
DATE: June 22nd, 2022 

REPORT NO: COA-017-22 
SUBJECT: Recommendation Report 

Application for Consent by Matt Kernahan (Agent- 
Upper Canada Consultants) on behalf of Owners- 
Edward Plazek, Marilyn Plazek and Macs Auto 
Recyclers Inc.  
9578, 9558 Regional Road 65 and 1461 Regional 
Road 2 (Caistorville Road) 
File No. B03/2022WL 
File No. B02/2022WL 

CONTACT: Madyson Etzl, Planner II 
Brian Treble, Director of Planning and Building 

RECOMMENDATION: 
That, report COA-017-22, regarding an application for Consent made by Matt 
Kernahan (Agent- Upper Canada Consultants) on behalf of Owners- Edward Plazek, 
Marilyn Plazek and Macs Auto Recyclers Inc.(9597, 9558 Regional Road 65 and 

OVERVIEW: 
• Two applications for Minor Boundary Adjustments have been submitted by

Matt Kernahan (agent- Upper Canada Consultants) on behalf of Owners
Edward and Marilyn Plazek for the properties located at 9578, 9558 Regional
Road 65 and 1461 Caistorville Road (RR2)

• This application is proposing to sever Part 2 from Part 1 (of attached sketch)
and sever Part 4 from Part 3. Parts 2 and 4 will then merge with Part 5 as one
parcel and will continue to ultimately operate as an auto recycling operation.

• There will be no new lots or changes of land use proposed through this
development approval process. The purpose of this land consolidation
process is to facilitate a future application for Site Plan Approval that will
ultimately allow the auto recycling business to operate off of one parcel of
land and separate two residential properties from the industrial use.

• The application has been reviewed in accordance with Section 51(24) of the
Planning Act, Provincial, Regional and Township Policy and has been
deemed to meet these criteria.

• Planning Staff recommend the approval of these applications, with
the appropriate conditions.

REPORT 
TOWNSHIP  

COMMITTEE OF ADJUSTMENT 
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1461 Caistorville Road), BE APPROVED; subject to the following conditions: 

Application B02/2022WL Conditions: 

1. That the approval applies to the transaction as applied for.

2. That all municipal requirements be met to the satisfaction of the municipality
including cash-in-lieu of park land dedication, property maintenance,
compliance with Zoning By-Law provisions, and any related requirements,
financial or otherwise.

3. That an undertaking and draft transfer documents be provided stating that
Part 2 will be merged on title with Part 5 and PINS consolidated following
consent approval to the satisfaction of the Township of West Lincoln.

4. That the resulting lots comply with the Township of West Lincoln Zoning
Bylaw, 2017-70, as amended, and that the zoning reflects the extent of the
salvage yard use on the subject lands.

5. That the owner dedicate a Road Widening to increase the Right-of-way along
Concession 3 Road, as requested by Township’ Public Works Department and
as per Policy POL-PW-1-18.

6. That the applicant apply for and obtain approval of a Site Plan Approval and
Agreement for the industrial use.

7. That the applicant provides the Secretary-Treasurer with a copy of the
transfer documents for the conveyance of the subject parcel, or a legal
description of the subject parcel to be registered, together with a copy of the
deposited reference plan, if applicable, for use in the issuance of the
Certificate of Consent.

8. That a final certification fee, payable to the Township of West Lincoln, be
submitted to the Secretary-Treasurer.

9. That all of these conditions shall be fulfilled within a period of two years after
the giving of the Notice of Decision of the Committee of Adjustment,
pursuant to Subsection 53(41) of the Planning Act, failing which this consent
shall be deemed to be refused.

Application B03/2022WL Conditions: 

1. That the approval applies to the transaction as applied for.

2. That all municipal requirements be met to the satisfaction of the municipality
including cash-in-lieu of park land dedication, property maintenance,
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compliance with Zoning By-Law provisions, and any related requirements, 
financial or otherwise. 

3. That an undertaking and draft transfer documents be provided stating that
Part 4 will be merged on title with Part 5 and PINS consolidated following
consent approval to the satisfaction of the Township of West Lincoln.

4. That the resulting lots comply with the Township of West Lincoln Zoning
Bylaw, 2017-70, as amended, and that the zoning reflects the extent of the
salvage yard use on the subject lands.

5. That the owner dedicate a Road Widening to increase the Right-of-way 
along Concession 3 Road, as requested by Township’ Public Works 
Department and as per Policy POL-PW-1-18.

6. That the applicant apply for and obtain approval of a Site Plan Approval and 
Agreement for the industrial use.

7. That the applicant provides the Secretary-Treasurer with a copy of the
transfer documents for the conveyance of the subject parcel, or a legal
description of the subject parcel to be registered, together with a copy of the
deposited reference plan, if applicable, for use in the issuance of the
Certificate of Consent.

8. That a final certification fee, payable to the Township of West Lincoln, be
submitted to the Secretary-Treasurer.

9. That all of these conditions shall be fulfilled within a period of two years after
the giving of the Notice of Decision of the Committee of Adjustment, pursuant
to Subsection 53(41) of the Planning Act, failing which this consent shall be
deemed to be refused.

ALIGNMENT TO STRATEGIC PLAN 
• Theme #3

o Strategic, responsible growth
BACKGROUND: 
Two minor Boundary Adjustment applications have been submitted by Matthew 
Kernahan (agent) of Upper Canada Consultants on behalf of Edward and Marilyn 
Plazek (owners) for the properties legally described as Concession 4, Part Lot 20, Part 
Lot 9 in the Township of West Lincoln, within the Regional Municipality of Niagara 
municipally known as 9578, 9558 Regional Road 65 and 1461 Regional Road 2. The 
subject properties are comprised of Plazek’s Auto Recyclers and two residential lots.  

Application B02/2022 is proposing that Parcel 2 of the attached Survey Sketch (7.33 
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hectares) be severed from the residential Parcel 1 (4.39 hectares) located at 9558 
Regional Road 65 and merge onto Part 5 (1461 Regional Road 2) Application B03/2022 
proposes to sever Parcel 4 (5.75 hectares) from the residential Parcel 3 (2.47 hectares) 
located at 9578 Regional Road 65 and merge on title with Parcel 5 (45.34 hectares) 
which will ultimately make a 58.42 hectare parcel for Macs Auto Recycling business to 
operate off of. These severances are being done to better consolidate the auto recycling 
operation onto one parcel to facilitate a future Site Plan Approval application and to 
separate off the residential uses.   

Township staff held a pre-consultation meeting on November 18th 2021. The pre-con 
meeting requested the applicants provide a short Planning Justification Report which 
provides background to the adjustments and how it complies with Section 18.13 of the 
Townships Official Plan. The Planning Justification Report is attached as attachment 2. 

CURRENT SITUATION: 
Provincial Policy Statement (2020) 
The Provincial Policy Statement (PPS) provides guidance on all land use planning 
matters in Ontario. All planning decisions must conform to the policies of the PPS. 
 The subject property has been identified as Rural Lands and are subject to Section 
1.1.4 of the PPS.  

The subject lands are located outside of the Township's Urban Area and are 
identified by the Region of Niagara Official Plan as being within the Rural Area. Rural 
Areas are defined by the PPS as lands within rural settlement areas, prime 
agricultural areas, natural heritage features and resource areas. Policies for Rural 
areas can be found under Section 1.1.4 of the PPS. 

Policy 1.1.4.1 includes policies for creating a healthy, integrated and viable rural areas. 
This application for consent healthy, integrated and viable rural areas should be 
supported by: 

a) building upon rural character, and leveraging rural amenities and assets;
b) promoting regeneration, including the redevelopment of brownfield sites;
c) accommodating an appropriate range and mix of housing in rural settlement
areas; 
d) encouraging the conservation and redevelopment of existing rural housing
stock on rural lands; 
e) using rural infrastructure and public service facilities efficiently;
f) promoting diversification of the economic base and employment
opportunities through goods and services, including value-added products 
and the sustainable management or use of resources;  
g) providing opportunities for sustainable and diversified tourism, including
leveraging historical, cultural, and natural assets; 
h) conserving biodiversity and considering the ecological benefits provided by
nature; and 
i) providing opportunities for economic activities in prime agricultural areas, in
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accordance with policy 2.3. 
 
The proposed boundary adjustment is consistent with these policies, as the boundary 
adjustments are compatible with the rural landscape ad can be sustained on existing 
private services. The boundary adjustment will allow site plan approval of an existing 
commercial operation to proceed which sustains the existing operation and preserves 
the ability for an existing operation which requires separation from other uses to 
operate.  
 
A Place to Grow (2019) 
A Place to Grow Plan (P2G), 2019 incorporates key changes intended to address 
potential barriers to increasing the supply of housing, creating jobs and attracting 
investments. Section 2 of the Growth Plan provides policy direction related to Rural 
Areas.  
 
Section 2.2.8 states that municipalities are encouraged to plan for a variety of cultural 
and economic opportunities within rural settlement areas to serve the needs of rural 
residents and area businesses.  Public service facilities in rural settlements should be 
co-located and integrated in community hubs, and priority should be given to 
maintaining and adapting existing public service facilities in community hubs to meet 
the needs of the community, where feasible.  
 
Subject to the policies in Section 4, development outside of settlement areas may be 
permitted on rural lands for: 
a) the management or use of resources;  
b) resource-based recreational uses; and  
c) other rural land uses that are not appropriate in settlement areas provided they:  
 i. are compatible with the rural landscape and surrounding local land uses;  

ii. will be sustained by rural service levels; and  
iii. will not adversely affect the protection of agricultural uses and other 
resource-based uses such as mineral aggregate operations 

 
Where permitted on rural lands, resource-based recreational uses should be limited 
to tourism-related and recreational uses that are compatible with the scale, character, 
and capacity of the resource and the surrounding rural landscape, and may include:  
a) Commercial uses to serve the needs of visitors; and  
b) Where appropriate, resource-based recreational dwellings for seasonal 
accommodation. 
 
Planning staff are of the opinion that these applications to sever Part 2 from Part 1, 
Part 4 from Part 3 and merging the severed Parts 2, and 4 and merging them with 
Part 5. Part 1 and 3 will continue to operate in their existing residential use, and 
Parts, 2, 4 and 5, will merge together as one parcel and continue to operate as the 
business use (Macs auto recycling operation) The proposed boundary adjustment 
conforms to the rural landscape, can be sustained on the private servicing located on 
the subject parcels, and do not aversely affect agriculture or natural heritage 
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resources.  
 
Greenbelt Plan (2017) 
Applications must conform to the Greenbelt Plan if they fall within the established 
Greenbelt Plan boundary. Since the Subject Lands are outside of the identified 
Greenbelt area, the Greenbelt Plan does not apply. 
 
Regional Official Plan  
The Regional Official Plan (ROP) provides general policy direction for planning in the 
Niagara Region. The subject lands are identifies as Rural Area in the Regional Official 
Plan. Development in these areas shall be compatible with the rural landscape and be 
sustained by rural service levels.  
 
Policies for Rural and Agricultural Areas are contained in Section 5 . of the Regional 
Policy Plan. Section 5B permits consents for minor boundary adjustments or for 
technical reasons that do not create a new building lot on the subject property.  
 
Township of West Lincoln Official Plan  
The subject lands are designated as Rural Area within the Township of West Lincolns 
Official Plan. The Townships Official Plan does not contain specific policies for this 
designation, in part due to the Plazek lands being the only lands within this designation. 
The Townships general consent policies of Section 18.13 apply.   
 
The General Consent policies found in Section 18.13 includes  
18.12.1 
 

a) Development will be in accordance with the designated uses as shown on the 
Official Plan Land Use Maps and the provisions of the Zoning By-law 178 

b) Any lot or remnant parcel created must have adequate frontage on a public road 
that is maintained year round and is of an adequate standard of construction to 
provide access for the intended use.  

c)  No land severance shall create a traffic hazard, or have limited sight lines on 
curves or grades.  

d) Access to a Provincial Highway, a regional road or a local road shall be I 
accordance with the accesses provisions to the appropriate road authority.  

e) Consents will not be granted when any parcel involved requires the access to be 
obtained where a traffic hazard would be created because of limited sign lines on 
curbs or grades or in proximity to intersections. The geometric and safety 
requirements of the applicable road authority shall apply.  

f) Consent will be granted only when it has been established that for all parcels 
involved, soil and drainage conditions are suitable to permit the proper siting of a 
building, to obtain a sufficient and potable water supply where applicable and 
permit the installation of an adequate means of sewage disposal. Consents 
requiring installation of septic tank systems, or other private sewage disposal 
systems will meet appropriate standards of the Ontario Building Code.  

g) Consent will be granted only when confirmation of sufficient reserve sewage 
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system capacity and reserve water system capacity within municipal sewage 
services and municipal water services. 

h) No land severance shall be permitted in any hazardous area that is subject to 
flooding, erosion or steep slopes except for a severance, which meets the 
satisfaction of the Ministry of Natural Resources or the Niagara Peninsula 
Conservation authority. This may include a requirement for an adequate setback 
from stable to top of slope.  

i) No land severance shall be permitted unless adequate lopt grading and drainage 
can be addressed. Further, no land severance shall be permitted unless drainage 
can be properly outlet from the area, without impacting neighbouring properties, 
to the satisfaction of the Township 

j)  Any consent will be required to conform with the policies of this plan and the 
provisions of the Zoning By-Law. 

k)  Where consent is granted, which does not conform with the Plan or Zoning By-
Law, the municipality may appeal the decision to the Ontario Municipal Board.  

l) Consent will be permitted for infrastructure corridors and facilities where 
easements or rights of way are not feasible.  

 
Section 4.5 a) of the Townships Official Plan contains policies specifically relating to 
Plazeks Auto. These policies state: 
 
This area provides for the recognition and expansion of an existing motor vehicle 
recycling and salvage operation being part of Lots 19 and 20, Concession 4, former 
Township of Caistor, and limited to those areas designated on Schedule ‘B-2’ Land Use 
Map.  
 
Motor vehicle recycling and salvage operations shall be strictly limited to the storage of 
motor vehicles, the storage and sale of motor vehicle parts, the dismantling of motor 
vehicles and the periodic crushing (flattening) of motor vehicle bodies by means of 
portable equipment only. The crushing (flattening) of motor vehicle bodies from other 
recycling, salvage, wrecking or processing operations shall be prohibited. Scrap 
processing of any kind shall strictly be prohibited. Appropriate buffering shall also be 
included around the periphery of the Special Industrial designation. Accessory uses, 
buildings and structures and agricultural uses shall also be permitted. 
 

i. The use shall only be continued and expanded with every effort made to 
mitigate the impact on nearby residential uses and natural features. To 
this end, the implementing zoning by-law shall require adequate setbacks 
from property lines and natural features, particularly residential uses, 
appropriate off-street parking and loading requirements, landscaped areas 
and buffering requirements and control over outside operations. 
Specifically, the subject operation and use shall be fenced and an 
effective tree screen provided to mitigate the impact on adjacent uses. 

ii. The implementing zoning by-law shall require that no dismantled or 
wrecked motor vehicles be stored within a minimum distance of 165 
metres of Regional Road 2 or Regional Road 65 except as existing or 
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within 230 metres of Concession 3 Road. Appropriate setbacks for all 
buildings, structures and storage areas shall be included. 

iii. A new warehouse, office and customer parking area shall be permitted as 
part of the expanded operation. Any building shall be located a minimum 
distance of 210 metres east of Regional Road 2 (distance to be measured 
perpendicular to Regional Road 2). An effective treed buffer area shall be 
immediately established west of the proposed warehouse and office to 
mitigate any impacts of an existing adjacent residential use. 

iv. The crushing (flattening) of motor vehicle bodies shall be restricted to the 
east half of Lot 20, Concession 4, south of the Ontario Hydro tower line 
and 456 metres north of Concession 3 Road. 

v. All motor vehicle fluids, including gasoline and diesel fuels, oil, battery acid 
and coolant shall be collected from wrecked motor vehicles, stored and 
disposed in an environmentally sound manner acceptable to the Ministry 
of the Environment. 

vi. The site shall be considered a site plan control area pursuant to Section 
41 of The Planning Act, R.S.O. 1990. The site plan and agreement will 
include all facilities and works associated with the operation including 
buildings, fencing, landscaping and buffering, drainage, motor vehicle 
storage and parking areas. 

 
As the purpose of this application is to consolidate the lands being used as an auto 
recycling operation into one parcel of land, planning staff are of the opinion it conforms 
to the Township’s Official Plan Policies. The owner plans to apply for Site Plan Approval 
for the business parcel once the lands are consolidated. The two existing residential lots 
will continue their residential use and no new buildings lots will be created as a part of 
this consent application.  
 
Township Zoning By-law  
The subject property is currently zoned Agricultural ‘A’, Open Space ‘OS’ Agriculture 
with a site specific ‘A5’ Industrial ‘M2-5’ with a site specific exception which allows for a 
Salvage Yard, Environmental Protection ‘EP’ and Environmental Conservation ‘EC’ This 
boundary adjustment would allow for the severed Parts 2, and 4 to merge with Part 5 
and create a larger parcel for the business portion of the property, otherwise known as 
Mac’s/Plazek’s Auto Recycling.  
 
