
 

NOTICE OF PUBLIC MEETING 

5204 & 5190 Stanley Avenue  
Assessment Roll Nos.: 272502001217300 & 272502001217200 
Official Plan Amendment & Zoning By-law Amendment Application  
City File: AM-2026-004 
Owner: 2742556 Ontario Ltd.  
Agent: Greg Taras (Urban Environmental Management Inc.) 

 
COUNCIL MEETING 

Public Meetings may be attended remotely and electronically or in person. 

A Public Meeting of Council has been scheduled for: 

Date:  Tuesday, July 14th, 2026                            Time:  Public Meetings start at 3:00 PM  

The Public Meeting will take place in accordance with Council’s agenda. Please be aware 
that this Public Meeting is one of several to be heard at the July 14th Council Meeting. It may 
be dealt with at any time beginning at 3:00 PM, until such time as all of the Public Meetings 
have been presented to Council. 

Place: City Hall, Council Chambers, 4130 Queen Street 
 
Visit https://niagarafalls.ca/city-government/city-council-and-mayor/agendas-minutes-and-
schedule/ to watch the Council Meeting. 

Any public individual/group interested in making comments on the application or viewing 
and/or participating in this meeting are encouraged to use the methods noted further below. 

PROPOSED AMENDMENTS  
 
An Official Plan Amendment and Zoning By-law 
Amendment application has been submitted to 
facilitate an addition to the existing convenience 
store and gasoline bar consisting of three new 
ground floor commercial units and two dwelling 
units above, as shown on Schedules 1 and 2.  

The subject properties are designated 
Residential in accordance with the City’s Official 
Plan. An Official Plan Amendment is proposed to 
redesignate the lands to Minor Commercial. A 
Zoning By-law Amendment is also proposed to 
rezone the lands to General Commercial (GC) 
Zone with site-specific regulations that will add a 
Gasoline Bar as a permitted use, subject to the 
regulations of Section 8.9.3 of Zoning By-law No. 
79-200, reduce the front yard depth for the 
existing gasoline bar, and reduce the interior side 
yard width and rear yard depth for the proposed addition. 

https://niagarafalls.ca/city-government/city-council-and-mayor/agendas-minutes-and-schedule/
https://niagarafalls.ca/city-government/city-council-and-mayor/agendas-minutes-and-schedule/
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HAVE YOUR SAY 

Public input on the application is invited. Written comments are the preferred method of receiving 
public input. Written comments may be sent by mail or email. You can also provide oral input by 
joining the electronic meeting or by attending in person. 
 
WRITTEN SUBMISSIONS 

Please provide written input or request notice of Council’s decision by mailing your comments to 
the Planning, Building & Development Department, City Hall, 4310 Queen Street, Niagara Falls, 
Ontario, L2E 6X5 or by sending an email to mceci@niagarafalls.ca. Comments are preferred to be 
provided before noon on Friday, July 10th, 2026 to be included in Council’s agenda package. 

ORAL SUBMISSIONS 

To participate remotely and electronically or in person at the Public Meeting, please pre-register 
with the City Clerk by sending an email to billmatson@niagarafalls.ca before 4:30 PM on Monday, 
July 13th, 2026. All registrants wishing to attend remotely and electronically will be provided with 
instructions on how to participate in the Public Meeting using an electronic platform. Registrants 
will also be notified of Council’s Decision. 

VIEW THE MEETING 

The Public Meeting can be live-streamed on the City’s webpage of the Council Meeting Schedule 
at https://niagarafalls.ca/city-government/city-council-and-mayor/agendas-minutes-and-schedule/ 
on the day of the event. The meeting will also be archived on the same webpage for viewing after 
the event. 

MORE INFORMATION 

For more information, please contact Mackenzie Ceci, Senior Planner (Current Development) at 
(905) 356-7521, extension 4364 or by email at mceci@niagarafalls.ca. A copy of the Planning, 
Building & Development Department’s Recommendation Report on the application will be 
available at https://niagarafalls.ca/city-government/city-council-and-mayor/agendas-minutes-and-
schedule/ after 4:00 PM the Thursday before the meeting. 

