Planning Technician II 
 
APPROVING Taylor Meadows, CPT, BURPl, RPP, MCIP 
SUPERVISOR: Manager of Development Planning  
 
DATE:   December 10th, 2025 
 
SUBJECT:               Concurrent Consent No.: PLCON202500045 

Minor Variance Application No: PLMV202500046 
Daniel Paul Froude & Christine Ellen Froude 
122 Colborne Street, Con 5 Pt Lot 23 Pt Lot 24 RP, Welland, Ontario 
 
Consent Application No: PLCON202500048 
Claudette P Froude 
98 Colborne Street, Con 5 Pt Lot 23 Pt Lot 24 RP 59R-6589 Part 1, 
Welland, Ontario 
 
Consent Application No: PLCON202500049 
Marc Edward Plamondon & Caroline Plamondon 
80 Colborne Street, Con 5 Pt Lot 23 Pt Lot 24, Welland, Ontario 

 
Consent Application No: PLCON202500050 
James Michael Jones & Carole Anne Jones 
148 Colborne Street, Con 5 Pt Lot 23 Pt Lot 24 RP 59R-9333 Part 1, 
Welland, Ontario 

 
  

 
Planning staff has reviewed the above noted Consent and Minor Variance applications and offer 
the following comments for the Committee of Adjustment hearing on Wednesday December 10th, 
2025. 
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PURPOSE 

CONSENT FILE PLCON202500050 

Application is made for consent to convey approximately 4.0014 hectares of vacant land, 
shown as Parcel 2 on the attached sketch for consent file PLCON202500050, for the purpose 
of lot addition to the abutting lands to the south , shown as Parcel 2 on the attached sketch 
for consent file PLCON202500045, as part of a land assembly for a future condominium 
development composed of eight (8) single-unit dwellings. Parcel 1 on the attached sketch for 
consent file PLCON202500050, being approximately 1.5553 hectares, will be retained for 
continued residential use of the dwelling known as 148 Colborne Street. 
 
Consent File Nos. PLCON202500045, PLCON202500048 and PLCON202500049 are being 
processed concurrently for the purpose of Lot Addition. 
 
CONSENT FILE PLCON202500049 

Application is made for consent to convey approximately 2.3367 hectares of vacant land, 
shown as Parcel 2 on the attached sketch for consent file PLCON202500049, for the purpose 
of lot addition to the abutting lands to the north, shown as Parcel 2 on the attached sketch for 
consent file PLCON202500048, as part of a land assembly for a future condominium 
development composed of eight (8) single-unit dwellings. Parcel 1 on the attached sketch for 
consent file PLCON202500049, being approximately 1.2282 hectares, will be retained for 
continued residential use of the dwelling known as 80 Colborne Street. 
 
Consent File Nos. PLCON202500045, PLCON202500048 and PLCON202500050 are being 
processed concurrently for the purpose of Lot Addition.  
 
CONSENT FILE PLCON202500048 

Application is made for consent to convey approximately 2.3358 hectares of vacant land, 
shown as Parcel 2 on the attached sketch for consent file PLCON202500048, for the purpose 
of lot addition to the abutting lands to the north, shown as Parcel 2 on the attached sketch for 
consent file PLCON202500050 and abutting lands to the south, shown as Parcel 2 on the 
attached sketch for consent file PLCON202500049 as part of a land assembly for a future 
condominium development composed of eight (8) single-unit dwellings. Parcel 1 on the 
attached sketch for consent file PLCON202500048, being approximately 1.1584 hectares, 
will be retained for continued residential use of the dwelling known as 98 Colborne Street. 
 
Consent File Nos. PLCON202500045, PLCON202500049 and PLCON202500050 are being 
processed concurrently for the purpose of Lot Addition. 
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CONSENT FILE PLCON202500045 

Application is made for consent to convey approximately 1.4239 hectares of land containing 

a dwelling, garage, pool and sheds, shown as Parcel 1 on the attached sketch for consent file 

PLCON202500045, with the effect of creating a new lot for the continued residential use of 

the dwelling known as 122 Colborne Street. Parcel 2 on the attached sketch for consent file 

PLCON202500045, being approximately 4.8143 hectares of vacant land, will be retained as 

part of a land assembly for a future condominium development composed of eight (8) single-

unit dwellings.    

The subject land is also subject to concurrent Minor Variance File No. PLMV202500046.  
 
Consent File Nos. PLCON202500048, PLCON202500049 and PLCON202500050 are being 
processed concurrently for the purpose of Lot Addition. 
 

MINOR VARIANCE FILE PLMV202500046 

The Applicant is requesting relief from the provisions of the Zoning By-law 2017-117, as 

amended, under Section 45 of the Planning Act, with respect to the following: 

Schedule B: Special Exceptions 101. RR-101 Zone #2. c. - To permit a minimum lot frontage 

of 10.1 metres instead of the required 25 metres for a proposed retained lot (Parcel 2 on 

attached sketch for consent file PLCON202500045). 

The subject land is also subject to a concurrent Consent File No.PLCON202500045 
 

PLANNING DIVISION COMMENTS 

For the purpose of clarity, hereafter and until the Recommendation section of this report, the 

relevant parcels will be referred to as they appear on the Overall Sketch attached to this 

report; 

- Parcel 1 and 5 on the Overall Sketch correspond to Parcel 2 and 1, respectively, on 

the Sketch for PLCON202500050  

- Parcel 2 and 6 on the Overall Sketch correspond to Parcel 2 and 1, respectively, on 

the Sketch for PLCON202400045 and concurrent PLMV202500046.  