Planning staff recognizes that the zoning on the subject properties does not appear to 
match the existing conditions on site. Through a housekeeping amendment the 
Township is proposing to address the zoning, placing Parts 1 and 2 to a Rural 
Residential Zone “RUR” and the remainder of the property (Parcel 5) once it is all merge 
into an industrial Zone “M2-5” excluding the environmental zonings which will remain 
unchanged. Staff have added a condition to this consent application which reads: 

That the resulting lots comply with the Township of West Lincoln Zoning Bylaw, 
2017-70, as amended, and that the zoning reflects the extent of the salvage yard 
use on the subject lands. 
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In the event that the Townships initiated housekeeping zoning amendments are not 
approved, the applicant will be responsible for ensuring zoning conformity.  

 
FINANCIAL IMPLICATIONS 
There are no financial implications associated with this application. 

INTER-DEPARTMENTAL COMMENTS 

Notification was mailed to all applicable agencies and departments on May 30th 2022.  
 
The Township’s Septic Inspector does not object to this proposed application.  
 
Townships Public Works Department states that as per the Public Works Severance 
Application Condition Request Policy POL-PW-1-18, a road widening is requested 
where the right of wat of a Township road is deficient of the required 20 metres. 1461 
Regional Road 2 has frontage on Concession 3 road which is deficient of the required 
right of way, therefore Public Works requests a road widening along the length of the 
property on Concession 3 Road as a condition of severance. The widening would be 
approximately 1 metre. Where a road widening is greater than 150 metres in length, as 
is the case for this application, the Township will contribute to the cost of having the 
survey completed and dedicating the parcel to the Township.  
 
Niagara Region staff have provided comments (as attached) and do not object to the 
proposed Consent Applications, in principle, as the proposal is consistent with the PPS 
and conforms to Provincial and Regional Rural Area/Land policies.  
 
The Niagara Peninsula Conservation Authority has provided comments which state that 
the presence of Provincially Significant Wetlands (PSW), and regulated Watercourses 
on the subject properties. The proposed lot lines for Parts 1 and 3 will no bisect the 
PSW or the associated development buffer on site. Furthermore, the merging of Parts 2, 
4 and 5 will reduce the number of lot lines bisecting the PSW on site. As such, NPCA 
staff will not object to the proposed Minor Boundary Adjustment applications.  
 
Please note however, that Parts 1 and 3 are still impacted by NPCA regulated 
Watercourses. Please note that development or site alteration within 15 metres of a 
watercourse requires a work permit from the NPCA, and possibly studies to be provided 
to the NPCA depending on the scope, nature and location of what is being proposed.   
 
 
PUBLIC COMMENTS: 
Circulation by way of mail was given to property owners within a 120m radius of the 
subject property on May 30th 2022. A Yellow sign was posted on the property a 
minimum of 14 days before the hearing. Township planning staff have not received 
any public comments at the time of preparing this report.  
 
CONCLUSION 
Planning Staff have reviewed all applicable Provincial, Regional and Township policies 
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as they relate to the proposed application and can conclude that the proposal meets the 
intent of all of the above policies. Accordingly, planning staff recommend approval of the 
two consent applications for Matt Kernahan (Agent- Upper Canada Consultants) on 
behalf of Owners- Edward Plazek, Marilyn Plazek and Macs Auto Recyclers Inc.to sever 
Part 2 from Part 1, and to sever Part 4 form Part 3 and merge parts 2 and 4 with Part 5 
to clean up the site and to allow for the business to operate under the proper policy and 
provisions. Township Staff are satisfied that the application meets all criteria and can 
thus recommend approval of these two applications, with the appropriate conditions. 
  
ATTACHMENTS 

1. Severance Sketch 
2. Planning Justification Report  
3. Agency Comments  

 
 
 
 
Prepared by: 
 
 
 
________________________                                   ___________________________ 
Madyson Etzl                                                         Brian Treble, RPP, MCIP 
Planner II                                                                  Director of Planning and Building 
  







 
 

 
 
May 5, 2022 UCC File: 1954 
                                                                                                                   
  
To: Township of West Lincoln 
 318 Canborough St. 
 P.O. Box 400 
 Smithville, ON, L0R 2A0 
 
Attn: Meghan Birbeck, Secretary Treasurer - Committee of Adjustment  

 
Re: Planning Brief - Consent  
 9578, 9558, 9522 Regional Road 65, West Lincoln 

 
Introduction 
 
Upper Canada Consultants were retained by Mac’s Auto Recyclers Inc. (Edward and Marilyn Plazek) on 
behalf of the owners of the properties located at 9578, 9558, 9522 Regional Road 65, West Lincoln, to 
complete a Planning Justification Brief in support of Applications for Consent for the properties.  The 
purpose of this letter is to satisfy the Township and Region of Niagara requirement for a Planning 
Justification Brief.   
 
A Pre-Consultation meeting regarding this application was held on November 18, 2021.  The Record of 
Pre-Consultation requested a short planning justification letter providing background to the adjustments 
and how it complies with 18.13 of the Official Plan. 
 
Subject Lands 
 
The subject lands are legally described as Concession 4, Part Lot 20, Part Lot 9 in the Township of West 
Lincoln within the Regional Municipality of Niagara and are known municipally as 9578, 9558, 9522 
Regional Road 65, West Lincoln.  The subject properties are comprised of Mac’s Auto Recyclers, and two 
residential lots. 
 
The subject lands are designated as Rural Area in the Regional Official Plan.  The subject property is 
within the Rural Area designation of the Township of West Lincoln’s Official Plan.  The Township’s 
Official Plan does not contain specific policies for this designation as the subject lands being the only 
lands within this designation.  The existing zoning for the subject lands includes; Agriculture – A, Open 
Space – OS, Agriculture – A5, Industrial - M2-5, Environmental Protection – EP and Environmental 
Conservation – EC.  The existing zoning for the subject property imperfectly align with the existing 
residential and auto recycling land uses.  Township staff are proposing a Township led housekeeping 
amendment which will align the zoning of the property with the current land uses. 
 
Proposal 
 
The Mac’s auto recycling business currently operates on three parcels of land.  Two of the parcels of land 
(#9558 and #9578) also contain single detached dwellings and associated uses.  The purpose of the 
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application is to consolidate the land upon which the auto recycling operation is operating into a singular 
parcel of land.  The property boundary between the lot containing the single detached dwelling with the 
municipal address #9558 and the auto recycling operation will be realigned to coincide with the boundary 
between the auto recycling and residential land uses.  Similarly, property boundary between the lot 
containing the single detached dwelling with the municipal address #9578 and the auto recycling 
operation will be realigned to coincide with the boundary between the auto recycling and residential land 
uses.   No new lots or change of land use are proposed through this development approvals process.  The 
purpose of the land consolidation process is to permit the application for Site Plan Approval for the auto 
recycling operation to proceed on a single parcel of land.   
 
Figures 1 and 2 demonstrate the land division process required to implement the proposal.  Part 2 will be 
severed from Part 1; Part 4 will be severed from Part 3; and Parts 2 and 4 will merge with Part 5.  Parts 1 
and 3 will continue in in their existing residential use.  Parts 2, 4 and 5 will be merged together as one 
parcel and will continue to be used as an auto recycling operation. 
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Planning Analysis 
 
Planning Act 
 
Section 51(24) of the Planning Act applies to the consideration of applications for consent.  The following 
provides an analysis of the proposed consents in the context of Section 51 (24) of the Planning Act. 
 
The proposed severances are technical in nature as they will realign property boundaries to make them 
coincide with existing, long-standing land uses and they will not create any new building lots.  Section 
51(24) is used to assess the appropriateness of land division processes that create new parcels of land for 
development purposes and is not directly applicable to this technical boundary adjustment exercise.  
Nevertheless, the following is provided to assist in the analysis of this proposal in the context of Section 
51(24) of the Planning Act.   
 

(a) the effect of development of the proposed subdivision on matters of provincial interest as 
referred to in section 2; 
 
The proposed consents are technical and will not affect any matters of provincial interest.   
 
(b) whether the proposed subdivision is premature or in the public interest; 
 
The proposed consents will align property boundaries with existing land uses.  The consents are 
not premature as the land uses exist and are in the public interest.   
 
(c) whether the plan conforms to the official plan and adjacent plans of subdivision, if any; 
 
The Township Official Plan specifically recognizes the existing auto recycling operation.  
Consolidating the lands upon which the business operates conforms to the Official Plan.  The 
land division process conforms with the adjacent Merrivale Acres Plan of Subdivision.   
 
(d) the suitability of the land for the purposes for which it is to be subdivided; 
 
The land uses on the property exist and will not be changed as a consequence of the consents.  
The land is suitable for the existing uses.   
 
(d.1) if any affordable housing units are being proposed, the suitability of the proposed units for 
affordable housing; 
 
This policy is not applicable to these applications.  
 
(e) the number, width, location and proposed grades and elevations of highways, and the 
adequacy of them, and the highways linking the highways in the proposed subdivision with the 
established highway system in the vicinity and the adequacy of them; 
 
The subject lands will maintain their current accesses from Regional Road 65 which require no 
changes. 
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(f) the dimensions and shapes of the proposed lots; 
 
The dimensions and shapes of the lots comply with the minimum lot size for residential lots 
within the Rural Area and align with the existing land uses. 
 
(g) the restrictions or proposed restrictions, if any, on the land proposed to be subdivided or the 
buildings and structures proposed to be erected on it and the restrictions, if any, on adjoining 
land; 
 
There are no restrictions on the lands to be severed or retained that impact the proposed lot 
line configuration.   
 
(h) conservation of natural resources and flood control; 
 
The proposed boundary adjustments will not have any impact on the natural resources or a 
flood plain. 
 
(i) the adequacy of utilities and municipal services; 
 
The proposed boundary adjustments do not impact on the current or future uses of utilities or 
municipal services. 
  
(j) the adequacy of school sites; 
 
The proposal does not impact on the adequacy of school sites. 
 
(k) the area of land, if any, within the proposed subdivision that, exclusive of highways, is to be 
conveyed or dedicated for public purposes; 
 
There are no lands to be dedicated for public purposes. 
 
 (l) the extent to which the plan’s design optimizes the available supply, means of supplying, 
efficient use and conservation of energy; and 
 
This policy is not applicable to the proposed severances.  
 
(m) the interrelationship between the design of the proposed plan of subdivision and site plan 
control matters relating to any development on the land, if the land is also located within a site 
plan control area designated under subsection 41 (2) of this Act or subsection 114 (2) of the City 
of Toronto Act, 2006.  1994, c. 23, s. 30; 2001, c. 32, s. 31 (2); 2006, c. 23, s. 22 (3, 4); 2016, c. 25, 
Sched. 4, s. 8 (2). 
 
The purpose of the subject applications is to facilitate Site Plan Control on the auto recycling 
operation.   
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Provincial Policy Statement  
 

The subject lands are located outside of the Township of West Lincoln (Smithville) Urban Area 
and are identified by the Region of Niagara Official Plan as being within the Rural Area.  Rural 
Areas are defined by the PPS as lands within rural settlement areas, prime agricultural areas, 
natural heritage features and resource areas.  Policies for Rural Areas are found under Section 
1.1.4 of the PPS. Policy 1.1.4.1 includes policy for creating that healthy, integrated and viable 
rural areas.  The applications for consent are consistent with Provincial Policy for rural areas as 
they will preserve an existing rural commercial operation that contributes positively to the 
community and will also maintain existing residential uses that are consistent with the rural 
character of the area.   
 
Provincial Policy 1.1.5 contains policies for development in rural areas.  The proposed boundary 
adjustment is consistent with these policies for the following reasons: 

 The boundary adjustments constitute residential development, in part, that is locally 
appropriate as it will maintain existing rural residential land uses; 

 The development is compatible with the rural landscape and can be sustained on 
existing private services; 

 The boundary adjustments will allow the site plan approval of an existing commercial 
operation to proceed which sustains the existing operation and preserves the ability for 
an existing operation which requires separation from other uses to operate.    

 
Natural Heritage policies are contained in Section 2.1 o the Provincial Policy Statement.  Natural Heritage 
features located on site are located a significant distance away from the lot lines that will be adjusted 
through this proposal and will not be impacted by the development.  The proposal is therefore consistent 
with Provincial Policy 2.1.   
 
Growth Plan for the Greater Golden Horseshoe 
 

The policies of the Growth Plan are based on the realization of the vision for the Greater 
Golden Horseshoe (GGH), as set out in the Guiding Principles under Section 1.2.1.   Specific 
policies for Rural Areas are contained in Section 2.2.9.  The proposed minor boundary 
adjustments conform to the policies of Section 2.2.9 as they are compatible with the rural 
landscape, can be sustained on private services and do not aversely affect agricultural or 
natural heritage resources.  The applications also conform with Growth Plan policies contained 
in Section 4.2 as they do not impact natural heritage features or hydrologic features that are 
located on site a significant distance from the area where lot lines are proposed to be adjusted.   
 
Region of Niagara Official Plan 
 
The Region of Niagara Official Plan designates the subject property as Rural Area.  Policies for 
Rural and Agricultural Areas are contained in Section 5.B of the Regional Policy Plan.   Policy 5.B 
permits consents for minor boundary adjustments for technical reasons that do not create a 
new building lot.  The proposed consents are technical and nature and will not create a building 
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lot.  The consents will also not have any impact on natural environment features identified in 
Section 8 of the plan.  The proposed consents are therefore consistent with the relevant 
policies of the Region of Niagara Official Plan.      
 
Township of West Lincoln Official Plan  
 
The subject property is within the Rural Area designation of the Township’s Official Plan.  The Township’s 
Official Plan does not contain specific policies for this designation as the portion of the site that is occupied 
by the auto recycling operation being the only lands within the municipality with this designation.  The 
policies found in Section 4.5 of the Official Plan permit the use of the property for the auto recycling 
operation and include policies for ensuring the operation does not have negative impacts on surrounding 
properties.  The proposed consents that will consolidate the parcels of land upon which the auto recycling 
operation occurs and are permitted by the Rural Official Plan policies.    
 
General consent policies are contained in Section 18.13 of the Township of West Lincoln Official Plan.  
 

18.13.1 General Policies for Consents  
 

a) Development will be in accordance with the designated uses as shown on the Official Plan 

Land Use Maps and the provisions of the Zoning By-law. 178  

 

The proposal meets the designation and provisions are set out in the Official Plan. 

 

b) Any lot or remnant parcel created must have adequate frontage on a public road that is 

maintained year-round and is of an adequate standard of construction to provide access 

for the intended use. 

There will be no change to the existing frontages of the three lots. 

c) No land severance shall create a traffic hazard, or have limited sight lines on curves or 

grades. 

The proposal will not result in any changes to existing driveways or accesses. 

d) Access to a Provincial Highway, a Regional road or a local road shall be in accordance with 

the access provisions of the appropriate road authority.  

The proposal will not result in any changes to existing driveways or accesses. 

e) Consents will not be granted when any parcel involved requires access to be obtained 

where a traffic hazard would be created because of limited sight lines on curbs or grades 

or in proximity to intersections. The geometric and safety requirements of the applicable 

road authority shall apply.  

The proposal does not result in any change to accesses that would impact sight lines. 

f) Consent will be granted only when it has been established that for all parcels involved, soil 

and drainage conditions are suitable to permit the proper siting of a building, to obtain a 

sufficient and potable water supply where applicable and permit the installation of an 
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adequate means of sewage disposal. Consents requiring installation of septic tank 

systems, or other private sewage disposal systems will meet appropriate standards of the 

Ontario Building Code.  

 

This proposal only seeks a boundary adjustment between existing uses therefore this 

consent does not require installation of septic tank system or other private sewage 

disposal systems. 

 

g) Consent will be granted only when confirmation of sufficient reserve sewage system 

capacity and reserve water system capacity within municipal sewage services and 

municipal water services. 

This proposal is for a boundary adjustment between parcels on private services so it will 

not impact on reserve sewage system capacity and reserve water system capacity. 

h) No land severance shall be permitted in any hazardous area that is subject to flooding, 

erosion or steep slopes except for a severance, which meets the satisfaction of the Ministry 

of Natural Resources or the Niagara Peninsula Conservation Authority. This may include a 

requirement for an adequate setback from stable top of slope. 

The proposal does not involve development within hazardous lands. 

i) No land severance shall be permitted unless adequate lot grading and drainage can be 

addressed. Further, no land severance shall be permitted unless drainage can be properly 

outlet from the area, without impacting neighbouring properties, to the satisfaction of the 

Township. 

The proposed boundary adjustment will not have any drainage or lot grading impacts.   

j) Any consent will be required to conform with the policies of this plan and the provisions of 

the Zoning By-law. 

The proposed boundary adjustment conforms to the applicable policies of the Township 

Official Plan and applicable regulations of the Zoning By-law.   

k) Where a consent is granted which does not conform with the Plan or Zoning By-law, the 

Municipality may appeal the decision to the Ontario Municipal Board. 179 

This policy is not applicable.   

l) Consents will be permitted for infrastructure corridors and facilities where easements or 

rights of ways are not feasible.  

