
Appendix C 
Report 2022-71 

Public Comments/Questions and Responses - 54 George Street 

Note: Comments/Questions have been summarized in the chart below. The full 
comments can be found in the pages following the chart. 

Member of the Public Comment/question Response 

Jennifer Gardiner - 62 Concerns respecting how Parking has been provided 
George Street many visitor spaces have in exceedance of the 

been provided. Zoning By-law 
requirements. A total of 38 
spaces have been 
provided for the 30 
dwellinq units. 

Jennifer Gardiner - 62 Concerns about the Street parking is enforced 
George Street development across the through the By-law 

street at 220 Erie Street Enforcement Division. 
not using the provided Should any on street 
parking they have as well violations be apparent, 
as cars parking during please contact By-law 
snow removal. Enforcement at (905) 835-

2900 x200. 
Jennifer Gardiner - 62 Privacy concerns. Potential Trespassing is a police 
George Street for trespassing. matter. The Site Plan 

Control process will require 
a closed construction 
board-on-board fence. 

Jennifer Gardiner - 62 Concerns with headlights The Site Plan Control 
George Street shining into their property. process will require a 

closed construction board-
on-board fence. This will 
prevent liqht trespass. 

Jennifer Gardiner - 62 Concerns with idling Noted. 
Georqe Street vehicles. 
Jennifer Gardiner - 62 Are there storm sewers on Yes. Engineering design is 
George Street Erie Street? Improper reviewed through the Site 

storm drainage leads to Plan Control process. 
contamination of drinking 
water, bursting of pipes 
and back flow of sewers. 

Jennifer Gardiner - 62 Confirmed by Chief 
George Street Lawson via email on 

January 10, 2022 that the 

Concerns respecting the 
Fire Department's ability to 
service the new 
developments in the City. Fire Department is capable 

of handling the new 
developments. 



Public Comments/Questions and Responses – 54 George Street 

Note: Comments/Questions have been summarized in the chart below. The full 
comments can be found in the pages following the chart. 

Jennifer Gardiner – 62 
George Street 

Concerns respecting the 
Niagara Region Model 
Urban Design 
Guidelines not being 
adhered to. 

The Niagara Region Model 
Urban Design Guidelines 
apply to developments 
proposed on Regional 
roads. Both Erie and 
George Streets are local 
roads. 

Kelly Fidler – 179 Erie 
Street 

Concerns with traffic 
putting children at risk. 

A traffic opinion letter has 
been submitted by the 
applicant. Additional traffic 
in the area is not 
anticipated to impact the 
road capacities. 

Kelly Fidler – 179 Erie 
Street 

Concerns with garbage 
and excess noise. 

Both property standards 
(garbage) and noise 
concerns are dealt with 
through the By-law 
Enforcement Division. 

Kelly Fidler – 179 Erie 
Street 

Where will the excess 
snow go? 

The site will have 
landscaped areas 
available for snow storage. 

Patti Mino – 152 Erie 
Street 

Are these units to be sold 
or rented? 

The tenure of the proposed 
dwelling units does not 
have an impact on the 
Official Plan or Zoning By-
law considerations for the 
property.  

Patti Mino – 152 Erie 
Street 

If the units are to be 
rented, in what town/city 
does the landlord reside? 

The location of where the 
applicant resides does not 
have any implications on 
the Official Plan or Zoning 
By-law considerations for 
the property.  

Patti Mino – 152 Erie 
Street 

Concerns regarding 
parking and overflow onto 
public streets. 

Parking has been provided 
in exceedance of the 
Zoning By-law 
requirements. A total of 38 
spaces have been 
provided for the 30 
dwelling units. 



Public Comments/Questions and Responses – 54 George Street 

Note: Comments/Questions have been summarized in the chart below. The full 
comments can be found in the pages following the chart. 

Patti Mino – 152 Erie 
Street 

Why aren’t dumpsters 
proposed on this 
development? 

The site qualifies for 
Regional waste collection. 
If the site did not qualify, 
private waste collection 
would be required. 

Patti Mino – 152 Erie 
Street 

How many separate 
exceptions/amendments 
are being requested?  