- Parcel 3 and 7 on the Overall Sketch correspond to Parcel 2 and 1, respectively, on 

the Sketch for PLCON202500048 

- Parcel 4 and 8 on the Overall Sketch correspond to Parcel 2 and 1, respectively, on 

the Sketch for PLCON202500049 

The Applicant is proposing to sever the properties as follows. In consent application 

PLCON202500045 for the creation of a new lot, Parcel 2 will be retained. The associated 
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consents for the purpose of lot addition will allow Parcel 1, 3, and 4 to merge together and 

with Parcel 2 on the same ownership. The resultant merged property is intended for a future 

condominium development composed of eight (8) single-unit dwellings. The proposed 

development is permitted as a result of the City of Welland Official Plan Amendment No. 32 

and the City of Welland Zoning By-law Amendment 2020-11, passed in October of 2020. The 

lands also underwent a Regional Official Plan Amendment which came into effect in 2022 to 

permit the same such development. The retained lands, being Parcel 5, 7, and 8, as well as 

the severed lands, being Parcel 6, will continue to be used for a single-detached dwelling and 

their associated uses. In summary, Parcel 1, 2, 3, and 4 will be merged to form one lot, and 

Parcel 5, 6, 7, and 8 are intended to continue their existing use as residential properties.  

The subject lands have split designations and zones. Parcel 1, 2, 3, and 4 are designated 

Area Specific Policy – Area 7 in the City’s Official Plan and zoned Rural Residential – RR-

101 in Zoning By-law 2017-117. Parcel 5, 6, 7, and 8 are designated Rural in the City’s 

Official Plan and Rural Agricultural – RA in Zoning By-Law 2667.  

The four subject properties are located on the west side of Colborne Street, across from the 

west bank of the Welland Recreational Waterway, and north of Forks Road. The properties 

are each developed with an existing single-detached dwelling, along with other small 

accessory structures. The surrounding land consists of agricultural uses, woodlands, and 

single-detached dwellings.  

CONSENT ANALYSIS 

Policy Review 

Provincial Planning Statement (PPS), 2024 

The PPS provides overarching policies for land use planning across Ontario, and planning 

decisions shall be consistent with the policies contained therein. Parcel 5, 6, 7, and 8 are 

designated as being within the prime agricultural area, and such lands shall be protected for 

agricultural uses. Parcel 1, 2, 3, and 4 are designated as rural lands, which permits limited 

development. The proposed new lot lines follow the boundary of the split zoning and fall slightly 

within rural lands. Consent policies for rural lands shall apply.  

Section 4.3.2 – Permitted Uses identifies the permitted uses in prime agricultural areas which 

includes agricultural uses, agriculture-related uses, and some residential uses. The continued 

use of the existing dwelling units on Parcel 5, 6, 7, and 8, do not interfere with the PPS. 

Section 2.6 – Rural Lands in Municipalities identifies the permitted uses on rural lands which 

includes agricultural and residential development, including lot creation. Therefore, there are 

no concerns with the proposed consents as lot creation is permitted.  
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Based on the review of the policies, Staff are satisfied that the proposed lot severance is 

consistent with the Provincial Planning Statement and is supported. 

Niagara Official Plan 

The Niagara Official Plan (NOP) provides a framework for land use planning, focusing on 

sustainable and efficient urban development. The area of interest underwent a Regional 

Official Plan Amendment which was adopted into the 2022 Niagara Official Plan. The 

resulting site-specific policy 8.12.1 designate the lands corresponding with Parcel 1, 2, 3, and 

4 to be rural area and Parcel 5, 6, 7, and 8 to be prime agricultural area. The proposed new 

lot lines follow the boundary of the split designations and fall slightly within rural area. 

Consent policies for the rural area shall apply. 

As per the site-specific Policy 8.12.1, the lands designated as prime agricultural area (Parcel 

5, 6, 7, and 8) shall be used as described in Section 4.1. This section of the NOP contains 

policies for the protection, stewardship, and enhancement of Niagara’s vast agricultural 

resources. Some of the specific agricultural objectives are the following:  

4.1 (g) protect prime agricultural lands from fragmentation 

4.1 (h) protect and recognize rural lands as part of the agricultural system 

4.1 (i) Provide for a limited amount of non-agricultural residential development on rural lands; 

and  

4.1 (j) recognize and control changes to existing uses to ensure a viable agricultural system. 

The applications in their current form honour the objectives set out above. The prime 

agricultural lands on Parcel 5, 6, 7, and 8 are not being fragmented as the new parcels are 

not being severed in the area that contains the prime agricultural lands.  

As for the rural area on Parcel 1. 2, 3, and 4, Policy 8.12.1  specifies that notwithstanding 

other policies of this plan, development may be permitted on approximately 13.24 hectares 

by way of a plan of condominium to create a maximum of eight lots for single detached 

residential use on private water and sewage systems. The proposed consent is in 

accordance with the intent of the site-specific policy by facilitating the creation of 

approximately 13.4 hectares to be developed as described. 

Staff are satisfied that the proposed consent is consistent with the direction set out in the 

NOP. 