This policy is not applicable.   

Planning Opinion 
 
The purpose of the applications for consent is to consolidate the lands being used as an auto recycling 
operation into one parcel of land.  The owner plans to apply for Site Plan Approval once the lands are 
consolidated.  The two existing residential lots will continue in their existing residential use.  No new 
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building lots will be created and no new land uses will be introduced as a consequence of the approval of 
the consent applications.    
 
The proposed lot lines are located a significant distance from all natural heritage features located on site 
and will not have any impact on them.  The proposed consents are consistent with the Provincial Policies 
and conform to Provincial and Regional plans with respect to natural heritage policies.   
 
The proposed boundary adjustments are minor and technical in nature and conform to applicable Region 
of Niagara Policies for development in the Rural and Agricultural area.   
 
The proposed boundary adjustments are permitted by the Township of West Lincoln’s Official Plan and 
are consistent with relevant policies contained therein.    
 
The applications for Consent to Sever are appropriate for the subject lands, are consistent with the 
Provincial Policy Statement, conform to applicable Provincial and Regional plans, are consistent with the 
applicable policies of the Township of West Lincoln Official Plan, represent good planning and should be 
supported.  
 
 
 
 
 
Matthew Kernahan, MCIP, RPP  
Planning Manager  
Upper Canada Consultants  
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Meghan Birbeck

From: Jennifer Bernard
Sent: June 2, 2022 10:04 AM
To: Meghan Birbeck; Madyson Etzl
Subject: RE: June Committee of Adjustment - Notice of Hearings

Hi Meghan, 
 
I have no comments to provide on these applications. 
 
Thank you, 
Jenn 
 

 

 

Jennifer Bernard, C.E.T. 
 
Coordinator, Engineering 
Services 
Tel: 905-957-3346 ext 6732 
Email: jbernard@westlincoln.ca 
Web: www.westlincoln.ca 

  

   

  

The information transmitted, including attachments, is intended only for the 
person(s) or entity to which it is addressed and may contain confidential 
and/or privileged material.  Any review, retransmission, dissemination or 
other use of, or taking of any action in reliance upon this information by 
persons or entities other than the intended recipient is prohibited.  If you 
received this in error, please contact the sender and destroy any copies of this 
information. 
   

From: Meghan Birbeck  
Sent: May 31, 2022 3:31 PM 
To: Busnello, Pat <pat.busnello@niagararegion.ca>; Development Planning Applications 
<devtplanningapplications@niagararegion.ca>; Dunsmore, Susan <Susan.Dunsmore@niagararegion.ca>; Young, Katie 
<Katie.Young@niagararegion.ca>; Nikolas Wensing <nwensing@npca.ca>; Mike DiPaola <mdipaola@westlincoln.ca>; 
Jennifer Bernard <jbernard@westlincoln.ca>; Ray Vachon <rvachon@westlincoln.ca>; Jessica Kroes 
<jkroes@westlincoln.ca>; John Bartol <jbartol@westlincoln.ca>; John Schonewille <jschonewille@westlincoln.ca>; Lyle 
Killins <lkillins@live.com> 
Cc: Brian Treble <btreble@westlincoln.ca>; Gerrit Boerema <gboerema@westlincoln.ca>; Madyson Etzl 
<metzl@westlincoln.ca>; Jeni Fisher <jfisher@westlincoln.ca> 
Subject: June Committee of Adjustment ‐ Notice of Hearings 
 
Good afternoon,  
 
Attached to this email are three Notice of Hearings for the June COA hearing.  
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1. B02/2022WL – Plazek  (9558 RR 65) 
a. A minor boundary adjustment has been submitted for the subject. 

2. B03/2022WL ‐ Plazek (9578 RR 65) 
a. A minor boundary adjustment has been submitted for the subject. 

3. B04/2022WL – Snippe ‐ 5444 Concession 4 Road 
a. A minor boundary adjustment/ Surplus Farm Dwelling Severance has been submitted for the subject 

 
Please contact Madyson Etzl metzl@westlincoln.ca for any future inquires with this application as Friday is my last day 
with the Township of West Lincoln. 
 
Best, 
Meghan  
 
 

 

Meghan Birbeck 
 
Planner I 
Tel: 905-957-3346 ext. 5140 
Email: mbirbeck@westlincoln.ca 
Web: www.westlincoln.ca 

  

   

  

The information transmitted, including attachments, is intended only for the person(s) or entity to 
which it is addressed and may contain confidential and/or privileged material.  Any review, 
retransmission, dissemination or other use of, or taking of any action in reliance upon this 
information by persons or entities other than the intended recipient is prohibited.  If you received 
this in error, please contact the sender and destroy any copies of this information. 

   



Planning Application Review 
 

 
 

Township of West Lincoln – Building & Enforcement Department 

Application Number: B03/2022WL , B02/2022WL 

Date: June 10, 2022  

Property Address:  

Project:   

Planning Staff,    

Please be advised this department offers no objection to the proposed application.  

Be further advised that the right is reserved to make additional comment with regard to this application 
should any additional information be made available. Any further requests of this office should be directed 
to the undersigned. 

Respectfully, 

Lyle Killins, C.P.H.I.(c) 
Part 8, O.B.C., Septic System Inspector Manager  
Building and Bylaw Enforcement Services Department 
 
 
 



From: Nikolas Wensing
To: Madyson Etzl
Subject: NPCA Comments on Proposed Minor Boundary Adjustments - B02/2022WL and B03/2022WL
Date: June 8, 2022 3:12:04 PM
Attachments: 3. Full Package - B022022WL.PDF

3. Full Package - B032022WL.PDF

Hello Madyson, 

I am emailing you regarding the two proposed Minor Boundary Adjustments as shown on the
attached notices. It is the NPCA's understanding that Parts 2, 4 and 5 will become one parcel
and that Parts 1 and 3 will become separate parcels. 

NPCA staff note the presence of Provincially Significant Wetlands (PSW), and regulated
Watercourses on the subject properties. The proposed lot lines for Parts 1 and 3 will no bisect
the PSW or the associated development buffer on site. Furthermore, the merging of Parts 2, 4
and 5 will reduce the number of lot lines bisecting the PSW on site. As such, NPCA staff will
not object to the proposed Minor Boundary Adjustment applications. 

Please note however, that Parts 1 and 3 are still impacted by NPCA regulated Watercourses.
Please note that development or site alteration within 15 metres of a watercourse requires a
work permit from the NPCA, and possibly studies to be provided to the NPCA depending on
the scope, nature and location of what is being proposed.  

Please let me know if you have any questions. 

Sincerely,  
  
Nikolas Wensing, B.A., MPlan 
Watershed Planner 
Niagara Peninsula Conservation Authority (NPCA) 

250 Thorold Road West, 3rd Floor, Welland, ON, L3C 3W2 
905-788-3135, ext. 228 
nwensing@npca.ca 
www.npca.ca   
 
Due to the COVID-19 pandemic, the NPCA has taken measures to protect staff and public while providing continuity of
services. The NPCA main office is open by appointment only with limited staff, please refer to the Staff Directory and reach
out to the staff member you wish to speak or meet with directly. 
  
Updates regarding NPCA operations and activities can be found at Get Involved NPCA Portal, or on social media at
[facebook.com/NPCAOntario]facebook.com/NPCAOntario & twitter.com/NPCA_Ontario. 
  
For more information on Permits, Planning and Forestry please go to the Permits & Planning webpage
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COMMITTEE OF ADJUSTMENT 
 
NOTICE OF PUBLIC HEARING FOR THE COMMITTEE OF ADJUSTMENT (CONSENT 
APPLICATION) 
 


Get involved with your input.  The Township of West Lincoln Committee of Adjustment will hold a 
public hearing in accordance with the Planning Act, Section 53(5)(a) at an accessible facility where 
the matter below will be considered.  The meeting will take place: 
 


 DATE:  Wednesday, June 22nd, 2022 
 TIME:  7:00 p.m. 
 LOCATION: ZOOM MEETING (see below for further information) 
 


About the Application for Consent (Location Map & Severance sketch on back): 
 
B02/2022WL – Plazek 
(Roll No.: 260201000335600): 9558 Silver Street  
An application for a minor boundary adjustment has been submitted for the subject property. 
This application is part 1 of 2 with consent file B03/2022WL being the other related application. 
This application is proposing Parcel 2 – 7.33 hectares to be severed and then merged with the 
adjacent property to the south being Parcel 5, Mac’s Auto Recyclers Inc. at 1461 Regional 
Road 2. These applications are being done to better consolidate the auto recycling operation 
onto one parcel to permit site plan approval.  
 
**HOW TO PROVIDE COMMENTS – PLEASE READ** 
Due to COVID-19, the Township will be hosting public meetings via ZOOM, an online video-
conferencing system. Please submit your written comments by Friday, June 17th, 2022 to have 
them included in Staff’s report for the application. Please submit your comments electronically to 
Madyson Etzl metzl@westlincoln.ca with the file number for the application or via the Township’s 
dropbox in the back parking lot.   
 


If you submit comments after this date, they may not be included in Staff’s report. Please ensure all 
comments have been submitted prior to Wednesday, June 22nd, 2022 at 4pm. The comments will 
instead be read into the public record during the meeting. While residents are encouraged to make 
written submissions to the committee, members of the public will also be able to provide verbal 
comments at Committee of Adjustment through Zoom. Please contact the Secretary-Treasurer 
Madyson Etzl metzl@westlincoln.ca or 905-957-5140 by 12pm on June 22nd, 2022 to speak at the 
meeting and you will be provided access to the meeting. Please state the date of the meeting and 
the file number you wish to address. If you are not able to access ZOOM through a computer, there 
is an option to call into the meeting through phone numbers and a code provided. If you wish to 
participate and cannot access the meeting through Zoom through a computer or by calling in, 
please notify the Secretary-Treasurer and all efforts will be made to accommodate your needs.   
 


Any written comments received with regard to this application will constitute part of the 
public record for this particular file, in accordance with the Planning Act. 
 


Important information about making a submission: 
If a person or public body that files an appeal of a decision of the Committee of Adjustment in 
respect of the proposed minor variance does not make written submissions to the Committee of 
Adjustment before it gives or refuses the minor variance application, the Local Planning Appeal 
Tribunal may dismiss the appeal.   
 


For more information: 
Planning documents and background material for any application is available during regular office 
hours by contacting the planning department at 905-957-3346 or planning@westlincoln.ca and 
making an appointment.  
  


Copies of the Staff Report will be available on Friday, June 17th, 2022, after 4 PM.   
If you wish to be notified of the decision of the Committee of Adjustment in respect of the proposed 
minor variance, you must make a written request to: 
 


Madyson Etzl, Secretary Treasurer of the Committee of Adjustment 
Township of West Lincoln, 318 Canborough Street, Smithville, ON L0R 2A0 


metzl@westlincoln.ca 
Dated: May 31th, 2022 


318 Canborough St.  P.O. Box 400 
Smithville, ON 
L0R 2A0 
T:  905-957-3346 
F: 905-957-3219 
www.westlincoln.ca 



mailto:planning@westlincoln.ca













 
 


 
 
May 5, 2022 UCC File: 1954 
                                                                                                                   
  
To: Township of West Lincoln 
 318 Canborough St. 
 P.O. Box 400 
 Smithville, ON, L0R 2A0 
 
Attn: Meghan Birbeck, Secretary Treasurer - Committee of Adjustment  


 
Re: Planning Brief - Consent  
 9578, 9558, 9522 Regional Road 65, West Lincoln 


 
Introduction 
 
Upper Canada Consultants were retained by Mac’s Auto Recyclers Inc. (Edward and Marilyn Plazek) on 
behalf of the owners of the properties located at 9578, 9558, 9522 Regional Road 65, West Lincoln, to 
complete a Planning Justification Brief in support of Applications for Consent for the properties.  The 
purpose of this letter is to satisfy the Township and Region of Niagara requirement for a Planning 
Justification Brief.   
 
A Pre-Consultation meeting regarding this application was held on November 18, 2021.  The Record of 
Pre-Consultation requested a short planning justification letter providing background to the adjustments 
and how it complies with 18.13 of the Official Plan. 
 
Subject Lands 
 
The subject lands are legally described as Concession 4, Part Lot 20, Part Lot 9 in the Township of West 
Lincoln within the Regional Municipality of Niagara and are known municipally as 9578, 9558, 9522 
Regional Road 65, West Lincoln.  The subject properties are comprised of Mac’s Auto Recyclers, and two 
residential lots. 
 
The subject lands are designated as Rural Area in the Regional Official Plan.  The subject property is 
within the Rural Area designation of the Township of West Lincoln’s Official Plan.  The Township’s 
Official Plan does not contain specific policies for this designation as the subject lands being the only 
lands within this designation.  The existing zoning for the subject lands includes; Agriculture – A, Open 
Space – OS, Agriculture – A5, Industrial - M2-5, Environmental Protection – EP and Environmental 
Conservation – EC.  The existing zoning for the subject property imperfectly align with the existing 
residential and auto recycling land uses.  Township staff are proposing a Township led housekeeping 
amendment which will align the zoning of the property with the current land uses. 
 
Proposal 
 
The Mac’s auto recycling business currently operates on three parcels of land.  Two of the parcels of land 
(#9558 and #9578) also contain single detached dwellings and associated uses.  The purpose of the 
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application is to consolidate the land upon which the auto recycling operation is operating into a singular 
parcel of land.  The property boundary between the lot containing the single detached dwelling with the 
municipal address #9558 and the auto recycling operation will be realigned to coincide with the boundary 
between the auto recycling and residential land uses.  Similarly, property boundary between the lot 
containing the single detached dwelling with the municipal address #9578 and the auto recycling 
operation will be realigned to coincide with the boundary between the auto recycling and residential land 
uses.   No new lots or change of land use are proposed through this development approvals process.  The 
purpose of the land consolidation process is to permit the application for Site Plan Approval for the auto 
recycling operation to proceed on a single parcel of land.   
 
Figures 1 and 2 demonstrate the land division process required to implement the proposal.  Part 2 will be 
severed from Part 1; Part 4 will be severed from Part 3; and Parts 2 and 4 will merge with Part 5.  Parts 1 
and 3 will continue in in their existing residential use.  Parts 2, 4 and 5 will be merged together as one 
parcel and will continue to be used as an auto recycling operation. 
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Planning Analysis 
 
Planning Act 
 
Section 51(24) of the Planning Act applies to the consideration of applications for consent.  The following 
provides an analysis of the proposed consents in the context of Section 51 (24) of the Planning Act. 
 
The proposed severances are technical in nature as they will realign property boundaries to make them 
coincide with existing, long-standing land uses and they will not create any new building lots.  Section 
51(24) is used to assess the appropriateness of land division processes that create new parcels of land for 
development purposes and is not directly applicable to this technical boundary adjustment exercise.  
Nevertheless, the following is provided to assist in the analysis of this proposal in the context of Section 
51(24) of the Planning Act.   
 


(a) the effect of development of the proposed subdivision on matters of provincial interest as 
referred to in section 2; 
 
The proposed consents are technical and will not affect any matters of provincial interest.   
 
(b) whether the proposed subdivision is premature or in the public interest; 
 
The proposed consents will align property boundaries with existing land uses.  The consents are 
not premature as the land uses exist and are in the public interest.   
 
(c) whether the plan conforms to the official plan and adjacent plans of subdivision, if any; 
 
The Township Official Plan specifically recognizes the existing auto recycling operation.  
Consolidating the lands upon which the business operates conforms to the Official Plan.  The 
land division process conforms with the adjacent Merrivale Acres Plan of Subdivision.   
 
(d) the suitability of the land for the purposes for which it is to be subdivided; 
 
The land uses on the property exist and will not be changed as a consequence of the consents.  
The land is suitable for the existing uses.   
 
(d.1) if any affordable housing units are being proposed, the suitability of the proposed units for 
affordable housing; 
 
This policy is not applicable to these applications.  
 
(e) the number, width, location and proposed grades and elevations of highways, and the 
adequacy of them, and the highways linking the highways in the proposed subdivision with the 
established highway system in the vicinity and the adequacy of them; 
 
The subject lands will maintain their current accesses from Regional Road 65 which require no 
changes. 
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(f) the dimensions and shapes of the proposed lots; 
 
The dimensions and shapes of the lots comply with the minimum lot size for residential lots 
within the Rural Area and align with the existing land uses. 
 
(g) the restrictions or proposed restrictions, if any, on the land proposed to be subdivided or the 
buildings and structures proposed to be erected on it and the restrictions, if any, on adjoining 
land; 
 
There are no restrictions on the lands to be severed or retained that impact the proposed lot 
line configuration.   
 
(h) conservation of natural resources and flood control; 
 
The proposed boundary adjustments will not have any impact on the natural resources or a 
flood plain. 
 
(i) the adequacy of utilities and municipal services; 
 
The proposed boundary adjustments do not impact on the current or future uses of utilities or 
municipal services. 
  
(j) the adequacy of school sites; 
 
The proposal does not impact on the adequacy of school sites. 
 