LEGAL NOTICE 
 
Sections 17 and 34 of the Planning Act  

In accordance with Bill 185, which received Royal Assent on June 6th, 2024, the Minister, the 
applicant, or a specified person, public body, or registered owner of any land to which the Official 
Plan Amendment/By-law will apply, who made oral submissions at a Public Meeting or written 
submissions to the Council of the City of Niagara Falls prior to the adoption of the Official Plan 
Amendment and/or passage of the By-law, may appeal the Official Plan Amendment and/or the 
By-law to the Ontario Land Tribunal. Third-party appeals are no longer permitted. 

If a person or public body would otherwise have an ability to appeal the decision of the Council of 
the City of Niagara Falls to the Ontario Land Tribunal but the person or public body does not make 
oral submissions at a Public Meeting or make written submissions to the City of Niagara Falls 
before the Official Plan Amendment is adopted or the By-law is passed, the person or public body 
is not entitled to appeal the decision. 

mailto:mceci@niagarafalls.ca
mailto:billmatson@niagarafalls.ca
https://niagarafalls.ca/city-government/city-council-and-mayor/agendas-minutes-and-schedule/
mailto:mceci@niagarafalls.ca
https://niagarafalls.ca/city-government/city-council-and-mayor/agendas-minutes-and-schedule/
https://niagarafalls.ca/city-government/city-council-and-mayor/agendas-minutes-and-schedule/
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If a person or public body does not make oral submissions at a Public Meeting or make written 
submissions to the City of Niagara Falls before the Official Plan Amendment is adopted or the By-
law is passed, the person or public body may not be added as a party to the hearing of an appeal 
before the Ontario Land Tribunal unless, in the opinion of the Tribunal, there are reasonable 
grounds to do so. 

If you rent your property to seven (7) or more tenants, please post a copy of this notice in a 
location on your property which is visible to all of the residents. 
 

 

Dated at the City of Niagara Falls this 12th day of June, 2026. 

 
 

 



[1 6.97 m
]

55'  - 8 1/4"

[34.62 m]
113' - 7"

[19.08 m]
62' - 7 1/8"

[39.64 m]
130' - 0 1/2"

[ 10 .0 0 m
]

M
in im

um
 R ea r Y ar d s et ba ck

32 ' - 9 3 /4"
ST

AN
LE

Y  
 A

V E
N U

E

[3.00 m]

Interior Side Yard setback9' - 10 1/8"

EXISTING 
GASOLINE BAR

39' - 4 1/2"

12000 mm

39' - 4 1/2"
12000 mm

804 SF

Proposed
Retail1.

EN
TR

Y
EN

TR
Y

[6
.00

 m
]

TY
P.

19
' - 

8 1
/4

"

[3.00 m]
TYP.

9' - 10 1/8"

[6
.0

0 
m

]
TY

P.

19
' - 

8 
1/

4"

[3.90 m]
TYP.

12' - 9 1/2"
[1.50 m]
4' - 11"

New paved asphalt 
Parking area  

[6
.41

 m
]

21
' - 

0 
3/

8"

6. 11.

408 SF

Proposed
Retail

EN
TR

Y

[2
3.3

6 m
]

76
' - 

7 1
/2

"

EXISTING 
CONVENIENCE 

STORE

1325 SF
[123 SM]

803 SF

Proposed
Retail

[2.90 m]9' - 6 1/4"

Existing Gas station 
entrance 

[1.5 0 m
]

land sc ap e  buf fe r

4 ' - 1 1"

Canopy above 

12.

Extend existing 
sidewalk to 
match new width

Disable 
parking 
sign 

[6
.41

 m
]

21
' - 

0 
3/

8"

MCRAE STREET 

[35.40 m]
116' - 1 1/2"

[2.73 m]8' - 11 5/8"

Interior side yard setback

[30.32 m]
Lot Frontage

99' - 5 5/8"

[14.47 m]
47' - 5 5/8"

[3.00 m]
Interior Side Yard setback

9' - 10 1/8"

5.