City of Welland Official Plan 

The City of Welland Official Plan designates Parcel 1, 2, 3, and 4 as Area Specific Policy Area 

7, and Parcel 5, 6, 7, and 8 as Rural.  
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The planned function of Area 7 is as a Rural Residential area with emphasis on minimal 

disruption to the natural heritage system and maintenance of a high level of environmental 

quality and amenity. Area 7 can accommodate a maximum of eight (8) lots created through 

the condominium development process, with a minimum size of 0.8 hectares each. Additional 

lot creation by way of consent shall not be permitted in Area 7. The permitted uses are no 

more than eight (8) single-detached dwellings and associated accessory buildings that are 

constructed in a fashion sympathetic to the primary residential use of the property. The 

proposed new lot lines follow the boundary of the split zoning and fall slightly within Area 7. 

Consent policies for Area 7 shall apply.  

The planned function for the Rural designation is to be predominantly agricultural, though non-

farm related development such as recreational, public, institutional, and rural residential uses 

are permitted. Parcel 5, 6, 7, and 8 are intended to continue to be used for rural residential 

purposes. 

In addition to the above policies, Section 7.9.2 of the City’s Official Plan contains policies 

related to the evaluation of consents. Applications are evaluated on the following minimum 

criteria: 

a) Consistency with the Policies of 

this Official Plan; 

The proposed consent applications are 

consistent with the City’s Official Plan. The 

proposed development aligns with the objectives 

and goals of Area 7. 

b) Consistency with a Secondary 

Plan (where appropriate), or 

guidelines, as well as compliance 

with the Zoning By-law; 

The property does not fall within a Secondary 
Plan area. The frontage of Parcel 2 of Consent 
No PLCON202500045 lot does not comply with 
Zoning By-law 2017-117 and would require a 
variance, which is being applied for concurrently.  
 

c) A Plan of Subdivision is not 

required; 

A plan of subdivision is required for the creation 

of three (3) or more new lots as per Section 7.9.1 

of the Official Plan. Only PLCON202500045 is 

concerning the creation of one (1) new lot. The 

associated consents files are concerning Lot 

Addition. Therefore, a plan of subdivision is not 

required for the proposed lot severance. 

d) The size and shape of the lots; The shape and size of the Parcels to be merged 

(5, 6, 7 and 8) is not standard, but it is consistent 

with the variety in lot shapes and sizes found in 
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Based on the above policies related to the evaluation of consent lots, the severances of the 

lands will meet the minimum criteria for such applications. 

MINOR VARIANCE ANALYSIS 

The property for which the minor variance is being requested is zoned RR-101 under the City 

of Welland Zoning By-law 2017-117, as amended. This zoning permits a total of eight (8) 

single-detached dwellings developed as a condominium with minimum lot areas of 0.8 

hectares. The proposal generally complies with the applicable zoning provisions with the 

exception of the lot frontage for Parcel 2 on the attached sketch. 

The proposal seeks to provide a lot frontage of 10.16 metres; whereas 25 metres is required. 

The minor variance is only relevant as it relates to the concurrent consent.  

RECOMMENDATION 

CONSENT FILE PLCON202500045 

The Planning Division recommends approval of Consent Application PLCON202500045 with 

the following conditions:  

the surrounding area. The shape and size of 

Parcels 1, 2, 3, and 4 is typical for the area. 

e) The road access of the lots; The three severed lots (Parcel 1, 3, and 4) will be 

merged together and with Parcel 2, which has 

10.16 metres of frontage on a municipal road 

(Colborne Street).  

f) The impact of the consent on the 

ability of adjacent lots to be 

developed; 

The proposed lot additions and severances do 

not restrict development in the area.  

g) The impact of the consent on the 

natural environment; and, 

The proposed consent is not anticipated to have 
significant and adverse impacts on the features 
on the properties. There are no natural features 
identified in the Official Plan on the subject lands. 
 

h) Adequacy of municipal services 

and utilities. 

The proposed residential uses and existing 

residential will use private services.  
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1. That the Secretary-Treasurer be provided with a registrable legal description of the 

subject parcel, together with a copy and a digital copy of the Deposited Reference 

Plan, if applicable, for use in the issuance of the Certificate of Consent. 

 

2. Confirmation of payment of outstanding taxes to the satisfaction of the City of Welland 

Finance Division.  

 

3. That the Owner obtain approval for all necessary Minor Variances 

 

4. The Owner(s) prepare to the City of Welland $712.31 plus HST for one tree planting. 

 

5. That Consent Application File No. PLCON202500045 receive final certification of the 

Secretary-Treasurer prior to final certification of Consent Application File Nos. 

PLCON202500048, PLCON202500049, and PLCON202500050 

 

6. That all Conditions of Consent be fulfilled within two years of giving Notice of Decision. 

 

CONSENT FILE PLCON202500048 

The Planning Division recommends approval of Consent Application PLCON202500048 with 

the following conditions:  

1. Pursuant to Section 50(12) of The Planning Act, R.S.O. 1990, as amended, it is 

hereby stipulated that Section 50(3) or (5), as the case may be, shall apply to any 

subsequent Conveyance of, or other transaction involving the identical subject parcel 

of land. Therefore, once the subject parcel of land (Parcel 2) has been Conveyed to 

the Owner of the parcel abutting to the north (Parcel 2 of PLCON202500045), the 

subject parcel and the said abutting parcel shall merge in Title and become one parcel 

of land. 