6. 

Patti Mino – 152 Erie 
Street 

How many separate 
exceptions/amendments 
were granted at the 57 and 
67 Minto Street 
apartments? 

12. 

Patti Mino – 152 Erie 
Street 

How many separate 
exceptions/amendments 
were granted at the 20 Erie 
Street townhouses? 

7. 

Patti Mino – 152 Erie 
Street 

How many separate 
exceptions/amendments 
were granted at the 220 
Erie Street townhouses? 

8. 

Patti Mino – 152 Erie 
Street 

How many new 
households have been 
added to the Erie St. 
community with these 4 
combined new builds? 

If this application is 
approved, 72 dwelling 
units. 

Patti Mino – 152 Erie 
Street 

In what ways did PC 
community input, before 
during and after 
construction, impact these 
4 new developments? 

Members of the public 
were involved in these 
proposals and provided 
input on the applications. 

Patti Mino – 152 Erie 
Street 

How many 4 storey 3 unit 
stacked townhouses has 
the owner previously built? 

Staff are unsure. However, 
this should not have any 
implications on the 
application at hand. 

Patti Mino – 152 Erie 
Street 

What research has the City 
of PC completed to 
determine the legitimacy of 
the developers, buyer 
satisfaction of 

Respectfully, this does not 
have any planning 
implications on the Official 
Plan or Zoning By-law 
Amendments. 



Public Comments/Questions and Responses – 54 George Street 

Note: Comments/Questions have been summarized in the chart below. The full 
comments can be found in the pages following the chart. 

developers, complaints 
from community before, 
during and at completion of 
construction, post‐
construction? 

Patti Mino – 152 Erie 
Street 

Are all voting members of 
council ever required to 
visit the sites of proposed 
new builds? 

Councillors are welcome to 
attend the site if they so 
choose. 

Patti Mino – 152 Erie 
Street 

Concerns with the 
population density of the 
neighbourhood with other 
developments in the area. 

Noted. Each application is 
independently considered. 
Many of these 
developments are making 
use of existing 
infrastructure. 

Patti Mino – 152 Erie 
Street  

Visual and safety 
concerns.  

Noted. Council will be 
circulated all public 
comments and opinions on 
the proposal. 
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David Schulz

From: jennifer.winfrey 
Sent: January 8, 2022 9:28 PM
To: Gary Bruno; bill.steele@portcolborne.comca; Frank Danch; Chris Roome; David Schulz; Scott Lawson; 

Subject: Rezoning of 54 George Street or 200 Erie Street Port Colborne

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking links, 
especially from unknown senders. 