(k) the area of land, if any, within the proposed subdivision that, exclusive of highways, is to be 
conveyed or dedicated for public purposes; 
 
There are no lands to be dedicated for public purposes. 
 
 (l) the extent to which the plan’s design optimizes the available supply, means of supplying, 
efficient use and conservation of energy; and 
 
This policy is not applicable to the proposed severances.  
 
(m) the interrelationship between the design of the proposed plan of subdivision and site plan 
control matters relating to any development on the land, if the land is also located within a site 
plan control area designated under subsection 41 (2) of this Act or subsection 114 (2) of the City 
of Toronto Act, 2006.  1994, c. 23, s. 30; 2001, c. 32, s. 31 (2); 2006, c. 23, s. 22 (3, 4); 2016, c. 25, 
Sched. 4, s. 8 (2). 
 
The purpose of the subject applications is to facilitate Site Plan Control on the auto recycling 
operation.   
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Provincial Policy Statement  
 


The subject lands are located outside of the Township of West Lincoln (Smithville) Urban Area 
and are identified by the Region of Niagara Official Plan as being within the Rural Area.  Rural 
Areas are defined by the PPS as lands within rural settlement areas, prime agricultural areas, 
natural heritage features and resource areas.  Policies for Rural Areas are found under Section 
1.1.4 of the PPS. Policy 1.1.4.1 includes policy for creating that healthy, integrated and viable 
rural areas.  The applications for consent are consistent with Provincial Policy for rural areas as 
they will preserve an existing rural commercial operation that contributes positively to the 
community and will also maintain existing residential uses that are consistent with the rural 
character of the area.   
 
Provincial Policy 1.1.5 contains policies for development in rural areas.  The proposed boundary 
adjustment is consistent with these policies for the following reasons: 


 The boundary adjustments constitute residential development, in part, that is locally 
appropriate as it will maintain existing rural residential land uses; 


 The development is compatible with the rural landscape and can be sustained on 
existing private services; 


 The boundary adjustments will allow the site plan approval of an existing commercial 
operation to proceed which sustains the existing operation and preserves the ability for 
an existing operation which requires separation from other uses to operate.    


 
Natural Heritage policies are contained in Section 2.1 o the Provincial Policy Statement.  Natural Heritage 
features located on site are located a significant distance away from the lot lines that will be adjusted 
through this proposal and will not be impacted by the development.  The proposal is therefore consistent 
with Provincial Policy 2.1.   
 
Growth Plan for the Greater Golden Horseshoe 
 


The policies of the Growth Plan are based on the realization of the vision for the Greater 
Golden Horseshoe (GGH), as set out in the Guiding Principles under Section 1.2.1.   Specific 
policies for Rural Areas are contained in Section 2.2.9.  The proposed minor boundary 
adjustments conform to the policies of Section 2.2.9 as they are compatible with the rural 
landscape, can be sustained on private services and do not aversely affect agricultural or 
natural heritage resources.  The applications also conform with Growth Plan policies contained 
in Section 4.2 as they do not impact natural heritage features or hydrologic features that are 
located on site a significant distance from the area where lot lines are proposed to be adjusted.   
 
Region of Niagara Official Plan 
 
The Region of Niagara Official Plan designates the subject property as Rural Area.  Policies for 
Rural and Agricultural Areas are contained in Section 5.B of the Regional Policy Plan.   Policy 5.B 
permits consents for minor boundary adjustments for technical reasons that do not create a 
new building lot.  The proposed consents are technical and nature and will not create a building 
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lot.  The consents will also not have any impact on natural environment features identified in 
Section 8 of the plan.  The proposed consents are therefore consistent with the relevant 
policies of the Region of Niagara Official Plan.      
 
Township of West Lincoln Official Plan  
 
The subject property is within the Rural Area designation of the Township’s Official Plan.  The Township’s 
Official Plan does not contain specific policies for this designation as the portion of the site that is occupied 
by the auto recycling operation being the only lands within the municipality with this designation.  The 
policies found in Section 4.5 of the Official Plan permit the use of the property for the auto recycling 
operation and include policies for ensuring the operation does not have negative impacts on surrounding 
properties.  The proposed consents that will consolidate the parcels of land upon which the auto recycling 
operation occurs and are permitted by the Rural Official Plan policies.    
 
General consent policies are contained in Section 18.13 of the Township of West Lincoln Official Plan.  
 


18.13.1 General Policies for Consents  
 


a) Development will be in accordance with the designated uses as shown on the Official Plan 


Land Use Maps and the provisions of the Zoning By-law. 178  


 


The proposal meets the designation and provisions are set out in the Official Plan. 


 


b) Any lot or remnant parcel created must have adequate frontage on a public road that is 


maintained year-round and is of an adequate standard of construction to provide access 


for the intended use. 


There will be no change to the existing frontages of the three lots. 


c) No land severance shall create a traffic hazard, or have limited sight lines on curves or 


grades. 


The proposal will not result in any changes to existing driveways or accesses. 


d) Access to a Provincial Highway, a Regional road or a local road shall be in accordance with 


the access provisions of the appropriate road authority.  


The proposal will not result in any changes to existing driveways or accesses. 


e) Consents will not be granted when any parcel involved requires access to be obtained 


where a traffic hazard would be created because of limited sight lines on curbs or grades 


or in proximity to intersections. The geometric and safety requirements of the applicable 


road authority shall apply.  


The proposal does not result in any change to accesses that would impact sight lines. 


f) Consent will be granted only when it has been established that for all parcels involved, soil 


and drainage conditions are suitable to permit the proper siting of a building, to obtain a 


sufficient and potable water supply where applicable and permit the installation of an 
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adequate means of sewage disposal. Consents requiring installation of septic tank 


systems, or other private sewage disposal systems will meet appropriate standards of the 


Ontario Building Code.  


 


This proposal only seeks a boundary adjustment between existing uses therefore this 


consent does not require installation of septic tank system or other private sewage 


disposal systems. 


 


g) Consent will be granted only when confirmation of sufficient reserve sewage system 


capacity and reserve water system capacity within municipal sewage services and 


municipal water services. 


This proposal is for a boundary adjustment between parcels on private services so it will 


not impact on reserve sewage system capacity and reserve water system capacity. 


h) No land severance shall be permitted in any hazardous area that is subject to flooding, 


erosion or steep slopes except for a severance, which meets the satisfaction of the Ministry 


of Natural Resources or the Niagara Peninsula Conservation Authority. This may include a 


requirement for an adequate setback from stable top of slope. 


The proposal does not involve development within hazardous lands. 


i) No land severance shall be permitted unless adequate lot grading and drainage can be 


addressed. Further, no land severance shall be permitted unless drainage can be properly 


outlet from the area, without impacting neighbouring properties, to the satisfaction of the 


Township. 


The proposed boundary adjustment will not have any drainage or lot grading impacts.   


j) Any consent will be required to conform with the policies of this plan and the provisions of 


the Zoning By-law. 


The proposed boundary adjustment conforms to the applicable policies of the Township 


Official Plan and applicable regulations of the Zoning By-law.   


k) Where a consent is granted which does not conform with the Plan or Zoning By-law, the 


Municipality may appeal the decision to the Ontario Municipal Board. 179 


This policy is not applicable.   


l) Consents will be permitted for infrastructure corridors and facilities where easements or 


rights of ways are not feasible.  


This policy is not applicable.   


Planning Opinion 
 
The purpose of the applications for consent is to consolidate the lands being used as an auto recycling 
operation into one parcel of land.  The owner plans to apply for Site Plan Approval once the lands are 
consolidated.  The two existing residential lots will continue in their existing residential use.  No new 
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building lots will be created and no new land uses will be introduced as a consequence of the approval of 
the consent applications.    
 
The proposed lot lines are located a significant distance from all natural heritage features located on site 
and will not have any impact on them.  The proposed consents are consistent with the Provincial Policies 
and conform to Provincial and Regional plans with respect to natural heritage policies.   
 
The proposed boundary adjustments are minor and technical in nature and conform to applicable Region 
of Niagara Policies for development in the Rural and Agricultural area.   
 
The proposed boundary adjustments are permitted by the Township of West Lincoln’s Official Plan and 
are consistent with relevant policies contained therein.    
 
The applications for Consent to Sever are appropriate for the subject lands, are consistent with the 
Provincial Policy Statement, conform to applicable Provincial and Regional plans, are consistent with the 
applicable policies of the Township of West Lincoln Official Plan, represent good planning and should be 
supported.  
 
 
 
 
 
Matthew Kernahan, MCIP, RPP  
Planning Manager  
Upper Canada Consultants  
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___________________________________________________________________________ 
 
 
 
Persons intending to make an application for a proposed development are required to consult with planning staff prior to 
submitting an application.  A pre-consultation meeting will identify what is required to be submitted for a complete application 
and will provide the opportunity to discuss: 


 the nature of the application; 


 development and planning issues; 


 fees; 


 the need for information and/or reports to be submitted with the application;  


 the planning approval process; 


 other matters, as determined. 
 
Individuals who make written submissions with respect to a Planning Act application should be aware that their 
submission and any personal information in their correspondence will become part of the public record and made 
available to the Applicant, Committee and Council. 


 
Pre-Consultation Meeting Date: November 18, 2021   


  
Site Address: 9578, 9558 & 9522 Regional Road 65  Approximate Land Area (metric): 69 hectares Total 
 
Site Legal Description: Concession 4 Part Lot 20, Part Lot 19        
 
Owner Contact Information: 


Name of Owner: Edward Plazek, Marilyn Plazek, Mac’s Auto Recyclers Inc.       
 
Phone Number:       Email:        
 
Principal Contact: Matt Kernahan – Upper Canada Consultants         
 
Phone Number:       Email:        
 


Application Type: 


 Official Plan Amendment (OPA) 
 Zoning Bylaw Amendment (ZBA) 
 Combined OPA/ZBA 
 Consent – Severance to Create New Lot   Boundary Adjustment   Consent – Easement  
 Minor Variance 
 Site Plan 
 Draft Plan of Subdivision 
 Draft Plan of Condominium – Standard  Vacant Land  Common Element  


 
 


Local Municipal Contact:  Gerrit Boerema    Phone:    905-957-5133     Email:     gboerema@westlincoln.ca             .  


 


1. Brief description of proposed development: 


UCC on behalf of the owners of Plazek Auto recyclers is looking to apply for three boundary adjustment 


applications to better align property boundaries with current uses and zoning as well as to separate 


residential uses from the commercial auto recycling operation. This is in anticipation of a site plan 


submission for the entire property, which the owners do not want applied to the residential components of 


the property. Currently the property is separated and owned by several different individuals. 


 


2. Check All Applicable:   Brownfield      Greenfield    Built-up   Greenbelt    Local CIP Area  


 


3. Development Charges:   Regional        By-law 62-2012,        Local       By-law 2009-63 


 


4. Existing Regional Policy Plan Designation: Rural Area       


Conformity with Regional Policy Plan land use designations and policies? :    Yes  No  


If ‘No’, what is the nature of the amendment needed? ________________________________________ 


___________________________________________________________________________________ 


 


Pre-consultation Meeting Form 


318 Canborough St.  P.O. Box 400 
Smithville, ON 
L0R 2A0 
T:   905-957-3346 
F: 905-957-3219 
www.westlincoln.ca 
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5. Existing Local Official Plan Designation: Rural Area         


Conformity with Official Plan land use designations and policies?      Yes  No  


If ‘No’, what is the nature of the amendment needed? _________________________________________ 


___________________________________________________________________________________ 
 


6. Existing Zoning: Agriculture ‘A’, Open Space ‘OS’ Agriculture ‘A-5’, Industrial ‘M2-5’, Environmental 


Protection ‘EP’ & Environmental Conservation ‘EC’ 


Conformity with existing zoning?:       Yes  No  


If ‘No’, what is the proposed zoning: Township staff are proposing a Township led housekeeping 


amendment which could clean up some of the zoning discrepancies on the property.  


7. Urban Design Guideline Applicable?  Yes  No  


8. Is Site Plan approval required?       Yes  No  


9. Open House Required?    Yes  No  


10. Fees Required at time of Submission of the Application 


Application 
Township Planning 


Department 
Region of 
Niagara 


Niagara Peninsula 
Conservation 


Authority 
Other Fees 


Regional Policy Plan 
Amendment 


    


Local Official Plan Amendment     


Zoning By-law Amendment     


Plan of subdivision     


Plan of Condominium     


Consent $1,190/application $885/application   


Site Plan Control or Amendment See separate pre-con    


Other 
$370/ application Final 
Certification 


$1,215 HydroG   


Pre-con fee deposit - $255.00*    


TOTAL     


 


Notes on Fees: 


 Notwithstanding the fees noted above, all fees are payable based upon the rate in the fee schedule by-
law in effect on the date the application is received. 


  Further fees may be required at a later date as per the fee schedule by-law. 


 Separate cheques shall be made payable to the appropriate agency. 


 In addition to all application fees set out above, the applicant shall pay to the Township prior to final 
approval, all peer review fees, engineering review costs and legal fees incurred by the Township in 
reviewing the application.   


 *$255 to be taken off of one application fee if applied for within one year.  
 


11. Development Charges (if applicable) 


 
Township 
Fee Rate 


Region of 
Niagara 
Fee Rate 


Notes 


Building Permit Fee  


   


   


Conditional Permit (if applicable)    


Municipal Development Charge    


Site Specific Development 


Charge - Sanitary 


   


Site Specific Development 
Charge - Storm 


   


Site Specific Development 
Charge - Water 


   


Development Charge Credits    


Other    


TOTAL    
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12. Additional Agencies to be contacted: 


□   HYDRO □   PIPELINES □   OTHER                                 


 


 


13. Additional Comments:  


TOWNSHIP PLANNING The subject property is within the rural area designation of the Township’s Official 


Plan. The Township’s Official Plan does not contain specific policies for this designation, in part due to the 


Plazek lands being the only lands within this designation. Therefore, the general consent policies of Section 


18.13 of the Official Plan Apply. The applicant is showing three separate boundary adjustments for the 


purposes of cleaning up ownership and limiting the lands to which a future site plan would apply. The 


Township is generally supportive of this and the site plan, which has been discussed at a previous pre-


consultation meeting. The Township does have one concern relating to the boundary adjustment number 5 


shown on UCC sketch – 9522 RR 20. 1 acre is the minimum lot size for residential lots on private servicing 


within the rural residential zone. Since the lot is narrow, a deeper lot would be required which would result in 


some of the lands currently being used for the auto wrecking business to be added to the residential lot. This 


would trigger the need for a record of site condition and the Township to be satisfied that the soils being 


included as part of the residential lot would be clean. Another consideration is the zoning on the property. The 


zoning does not appear to match the existing conditions on the site. The Township is willing through an 


ongoing housekeeping amendment to address the zoning, placing 1 & 2 to a rural zone and the remainder of 


the property to the M2-5 zone excluding the environmental zonings which will remain unchanged. Township 


planning would like to see a short planning justification letter providing the background to the adjustments and 


how it complies with 18.13 of the OP and how it relates to the forthcoming site plan. Township staff will also 


need to see a septic analysis of the system on 9522 RR65 ‘lot 5’ to ensure it is in good working order (18.13 f.). 


REGION OF NIAGARA 


The subject lands are identified as Rural Lands per the Provincial Policy Statement (PPS) and are designated 


as Rural Area in the Regional Official Plan (ROP). Development in these areas is to be compatible with the 


rural landscape and be sustained by rural service levels. The minimum lot size for residential lots within the 


Rural Area shall be about 1 acre (0.4 hectares). It is recognized that this concept is proposing a number of 


boundary adjustments and will not result in the creation of any new rural residential lots. It is unclear how large 


the lot area of Part 5 will be; staff will require the submission of a hydrogeological study with this boundary 


adjustment to confirm that Part 5 will be able to maintain private services for the long term, if it is less than 1 


hectare in area, and subject to any Township requirements.  


Regional staff will be looking for a Planning Justification Brief or letter to be provided with the consent 


applications to outline the reasoning behind all of the boundary adjustments (i.e. what is the ultimate goal, will 


the Plazek Auto use require any additional land in the future (this should be considered at this point in time), 


etc.). The Brief/letter should also address how the boundary adjustments can be considered minor in nature, 


per Provincial and Regional policies.  


The subject property is impacted by the Region’s Core Natural Heritage System (CNHS), consisting of the Wolf 


Creek Provincially Significant Wetland Complex (PSW), The portion of the property containing these features is 


also mapped as part of the Growth Plan (2019) Provincial Natural Heritage System (NHS). As such, this 


feature is considered a Key Natural Heritage Feature (KNHF) and a Key Hydrologic Feature (KHF) and the 


natural heritage policies identified in the Provincial Growth Plan apply accordingly. Growth Plan policies 


typically require the completion of a Natural Heritage Evaluation (NHE) when development and/or site 


alteration is proposed within 120 metres (m) of a KNHF/KHF. Regional policies similarly require the completion 


of an Environmental Impact Study (EIS) when development and/or site alteration is proposed within 120 m of 


PSW. Further, Growth Plan policies also require that a minimum 30 m Vegetation Protection Zone (VPZ) as 


measured from the outside boundary of a KNHF/KHF be established as natural self-sustaining vegetation. 