Fire access Route

[1
1.4

8 
m]

37
' -

 7 
3/

4"

[1.38 m]
4' - 6 1/4"

[5
.58

 m
]

18
' - 

3 
1/

2"

Pr
op

os
ed

 
D

um
ps

te
r 

13.

[6.00 m]
19' - 8"

[3.00 m]
9' - 10"

[3.00 m]
9' - 10"

[13.10 m]
minimum Required Exterior Side Yard Setback 

42' - 11 3/4"
[26.40 m]

86' - 7 1/2"

[9.00 m]
29' - 6 3/8"

[3
.0

0 m
]

9' 
- 1

0 
1/

8"

12000 mm

12000 mm

storage/garbage 
truck route14.

15.

[3. 00  m ]
R e ar  Ya rd se tba ck

9' -  10  1 /8"

[0.44 m]
Interior Side Yard Setback

1' - 5 1/4"

[1.42 m]
4' - 8"

[7.21 m]
23' - 7 7/8"

EXIT

storage/garbage 
truck route

Loading Space 

[16.27  m
]

53 ' - 4 1/2"

[2 6.19 m
]

85' - 11"

[10 .00 m
]

M
inim

u m
 Required Fr ont Yard S etback

32' - 9 5/ 8"

[14.09 m]
46' - 2 3/4"

Si
de

wa
lk

Si
de

w a
lk

Si
de

wa
lk

Sidewalk Sidewalk

Existing Petro 
Canada Sign 
to remain

Proposed 
location of 
bike rack

Existing Sign 
to remain

Proposed Sign 
location for new  
building 

Proposed 
Concrete 
Curb stop 

3m Setback line for 
maintenance work

EXIT
[6.99 m]

22' - 11 1/4"

[2.06 m]
6' - 9"

[1
8.

43
 m

]
60

' -
 5 

3/
4"

[39.53 m]
129' - 8 1/4"

Proposed 1.8m 
high Privacy Fence

[10.64 m]
34' - 11"

[10.00 m]
32' - 9 3/4"

[4.20 m]
13 ' - 9 3/8"

[2
5.

70
 m

]
84

' - 
3 3

/4
"

Gas station 
Slab

[1.02 m]3' - 4 1/8"

[40.62 m]
133' - 3 1/4"

Canopy Area

1936 SF
[179 SM]

[1.04 m]3' - 4 7/8"

[1.65 m]
5' - 5 1/8"

[1.76 m]
5' - 9 1/8"

[1.28 m]4' - 2 1/2"

[5
.92

 m
]

19
' -

 5 
1/

8"

[0
.91

 m
]

2' 
- 1

1 
3/

4"

Subject Property 

4687 Queen Street Suite 2,  
Niagara Falls,  ON,  L2E 2L9
T | 905-357-4441    
F | 905-357-9203
W | www.raimondoarchitects.com
E | mail@raimondoarchitects.com

DRAWINGS ARE NOT VALID FOR CONSTRUCTION UNTIL SEALED AND 
SIGNED BY THE ARCHITECT.

DO NOT SCALE DRAWINGS.  REPORT ALL DISCREPANCIES TO THE 
ARCHITECT BEFORE PROCEEDING.  ALL DRAWINGS AND DESIGNS 
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Overall site plan1

MINIMUM LOADING SPACE 1 1
MINIMUM PARKING 15 15
MAXIMUM LOT COVERAGE 70% 25.53%

MINIMUM EXTERIOR SIDE YARD DEPTH FROM THE STANLEY AVENUE
CENTRELINE 13.10m 39.53m

INTERIOR SIDE YARD SETBACK 3m 0.44m
REAR YARD DEPTH 10m 3m
MINIMUM FRONT YARD DEPTH FROM THE MCRAE STREET CENTRELINE 10m 26.19m

GC ZONE PERMITTED PROPOSED
Zoning By-Law Requirements GC As Per Zoning By-law Number 2667

Footer

PART OF LOT --, CONCESSION --,
GEOGRAPHIC TOWNSHIP OF --

in the
TOWN OF ----

REGIONAL MUNICIPALITY OF ----

Property Identification

Key NameOntario Building Code Data Matrix - Part 9Item
9.01

Reference
Project Type:

9.02

New Construction
Addition & Renovation

Renovation
Change of Use

Major Occupancy(s)  
Classification:

9.10.2.