I Jennifer Gardiner of 62 George Street Port Colborne would ask that the application for the rezoning of 54 George 
Street and 200 Erie Street of Port Colborne be denied for the following reasons.  
Bylaw states 
Lot Frontage per unit is 6 meters 
Proposal is 4.5 meters  
Front yard 7.5 meters  
Proposal is 4.5 meters  
Side yard is 4.5 meters  
Proposal is 2.5 meters  
Rear yard is 6 meters  
Proposal is 3 meters  
Height is 11 meters  
Proposal is 14.2 meters  
A potential of decreased value of my home and property.  
Privacy  
This proposed building would be a disruption nuisance and intrusion that alters the charactor of our neighborhood. And 
the potential of trespassing on my property. As much work is needed to demolish the church building and the new 
construction of the block townhomes.  
As the plans are set I will have 23 parking spots 3 meters from my property line. This will cause light from cars and noise 
all hours of the day and nights we will have lights from the parking lot which will be disturbing. Also the pollution that 
can affect my family.  
Carbon Dioxide  
A car idling for 5 minutes can cause 0.50 pounds of Carbon Dioxide with 23 cars for 5 minutes idling per day would cause 
11.5 pounds of Carbon Dioxide.  That could cause 4197 pounds of Carbon Dioxide per year.  
That would increase the risk of Heart Disease, Asthma, Chronic Bronchitis, and Cancer. 
Vehicle exhaust contains tiny particles that travels right past the nose and throats natural filters to reach the lungs. And 
with a park being only meters away.  
Children inhale more air per pound of body weight than adults. Children are especially at risk because the lungs are still 
developing. Children can have the side affects including irritated Eyes, Nose and Throat. Coughing, Nausea, Asthma, and 
Cancer, weaking of the Immune system. A child is close to the ground which makes them closer to the exhaust flumes 
from vehicles. 
Idling a car for 1 minute near a child is compatible to smoking 3 packs of cigarettes. 
Traffic will be exiting onto George Street it will definitely cause more traffic on the street and has the potential of 
endangering the children trying to get to the park to play. 
There is a high risk of Street parking because most families have 2 vehicles which only 1 spot per unit has been included 
into the plans. Parking on the street could be very dangerous for children trying to access the park. And also I would 
have concerns with First Responders trying to access homes in the area. 
Storm sewers 
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Are there storm sewers on Erie Street or buried ditches? 
Improper storm drainage systems in the City leads to contamination of drinking water,  bursting of pipelines and a back 
flow of sewers  
Flooding is dangerous for public health and property.  
The last building permit granted along side of my property caused Flooding the entire time of the construction of the 
home. I was unable to use my backyard or able to maintain the yard . Mr Bruno came to my home to see the Flooding in 
my yard. When I contacted City Hall I was told to wait till final grading.  As a tax paying citizen why did I have no use of 
my property and still paid my taxes to the City of Port Colborne. I truly felt I had no help from the City and it didn't seem 
to matter that my yard was under water. I still have pictures and videos of the flooding.  
And my last concern at this time if I could address Fire Chief Scott Lawson  
The Fire Department is serving an area of 51 Square miles.  With all the new developments happening in Port Colborne 
is the City equipped with enough Fire Trucks and equipment for your department to serve the city of Port Colborne? 
I am aware that the department has 1 Aerial Fire Truck. With the height of the new buildings being built are the other 
Fire Trucks equipped with ladders that are able to reach the heights over 11 meters?  
I understand that other Fire Departments offer Mutual Aid to each other.  
Wainfleet Fire Department no Aerial Truck 
Welland 1 Aerial Truck respone time to Port Colborne 16 minutes  
Fort Erie 1 Aerial Truck response time 20 minutes  
As a City should we be looking at the City Budget to provide more equipment for your department to serve the City with 
all the New construction and building proposal? 
Thank you please include this email into January 18, 2022 meeting 
Jennifer Gardiner  

Sent from my Bell Samsung device over Canada's largest network. 
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David Schulz

From: Charlotte Madden
Sent: January 25, 2022 10:42 AM
To: Kelly Fidler
Cc: David Schulz
Subject: RE: RE 54 George rezoning and building

Hi Kelly, 

Thank you for your email. All comments/questions received will be included in the future staff report on this 
subject property.  

Please let me know if you have any further questions. 

Kind regards, 
Charlotte 

Charlotte Madden 
Deputy Clerk 
City of Port Colborne 

Phone 905-835-2900  x115 

Email charlotte.madden@portcolborne.ca 

66 Charlotte Street 
Port Colborne, ON L3K 3C8 

www.portcolborne.ca

This message, including any attachments, is privileged and intended only for the person(s) named above. This material 
may contain confidential or personal information which may be subject to the provisions of the Municipal Freedom of 
Information and Protection of Privacy Act. Any other distribution, copying or disclosure is strictly prohibited. If you are not 
the intended recipient or have received this message in error, please notify us immediately by telephone, fax or e-mail 
and permanently delete the original transmission from us, including any attachments, without making a copy. 

From: Kelly Fidler    
Sent: January 25, 2022 8:53 AM 
To: Charlotte Madden <charlotte.madden@portcolborne.ca> 
Subject: RE 54 George rezoning and building 

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 
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Hello there, 

I was given your name in regards to the development project suggested for 54 George st. 
I've signed the petition and here are some reasons this project should not move forward. 

PLEASE HELP SAVE MY NEIGHBOURHOOD & OUR KIDS!!!!  

They want to develop a 4 story, 30 unit building on the corner of Erie & George. 

IT IS FAR TOO DANGEROUS FOR THE KIDS IN THE NEIGHBOURHOOD!  

