
Corporation of the County of Bruce brucecounty.on.ca 

Planning and Development 

Planning Report 
To: Municipality of Kincardine Planning Committee 

From: Daniel Kingsbury, Senior Planner  

Date: March 8, 2021  

Re: Zoning By-law Amendment – Z-2020-082 (Zukowski – Mechanics Ave)  

Recommendation: 

Subject to a review of submissions arising from the public meeting: 

That Committee approve Zoning By-law Amendment Z-2020-082 as attached and the 
necessary by-law be forwarded to Council for adoption. 

Summary: 

The application proposes to rezone to the lands to the Highway Service Commercial Special 
(C2-u) zone to facilitate the construction of an eleven (11) unit motel.  The lands are in 
located at 515 Mechanics Ave in Kincardine and currently contain a vacant commercial 
building that used to be a bowling alley.  The lands are currently zoned the Highway Service 
Commercial (C2).   
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Image of Proposed Structure 

Planning Analysis: 

The following section provides an overview of the planning considerations that were 
factored into the staff recommendation for this application, including relevant agency 
comments (attached), public comments (attached) and planning policy sections.  

Development Overview 

The former bowling alley site is challenging to re-purpose into another a highway 
commercial use due to its limited size and lack of onsite parking.  The applicant is proposing 
to demolish the existing building and construct a new two-storey motel largely on the same 



  

 

footprint as the existing building.  The building would contain eleven motel units, as well as 
laundry and maintenance space.  Each unit is proposed to have one bedroom, a living area 
and a kitchenette.  Parking is proposed to be internal to the building (within a carport) 
thereby eliminating the need for an outdoor parking area.   

Parking and Traffic 

The existing building footprint covers much of the parcel, effectively making on-site parking 
impossible to accommodate.   New development proposals are subject to the parking 
provisions of the Zoning Bylaw.  The Zoning By-law requires one parking space for each 
motel unit, as well as one barrier free space.  The concept plan for the motel proposes to 
‘internalize’ the parking spaces so that they are contained within the building.  The 
applicant is not proposing a barrier free parking space and is therefore seeking relief from 
this provision of the zoning by-law. 

Public comments received at on this application note concerns regarding parking and traffic, 
citing potential dangers with cars backing onto Mechanics Avenue and to pedestrians.  Other 
concerns were identified regarding the ability of the site to accommodate overflow parking 
and large vehicles.   

Planning staff are of the opinion the proposed parking configuration and use of the site is a 
significant improvement over its historic use.  Accommodating the parking spaces within the 
structure represents a efficient development approach to meet the intent of the Zoning By-
law.  The proposed parking concept meets the requirements of the Zoning By-law with the 
exception of the barrier-free parking provisions.     

Notwithstanding the proposed building has a setback of 1.5 metres from the edge of the 
right of way for Mechanics Avenue, it is noted that the travelled portion of the road is 
approximately 9 metres to the property line.  This space, while not owned by the applicant, 
can be used as a buffer to provide motel guests with space to safely enter onto Mechanics 
Avenue.   It is unlikely that the motel will be significant traffic volume generator.  As such, 
it is not expected the development will result in adverse impacts to the local network or to 
pedestrian safety.   

Site Layout and Compatibility with Surrounding Lands 

As noted, the site has unique development challenges associated with it due to its size 
relative to the provisions of the Highway Service Commercial (C-2) zone.  It has sat largely 
vacant and underutilized for several years despite numerous planning inquiries regarding its 
potential for redevelopment.      

The proposed motel maintains a similar footprint to the existing structure, however, given 
that is a new building, relief from several the Zoning Bylaw’s provisions related to setbacks 
and lot coverage is required, as outlined below: 

• The minimum front yard setback is 1.5 metres  
• The minimum rear yard setback is 1.0 metres 



  

 

• The minimum interior side yard setback is 1.0 metres 
• The maximum lot coverage is 80% 

Public comments received on this application noted concerns regarding the setbacks and lot 
coverage.  Other concerns were noted around snow removal and potential impacts to the 
community mailbox located at the corner of Broadway Avenue and Mechanics Avenue.   

The proposed setbacks and lot coverage are not anticipated to adversely impact 
neighbouring uses or municipal functions in the area. The community mailbox is located on 
Municipally-owned lands and is far enough away form the propose motel that it is not 
anticipated to be impacted by the development.   

With regards to snow removal, the owner of the lands will be required to clear the lands as 
well as the portion of the municipal right-of-way required to access Mechanics Avenue.  
Snow may have to be removed from the site during heavy snow events.  A snow removal 
process can be established through Site Plan Control and registered on title if required by 
Council.   

Planning staff note that the merits of each application should be reviewed based on the 
context of a specific site.  In this regard, the proposal functions well on the site, particularly 
when contrasted with its historic use. 

Efficient use of Lands and Resources 

The proposal is located within a Primary-Urban Community, where the Official Plan directs 
that a majority of development is to be located.  The lands are serviced by municipal water 
and sewer. The proposal represents and efficient use of lands and resources.     