 

2. That the Secretary-Treasurer be provided with a registrable legal description of the 

subject parcel, together with a copy and a digital copy of the Deposited Reference 

Plan, if applicable, for use in the issuance of the Certificate of Consent. 

 

3. Confirmation of payment of outstanding taxes to the satisfaction of the City of Welland 

Finance Division.  

 

4. That Consent Application File Nos. Nos. PLCON202500048, PLCON202500049, and 

PLCON202500050 receive final certification of the Secretary-Treasurer concurrently 

and after final certification of Consent Application File No. PLCON202500048. 
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5. That all Conditions of Consent be fulfilled within two years of giving Notice of Decision. 

 

CONSENT FILE PLCON202500049 

The Planning Division recommends approval of Consent Application PLCON202500049 with 

the following conditions:  

1. Pursuant to Section 50(12) of The Planning Act, R.S.O. 1990, as amended, it is 

hereby stipulated that Section 50(3) or (5) shall apply to any subsequent Conveyance 

of, or other transaction involving the identical subject parcel of land. Therefore, once 

the subject parcel of land (Parcel 2) has been Conveyed to the Owner of the parcel 

abutting to the north (Parcel 2 of PLCON202500048), the subject parcel and the said 

abutting parcel shall merge in Title and become one parcel of land. 

 

2. That the Secretary-Treasurer be provided with a registrable legal description of the 

subject parcel, together with a copy and a digital copy of the Deposited Reference 

Plan, if applicable, for use in the issuance of the Certificate of Consent. 

 

6. Confirmation of payment of outstanding taxes to the satisfaction of the City of Welland 

Finance Division.  

 

7. That Consent Application File Nos. Nos. PLCON202500048, PLCON202500049, and 

PLCON202500050 receive final certification of the Secretary-Treasurer concurrently 

and after final certification of Consent Application File No. PLCON202500048. 

 

 

8. That all Conditions of Consent be fulfilled within two years of giving Notice of Decision. 

 

CONSENT FILE PLCON202500050 

The Planning Division recommends approval of Consent Application PLCON202500050 with 

the following conditions:  

1. Pursuant to Section 50(12) of The Planning Act, R.S.O. 1990, as amended, it is 

hereby stipulated that Section 50(3) or (5), as the case may be, shall apply to any 

subsequent Conveyance of, or other transaction involving the identical subject parcel 

of land. Therefore, once the subject parcel of land (Parcel 2) has been Conveyed to 

the Owner of the parcel abutting to the south (Parcel 2 of PLCON202500045), the 

subject parcel and the said abutting parcel shall merge in Title and become one parcel 

of land. 
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2. That the Secretary-Treasurer be provided with a registrable legal description of the 

subject parcel, together with a copy and a digital copy of the Deposited Reference 

Plan, if applicable, for use in the issuance of the Certificate of Consent. 

 

3. Confirmation of payment of outstanding taxes to the satisfaction of the City of Welland 

Finance Division.  

 

4. That Consent Application File Nos. Nos. PLCON202500048, PLCON202500049, and 

PLCON202500050 receive final certification of the Secretary-Treasurer concurrently 

and after final certification of Consent Application File No. PLCON202500048. 

 

5. That all Conditions of Consent be fulfilled within two years of giving Notice of Decision. 

 

MINOR VARIANCE FILE PLMV202500046 

The Planning Division recommends approval of Minor Variance Application 

PLMV202500046. The application satisfies the four tests a minor variance must meet for the 

following reasons: 

1. The application is minor in nature as the requested variance is still considered to be 

sufficient for the functionality of the property.  

 

2. The application is desirable for the appropriate development of the land as the 

proposed residential uses are compatible and align with the existing neighbourhood.  

3. The application maintains the intent and purpose of the Zoning By-law as the 

proposal is anticipated to satisfy all other requirements of the By-Law and is expected 

to support permitted uses as outlined in the By-law. 

 

4. The application maintains the intent and purpose of the Official Plan as the uses 

are supportive of objectives and policy within the Official Plan. 

 

 

Please provide this Division with a copy of the decisions and the minutes of the meeting. 

PF:pf 

 

 

























MEMORANDUM 
 

Planning and Development Services 
Planning Division 

 
 
TO:    Christine Rossetto 

Secretary-Treasurer, Committee of Adjustment 
 
AUTHOR:  Tyler Galloway  

                       Planning Technician II   
 
APPROVING Taylor Meadows, CPT, BURPl, RPP, MCIP 
SUPERVISOR: Manager of Development Planning  
 
DATE:   December 10th, 2025 
 
SUBJECT: Consent Application No. PLCON202500053 and  
 Minor Variance Application No. PLMV202500055 

189 - 191 Lincoln Street 
Welland, Ontario  

 
Planning staff have reviewed the above noted Consent and Minor Variance applications and offer 
the following comments for the Committee of Adjustment hearing on Wednesday, December 10th, 
2025. 
 
PURPOSE 

CONSENT FILE PLCON202500053 

Application is made for consent to convey 247 square metres of land containing an existing 

street townhouse dwelling and a shed, shown as Part 1 of the sketch attached to the 

application, for continued residential use of the street townhouse dwelling. Part 2, being 522 

square metres of land, is to be retained for continued residential use of the street townhouse 

dwelling and southernmost shed. The existing sea can on Part 2 is to be removed and the 

existing northernmost shed, shown on Part 2 of the provided sketch with an area of 9.3 square 

metres, is to be removed or moved to be in conformity with the regulations of the City’s Zoning 

By-law. 