To have that much extra traffic on Erie & George would put our kids at risk!  
There are always kids playing on the streets or at the park.  
KIDS DON'T PAY ATTENTION!  
Neither do cars.  
It's an accident waiting to happen! 

As the property sits now it's not maintained and when it is...it's been by work orders from by law officers after 
many complaints. 
What's going to happen when it's a 30 unit building? 
They can't and don't take care of the property now, with no one living in it! 
There will be extra garbage on the streets. 
There will be excess noise. 
Where will they put all the snow that needs removal? 

OVER POPULATED is what it'll make our neighbourhood. 

A 4 story, 30 unit building does not belong in a quiet neighbourhood. 
There will be accidents no doubt from all the traffic pulling in on Erie st  
and out on George st. 

Erie st can NOT handle anymore traffic. Neither can George st. 

This development will NOT benefit our neighbourhood. 

IT WILL ONLY PUT OUR CHILDREN AT RISK! 
Please DO NOT let this development happen. 

Regards Kelly Fidler 
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From: patti mino   
Sent: January 17, 2022 10:27 AM 
To: Charlotte Madden <charlotte.madden@portcolborne.ca> 
Subject: Re: 54 George St. 

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 

Hi Charlotte 

I have since had a chance to read your email and would like to discard my previous 2 questions.  I do have new ones 
though! 

1. Are these units to be sold or rented?

2. If the units are to be rented, in what town/city does the landlord reside?

3. I have concerns that the proposed parking will be significantly inadequate.

Overflow will inevitably be on public streets.  This will impact the safety and visibility of children/foot 
traffic/cyclists/vehicle traffic and snow removal within the area. Especially at the corner when site lines down the street 
will be blocked.  

4. Why weren't dumpsters proposed on this development?
(Please picture for me,) cars parked closely together along the streets at this development.
And now it's garbage day.

Recycle only wk 
 (3 receptacles × 30units = 90) 
1 blue box 
1 grey box 
1 organic 
Potentially 90 recycling containers squeezed in between parked cars, exacerbating safety concerns.  

Garbage + recycle wk 
(5 receptacles  × 30 units =150) 
2 garbage bags  
1 blue box 
1 grey box 
1 organic 
Potentially 150 bags and boxes along the curbs. 

Also, at Christmas time we are allowed to put out 2 extra bags of garbage per household.  The potential is now up to 

210 bags/ boxes at this site alone. Plus Christmas trees!  And now imagine snow covered curbs!!     

This is exactly what the city will be permitting with the proposal as is. 

patti 
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David Schulz

From: patti mino 
Sent: March 2, 2022 7:13 PM
To: David Schulz; Charlotte Madden; Gary Bruno
Subject: 54 George St.

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking 
links, especially from unknown senders. 

Hi David 

Please add these comments to go out to those who are to make a decision on this property.  I will be most grateful! 

Thanks Dave 

Development that enhances the 54 George St. area would be welcomed.  Unfortunately, a 30 unit stacked townhouse 
build will only swamp and overwhelm our existing neighbourhood.   

Population density 
There have already been many recent increases to our neighbourhood at 20 Erie st, 57 Minto St., 67 Minto St., 220 Erie 
St., and a future build occuring at site of former humberstone builders 

By‐law exemptions 
‐ multiple exemptions asked for at 54 George St to:  further increase population density, significantly decrease 
landscape buffers, increase allowable height of structure etc, etc.  

‐ significantly inadequate parking 

Visual impacts 
‐ no plan to manage a combination of garbage pickup, street parking, snow banks, or to maintain sight lines at the stop 
sign on the corner of George and Erie streets 

Safety concerns 
‐ blatant disregard for traffic impact to pedestrians, cyclists and residents 
(stated at Jan 18th council meeting that no traffic impacts were anticipated here, which does not make sense) 

The combined result of further increased population density, multiple by‐law exemptions, inadequate parking, visual 
impacts and safety concerns will adversely affect property values.  

this 30 unit stacked townhouse build will visually overpower the neighborhood with its sheer height and width and 
density of people.   It does not respect the nature of the existing houses and nearby park.  To coin a phrase, it will stick 
out like a sore thumb. 