9.04

9.07

Building Area (m²): Existing: New: Total: 1.4.1.2 [A]

Building Height: Storeys Above Grade:
Storeys Below Grade:

1.4.1.2 [A] & 
9.10.4.

Number of Streets / 
Fire Fighter Access:

9.10.20

9.09 Sprinkler System:
Entire Building

Basement Only
In Lieu of Roof Rating
Select Floor Areas

9.10.8.2.-4., & 
3.2.4.8.(4)

Fire Alarm System: 9.10.18.

Water Service / 
Supply is Adequate:

9.31.3

Yes
No

9.10.6., 3.1.5., & 
3.1.4.7. Combustible Permitted Non-Combustible Required

Construction 
Type:

Combustible Non-Combustible
Combination of Combustible and Non-combustible 
Encapsulated Mass Timber 

3.2.1.4.

Barrier-Free Design: 9.5.2. & 3.8

Yes
No

Hazardous 
Substances:

9.10.1.3.

Required Fire 
Resistance 
Rating (FRR):

Horizontal 
Assemblies

9.10.8. and 
9.10.11.

1.1.2.4.[A]

Floors Over Basement

Roof
Mezzanine

Post-disaster Building No [A] 1.1.2.2.(2) & 
Part 4

Name of Practice:
Raimondo + Associates Architects Inc.
4687 Queen Street, Niagara Falls ON
Name of Project:

Project Location:

Addition

Description:

9.03 Superimposed 
Major Occupancies:

No Yes
Description:

9.10.2.3.

Description:

Total:
9.05 Gross Area (m²): Existing: New: Total: 1.4.1.2 [A]Description:

Total:
9.06 Mezzanine Area  (m²): Existing: New: Total: 9.10.4.1.Description:

Meters Above Grade:

9.08

Not RequiredRequired
Provided: Select Compartments

None
Description:

9.10 Required Not Required
Type Provided: Single Stage Two Stage None

9.11

9.12 Restriction:

Encapsulated Mass Timber
Actual:

Combination of Encapsulated Mass Timber and Non-combustible
Heavy Timber Construction: No Yes

9.13
Yes

Occupant Load:9.14 9.9.1.3. Table 
3.1.17.1.

Floor Level / 
Area

Occupancy 
Type Based On Occupant Load 

(Persons)

9.15 Explanation:

9.16
Yes
No Explanation:

9.17 Rating
(FRR)

Floors

Supporting 
Assembly (H)

Noncombustible
in lieu of rating?

No Yes N/A
No Yes N/A
No Yes N/A
No Yes N/A

Spatial Separation:9.18a Wall EBF 
Area 
(m2)

L.D.
(m2)

L/H or 
H/L

Req. 
FRR 
(H)

% Unprotected 
Openings 
Permitted

North
West
South
East

000.0
000.0
000.0
000.0

000.0
000.0
000.0
000.0

0.0:0.0
0.0:0.0
0.0:0.0
0.0:0.0

0.0 HR
0.0 HR
0.0 HR
0.0 HR

% Unprotected 
Openings 
Provided

9.10.14., 
9.10.15

00.0%
00.0%
00.0%
00.0%

00.0%
00.0%
00.0%
00.0%

9.18b Wall
North
West
South
East

Construction Type Cladding Type
Non-combustible--

Plumbing Fixture 
Requirements:

9.19a

Non-combustible
Non-combustible
Non-combustible

Floor Lvl./Area Occ. Load
Ratio: Male:Female = 50:50 Except as noted otherwise 9.31. & 3.7.4

OBC Ref. W/C Req. W/C Provided

9.19b

--
--
--

Floor Lvl./Area B/F W/C Req. B/F W/C Prov. Univ W/R Req. Univ W/R Prov.

9.20 Energy Efficiency:

9.21 Sound Transmission 
Design:

Compliance 
Path:

12.2.1.2

5.8.1.2., 5.8.1.4.  
& 9.11.1.4.