 

The subject lands are also subject to concurrent Minor Variance File No. PLMV202500055. 

 

MINOR VARIANCE FILE PLMV202500055 

The Applicant is requesting relief from the provisions of Zoning By-law 2017-117, as amended, 

under Section 45 of the Planning Act, with respect to the following: 
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Table 7.3.1 - RL2 Zone - Street Townhouse Unit - Column 3 - To permit a minimum lot 

frontage of 4.7 metres for a street townhouse unit instead of the required 6.5 metres 

(Part 1 on sketch). 

 

PLANNING DIVISION COMMENTS 

The applicant is proposing to sever the property known municipally as 189-191 Lincoln Street 

into two (2) parts, identified as Parts 1 and 2 on the sketch. The property is currently developed 

with a townhouse dwelling. The existing dwellings located on both Parts 1 and 2 are to remain. 

The shed shown on Part 1 and the southernmost shed on Part 2 are to remain as well. The 

existing character and built-form is not expected to change as a result of the application(s). 

The subject property is located south of Lincoln Street between King Street and Kent Street. 

The surrounding land uses are low density residential to the north, south, east, and west of the 

property. Commercial uses are located northwest of the property along King Street, including 

the Rex Hotel. A variety of institutional uses are located to the east at the intersection on Lincoln 

Street and Hellems Avenue.  

Planning Policy Review 

Provincial Planning Statement (PPS), 2024 

The Provincial Planning Statement (PPS) includes policies for land use planning in Ontario for 

the efficient use of land and resources. 

The property is within a designated settlement area and align with Section 2.3.1 of the PPS, 

which states that settlement areas shall be the focus of growth and development. The PPS 

also states that settlement areas should efficiently use land and resources (2.3.1.2a), and 

directs planning authorities to support general intensification and redevelopment in this area 

2.3.1.3). Additionally, the PPS promotes density which uses resources and existing 

infrastructure in an efficient manner. The application seeks to sever the existing townhouse 

dwelling while continuing to utilize the existing infrastructure and services in the area. The 

application is considered to be consistent with the PPS. 

Niagara Official Plan (NOP), 2022) 

The Niagara Official Plan (NOP) is a strategic framework that manages growth in the Niagara 

Region. Its policies guide development and land use to influence the planning decisions that 

impact the Region’s future. 

The NOP designates the subject property as Delineated Built-up Area within the Urban Area. 

A variety of densities, housing types, and unit sizes are supported within urban areas of the 

Region to accommodate current housing needs and support future growth while efficiently 

using existing infrastructure to reduce costs for municipal systems and services. It is within the 

Built-up Area that development and intensification should be directed. The application complies 

with the provisions of the NOP as the subject property is located within the Built-up Area, 
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proposes the creation of a new lot within this area, and is supported by policies related to 

redevelopment and intensification in the NOP. 

City of Welland Official Plan 

The City of Welland Official Plan Section 4.2.3.6 encourages infilling and intensification 

throughout the City’s Built-up Area. The proposal addresses and aligns with the criteria 

contained in this Section as follows: 

i. Land Use and neighbourhood 
character compatibility 

The current use of the subject property is a street 
townhouse dwelling, which is consistent with the 
existing low-density nature of the area. The 
proposed frontage of 4.7 metres is consistent with 
those of other street townhouse dwellings in the 
area and the proposed lot is compatible with the 
existing character of the neighbourhood. 

ii. Lot Pattern and configuration The proposed lots are of a sufficient size to 
facilitate the existing street townhouse dwelling 
and adequately maintain appropriate sizes for 
accommodating the uses. 

iii. Accessibility The lots will have frontage on a public road, which 
meets minimum standards. 

iv. Parking The minimum parking requirements of Zoning By-
law 2017-117, as amended, are required to be 
met.   

v. The potential for additional traffic 
and traffic maneuverability  

The proposed severance should not increase 
traffic and is not expected to impact traffic 
maneuverability. 

vi. The potential for transit ridership The subject lands are close to Bus Route 501 on 
Lincoln Street.  

vii. Natural and built heritage 
conservation/protection 

There are no natural or built heritage features on 
the subject lands. 

viii. The available capacity of 
municipal infrastructure; and 

Municipal infrastructure is available in the nearby 
vicinity subject to comments from the Engineering 
Division. 

ix. Residential intensification 
targets identified in this plan 

The proposed severance has the potential to 
assist the municipality in achieving its goal of 
increased residential development in the Built-up 
Area. 