Patti Mino, resident 152 Erie st 
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Via Email Only 

January 18, 2022 

File No.: D.10.07.OPA-21-0048 
  D.18.07.ZA-21-0142 
 
David Schulz 
Senior Planner 
City of Port Colborne 
66 Charlotte Street 
Port Colborne, ON L3K 3C8 

Dear Mr. Schulz: 

 Re: Regional and Provincial Comments 
 Proposed Official Plan Amendment and Zoning By-law Amendment 
 City Files: D09-03-21 & D14-15-21 
 Owner: 2852479 Ontario Ltd. 
 Applicant/Agent: Cory Armfelt, NPG Planning Solutions Inc.  
 54 George Street  
 City of Port Colborne 

 

Regional Planning and Development Services staff have reviewed the above-noted 
official plan amendment and zoning by-law amendment, which proposes to add a site-
specific policy to the current Urban Residential designation to permit a 30-unit stacked 
townhouse development. The official plan amendment is required to permit a density of 
103 units per hectare. The zoning by-law amendment proposes to change the current 
Institutional (“I”) zone to R4-66, a special provision of the Fourth Density Residential 
(“R4”) zone that will permit a 30-unit stacked-townhouse development with a front yard 
setback of 4.5 metres, a maximum building height of 14.5 metres, and a landscape 
buffer of 2.5 metres between the edge of the parking area and the lot line abutting the 
public road. Additionally, the proposed zoning by-law amendment will add a definition 
for a “Dwelling Townhouse, Stacked” to Section 38 of Zoning By-law 6575/30/18.  

A pre-consultation meeting for this proposal was held on May 27, 2021 with the agent, 
City staff and Regional staff in attendance. Regional staff provide the following 
comments from a Provincial and Regional perspective to assist the City in their 
consideration of the application.  
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Provincial and Regional Policies 

The subject lands are located within a Settlement Area under the Provincial Policy 
Statement (“PPS”), designated Delineated Built-Up Area in A Place to Grow: Growth 
Plan for the Greater Golden Horseshoe (“Growth Plan”), and designated Urban Area 
(Built-Up Area) in the Regional Official Plan (“ROP”).  

Provincial and Regional policies direct development to take place in urban areas to 
make efficient use of existing servicing and infrastructure and support the achievement 
of complete communities. These same policies place an emphasis on intensification 
and infill to foster a mix of land uses that provide for the diversification of housing 
options, improved social equity and quality of life, connection to multiple forms of 
transportation, access to public amenities and institutions, and spaces that are vibrant 
and resilient in design. A full range of residential and commercial uses are permitted 
generally within the Urban Area designation, subject to the availability of adequate 
municipal services and infrastructure and other policies relative to land use compatibility 
and environmental conservation.  

Growth management policies state that until the Region completes the municipal 
comprehensive review, and it is approved and in effect, the annual minimum 
intensification target contained in the ROP for the Delineated Built-Up Area (40%) will 
continue to apply. The proposal will contribute to the City’s intensification target.  

Currently on site is St. Peter’s Lutheran Church. This proposed redevelopment for a 30-
unit stacked townhome development will be an intensification of the subject land, which 
both Provincial and Regional policy emphasize where appropriate. In this regard, while 
there are no land use compatibility concerns from a Provincial or Regional perspective 
with the proposed development, Regional staff acknowledges that local compatibility 
considerations and interface with neighbouring land uses is a local planning matter to 
be addressed by City planning staff and Council. Further, staff notes that there are no 
environmental concerns.  

Regional staff have reviewed the Planning Justification Report (PJR), prepared by NPG 
Planning Solutions Inc. (dated October 2021) submitted in support of the proposed 
redevelopment. The report outlines that the proposed development is located in close 
proximity to Main Street West, which includes commercial businesses, transit facilities, 
and recreational spaces. The surrounding neighbourhood includes low-density 
residential uses, and the proposed development will provide an opportunity for higher 
density intensification. The PJR finds that the proposed stacked townhomes are 
appropriate for the existing character of the neighbourhood and will provide an 
affordable housing form in the City.  