Development and/or site alteration is not permitted within a KNHF or its VPZ. All proposed lot lines are outside 
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of the above-noted setback. As such, Environmental planning staff offer no requirements. However, staff note 


that future Planning Act applications on the subject properties may require further study. 


No Regional Road widening is required (Bismark Road = Regional Road 65). Prior to any construction or 


entrance alteration occurring within the Regional Road allowance, the applicant will be required to obtain a 


Regional Construction Encroachment and/or Entrance Permit from Niagara Region’s Transportation Services 


Division.  


Regional curbside waste collection limits (for commercial use): 


- 8 recycling and 8 organics bins collected weekly;  


- 8 garbage bags/cans collected bi-weekly.  


Regional review fees:  


- Consent: $885 per consent 


- Hydrogeological Study review: $1,215 per study 


            Regional study requirements:  


- Hydrogeological Study 


- Planning Justification Brief/letter 


 


NPCA 


The NPCA's regulated mapping indicates that the subject property is traversed by NPCA regulated 


Watercourses - these are shown on the attached mapping of the property. NPCA policy does not prohibit lot 


lines bisecting a Watercourse. As such, the NPCA will have no objections to the proposed boundary 


adjustment. However, please note that the NPCA will still regulate development within 15 metres from the 


top of bank of the Watercourse on site. Please note that development or site alteration within 15 metres of 


a watercourse requires a work permit from the NPCA, and possibly studies to be provided to the NPCA 


depending on the scope, nature and location of what is being proposed. The 15 metre buffers are shown on 


the attach mapping. 


TOWNSHIP PUBLIC WORKS 


As per the Public Works Severance Application Condition Request Policy POL-PW-1-18, a road widening is 


requested where the right-of-way of a Township road is deficient of the required 20m. 1461 RR2 has frontage 


on Concession 3 Rd which is deficient of the required right-of-way, therefore Public Works requests a road 


widening along the length of the property on Concession 3 Rd as a condition of severance. The widening 


would be approximately 1m, the surveyor will confirm. Where a road widening is greater than 150m in length, 


as is the case here, the Township does contribute to the cost of having the survey completed and dedicating 


the parcel to the Township.  


TOWNSHIP BUILDING 


No comments at this time.             


 


14. Site Visit:  


 


15. Incentive Programs: 


___________________________________________________________________________________


___________________________________________________________________________________                                                           
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16. Required Information and Studies to be submitted with the Application(s).  Studies identified with an asterisk* will 


likely require a peer review at the cost of the developer. 
L


o
c
a
l 


 R
e


g
io


n
 


 N
P


C
A
 


 


Reports, Studies, Plans  
(See Notes for additional details) 


 


No. of Copies 
 


Notes 


Digital Paper  


  Planning Justification Letter/Brief  5  


   Conceptual Site Plan  5  


   Survey Sketch  5  


   Draft Regional Policy Plan Amendment    


   Draft Local Official Plan Amendment    


   Land Use/Market Needs*    


   Urban Design/Landscape Plans    


   Archaeology Assessment    


   Cultural Heritage Impact Assessment*    


   Environmental Impact Study    


   Environmental Planning Study/ Sub-Watershed Study    


   Tree Inventory Preservation Plan    


   Floodplain and Hazard Lands Boundary Plan    


   Geotechnical     


   Environmental Site Assessment    


   Air Quality/Noise & Vibration Study*    


   Agricultural Impact Assessment     


   Farm Operation and Ownership    


   Minimum Distance Separation I & II    


   Mineral Aggregate Resources    


   Municipal Servicing Study    


   Phasing Plan    


   Sensitive Land Use Report    


   Slope Stability Report    


   Stormwater Management Plan    


   Transportation Impact Study/Parking Impact Analysis    


   Hydrogeological Study and Private Servicing Plans*  5 For ‘Lot 5’ since under 1 ha 


   Soil report    


   Financial Impact Assessment*    


   Shadow Analysis    


   Risk Management Study    


   Gas Well Study/Gas Migration Study    


   Wind Study*    


   Cistern for Fire Purposes under OBC    


   Other*    


 


Notes: 


1. The purpose of this document is to identify the information required to commence processing and 
evaluating an application as set out in the Planning Act.  This pre-consultation process is designed to 
proceed based on the mutual agreement of the parties as shown by the signatures below.  


  
2. Pre-consultation does not imply or suggest any decision whatsoever on behalf of staff or the municipality 


to either support or refuse the application. 
 


3. The applicant should be aware that the information provided is accurate as of the date of the 
preconsultation meeting. Should an application not be submitted in the near future, and should other 
policies, by-laws or procedures be approved by the Province, Municipality, Region or other agencies prior 
to the submission of a formal application, the applicant will be subject to any new policies, by-laws or 
procedures that are in effect at the time of the submission of a formal application.  If an application is not 
submitted within 1 year, it is advisable that the applicant confirm with the municipality the directives of 
the original preconsultation meeting. 
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4. Any application submitted without the information identified in this Pre-consultation Document will be 
deemed incomplete and not processed.  Alternately, staff may recommend refusal of the application 
based upon insufficient information to properly evaluate the application. 
 


5. The applicant acknowledges that the Municipality and Region considers the application forms and all 
supporting materials including studies and drawings, filed with any application to be public information 
and to form part of the public record. With the filing of an application, the applicant consents and hereby 
confirms that the consent of the authors of all supporting reports have been obtained, to permit the 
Municipality and Region to release the application and any supporting materials either for its own use in 
processing the application, or at the request of a third party, without further notification to, or permission 
from, the applicant.  


 


6. It is hereby understood that during the review of the application additional studies or information may be 
required as a result of issues arising during the processing of the application or the review of the 
submitted studies. 
 


7. If the Municipality or Region does not have sufficient expertise to review and determine that a study is 
acceptable, the Municipality may require a peer review.  The cost of the peer review shall be paid for by 
the applicant. The Terms of Reference for a peer review is determined by the Municipality or Region.  
 


8. Some studies may require NPCA review and clearance/approval.  In this instance, the NPCA review fee 
shall be paid by the applicant. 


 


9. All plans and statistics must be submitted in metric. 
 


10. It is hereby understood that during the review of the application additional applications, studies or 
information may be required as a result of issues arising during the processing of the application. 
 


11. There may also be financial requirements arising from the application, including, but not limited to, 
parkland dedication, development charges, payment of outstanding property taxes, deferred local 
improvement charges, cost for lifting 0.3 metres reserves, and reimbursement for road widening 
acquisition or road improvements. 
 


12. Engineering review done in association with an application will be billed to the applicant.   
 


Signatures: 
 
 
___________________  ________________________ _______________ 
Township Planning Staff  Township Planning Staff (signature) Date 
 
 
___________________  ________________________ _______________ 
Township Public Works Staff Township Public Works (signature) Date 
 
 
___________________  ________________________ _______________ 
Township Building Staff  Township CBO (signature)  Date 
 
 
___________________  ________________________ _______________ 
Regional Staff   Regional Staff (signature)  Date 
 
 
___________________  ________________________ _______________ 
Regional Staff   Regional Staff (signature)  Date 
 
___________________  ________________________ _______________ 
NPCA Staff   Conservation Staff (signature) Date 


 
 
___________________  _______________________  _______________ 
Agent    Agent (signature)   Date 
 
 
___________________  _______________________  _______________ 
Owner    Owner (signature)   Date 
 
 
___________________  _______________________  _______________ 
Other    Other (signature)   Date 
 


 
 
 



gboerema

Typewritten Text

Gerrit Boerema



gboerema

Typewritten Text

Katie Young



gboerema

Typewritten Text

Matt Kernahan 



gboerema

Typewritten Text

Joe Plazek



gboerema

Typewritten Text

Meghan Birbeck







REGIONAL ROAD 65 (SILVER STREET)


CONCESSION ROAD 3


C
A


IS
TO


R
VI


LL
E 


R
O


A
D


WEST LINCOLN


PLAZEK AUTO RECYLERS
LAND ASSEMBLY


.


1954-LA


CURRENT LAND OWNERS


PROPERTY LINES


1
2


3 5


6


74



AutoCAD SHX Text

REF No.



AutoCAD SHX Text

DWG No.



AutoCAD SHX Text

SCALE



AutoCAD SHX Text

DATE



AutoCAD SHX Text

1:5000



AutoCAD SHX Text

2020-10-28



AutoCAD SHX Text

Ontario



AutoCAD SHX Text

Fax:    (905)688-5274



AutoCAD SHX Text

Phone:  (905)688-9400



AutoCAD SHX Text

L2W 1A3



AutoCAD SHX Text

St. Catharines,



AutoCAD SHX Text

30 Hanover Drive Unit 3



AutoCAD SHX Text

MARILYN PLAZEK



AutoCAD SHX Text

ED PLAZEK



AutoCAD SHX Text

MAC'S AUTO RECYCLERS



AutoCAD SHX Text

ED PLAZEK



AutoCAD SHX Text

NEW PROPERTY BPOUNDARY



AutoCAD SHX Text

FINAL SITE PLAN BOUNDARY



AutoCAD SHX Text

EXISTING SURROUNDING



AutoCAD SHX Text

PROPERTIES







Pre-Consultation Meeting Request Form
Township of West Lincoln Planning and Building Department


Updated: January 2020


 Please fill out the following to arrange a pre-consultation meeting with Township Staff. Pre-consultation
meetings are held on the first and third Thursdays of every month, on a first come, first serve basis and are
held at the Township Municipal Office, Committee Room 1, 318 Canborough Street Smithville, ON,
L0R 2A0.


Once filled and returned, Township staff will schedule the meeting date and circulate to the Niagara
Peninsula Conservation Authority, Region of Niagara, Building Department and Public Works
Departments, as well as other applicable agencies. Pre-Consultation meetings are required prior to
submission of the following Planning Applications: Severance, Subdivision, Condominium, Site Plan and
Zoning By-law Amendments. 


A fee of $255.00 is required for scheduling a pre-consultation meeting. This fee can be used towards a
planning application fee related to the pre-consultation meeting within 1 year of the pre-consultation
meeting.


Please submit this completed form and any required attachments to:


Gerrit Boerema, Planner II


gboerema@westlincoln.ca


Telephone: (905) 957-5133


1.(a) Subject Property Information - Street
Address: *


9530 Bismark Road (Regional Road 65)


Unit No.: Lot/Con:


Municipality:


West Lincoln


Postal Code:


L0R 1E0


Plan Number:



mailto:gboerema@westlincoln.ca





Roll Number:


260201000335500; 260201000335500; 
260201000335505; 260201000335600; 
260201000304802


Land Area:


1.(b) Applicant - Applicant is: *


 Owner  Authorized Agent of Owner


Last Name: *


Kernahan


First Name: *


Matt


Corporation or Partnership:


Upper Canada Consultants


Street Address:


30 Hannover Drive


Unit No.:


3


Lot/Con:


Municipality:


St. Catharines


Postal Code:


L2W 1A3


Province:


ON


Telephone Number: *


(905) 688-9400


Cell Number: Email:


matt@ucc.com


1.(c) Owner (if different from applicant)


Last Name: First Name: Corporation or Partnership:


Plazek Auto Recyclers


Street Address:


9530 Bismark Road (Regional Road 65)


Unit No.: Lot/Con:


Municipality:


West Lincoln


Postal Code:


L0R 1E0


Province:


ON







Telephone Number:


(905) 957-8111


Cell Number: Email:


joeplazek@plazek.com


2. Please name those who will be attending the pre-consultation meeting. *


Matt Kernahan (Agent)


3. Description of Proposal: *


The applicant is proposing to assemble the properties into one consolidated parcel to which a site plan 
can be registered. The applicant proposes  the following: a. Parcel one will be severed from parcel four, 
and  Parcel four will be merged with parcel seven. b. A boundary adjustment will be completed between 
Parcel seven and Parcels two/three.  Parcel three will be merged with Parcel seven.   c. Parcel five will 
be severed from Parcel six.  Parcel six will be merged with Parcel seven.


   


4. Please attach a draft sketch of the proposal when submitting this form. *


File Name


1954_Plazek Auto Recycling_Land Assembly Plan_21.10.28_AV.pdf 
631.4 KB


5. Property Information


Does the property abut a ravine, watercourse, wetland or shoreline? *


 Yes  No


Has the property been used or is being used as an industrial or commercial property? *


 Yes  No


Is the property a former waste disposal site? *


 Yes  No


Are there any potential contamination issues on the subject lands? *


 Yes  No


Is the proposed building or development near a livestock barn or manure storage facility? *


 Yes  No



https://forms.westlincoln.ca/_Document/Download/c43551bf-f5e3-4255-913f-add4010087ea

https://forms.westlincoln.ca/_Document/Download/c43551bf-f5e3-4255-913f-add4010087ea





Is there a natural gas well or other petroleum resource operation on the subject property?
(Please show any wells on sketch) *


 Yes  No


If yes, is the gas well(s) being actively used for resource extraction?


 Yes  No


Are there any gas wells in within 75 metres of the proposed development? (e.g. building location,
proposed lot line, parking lot, etc.) *


 Yes  No


Are there any water wells on the subject property? (Please show location of any wells on sketch)
*


 Yes  No


If yes, is the well being actively used?


 Yes  No


6. Declaration of Applicant


I *


Matt Kernahan


ceritfy that the information provided on this document is true to the best of my knowledge and that this
information can be shared with various agencies and departments as part of the planning review process.


Date: *


11/2/2021


Signature: *










Thank You
Change the text for this message.













		COMMITTEE OF ADJUSTMENT

		NOTICE OF PUBLIC HEARING FOR THE COMMITTEE OF ADJUSTMENT (CONSENT APPLICATION)

		DATE:  Wednesday, June 22nd, 2022

		TIME:  7:00 p.m.

		LOCATION: ZOOM MEETING (see below for further information)

		About the Application for Consent (Location Map & Severance sketch on back):

		B02/2022WL – Plazek

		(Roll No.: 260201000335600): 9558 Silver Street










 
 
 
__________________________________________________________________________________________ 


COMMITTEE OF ADJUSTMENT 
 
NOTICE OF PUBLIC HEARING FOR THE COMMITTEE OF ADJUSTMENT (CONSENT 
APPLICATION) 
 


Get involved with your input.  The Township of West Lincoln Committee of Adjustment will hold a 
public hearing in accordance with the Planning Act, Section 53(5)(a) at an accessible facility where 
the matter below will be considered.  The meeting will take place: 
 


 DATE:  Wednesday, June 22nd, 2022 
 TIME:  7:00 p.m. 
 LOCATION: ZOOM MEETING (see below for further information) 
 


About the Application for Consent (Location Map & Severance sketch on back): 
 
B03/2022WL – Plazek 
(Roll No.: 260201000335505): 9578 Silver Street  
An application for a minor boundary adjustment has been submitted for the subject property. 
This application is part 2 of 2 with consent file B02/2022WL being the other related application. 
This application is proposing Parcel 4 – 5.75 hectares to be severed and then merged with the 
adjacent property to the south being Parcel 5, Mac’s Auto Recyclers Inc. at 1461 Regional 
Road 2. These applications are being done to better consolidate the auto recycling operation 
onto one parcel to permit site plan approval.  
 
**HOW TO PROVIDE COMMENTS – PLEASE READ** 
Due to COVID-19, the Township will be hosting public meetings via ZOOM, an online video-
conferencing system. Please submit your written comments by Friday, June 17th, 2022 to have 
them included in Staff’s report for the application. Please submit your comments electronically to 
Madyson Etzl metzl@westlincoln.ca with the file number for the application or via the Township’s 
dropbox in the back parking lot.   
 


If you submit comments after this date, they may not be included in Staff’s report. Please ensure all 
comments have been submitted prior to Wednesday, June 22nd, 2022 at 4pm. The comments will 
instead be read into the public record during the meeting. While residents are encouraged to make 
written submissions to the committee, members of the public will also be able to provide verbal 
comments at Committee of Adjustment through Zoom. Please contact the Secretary-Treasurer 
Madyson Etzl metzl@westlincoln.ca or 905-957-5140 by 12pm on June 22nd, 2022 to speak at the 
meeting and you will be provided access to the meeting. Please state the date of the meeting and 
the file number you wish to address. If you are not able to access ZOOM through a computer, there 
is an option to call into the meeting through phone numbers and a code provided. If you wish to 
participate and cannot access the meeting through Zoom through a computer or by calling in, 
please notify the Secretary-Treasurer and all efforts will be made to accommodate your needs.   
 


Any written comments received with regard to this application will constitute part of the 
public record for this particular file, in accordance with the Planning Act. 
 


Important information about making a submission: 
If a person or public body that files an appeal of a decision of the Committee of Adjustment in 
respect of the proposed minor variance does not make written submissions to the Committee of 
Adjustment before it gives or refuses the minor variance application, the Local Planning Appeal 
Tribunal may dismiss the appeal.   
 