 

Section 7.9.2 of the Official Plan contains the minimum criteria for which consents are 

evaluated. They are as follows:  
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i. Consistency with the Policies 
of this Official Plan 

The proposal is located within the Built-up Area of 
the City’s Official Plan and is consistent with 
policies for lot creation in such areas. 

ii. Consistency with a 
Secondary Plan (where 
appropriate, or guidelines, as 
well as compliance with the 
Zoning By-law 

The property is not within a Secondary Plan area.  
The concurrent Minor Variance application has 
been filed to address the provision of the Zoning 
By-law that is not met. All other provisions are 
required to be satisfied.   

iii. A plan of Subdivision is not 
required 

A plan of subdivision is required for the creation of 
three (3) or more new lots as per Section 7.9.1 of 
this plan. The proposal includes the creation of 
one new lot and the retention of an existing lot. 
Therefore, no plan of subdivision is required.  

iv. The size and shape of the lots The size and shape of the proposed lots are 
consistent with those of other street townhouse 
dwellings in the neighbourhood. The configuration 
of newly created lot will be compatible with 
adjacent properties. 

v. The road access of the lots The proposed lots have full frontage on a 
municipal roadway which is maintained all year. 

vi. The impact of the consent on 
the ability of adjacent lots to 
be developed 

The proposed lots will not impede the 
development potential of adjacent lots within the 
neighbourhood. 

vii. The impact of the consent on 
the natural environment 

There are no notable environmental features on 
the subject lands.  

viii. Adequacy of municipal 
services and utilities 

Municipal infrastructure is available in the nearby 
vicinity subject to comments from the Engineering 
Division. 

Based on the above policies related to the evaluation of consent lots, the creation of the new 

lot will meet the minimum criteria for consent. 

MINOR VARIANCE ANALYSIS 

The property is zoned Health and Wellness (INSH) under the City of Welland Zoning By-law 

2017-117, as amended. The existing street townhouse dwelling is permitted within the zone. 

The development generally complies with the applicable zoning provisions with the exception 

of the requirement for a frontage of 6.5 metres. Staff consider the requested variance to be 

supportable as two street townhouse dwellings already exist on the lot, and the proposed 

frontage is consistent with those of other street townhouse dwellings in the area. The lots are 

expected to meet all other requirements of Zoning By-law 2017-117, as amended, and 

additional variances are not anticipated. 

Based on the above analysis, Staff recommend approval of the applications.  
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A tree planting fee of $712.31 plus HST for one (1) boulevard tree planting shall be required 

for Part 1 as shown on the sketch submitted with the Application. 

 

RECOMMENDATION 

CONSENT FILE PLCON202500053 

The Planning Division recommends approval of Consent Application PLCON202500053 with 

the following Conditions: 

1. That the Owner obtain approval of the necessary Minor Variance. 

2. That the Secretary-Treasurer be provided with a registrable legal description of the 

subject parcel, together with a copy and digital copy of the Deposited Reference Plan, 

if applicable, for use in issuance of the Certificate of Consent. 

3. Confirmation of payment of outstanding taxes to the satisfaction of the City of Welland 

Finance Division. 

4. The Owner(s) prepare to the City of Welland $712.31 plus HST for one tree planting. 

5. That all Conditions of Consent be fulfilled within two (2) years of giving Notice of the 

Decision. 

6. That the sea container on Part 2 be removed. 

7. That the shed on Part 2 with an area of 9.3 square metres be removed or moved to be 

in conformity with the regulations of Zoning By-law 2017-117, as amended. 

 

MINOR VARIANCE FILE PLMV202500055 

The Planning Division recommends approval of Minor Variance Application PLMV202500055 

for the following reasons: 

1. The application is minor in nature as the requested variance is not anticipated to 

adversely impact the surrounding neighbourhood. The proposed reduction in frontage is 

considered to be reasonable and will adequately support the existing structure (street 

townhouse).  

 

2. The application is desirable for the appropriate development of the lands as the 

existing residential use and proposed frontage is compatible with the surrounding area and 

aligns with the existing neighbourhood.  

 

3. The application maintains the intent and purpose of the Zoning By-law as the property 

is intended to comply with all other provisions of Zoning By-law 2017-117, as amended. 
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4. The application maintains the intent and purpose of the Official Plan as the use is 

supportive of Official Plan policies and objectives. The proposed severance will maintain 

the function of the designation.  

 

Please provide this Division with a copy of the decision and the minutes of the meeting. 

TG:tg 



























MEMORANDUM 
 

Planning and Development Services 
Planning Division 

 
 
TO:    Christine Rossetto 

Secretary-Treasurer, Committee of Adjustment 
 
AUTHOR:  Sahar Alliyan  

Planning Technician II   
 
APPROVING Taylor Meadows, CPT, BURPl, RPP, MCIP 
SUPERVISOR: Manager of Development Planning  
 
DATE:   December 9th , 2025 
 
SUBJECT: Consent Application No. PLCON202500051 
 GR8 HOMES 4U LTD 

511 Woodlawn Road 
PT TWP Lot 246 Thorold 
Welland, Ontario  

 
Planning staff have reviewed the above noted Consent application and offer the following 
comments for the Committee of Adjustment hearing on Wednesday, December 10th, 2025. 
 
PURPOSE 

CONSENT FILE No. PLCON202500051 

Application is made for consent to partial discharge of mortgage or charge and to convey 

approximately 460 square metres of land containing a portion of a dwelling, shown as Part 1 

on the sketch attached to the application, for future residential use of a semi-detached dwelling 

unit to be known municipally as 513 Woodlawn Road. Part 2, being approximately 2,938 square 

metres of land and containing a portion of a dwelling and a detached garage, will be retained 

for future residential use of a semi-detached dwelling unit to be known municipally as 511 

Woodlawn Road. The existing dwelling will be converted into a semi-detached dwelling. 

The purpose of this consent application is to create 1 new lot for a future semi-detached 

dwelling unit on Part 1. 