Is there more than 1 dwelling unit per building? No Yes
Option Implemented:
Notes:

Notes --

Total:

Posted Limit 
Required

Total:

SB-10 Prescriptive (Div.4) SB-10 Performance (Div.2)
SB-10 Prescriptive (Div.2)

Residential 
Compliance 
Option:

SB-12 Prescriptive Compliance Packages
SB-12 Performance Compliance
SB-12 Other: Energy Star for New Homes
EnerGuide for New Houses

Climatic Zone:
Fenestration:

Project Design Conditions:

Gross Above Grade 
Wall or Roof Area (m2)

Gross Fenestration
Area (m2)

Fenestration Ratio

Vertical (W+D)
Skylights
Space Heating Fuel

Heating Equipment Efficiency
Other Conditions

Natural Gas Oil Electricity
Propane Solid Fuel Earth Energy

ICF Basement ICF Above Grade
Walk-out Basement Slab-on-Ground
Log/Post & Beam Blown-in Ins. Above Grade Wall

≥92% AFUE ≥84% - <92% AFUE

Spray-applied Foam Insulation Above Grade Wall
Drain Water Heat Recovery Unit Provided

Compliance Package

SB-12 
T3.1.1.2.A-C
T3.1.1.3.A-C

5190 Stanley Ave

209 M² 209 M²

2
0

Group C + Group E

5190 Stanley Ave, Niagara Falls, ON L2E 5A4

Building footprint  Area

209 M² 209 M²Ground Floor

7.3 M

2nd Floor 103 M² 103 M²

304 M² 304 M²

2 Street(s)

0' - 0" 0' - 0"
0' - 0"

PARKING REQUIREMENT 

Retail:

1 Parking space per every 25 sqm
187.134 sqm / 25sqm = 7.48

Existing Retail:

123 sqm / 25 sqm = 4.92

Dwelling 

1.4 Parking space for each unit
1.4 x 2 units = 2.8

Total with proposed area

7.48 + 2.80  = 10.28 spaces 

Total with Existing Gas station 

7.48 + 2.80 + 4.92 = 15.2 round to 15 spaces 

loading space req 300sqm and above: 1 space

Floor Areas
Name Area

Existing retail Area 123.182 m²
Ground Floor leasable Gross Floor Area 187.134 m²
Residential Area 103.304 m²

Site Statistics
Area Name Area M² Area FT² % of Total Area

Proposed Sidewalk 156.02 1,679.43 7.78%
Proposed landscape 240.80 2,591.99 12.00%
Proposed Hardscape 1,097.44 11,812.72 54.70%
Proposed Building 209.10 2,250.70 10.42%
Existing building 123.18 1,325.92 6.14%
Canopy Area 179.90 1,936.43 8.97%
Lot Area Totals 2,006.44 21,597.18 100.00%

MAXIMUM LOT COVERAGE 20% 8.99%
MAXIMUM FLOOR AREA OF CONVENIENCE STORE 200sqm 123sqm
MINIMUM LANDSCAPED OPEN SPACE 5% 19.93%
MAXIMUM HEIGHT OF BUILDING 8m 5m

MINIMUM EXTERIOR SIDE YARD WIDTH FROM THE STANLEY
AVENUE CENTRELINE 23.1m 23.74m

MINIMUM INTERIOR SIDE YARD SETBACK 5m GREATER THAN 5 M
MINIMUM REAR YARD DEPTH 5m GREATER THAN 5 M

MINIMUM FRONT YARD DEPTH FROM THE MCRAE STREET
CENTRELINE 20m 18.43m

Zoning  Provisions PERMITTED PROPOSED
Zoning By-Law Requirements for Gasoline Bar As Per Zoning By-law Section 8.9.3

Footer

SCHEDULE 1
SITE PLAN
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3D Aerial View

3D Aerial View 2

West Elevation - Front of Building

East Elevation - Back of Building

PROPOSED SIGN 
LOCATION FOR NEW  

BUILDING 

EXISTING PETRO 
CANADA SIGN TO 
REMAIN 

3D Back View

Travel Path

Travel Path

SCHEDULE 2
ELEVATIONS