For more information: 
Planning documents and background material for any application is available during regular office 
hours by contacting the planning department at 905-957-3346 or planning@westlincoln.ca and 
making an appointment.  
  


Copies of the Staff Report will be available on Friday, June 17th, 2022, after 4 PM.   
If you wish to be notified of the decision of the Committee of Adjustment in respect of the proposed 
minor variance, you must make a written request to: 
 


Madyson Etzl, Secretary Treasurer of the Committee of Adjustment 
Township of West Lincoln, 318 Canborough Street, Smithville, ON L0R 2A0 


metzl@westlincoln.ca 
Dated: May 31th, 2022 


318 Canborough St.  P.O. Box 400 
Smithville, ON 
L0R 2A0 
T:  905-957-3346 
F: 905-957-3219 
www.westlincoln.ca 



mailto:planning@westlincoln.ca













 
 


 
 
May 5, 2022 UCC File: 1954 
                                                                                                                   
  
To: Township of West Lincoln 
 318 Canborough St. 
 P.O. Box 400 
 Smithville, ON, L0R 2A0 
 
Attn: Meghan Birbeck, Secretary Treasurer - Committee of Adjustment  


 
Re: Planning Brief - Consent  
 9578, 9558, 9522 Regional Road 65, West Lincoln 


 
Introduction 
 
Upper Canada Consultants were retained by Mac’s Auto Recyclers Inc. (Edward and Marilyn Plazek) on 
behalf of the owners of the properties located at 9578, 9558, 9522 Regional Road 65, West Lincoln, to 
complete a Planning Justification Brief in support of Applications for Consent for the properties.  The 
purpose of this letter is to satisfy the Township and Region of Niagara requirement for a Planning 
Justification Brief.   
 
A Pre-Consultation meeting regarding this application was held on November 18, 2021.  The Record of 
Pre-Consultation requested a short planning justification letter providing background to the adjustments 
and how it complies with 18.13 of the Official Plan. 
 
Subject Lands 
 
The subject lands are legally described as Concession 4, Part Lot 20, Part Lot 9 in the Township of West 
Lincoln within the Regional Municipality of Niagara and are known municipally as 9578, 9558, 9522 
Regional Road 65, West Lincoln.  The subject properties are comprised of Mac’s Auto Recyclers, and two 
residential lots. 
 
The subject lands are designated as Rural Area in the Regional Official Plan.  The subject property is 
within the Rural Area designation of the Township of West Lincoln’s Official Plan.  The Township’s 
Official Plan does not contain specific policies for this designation as the subject lands being the only 
lands within this designation.  The existing zoning for the subject lands includes; Agriculture – A, Open 
Space – OS, Agriculture – A5, Industrial - M2-5, Environmental Protection – EP and Environmental 
Conservation – EC.  The existing zoning for the subject property imperfectly align with the existing 
residential and auto recycling land uses.  Township staff are proposing a Township led housekeeping 
amendment which will align the zoning of the property with the current land uses. 
 
Proposal 
 
The Mac’s auto recycling business currently operates on three parcels of land.  Two of the parcels of land 
(#9558 and #9578) also contain single detached dwellings and associated uses.  The purpose of the 
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application is to consolidate the land upon which the auto recycling operation is operating into a singular 
parcel of land.  The property boundary between the lot containing the single detached dwelling with the 
municipal address #9558 and the auto recycling operation will be realigned to coincide with the boundary 
between the auto recycling and residential land uses.  Similarly, property boundary between the lot 
containing the single detached dwelling with the municipal address #9578 and the auto recycling 
operation will be realigned to coincide with the boundary between the auto recycling and residential land 
uses.   No new lots or change of land use are proposed through this development approvals process.  The 
purpose of the land consolidation process is to permit the application for Site Plan Approval for the auto 
recycling operation to proceed on a single parcel of land.   
 
Figures 1 and 2 demonstrate the land division process required to implement the proposal.  Part 2 will be 
severed from Part 1; Part 4 will be severed from Part 3; and Parts 2 and 4 will merge with Part 5.  Parts 1 
and 3 will continue in in their existing residential use.  Parts 2, 4 and 5 will be merged together as one 
parcel and will continue to be used as an auto recycling operation. 
 


  











 
 


 
 


Planning Justification Brief  May 5, 2022 
9578, 9558 & 9522 RR 65 
 


 


  Page 4 of 9 


Planning Analysis 
 
Planning Act 
 
Section 51(24) of the Planning Act applies to the consideration of applications for consent.  The following 
provides an analysis of the proposed consents in the context of Section 51 (24) of the Planning Act. 
 
The proposed severances are technical in nature as they will realign property boundaries to make them 
coincide with existing, long-standing land uses and they will not create any new building lots.  Section 
51(24) is used to assess the appropriateness of land division processes that create new parcels of land for 
development purposes and is not directly applicable to this technical boundary adjustment exercise.  
Nevertheless, the following is provided to assist in the analysis of this proposal in the context of Section 
51(24) of the Planning Act.   
 


(a) the effect of development of the proposed subdivision on matters of provincial interest as 
referred to in section 2; 
 
The proposed consents are technical and will not affect any matters of provincial interest.   
 
(b) whether the proposed subdivision is premature or in the public interest; 
 
The proposed consents will align property boundaries with existing land uses.  The consents are 
not premature as the land uses exist and are in the public interest.   
 
(c) whether the plan conforms to the official plan and adjacent plans of subdivision, if any; 
 
The Township Official Plan specifically recognizes the existing auto recycling operation.  
Consolidating the lands upon which the business operates conforms to the Official Plan.  The 
land division process conforms with the adjacent Merrivale Acres Plan of Subdivision.   
 
(d) the suitability of the land for the purposes for which it is to be subdivided; 
 
The land uses on the property exist and will not be changed as a consequence of the consents.  
The land is suitable for the existing uses.   
 
(d.1) if any affordable housing units are being proposed, the suitability of the proposed units for 
affordable housing; 
 
This policy is not applicable to these applications.  
 
(e) the number, width, location and proposed grades and elevations of highways, and the 
adequacy of them, and the highways linking the highways in the proposed subdivision with the 
established highway system in the vicinity and the adequacy of them; 
 
The subject lands will maintain their current accesses from Regional Road 65 which require no 
changes. 
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(f) the dimensions and shapes of the proposed lots; 
 
The dimensions and shapes of the lots comply with the minimum lot size for residential lots 
within the Rural Area and align with the existing land uses. 
 
(g) the restrictions or proposed restrictions, if any, on the land proposed to be subdivided or the 
buildings and structures proposed to be erected on it and the restrictions, if any, on adjoining 
land; 
 
There are no restrictions on the lands to be severed or retained that impact the proposed lot 
line configuration.   
 
(h) conservation of natural resources and flood control; 
 
The proposed boundary adjustments will not have any impact on the natural resources or a 
flood plain. 
 
(i) the adequacy of utilities and municipal services; 
 
The proposed boundary adjustments do not impact on the current or future uses of utilities or 
municipal services. 
  
(j) the adequacy of school sites; 
 
The proposal does not impact on the adequacy of school sites. 
 
(k) the area of land, if any, within the proposed subdivision that, exclusive of highways, is to be 
conveyed or dedicated for public purposes; 
 
There are no lands to be dedicated for public purposes. 
 
 (l) the extent to which the plan’s design optimizes the available supply, means of supplying, 
efficient use and conservation of energy; and 
 
This policy is not applicable to the proposed severances.  
 
(m) the interrelationship between the design of the proposed plan of subdivision and site plan 
control matters relating to any development on the land, if the land is also located within a site 
plan control area designated under subsection 41 (2) of this Act or subsection 114 (2) of the City 
of Toronto Act, 2006.  1994, c. 23, s. 30; 2001, c. 32, s. 31 (2); 2006, c. 23, s. 22 (3, 4); 2016, c. 25, 
Sched. 4, s. 8 (2). 
 
The purpose of the subject applications is to facilitate Site Plan Control on the auto recycling 
operation.   


 
  







 
 


 
 


Planning Justification Brief  May 5, 2022 
9578, 9558 & 9522 RR 65 
 


 


  Page 6 of 9 


Provincial Policy Statement  
 


The subject lands are located outside of the Township of West Lincoln (Smithville) Urban Area 
and are identified by the Region of Niagara Official Plan as being within the Rural Area.  Rural 
Areas are defined by the PPS as lands within rural settlement areas, prime agricultural areas, 
natural heritage features and resource areas.  Policies for Rural Areas are found under Section 
1.1.4 of the PPS. Policy 1.1.4.1 includes policy for creating that healthy, integrated and viable 
rural areas.  The applications for consent are consistent with Provincial Policy for rural areas as 
they will preserve an existing rural commercial operation that contributes positively to the 
community and will also maintain existing residential uses that are consistent with the rural 
character of the area.   
 
Provincial Policy 1.1.5 contains policies for development in rural areas.  The proposed boundary 
adjustment is consistent with these policies for the following reasons: 


 The boundary adjustments constitute residential development, in part, that is locally 
appropriate as it will maintain existing rural residential land uses; 


 The development is compatible with the rural landscape and can be sustained on 
existing private services; 


 The boundary adjustments will allow the site plan approval of an existing commercial 
operation to proceed which sustains the existing operation and preserves the ability for 
an existing operation which requires separation from other uses to operate.    


 
Natural Heritage policies are contained in Section 2.1 o the Provincial Policy Statement.  Natural Heritage 
features located on site are located a significant distance away from the lot lines that will be adjusted 
through this proposal and will not be impacted by the development.  The proposal is therefore consistent 
with Provincial Policy 2.1.   
 
Growth Plan for the Greater Golden Horseshoe 
 


The policies of the Growth Plan are based on the realization of the vision for the Greater 
Golden Horseshoe (GGH), as set out in the Guiding Principles under Section 1.2.1.   Specific 
policies for Rural Areas are contained in Section 2.2.9.  The proposed minor boundary 
adjustments conform to the policies of Section 2.2.9 as they are compatible with the rural 
landscape, can be sustained on private services and do not aversely affect agricultural or 
natural heritage resources.  The applications also conform with Growth Plan policies contained 
in Section 4.2 as they do not impact natural heritage features or hydrologic features that are 
located on site a significant distance from the area where lot lines are proposed to be adjusted.   
 
Region of Niagara Official Plan 
 
The Region of Niagara Official Plan designates the subject property as Rural Area.  Policies for 
Rural and Agricultural Areas are contained in Section 5.B of the Regional Policy Plan.   Policy 5.B 
permits consents for minor boundary adjustments for technical reasons that do not create a 
new building lot.  The proposed consents are technical and nature and will not create a building 
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lot.  The consents will also not have any impact on natural environment features identified in 
Section 8 of the plan.  The proposed consents are therefore consistent with the relevant 
policies of the Region of Niagara Official Plan.      
 
Township of West Lincoln Official Plan  
 
The subject property is within the Rural Area designation of the Township’s Official Plan.  The Township’s 
Official Plan does not contain specific policies for this designation as the portion of the site that is occupied 
by the auto recycling operation being the only lands within the municipality with this designation.  The 
policies found in Section 4.5 of the Official Plan permit the use of the property for the auto recycling 
operation and include policies for ensuring the operation does not have negative impacts on surrounding 
properties.  The proposed consents that will consolidate the parcels of land upon which the auto recycling 
operation occurs and are permitted by the Rural Official Plan policies.    
 
General consent policies are contained in Section 18.13 of the Township of West Lincoln Official Plan.  
 


18.13.1 General Policies for Consents  
 


a) Development will be in accordance with the designated uses as shown on the Official Plan 


Land Use Maps and the provisions of the Zoning By-law. 178  


 


The proposal meets the designation and provisions are set out in the Official Plan. 


 


b) Any lot or remnant parcel created must have adequate frontage on a public road that is 


maintained year-round and is of an adequate standard of construction to provide access 


for the intended use. 


There will be no change to the existing frontages of the three lots. 


c) No land severance shall create a traffic hazard, or have limited sight lines on curves or 


grades. 


The proposal will not result in any changes to existing driveways or accesses. 


d) Access to a Provincial Highway, a Regional road or a local road shall be in accordance with 


the access provisions of the appropriate road authority.  


The proposal will not result in any changes to existing driveways or accesses. 


e) Consents will not be granted when any parcel involved requires access to be obtained 


where a traffic hazard would be created because of limited sight lines on curbs or grades 


or in proximity to intersections. The geometric and safety requirements of the applicable 


road authority shall apply.  


The proposal does not result in any change to accesses that would impact sight lines. 


f) Consent will be granted only when it has been established that for all parcels involved, soil 


and drainage conditions are suitable to permit the proper siting of a building, to obtain a 


sufficient and potable water supply where applicable and permit the installation of an 
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adequate means of sewage disposal. Consents requiring installation of septic tank 


systems, or other private sewage disposal systems will meet appropriate standards of the 


Ontario Building Code.  


 


This proposal only seeks a boundary adjustment between existing uses therefore this 


consent does not require installation of septic tank system or other private sewage 


disposal systems. 


 


g) Consent will be granted only when confirmation of sufficient reserve sewage system 


capacity and reserve water system capacity within municipal sewage services and 


municipal water services. 


This proposal is for a boundary adjustment between parcels on private services so it will 


not impact on reserve sewage system capacity and reserve water system capacity. 


h) No land severance shall be permitted in any hazardous area that is subject to flooding, 


erosion or steep slopes except for a severance, which meets the satisfaction of the Ministry 


of Natural Resources or the Niagara Peninsula Conservation Authority. This may include a 


requirement for an adequate setback from stable top of slope. 


The proposal does not involve development within hazardous lands. 


i) No land severance shall be permitted unless adequate lot grading and drainage can be 


addressed. Further, no land severance shall be permitted unless drainage can be properly 


outlet from the area, without impacting neighbouring properties, to the satisfaction of the 


Township. 


The proposed boundary adjustment will not have any drainage or lot grading impacts.   


j) Any consent will be required to conform with the policies of this plan and the provisions of 


the Zoning By-law. 


The proposed boundary adjustment conforms to the applicable policies of the Township 


Official Plan and applicable regulations of the Zoning By-law.   


k) Where a consent is granted which does not conform with the Plan or Zoning By-law, the 


Municipality may appeal the decision to the Ontario Municipal Board. 179 


This policy is not applicable.   


l) Consents will be permitted for infrastructure corridors and facilities where easements or 


rights of ways are not feasible.  


This policy is not applicable.   


Planning Opinion 
 
The purpose of the applications for consent is to consolidate the lands being used as an auto recycling 
operation into one parcel of land.  The owner plans to apply for Site Plan Approval once the lands are 
consolidated.  The two existing residential lots will continue in their existing residential use.  No new 
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building lots will be created and no new land uses will be introduced as a consequence of the approval of 
the consent applications.    
 
The proposed lot lines are located a significant distance from all natural heritage features located on site 
and will not have any impact on them.  The proposed consents are consistent with the Provincial Policies 
and conform to Provincial and Regional plans with respect to natural heritage policies.   
 
The proposed boundary adjustments are minor and technical in nature and conform to applicable Region 
of Niagara Policies for development in the Rural and Agricultural area.   
 
The proposed boundary adjustments are permitted by the Township of West Lincoln’s Official Plan and 
are consistent with relevant policies contained therein.    
 
The applications for Consent to Sever are appropriate for the subject lands, are consistent with the 
Provincial Policy Statement, conform to applicable Provincial and Regional plans, are consistent with the 
applicable policies of the Township of West Lincoln Official Plan, represent good planning and should be 
supported.  
 
 
 
 
 
Matthew Kernahan, MCIP, RPP  
Planning Manager  
Upper Canada Consultants  







9530 Silver Street


Caistor Centre ON


L0R 1E0


joeplazek@plazek.com
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Marilyn Joyce Plazek


To consolidate auto recycling operation onto one parcel to permit site plan 
approval.
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___________________________________________________________________________ 
 
 
 
Persons intending to make an application for a proposed development are required to consult with planning staff prior to 
submitting an application.  A pre-consultation meeting will identify what is required to be submitted for a complete application 
and will provide the opportunity to discuss: 


 the nature of the application; 


 development and planning issues; 


 fees; 


 the need for information and/or reports to be submitted with the application;  


 the planning approval process; 


 other matters, as determined. 
 
Individuals who make written submissions with respect to a Planning Act application should be aware that their 
submission and any personal information in their correspondence will become part of the public record and made 
available to the Applicant, Committee and Council. 


 
Pre-Consultation Meeting Date: November 18, 2021   


  
Site Address: 9578, 9558 & 9522 Regional Road 65  Approximate Land Area (metric): 69 hectares Total 
 
Site Legal Description: Concession 4 Part Lot 20, Part Lot 19        
 
Owner Contact Information: 


Name of Owner: Edward Plazek, Marilyn Plazek, Mac’s Auto Recyclers Inc.       
 