 

PLANNING DIVISION COMMENTS 

The subject property is located to the west side of the Woodlawn Road and in the in the 

northern part of Welland. The surrounding area includes low density residential uses. The 

subject land is occupied with a dwelling that is being converted to semi-detached, and detached 

garage. 
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Planning Policy Review 

Provincial Planning Statement (PPS),2024 

The Provincial Planning Statement (PPS), 2024 guides land use planning across Ontario, 

emphasizing efficient and sustainable development. And directs growth to existing settlement 

areas with available services and supports efficient land use and intensification. The proposed 

consent to sever facilitates modest intensification within a built-up area using existing 

infrastructure. It supports housing diversity by enabling existing dwellings and additional 

accessory units on serviced land. 

Therefore, the proposal is consistent with the PPS and aligns with its principles of sustainable 

and efficient development. 

The Niagara Official Plan 2022 

The NOP directs growth to occur primarily within serviced urban and built-up areas. The 

subject property is located within the delineated built-up area as defined by the Niagara 

Official Plan (NOP). The site can utilize existing infrastructure and supports intensification 

within the urban boundary as the proposed lot severance would allow for the existing 

dwellings to remain while accommodating additional accessory units, making efficient use of 

the available infrastructure. The proposal represents an efficient use of land and aligns with 

the objectives of the NOP. Additionally, the development is consistent with the NOP by 

promoting housing diversity and sustainable urban growth. 

City of Welland Official Plan 

The City of Welland Official Plan designates the property as Low Density Residential which 

permits single-detached, semi-detached, two-unit (duplex) dwellings, triplexes and 

townhouses. This designation is intended to provide a mix of residential housing adding to 

the diversity and vibrancy of a neighbourhood. The proposal is consistent with the policies in 

the Low-Density Residential designation. 

In conclusion, the consent application and proposed development are considered to align with 

the applicable provincial, regional, and City of Welland planning policies 

The Official Plan contains policies related to infill and intensification within residential areas. 

Section 4.2.3.6 of the Official Plan encourages infill development throughout the City’s Built-

Up Area. The proposal also addresses the criteria contained with this Section as follows: 
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i. Land Use and neighbourhood 
character compatibility 

The proposed lot is already developed with 
existing dwelling that is going to be converted to 
semi-detached. The proposal is compatible with 
the character of the neighbourhood. 

ii. Lot Pattern and configuration The proposed lot configuration is consistent with 
the neighbourhood’s established pattern of varied 
lot sizes. 

iii. Accessibility Both lots have sufficient frontage on a public road. 

iv. Parking The minimum parking requirements will be met for 
both the severed and retained lots.   

v. The potential for additional traffic 
and traffic maneuverability  

With dwellings already on the site, the added 

accessory dwellings should lead to only a minor 

traffic increase and minimal effect on traffic 

movement. 

vi. The potential for transit ridership The proposed development is located near Bus 
Routes #502 and #504, offering convenient 
access to public transit.  

vii. Natural and built heritage 
conservation/protection 

The subject property contains natural features 

(Significant Woodlands), located on the southern 

portion of the lands. The proposed severance will 

not impact these features, as the lot lines are 

located sufficiently far from them and do not 

intersect with any part of the woodland area. 

viii. The available capacity of 
municipal infrastructure; and 

Municipal infrastructure is available and subject to 
comments from the Engineering Division. 

ix. Residential intensification 
targets identified in this plan 

Each of the severed and retained lots is expected 
to add two accessory dwelling units. The proposed 
severance contributes to the municipality’s goals 
for residential intensification within the built-up 
area.  

 

The proposed severance satisfies the criteria outlined in this Section. The proposal is 

consistent with these policies and meets the minimum requirements for infill development. The 
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subject property represents an efficient use of existing urban serviced land and infrastructure, 

supporting the City’s broader objectives for compact growth and efficient land use. 

Section 7.9.2 of the Official Plan contains the minimum criteria for which consents are 

evaluated. They are as follows:  

i. Consistency with the Policies of this 
Official Plan 

The proposal is located within the Built-Up Area 
identified in the City’s Official Plan and aligns 
with the applicable infill and intensification 
policies. 

ii. Consistency with a Secondary Plan 
(where appropriate, or guidelines, 
as well as compliance with the 
Zoning By-law) 

The property is not with a Secondary Plan area 
and consent will comply with all zoning 
requirements. 

iii. A plan of Subdivision is not required The creation of one (1) lot will not trigger the 
need for a Plan of Subdivision.   

iv. The size and shape of the lots The proposed lot size and configuration are 
consistent with and compatible within the 
surrounding neighbourhood. 

v. The road access of the lots The proposed lots have full frontage on a 
regional roadway maintained all year. 

vi. The impact of the consent on the 
ability of adjacent lots to be 
developed 

The proposed lots will not constrain the 
development potential of neighboring 
properties. 

vii. The impact of the consent on the 
natural environment 

The severed lot (Part 1) is free of environmental 
features. While the retained lot (Part 2) contains 
part of the significant Woodlands in its southern 
portion, this area is distant from the existing and 
proposed dwellings and will not be impacted. 

viii. Adequacy of municipal services 
and utilities 

Municipal infrastructure is available and subject 
to comments from the Engineering Division and 
the Region. 

Based on the policies outlined above for assessing consent applications, the proposed lot 

creation meets all of the minimum criteria required for consent. 

Under Zoning By-law 2017-117, as amended the property is zoned RL1- Residential Low 

Density. The proposed development on the newly created lot and the retained is expected to 

comply with the provisions of the RL1 zone. 