Subject to the below comments  as well as the previous comments above regarding 
local planning considerations, Regional staff is satisfied with the conclusions of the PJR 
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from a Provincial and Regional planning perspective and that the redevelopment of this 
property is consistent with the PPS and conforms to the Growth Plan and ROP.  

Site Condition  

The PPS requires that contaminated sites be remediated as necessary to ensure there 
will be no adverse effects to the proposed use. The Environmental Protection Act 
(“EPA”) and O.Reg 153/04 require that a Record of Site Condition (“RSC”) be filed on 
the Ministry of the Environment, Conservation, and Park’s (“MECP”) Environmental Site 
Registry (“ESR”) prior to any change in land use to a more sensitive use. As discussed 
at the May 27, 2021 pre-consultation meeting for this proposal, the subject lands were 
previously used as a church, and have not been repurposed for a commercial, 
industrial, or community use, as defined within the EPA. The church is considered an 
institutional use as defined by the EPA, and will not require the filing of a RSC for a 
change to residential use. The Chief Building Official should be satisfied that a RSC is 
not required prior to construction.  

Stormwater Management 

At the time of future Planning Act application(s) (i.e. Draft Plan and/or Site Plan), the 
Region will require a stormwater management brief that indicates in detail how the 
following requirements will be addressed. 

 Niagara Region will require that stormwater runoff from the development be 

collected and treated to a Normal standard as the minimum acceptable standard 

prior to discharge from the site. 

 Confirmation from the City that the additional flows can be accommodated in 

their storm sewer or what infrastructure upgrades may be required.  

 Inclusion of the necessary information with respect to the inspection and 
maintenance requirements.  

Prior to construction, Niagara Region will require that detailed grading, storm servicing, 
stormwater management, and construction sediment control drawings be submitted to 
this office for review and approval.  

Waste Collection 

Niagara Region provides curbside waste and recycling collection for developments that 
meet the requirements of Niagara Region’s Corporate Waste Collection Policy. The 
proposed development is eligible to receive Regional curbside waste and recycling 
collection provided that the owner brings the waste and recycling to the curbside on the 
designated pick up day, and that the following curbside limits are not exceeded: 

 Recycling: No limit blue/grey boxes collected weekly; 

 Organics: No limit green bins collected weekly; and, 

 Garbage: 2 Garbage bags/cans per unit collected every-other-week. 
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Regional staff have had previous discussions with the applicant’s consultant regarding 
the sites eligibility for Regional curbside waste collection. Regional staff indicated 
previously that the proposed townhouse blocks would be eligible for Regional curbside 
collection; however, due to the number of units proposed and the amount of containers 
required at the curbside, this is not Niagara Region’s preferred method of waste 
collection. In order for the site to be eligible for Regional curbside collection, the exterior 
doors for the units must be visible from the curb, the waste and recycling containers 
must be individually labelled with the respective unit numbers, and the containers must 
be placed along the curbside of the travelled portion of the roads for collection. 

Conclusion 

Regional Planning and Development Services staff are satisfied that the proposed 
official plan amendment and zoning by-law amendment to permit the redevelopment of 
54 George Street in the City of Port Colborne for a 30-unit stacked townhome 
development is consistent with the Provincial Policy Statement and conforms to the 
Growth Plan and Regional Official Plan, subject to any local compatibility concerns or 
requirements.  

Regional staff notes that in accordance with the policies 14.E.7 and 14.E.8 of the ROP, 
the Memorandum of Understanding, and By-law No. 2019-73, the reviewed Official Plan 
Amendment is exempt from Regional Council Approval. 

Please send a copy of the staff report and notice of Council’s decision on these 
applications.  

If you have any questions related to the above comments, please contact me at 
Britney.fricke@niagararegion.ca. 

Kind regards, 

 
Britney Fricke, MCIP, RPP 
Senior Planner 

cc: Diana Morreale, MCIP, RPP, Director of Development Approvals, Niagara 
Region 
 Pat Busnello, MCIP, RPP, Manager of Development Approvals, Niagara Region 
 Robert Alguire, C.E.T., Development Approvals Technician, Niagara Region 
 










