Phone Number:       Email:        
 
Principal Contact: Matt Kernahan – Upper Canada Consultants         
 
Phone Number:       Email:        
 


Application Type: 


 Official Plan Amendment (OPA) 
 Zoning Bylaw Amendment (ZBA) 
 Combined OPA/ZBA 
 Consent – Severance to Create New Lot   Boundary Adjustment   Consent – Easement  
 Minor Variance 
 Site Plan 
 Draft Plan of Subdivision 
 Draft Plan of Condominium – Standard  Vacant Land  Common Element  


 
 


Local Municipal Contact:  Gerrit Boerema    Phone:    905-957-5133     Email:     gboerema@westlincoln.ca             .  


 


1. Brief description of proposed development: 


UCC on behalf of the owners of Plazek Auto recyclers is looking to apply for three boundary adjustment 


applications to better align property boundaries with current uses and zoning as well as to separate 


residential uses from the commercial auto recycling operation. This is in anticipation of a site plan 


submission for the entire property, which the owners do not want applied to the residential components of 


the property. Currently the property is separated and owned by several different individuals. 


 


2. Check All Applicable:   Brownfield      Greenfield    Built-up   Greenbelt    Local CIP Area  


 


3. Development Charges:   Regional        By-law 62-2012,        Local       By-law 2009-63 


 


4. Existing Regional Policy Plan Designation: Rural Area       


Conformity with Regional Policy Plan land use designations and policies? :    Yes  No  


If ‘No’, what is the nature of the amendment needed? ________________________________________ 


___________________________________________________________________________________ 


 


Pre-consultation Meeting Form 


318 Canborough St.  P.O. Box 400 
Smithville, ON 
L0R 2A0 
T:   905-957-3346 
F: 905-957-3219 
www.westlincoln.ca 
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5. Existing Local Official Plan Designation: Rural Area         


Conformity with Official Plan land use designations and policies?      Yes  No  


If ‘No’, what is the nature of the amendment needed? _________________________________________ 


___________________________________________________________________________________ 
 


6. Existing Zoning: Agriculture ‘A’, Open Space ‘OS’ Agriculture ‘A-5’, Industrial ‘M2-5’, Environmental 


Protection ‘EP’ & Environmental Conservation ‘EC’ 


Conformity with existing zoning?:       Yes  No  


If ‘No’, what is the proposed zoning: Township staff are proposing a Township led housekeeping 


amendment which could clean up some of the zoning discrepancies on the property.  


7. Urban Design Guideline Applicable?  Yes  No  


8. Is Site Plan approval required?       Yes  No  


9. Open House Required?    Yes  No  


10. Fees Required at time of Submission of the Application 


Application 
Township Planning 


Department 
Region of 
Niagara 


Niagara Peninsula 
Conservation 


Authority 
Other Fees 


Regional Policy Plan 
Amendment 


    


Local Official Plan Amendment     


Zoning By-law Amendment     


Plan of subdivision     


Plan of Condominium     


Consent $1,190/application $885/application   


Site Plan Control or Amendment See separate pre-con    


Other 
$370/ application Final 
Certification 


$1,215 HydroG   


Pre-con fee deposit - $255.00*    


TOTAL     


 


Notes on Fees: 


 Notwithstanding the fees noted above, all fees are payable based upon the rate in the fee schedule by-
law in effect on the date the application is received. 


  Further fees may be required at a later date as per the fee schedule by-law. 


 Separate cheques shall be made payable to the appropriate agency. 


 In addition to all application fees set out above, the applicant shall pay to the Township prior to final 
approval, all peer review fees, engineering review costs and legal fees incurred by the Township in 
reviewing the application.   


 *$255 to be taken off of one application fee if applied for within one year.  
 


11. Development Charges (if applicable) 


 
Township 
Fee Rate 


Region of 
Niagara 
Fee Rate 


Notes 


Building Permit Fee  


   


   


Conditional Permit (if applicable)    


Municipal Development Charge    


Site Specific Development 


Charge - Sanitary 


   


Site Specific Development 
Charge - Storm 


   


Site Specific Development 
Charge - Water 


   


Development Charge Credits    


Other    


TOTAL    
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12. Additional Agencies to be contacted: 


□   HYDRO □   PIPELINES □   OTHER                                 


 


 


13. Additional Comments:  


TOWNSHIP PLANNING The subject property is within the rural area designation of the Township’s Official 


Plan. The Township’s Official Plan does not contain specific policies for this designation, in part due to the 


Plazek lands being the only lands within this designation. Therefore, the general consent policies of Section 


18.13 of the Official Plan Apply. The applicant is showing three separate boundary adjustments for the 


purposes of cleaning up ownership and limiting the lands to which a future site plan would apply. The 


Township is generally supportive of this and the site plan, which has been discussed at a previous pre-


consultation meeting. The Township does have one concern relating to the boundary adjustment number 5 


shown on UCC sketch – 9522 RR 20. 1 acre is the minimum lot size for residential lots on private servicing 


within the rural residential zone. Since the lot is narrow, a deeper lot would be required which would result in 


some of the lands currently being used for the auto wrecking business to be added to the residential lot. This 


would trigger the need for a record of site condition and the Township to be satisfied that the soils being 


included as part of the residential lot would be clean. Another consideration is the zoning on the property. The 


zoning does not appear to match the existing conditions on the site. The Township is willing through an 


ongoing housekeeping amendment to address the zoning, placing 1 & 2 to a rural zone and the remainder of 


the property to the M2-5 zone excluding the environmental zonings which will remain unchanged. Township 


planning would like to see a short planning justification letter providing the background to the adjustments and 


how it complies with 18.13 of the OP and how it relates to the forthcoming site plan. Township staff will also 


need to see a septic analysis of the system on 9522 RR65 ‘lot 5’ to ensure it is in good working order (18.13 f.). 


REGION OF NIAGARA 


The subject lands are identified as Rural Lands per the Provincial Policy Statement (PPS) and are designated 


as Rural Area in the Regional Official Plan (ROP). Development in these areas is to be compatible with the 


rural landscape and be sustained by rural service levels. The minimum lot size for residential lots within the 


Rural Area shall be about 1 acre (0.4 hectares). It is recognized that this concept is proposing a number of 


boundary adjustments and will not result in the creation of any new rural residential lots. It is unclear how large 


the lot area of Part 5 will be; staff will require the submission of a hydrogeological study with this boundary 


adjustment to confirm that Part 5 will be able to maintain private services for the long term, if it is less than 1 


hectare in area, and subject to any Township requirements.  


Regional staff will be looking for a Planning Justification Brief or letter to be provided with the consent 


applications to outline the reasoning behind all of the boundary adjustments (i.e. what is the ultimate goal, will 


the Plazek Auto use require any additional land in the future (this should be considered at this point in time), 


etc.). The Brief/letter should also address how the boundary adjustments can be considered minor in nature, 


per Provincial and Regional policies.  


The subject property is impacted by the Region’s Core Natural Heritage System (CNHS), consisting of the Wolf 


Creek Provincially Significant Wetland Complex (PSW), The portion of the property containing these features is 


also mapped as part of the Growth Plan (2019) Provincial Natural Heritage System (NHS). As such, this 


feature is considered a Key Natural Heritage Feature (KNHF) and a Key Hydrologic Feature (KHF) and the 


natural heritage policies identified in the Provincial Growth Plan apply accordingly. Growth Plan policies 


typically require the completion of a Natural Heritage Evaluation (NHE) when development and/or site 


alteration is proposed within 120 metres (m) of a KNHF/KHF. Regional policies similarly require the completion 


of an Environmental Impact Study (EIS) when development and/or site alteration is proposed within 120 m of 


PSW. Further, Growth Plan policies also require that a minimum 30 m Vegetation Protection Zone (VPZ) as 


measured from the outside boundary of a KNHF/KHF be established as natural self-sustaining vegetation. 


Development and/or site alteration is not permitted within a KNHF or its VPZ. All proposed lot lines are outside 
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of the above-noted setback. As such, Environmental planning staff offer no requirements. However, staff note 


that future Planning Act applications on the subject properties may require further study. 


No Regional Road widening is required (Bismark Road = Regional Road 65). Prior to any construction or 


entrance alteration occurring within the Regional Road allowance, the applicant will be required to obtain a 


Regional Construction Encroachment and/or Entrance Permit from Niagara Region’s Transportation Services 


Division.  


Regional curbside waste collection limits (for commercial use): 


- 8 recycling and 8 organics bins collected weekly;  


- 8 garbage bags/cans collected bi-weekly.  


Regional review fees:  


- Consent: $885 per consent 


- Hydrogeological Study review: $1,215 per study 


            Regional study requirements:  


- Hydrogeological Study 


- Planning Justification Brief/letter 


 


NPCA 


The NPCA's regulated mapping indicates that the subject property is traversed by NPCA regulated 


Watercourses - these are shown on the attached mapping of the property. NPCA policy does not prohibit lot 


lines bisecting a Watercourse. As such, the NPCA will have no objections to the proposed boundary 


adjustment. However, please note that the NPCA will still regulate development within 15 metres from the 


top of bank of the Watercourse on site. Please note that development or site alteration within 15 metres of 


a watercourse requires a work permit from the NPCA, and possibly studies to be provided to the NPCA 


depending on the scope, nature and location of what is being proposed. The 15 metre buffers are shown on 


the attach mapping. 


TOWNSHIP PUBLIC WORKS 


As per the Public Works Severance Application Condition Request Policy POL-PW-1-18, a road widening is 


requested where the right-of-way of a Township road is deficient of the required 20m. 1461 RR2 has frontage 


on Concession 3 Rd which is deficient of the required right-of-way, therefore Public Works requests a road 


widening along the length of the property on Concession 3 Rd as a condition of severance. The widening 


would be approximately 1m, the surveyor will confirm. Where a road widening is greater than 150m in length, 


as is the case here, the Township does contribute to the cost of having the survey completed and dedicating 


the parcel to the Township.  


TOWNSHIP BUILDING 


No comments at this time.             


 


14. Site Visit:  


 


15. Incentive Programs: 


___________________________________________________________________________________


___________________________________________________________________________________                                                           
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16. Required Information and Studies to be submitted with the Application(s).  Studies identified with an asterisk* will 


likely require a peer review at the cost of the developer. 
L


o
c
a
l 


 R
e


g
io


n
 


 N
P


C
A
 


 


Reports, Studies, Plans  
(See Notes for additional details) 


 


No. of Copies 
 


Notes 


Digital Paper  


  Planning Justification Letter/Brief  5  


   Conceptual Site Plan  5  


   Survey Sketch  5  


   Draft Regional Policy Plan Amendment    


   Draft Local Official Plan Amendment    


   Land Use/Market Needs*    


   Urban Design/Landscape Plans    


   Archaeology Assessment    


   Cultural Heritage Impact Assessment*    


   Environmental Impact Study    


   Environmental Planning Study/ Sub-Watershed Study    


   Tree Inventory Preservation Plan    


   Floodplain and Hazard Lands Boundary Plan    


   Geotechnical     


   Environmental Site Assessment    


   Air Quality/Noise & Vibration Study*    


   Agricultural Impact Assessment     


   Farm Operation and Ownership    


   Minimum Distance Separation I & II    


   Mineral Aggregate Resources    


   Municipal Servicing Study    


   Phasing Plan    


   Sensitive Land Use Report    


   Slope Stability Report    


   Stormwater Management Plan    


   Transportation Impact Study/Parking Impact Analysis    


   Hydrogeological Study and Private Servicing Plans*  5 For ‘Lot 5’ since under 1 ha 


   Soil report    


   Financial Impact Assessment*    


   Shadow Analysis    


   Risk Management Study    


   Gas Well Study/Gas Migration Study    


   Wind Study*    


   Cistern for Fire Purposes under OBC    


   Other*    


 


Notes: 


1. The purpose of this document is to identify the information required to commence processing and 
evaluating an application as set out in the Planning Act.  This pre-consultation process is designed to 
proceed based on the mutual agreement of the parties as shown by the signatures below.  


  
2. Pre-consultation does not imply or suggest any decision whatsoever on behalf of staff or the municipality 


to either support or refuse the application. 
 


3. The applicant should be aware that the information provided is accurate as of the date of the 
preconsultation meeting. Should an application not be submitted in the near future, and should other 
policies, by-laws or procedures be approved by the Province, Municipality, Region or other agencies prior 
to the submission of a formal application, the applicant will be subject to any new policies, by-laws or 
procedures that are in effect at the time of the submission of a formal application.  If an application is not 
submitted within 1 year, it is advisable that the applicant confirm with the municipality the directives of 
the original preconsultation meeting. 
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4. Any application submitted without the information identified in this Pre-consultation Document will be 
deemed incomplete and not processed.  Alternately, staff may recommend refusal of the application 
based upon insufficient information to properly evaluate the application. 
 


5. The applicant acknowledges that the Municipality and Region considers the application forms and all 
supporting materials including studies and drawings, filed with any application to be public information 
and to form part of the public record. With the filing of an application, the applicant consents and hereby 
confirms that the consent of the authors of all supporting reports have been obtained, to permit the 
Municipality and Region to release the application and any supporting materials either for its own use in 
processing the application, or at the request of a third party, without further notification to, or permission 
from, the applicant.  


 


6. It is hereby understood that during the review of the application additional studies or information may be 
required as a result of issues arising during the processing of the application or the review of the 
submitted studies. 
 


7. If the Municipality or Region does not have sufficient expertise to review and determine that a study is 
acceptable, the Municipality may require a peer review.  The cost of the peer review shall be paid for by 
the applicant. The Terms of Reference for a peer review is determined by the Municipality or Region.  
 


8. Some studies may require NPCA review and clearance/approval.  In this instance, the NPCA review fee 
shall be paid by the applicant. 


 


9. All plans and statistics must be submitted in metric. 
 


10. It is hereby understood that during the review of the application additional applications, studies or 
information may be required as a result of issues arising during the processing of the application. 
 


11. There may also be financial requirements arising from the application, including, but not limited to, 
parkland dedication, development charges, payment of outstanding property taxes, deferred local 
improvement charges, cost for lifting 0.3 metres reserves, and reimbursement for road widening 
acquisition or road improvements. 
 


12. Engineering review done in association with an application will be billed to the applicant.   
 


Signatures: 
 
 
___________________  ________________________ _______________ 
Township Planning Staff  Township Planning Staff (signature) Date 
 
 
___________________  ________________________ _______________ 
Township Public Works Staff Township Public Works (signature) Date 
 
 
___________________  ________________________ _______________ 
Township Building Staff  Township CBO (signature)  Date 
 
 
___________________  ________________________ _______________ 
Regional Staff   Regional Staff (signature)  Date 
 
 
___________________  ________________________ _______________ 
Regional Staff   Regional Staff (signature)  Date 
 
___________________  ________________________ _______________ 
NPCA Staff   Conservation Staff (signature) Date 


 
 
___________________  _______________________  _______________ 
Agent    Agent (signature)   Date 
 
 
___________________  _______________________  _______________ 
Owner    Owner (signature)   Date 
 
 
___________________  _______________________  _______________ 
Other    Other (signature)   Date 
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Pre-Consultation Meeting Request Form
Township of West Lincoln Planning and Building Department


Updated: January 2020


 Please fill out the following to arrange a pre-consultation meeting with Township Staff. Pre-consultation
meetings are held on the first and third Thursdays of every month, on a first come, first serve basis and are
held at the Township Municipal Office, Committee Room 1, 318 Canborough Street Smithville, ON,
L0R 2A0.


Once filled and returned, Township staff will schedule the meeting date and circulate to the Niagara
Peninsula Conservation Authority, Region of Niagara, Building Department and Public Works
Departments, as well as other applicable agencies. Pre-Consultation meetings are required prior to
submission of the following Planning Applications: Severance, Subdivision, Condominium, Site Plan and
Zoning By-law Amendments. 


A fee of $255.00 is required for scheduling a pre-consultation meeting. This fee can be used towards a
planning application fee related to the pre-consultation meeting within 1 year of the pre-consultation
meeting.


Please submit this completed form and any required attachments to:


Gerrit Boerema, Planner II


gboerema@westlincoln.ca


Telephone: (905) 957-5133


1.(a) Subject Property Information - Street
Address: *


9530 Bismark Road (Regional Road 65)


Unit No.: Lot/Con:


Municipality:


West Lincoln


Postal Code:


L0R 1E0


Plan Number:



mailto:gboerema@westlincoln.ca





Roll Number:


260201000335500; 260201000335500; 
260201000335505; 260201000335600; 
260201000304802


Land Area:


1.(b) Applicant - Applicant is: *


 Owner  Authorized Agent of Owner


Last Name: *


Kernahan


First Name: *


Matt


Corporation or Partnership:


Upper Canada Consultants


Street Address:


30 Hannover Drive


Unit No.:


3


Lot/Con:


Municipality:


St. Catharines


Postal Code:


L2W 1A3


Province:


ON


Telephone Number: *


(905) 688-9400


Cell Number: Email:


matt@ucc.com


1.(c) Owner (if different from applicant)


Last Name: First Name: Corporation or Partnership:


Plazek Auto Recyclers


Street Address:


9530 Bismark Road (Regional Road 65)


Unit No.: Lot/Con:


Municipality:


West Lincoln


Postal Code:


L0R 1E0


Province:


ON







Telephone Number:


(905) 957-8111


Cell Number: Email:


joeplazek@plazek.com


2. Please name those who will be attending the pre-consultation meeting. *


Matt Kernahan (Agent)


3. Description of Proposal: *


The applicant is proposing to assemble the properties into one consolidated parcel to which a site plan 
can be registered. The applicant proposes  the following: a. Parcel one will be severed from parcel four, 
and  Parcel four will be merged with parcel seven. b. A boundary adjustment will be completed between 
Parcel seven and Parcels two/three.  Parcel three will be merged with Parcel seven.   c. Parcel five will 
be severed from Parcel six.  Parcel six will be merged with Parcel seven.