Based on the above analysis, Staff recommend approval of the consent application  
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RECOMMENDATION 

CONSENT FILE PLCON202500051 

The Planning Division recommends approval of Consent Application PLCON202500051 with 

the following Conditions: 

 

1. That the existing driveway on Part 2, as shown on the submitted sketch, be reduced to 
a maximum width of 6 metres, and that any portions exceeding this limit be removed 
and restored with appropriate landscaping and a minimum of 0.6 metre setback from 
the eastern lot line to be maintained. 

 
2. That the Secretary-Treasurer be provided with a registrable legal description of the 

subject parcel, together with a copy and digital copy of the Deposited Reference Plan, 
if applicable, for use in issuance of the Certificate of Consent. 
 

3. Confirmation of payment of outstanding taxes to the satisfaction of the City of Welland 
Finance Division. 

 
4. The Owner(s) prepare to the City of Welland $712.31 plus HST for one tree planting. 

 
5. That all Conditions of Consent be fulfilled within two (2) years of giving Notice of the 

Decision. 
 
Please provide this Division with a copy of the decision and the minutes of the meeting. 

SA;sa  













MEMORANDUM 

Planning and Development Services 
Planning Division 

 
TO:    Christine Rossetto 
   Secretary-Treasurer, Committee of Adjustment 
 
AUTHOR:   Sahar Alliyan                
   Planning Technician II 
 
APPROVING Taylor Meadows, CPT, BURPl, RPP, MCIP 

MANAGER:            Manager of Development Planning 

 

DATE:   December 9th, 2025 
 
SUBJECT:  Minor Variance Application No. PLMV202500052 
   Buitenwerf Alana Brooke 
   174 St. George Street 

Plan 20 Lot 562 Lot 563 NP942  
   Welland, Ontario 

 

Planning Staff have reviewed Minor Variance Application No. A06/2025 and offer the following 

comments for your hearing on Wednesday, December 10th, 2025. 

PURPOSE 

The Applicant is requesting relief from the provisions of Zoning By-law 2017-117, as amended, 

under Section 45 of the Planning Act, with respect to the following: 

- Section 5.10.7 c) to permit heat pumps and air conditioners to be located a minimum of 

1.2 metres from the street line instead of the minimum 3 metres. 

 

- Table 7.3.1 RL1 Zone - Single Dwelling - Column 6 - to permit a minimum exterior side 

yard of 1.2 metres instead of the required 3 metres for a proposed addition being 

approximately 76.1 square metres in size. 

PLANNING DIVISION COMMENTS 

The applicant proposes to construct an addition and demolish the existing detached garage 

to accommodate the proposed development. The property is currently developed with a 

single detached dwelling, an attached garage and an existing shed. The neighbourhood is 

primarily made up by low-density residential uses.  

The subject property is municipally addressed as 174 St. George Street. The parcel is 

located at the intersection of St. George Street and Marshall Avenue.  
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DESIGNATION AND ZONE 

The property is designated Low Density Residential in the City of Welland Official Plan, which 

permits a range of residential uses and associated accessory functions. The property is 

zoned Residential Low Density 1 – RL1 in Zoning By-law 2017-117, as amended. The RL1 

Zone permits single-detached, semi-detached, and two-unit dwellings, as well as accessory 

uses related to the principal dwelling.  

ANALYSIS 

To accommodate the proposed addition, relief to Zoning By-law 2017-117, as amended has 

been requested. The proposed variances seek to: 1) reduce the minimum exterior side yard 

setback from 3.0 metres to 1.2 metres; and 2) permit heat pumps and air-conditioning units to 

be located a minimum of 1.2 metres from the street line; whereas, 3.0 metres is required. 

 

It is noted that the size and shape of the parcel is considered to irregular. The existing lot is 

triangular in shape and includes frontage on two (2) public streets. Due to the irregular lot 

shape, two variances are required to accommodate the proposed development. The proposed 

development is able to meet all other zoning provisions. The reduced setbacks are not 

anticipated to adversely affect adjacent neighbours as the required interior setbacks will 

remain. The proposal retains adequate clearance for visibility and accommodates space for 

amenity areas, etc. 

 

The proposal complies with all other provisions of Zoning By-law 2017-117, amended, 

including requirements for parking spaces, amenity space and total lot coverage. As such, 

the proposed addition is considered to be acceptable, and it is staff’s opinion that the 

variance(s) requested can be considered minor in nature and consistent with local policy. 

 

RECOMMENDATION 

MINOR VARIANCE FILE PLMV202500052 

The Planning Division recommends approval of Minor Variance Application PLMV202500052 

for the following reasons: 

1. The application is consistent with the general intent and purpose of the Official 
Plan as the proposed accessory dwellings are permitted within the Low-Density 
Residential designation. 
 

2. The application is consistent with the general intent and purpose of the Zoning 
By-law as accessory dwellings are permitted in the RL1 Zone and the requested 
decrease in setbacks can be considered minor and will meet all other zoning 
requirements.  
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3. The application is desirable for the appropriate development of the site as the 

proposed accessory dwellings will preserve the required amenity space and 
landscaping  
 

4. The application is minor in nature as the reduced setbacks are not expected to 
adversely affect adjacent neighbours and will preserve adequate separation from 
external lot lines. 
 

 
Please provide this Division with a copy of the decision and the minutes of the meeting. 

SA;sa 
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