   


4. Please attach a draft sketch of the proposal when submitting this form. *


File Name


1954_Plazek Auto Recycling_Land Assembly Plan_21.10.28_AV.pdf 
631.4 KB


5. Property Information


Does the property abut a ravine, watercourse, wetland or shoreline? *


 Yes  No


Has the property been used or is being used as an industrial or commercial property? *


 Yes  No


Is the property a former waste disposal site? *


 Yes  No


Are there any potential contamination issues on the subject lands? *


 Yes  No


Is the proposed building or development near a livestock barn or manure storage facility? *


 Yes  No



https://forms.westlincoln.ca/_Document/Download/c43551bf-f5e3-4255-913f-add4010087ea

https://forms.westlincoln.ca/_Document/Download/c43551bf-f5e3-4255-913f-add4010087ea





Is there a natural gas well or other petroleum resource operation on the subject property?
(Please show any wells on sketch) *


 Yes  No


If yes, is the gas well(s) being actively used for resource extraction?


 Yes  No


Are there any gas wells in within 75 metres of the proposed development? (e.g. building location,
proposed lot line, parking lot, etc.) *


 Yes  No


Are there any water wells on the subject property? (Please show location of any wells on sketch)
*


 Yes  No


If yes, is the well being actively used?


 Yes  No


6. Declaration of Applicant


I *


Matt Kernahan


ceritfy that the information provided on this document is true to the best of my knowledge and that this
information can be shared with various agencies and departments as part of the planning review process.


Date: *


11/2/2021


Signature: *










Thank You
Change the text for this message.













		COMMITTEE OF ADJUSTMENT

		NOTICE OF PUBLIC HEARING FOR THE COMMITTEE OF ADJUSTMENT (CONSENT APPLICATION)

		DATE:  Wednesday, June 22nd, 2022

		TIME:  7:00 p.m.

		LOCATION: ZOOM MEETING (see below for further information)

		About the Application for Consent (Location Map & Severance sketch on back):

		B03/2022WL – Plazek

		(Roll No.: 260201000335505): 9578 Silver Street







mailto:nwensing@npca.ca
mailto:metzl@westlincoln.ca
mailto:ddeluce@npca.ca
http://www.npca.ca/
https://npca.ca/contact
https://getinvolved.npca.ca/npca-operations-covid19
https://twitter.com/NPCA_Ontario


at https://npca.ca/administration/permits. 
  
For mapping on features regulated by the NPCA please go to our GIS webpage at https://gis-npca-
camaps.opendata.arcgis.com/ and utilize our Watershed Explorer App or GIS viewer. 
  
To send NPCA staff information regarding a potential violation of Ontario Regulation 155/06 please go to the NPCA
Enforcement and Compliance webpage at https://npca.ca/administration/enforcement-compliance 

Due to the COVID-19 pandemic, the NPCA has taken measures to protect staff and public
while providing continuity of services. The NPCA main office is open by appointment only
with limited staff, please refer to the Staff Directory and reach out to the staff member you
wish to speak or meet with directly. Our Conservation Areas are currently open, but may have
modified amenities and/or regulations.

Updates regarding NPCA operations and activities can be found at Get Involved NPCA Portal,
or on social media at NPCA’s Facebook Page & NPCA’s Twitter page.

The information contained in this communication, including any attachment(s), may be
confidential, is intended only for the use of the recipient(s) named above. If the reader of this
message is not the intended recipient, you are hereby notified that any disclosure of this
communication, or any of its contents, is prohibited. If you have received this communication
in error, please notify the sender and permanently delete the original and any copy from your
computer system. Thank-you. Niagara Peninsula Conservation Authority.

https://npca.ca/administration/permits
https://gis-npca-camaps.opendata.arcgis.com/
https://gis-npca-camaps.opendata.arcgis.com/
https://npca.ca/administration/enforcement-compliance
https://npca.ca/contact/
https://getinvolved.npca.ca/npca-operations-covid19/
https://facebook.com/NPCAOntario/
https://twitter.com/NPCA_Ontario/


 
 
Planning and Development Services   
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 
905-980-6000 Toll-free:1-800-263-7215 
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Via Email 
June 17, 2022 

Region File: D.06.12.CS-22-0052 
  D.06.12.CS-22-0053 
 
Madyson Etzl  
Secretary Treasurer of the Committee of Adjustment 
Township of West Lincoln 
318 Canborough Street  
Smithville, ON L0R 2A0 

Dear Ms. Etzl: 

 Re: Regional and Provincial Comments 
 Proposed Consent Application 
 Township File: B02/2022WL, B03/2022WL, 
 Owner: Edward Joseph Plazek 
 Agent: Matt Kernahan – Upper Canada Consultants  
 Address: 9558 & 9578 Silver Street  
 Township of West Lincoln 
 
Regional Planning and Development Services staff has reviewed the information 
circulated for the above noted Consent applications for 9578 and 9558 Silver Street 
(Regional Road 65) located in the Township of West Lincoln. Staff received circulation 
from the Township on May 31, 2022. The subject land is within the “Rural Area” 
designation in the Township of West Lincoln’s Official Plan. The Applicant is proposing 
several boundary adjustments to consolidate the lands that an existing auto recycling 
business is using for its operations.  

The first consent application (Town File: B02/2022WL; Region File: CS-22-0052) 
proposes to sever Part 2 (7.33 ha) from Part 1 (4.39 ha) and merge it with the adjacent 
property to the south being Part 5 (45.34 ha). The second consent application (Town 
File: B03/2022WL; Region File: CS-22-0053) proposes to sever Part 4 (5.75 ha) from 
Part 3 and merge it with Part 5 (45.34). Part 1 and 3 will be utilized for existing 
residential purposes and Part 2, 4, and 5 will be utilized for the existing auto recycling 
operation. 
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A pre-consultation meeting for the proposal was held on November 18, 2021, with staff 
from the Region and Township, Niagara Peninsula Conservation Authority (“NPCA”), 
and the Agent in attendance. The following comments are provided from a Provincial 
and Regional perspective to assist the Committee in considering these applications. 

Provincial and Regional Policies 

The subject land is designated “Rural Area / Lands” within the Provincial Policy 
Statement, 2020 (“PPS”), the A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe, 2020 Consolidation (“Growth Plan”), and the Regional Official Plan (“ROP”). 
Provincial and Regional policies identify permitted uses within this designation to be 
primarily intended for agriculture, agriculture-related, and on-farm diversified uses, with 
limited permissions for non-agriculture development. Staff acknowledge that the 
majority of the lands subject to the boundary adjustments occupy an existing non-
agriculture use (auto recycling business) and are not used for agriculture or agriculture-
related uses. The proposal will not impact viable agricultural lands, nor adversely impact 
nearby agricultural operations. 

Policies in Section 5.C of the ROP provide for direction with respect to non-farm 
development within the Rural Area and states that development in this designation shall 
be compatible with the rural landscape and be sustained by rural service levels. The 
proposed applications will consolidate lands of the existing auto recycling operation and 
will not result in the creation of any new developable lots.  

Regional staff has reviewed the “Planning Brief”, prepared by Upper Canada 
Consultants Ltd. (dated May 5, 2022) and find its analysis adequate. The Brief explains 
that the purpose of the land consolidation process is to permit the application for Site 
Plan Approval for the auto recycling business to proceed on a single parcel of land. The 
Brief also confirms that no new developable lots are being created, no new land uses 
are being introduced, and that the property does not require the extension of municipal 
servicing and can be supported by private services. As such, Regional staff is satisfied 
the proposed consents is consistent with the PPS and conforms to Provincial and 
Regional Rural Area / Lands policies, subject to the comments below. 
 
Natural Heritage 

The subject property is impacted by the Region’s Core Natural Heritage System 
(“CNHS”), consisting of the Wolf Creek Provincially Significant Wetland Complex 
(“PSW”). The portion of the property containing this features is also mapped as part of 
the Growth Plan’s Provincial Natural Heritage System (“NHS”). As such, this feature is 
considered a Key Natural Heritage Feature (“KNHF”) and a Key Hydrologic Feature 
(“KHF”) and the natural heritage policies identified in the Growth Plan apply accordingly.  
 
Growth Plan policies typically require the completion of a Natural Heritage Evaluation 
(“NHE”) when development and/or site alteration is proposed within 120 m of a 
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KNHF/KHF. Regional policies similarly require the completion of an Environmental 
Impact Study (“EIS”) when development and/or site alteration is proposed within 120 m 
of PSW. Further, Growth Plan policies also require that a minimum 30 m Vegetation 
Protection Zone (“VPZ”) as measured from the outside boundary of a KNHF/KHF be 
established as natural self-sustaining vegetation. Development and/or site alteration is 
not permitted within a KNHF or its VPZ.  
 
All boundary adjustments are outside of the above-noted setback. As such, staff offer 
no environmental requirements at this time. The Applicant is advised that future 
Planning Act applications (i.e., Site Plan) involving the subject lands may require further 
study requirements. 
 
Regional Permit Requirements 

Regional staff acknowledge that the current applications do not propose any new 
construction works within the Regional Road 65 (Bismark / Silver Road) road allowance. 
Prior to any future construction works taking place within the Regional Road allowance, 
the Region would need to review and approve of the proposed works and the necessary 
Regional Road Permit’s would be required from Niagara Region’s Transportation 
Services Division, Public Works Department. Applications can be made online at: 
http://niagararegion.ca/living/roads/permits/default.aspx 

Conclusion 

In conclusion, Regional staff does not object to the proposed Consent Applications, in 
principle, as the proposal is consistent with the PPS and conforms to Provincial and 
Regional Rural Area / Land policies. Local staff should be satisfied any applicable local 
requirements and provisions for the proposed applications are met.  

If you have any questions related to the above comments, please contact the 
undersigned at Alex.Boekestyn@niagararegion.ca, or Katie Young, Development 
Planner at Katie.Young@niagararegion.ca. Please send a copy of staff report and 
Committee’s decision on this application.  

Best regards,  

 

Alex Boekestyn 
Development Planning Student, Niagara Region 

cc: Katie Young, MSC (PI), Development Planner, Niagara Region 

http://niagararegion.ca/living/roads/permits/default.aspx
mailto:Alex.Boekestyn@niagararegion.ca
mailto:Katie.Young@niagararegion.ca
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Alexander Morrison, MCIP, RPP, Senior Development Planner, Niagara Region 
Lori Karlewicz, Planning Ecologist, Niagara Region 
Robert Alguire, C.E.T., Development Approvals Technician, Niagara Region 

  
 


	SUBJECT: Recommendation Report
	ALIGNMENT TO STRATEGIC PLAN
	BACKGROUND:
	Two minor Boundary Adjustment applications have been submitted by Matthew Kernahan (agent) of Upper Canada Consultants on behalf of Edward and Marilyn Plazek (owners) for the properties legally described as Concession 4, Part Lot 20, Part Lot 9 in the...
	Application B02/2022 is proposing that Parcel 2 of the attached Survey Sketch (7.33 hectares) be severed from the residential Parcel 1 (4.39 hectares) located at 9558 Regional Road 65 and merge onto Part 5 (1461 Regional Road 2) Application B03/2022 p...
	Township staff held a pre-consultation meeting on November 18th 2021. The pre-con meeting requested the applicants provide a short Planning Justification Report which provides background to the adjustments and how it complies with Section 18.13 of the...
	CURRENT SITUATION:
	A Place to Grow (2019)
	Greenbelt Plan (2017)
	Township of West Lincoln Official Plan
	The subject lands are designated as Rural Area within the Township of West Lincolns Official Plan. The Townships Official Plan does not contain specific policies for this designation, in part due to the Plazek lands being the only lands within this de...
	The General Consent policies found in Section 18.13 includes
	18.12.1
	a) Development will be in accordance with the designated uses as shown on the Official Plan Land Use Maps and the provisions of the Zoning By-law 178
	b) Any lot or remnant parcel created must have adequate frontage on a public road that is maintained year round and is of an adequate standard of construction to provide access for the intended use.
	c)  No land severance shall create a traffic hazard, or have limited sight lines on curves or grades.
	d) Access to a Provincial Highway, a regional road or a local road shall be I accordance with the accesses provisions to the appropriate road authority.
	e) Consents will not be granted when any parcel involved requires the access to be obtained where a traffic hazard would be created because of limited sign lines on curbs or grades or in proximity to intersections. The geometric and safety requirement...
	f) Consent will be granted only when it has been established that for all parcels involved, soil and drainage conditions are suitable to permit the proper siting of a building, to obtain a sufficient and potable water supply where applicable and permi...
	g) Consent will be granted only when confirmation of sufficient reserve sewage system capacity and reserve water system capacity within municipal sewage services and municipal water services.
	h) No land severance shall be permitted in any hazardous area that is subject to flooding, erosion or steep slopes except for a severance, which meets the satisfaction of the Ministry of Natural Resources or the Niagara Peninsula Conservation authorit...
	i) No land severance shall be permitted unless adequate lopt grading and drainage can be addressed. Further, no land severance shall be permitted unless drainage can be properly outlet from the area, without impacting neighbouring properties, to the s...
	j)  Any consent will be required to conform with the policies of this plan and the provisions of the Zoning By-Law.
	k)  Where consent is granted, which does not conform with the Plan or Zoning By-Law, the municipality may appeal the decision to the Ontario Municipal Board.
	l) Consent will be permitted for infrastructure corridors and facilities where easements or rights of way are not feasible.
	Section 4.5 a) of the Townships Official Plan contains policies specifically relating to Plazeks Auto. These policies state:
	This area provides for the recognition and expansion of an existing motor vehicle recycling and salvage operation being part of Lots 19 and 20, Concession 4, former Township of Caistor, and limited to those areas designated on Schedule ‘B-2’ Land Use ...
	Motor vehicle recycling and salvage operations shall be strictly limited to the storage of motor vehicles, the storage and sale of motor vehicle parts, the dismantling of motor vehicles and the periodic crushing (flattening) of motor vehicle bodies by...
	i. The use shall only be continued and expanded with every effort made to mitigate the impact on nearby residential uses and natural features. To this end, the implementing zoning by-law shall require adequate setbacks from property lines and natural ...
	ii. The implementing zoning by-law shall require that no dismantled or wrecked motor vehicles be stored within a minimum distance of 165 metres of Regional Road 2 or Regional Road 65 except as existing or within 230 metres of Concession 3 Road. Approp...
	iii. A new warehouse, office and customer parking area shall be permitted as part of the expanded operation. Any building shall be located a minimum distance of 210 metres east of Regional Road 2 (distance to be measured perpendicular to Regional Road...
	iv. The crushing (flattening) of motor vehicle bodies shall be restricted to the east half of Lot 20, Concession 4, south of the Ontario Hydro tower line and 456 metres north of Concession 3 Road.
	v. All motor vehicle fluids, including gasoline and diesel fuels, oil, battery acid and coolant shall be collected from wrecked motor vehicles, stored and disposed in an environmentally sound manner acceptable to the Ministry of the Environment.
	vi. The site shall be considered a site plan control area pursuant to Section 41 of The Planning Act, R.S.O. 1990. The site plan and agreement will include all facilities and works associated with the operation including buildings, fencing, landscapin...
	As the purpose of this application is to consolidate the lands being used as an auto recycling operation into one parcel of land, planning staff are of the opinion it conforms to the Township’s Official Plan Policies. The owner plans to apply for Site...
	Township Zoning By-law
	The subject property is currently zoned Agricultural ‘A’, Open Space ‘OS’ Agriculture with a site specific ‘A5’ Industrial ‘M2-5’ with a site specific exception which allows for a Salvage Yard, Environmental Protection ‘EP’ and Environmental Conservat...
	Planning staff recognizes that the zoning on the subject properties does not appear to match the existing conditions on site. Through a housekeeping amendment the Township is proposing to address the zoning, placing Parts 1 and 2 to a Rural Residentia...
	That the resulting lots comply with the Township of West Lincoln Zoning Bylaw, 2017-70, as amended, and that the zoning reflects the extent of the salvage yard use on the subject lands.
	In the event that the Townships initiated housekeeping zoning amendments are not approved, the applicant will be responsible for ensuring zoning conformity.
	FINANCIAL IMPLICATIONS
	INTER-DEPARTMENTAL COMMENTS
	Notification was mailed to all applicable agencies and departments on May 30th 2022.
	PUBLIC COMMENTS:
	CONCLUSION
	Planning Staff have reviewed all applicable Provincial, Regional and Township policies as they relate to the proposed application and can conclude that the proposal meets the intent of all of the above policies. Accordingly, planning staff recommend a...