Appendices 

• County Official Plan Map 
• Local Official Plan Map 
• Local Zoning Map 
• List of Supporting Documents and Studies 
• Agency Comments  
• Public Comments  



  

 

County Official Plan Map (Designated Primary Urban) 

 

Local Official Plan Map (Designated Highway Commercial) 

 



  

 

Local Zoning Map (Zoned Highway Service Commercial ‘C2’) 

 

Agency Comments 

Chief Building Official:  Good use of the lands, subject to site plan control. 

Public Works:  Snow storage will need to be reviewed and resolved as part of the 
development process. Servicing to be addressed though later stages of proposal. 

Saugeen Valley Conservation Authority:  Provided in full below 

List of Supporting Documents and Studies 

• Planning Justification Report (Goodried Planning Group – Dec. 2020)  

 

 



John and Betty Johnstone, 491 Mechanics Ave., Kincardine
email:  
telephone;  

We have lived at this address since 1987 and we ask that the committee consider 
the following concerns and questions regarding the 11 Unit Motel Proposal at 515 
Mechanics Ave

The number one concern is the request under the 3.2 Proposed Zoning By-law 
amendment asking that the maximum lot coverage be increased from 20% to 80%.

Parking area: The proposal shows room for  one vehicle per unit in covered car 
port.  Where would there be room for the extra vehicle should 2 or more vehicles 
check into one unit?
Vehicles too large to park in designated car port?
Vehicles with trailer or recreational type unit, i.e fishing boat, watercraft, 
snowmobile, etc.  with Kincardine  being a tourist designation?
Staff parking for housekeeping, front desk, delivery and service vehicles?    

Snow Removal: Due to the size of the building in proportion to the lot size and 
because of the proposed decrease in the minimum required set backs on all four 
sides, where will snow be placed when removed along Mechanics Avenue? The 
entrances to the parking spaces take up the full length of the lot.

By design the intersection at Broadway and Mechanics Ave is not suitable for the 
increase traffic flow. Broadway street is a major artery coming into Kincardine 
from the intersection of highways 9 and 21. The curves on Broadway and Sutton 
Streets make it hazardous to see oncoming traffic from both directions when 
exciting Mechanics Ave. 

We would like to bring your attention to the location of the community mail boxes, 
east of 515 Mechanics Ave. These mail boxes are accessible and in service 24 
hours a day, 7 days a week by on-street parking.     

Public Comments

mailto:jpba.johnstone@brucetelecom.com




8. Tourist Season over the few years have been very slow, firstly due to the pandemic, and who 

knows when that is going to end, secondly because everything has inflated in price so people cant 

afford to pay vacation at high gas prices, hotel and motel rooms and then the cost of everything 

else associated with a vacation. People have been coming for day trips to the beach and go home, 

verses them staying the weekend or a few days. The Scottish festival has dwindled over the last 

many years and has been hard to fill the rooms on that weekend. Many of the senior citizens are 

unable to attend, due to them getting older and up in their age, but the younger people are just 

not interested in the event. People coming for the Scottish marching band on Saturday is a few 

tourist, mainly local people and people from surrounding towns. No one comes for the musical

festivals at all. Summer weekends have been hard to fill over the last few years due to inflation. 

I am writing this because I can tell you, that it has been a struggle over the last 15 years, I can also 

tell you that many of the motel owners feel the same way. By building more motels in the area it is 

just creating added tensions and frustrations for the previous motel and hotel owners who have 

struggled in the past and still struggling to date. If every hotel and motel were full every night or 

even 5 days a week I would understand, but that is not the case and will not be because people 

want to put more money in their pocket and not pay motels and hotels when they can rent homes 

for a fraction of the price, which I also understand because the contractors have to do what is best 

for them. 

I hope that before you make this decision that all these factors are taken into consideration. Thank 

you. 

Rupi Randhawa 

Owner 

MAPLE LEAF INN 

481 Broadway Street 

Kincardine, Ontario 

N2Z 2(2 





Sat 2/6/2021
11:32 AM

** [CAUTION]: This email originated from outside of the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

Question as to the construction of units at 515 Mechanics Ave

1) how did 515 Broadway all of a sudden become 515 Mechanics Ave has the OK all
ready been given
2) is this truly going to be a Hotel with guests stay only for a few nights or is it going to be
a flop house for transient workers
3) has increased traffic flow in an area used by children going to the near by High
school  been taken into consideration
4) this end of Mechanics Ave already has at least three single family buildings now
housing several rental units  we don't need any more
5) the town has already let the builder of a four plex  skirt the law by severing a single
family lot even though the building straddles both lots again I ask is the fix in
6) has the town now given the road allowance over to the builder

Duane Waddington  
511 Mechanics Ave

� � � � �

To:  Port Elgin Planning

https://can01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.incredimail.com%2Fapp%2F%3Ftag%3DIM2_Default_Stamp_EN%26id%3D509%26lang%3D9%26did%3D10500%26ppd%3D2672%2C201106231034%2C1125%2C1%2C92830792506736751%26rui%3D139924775%26app_test_id%3D0%26sd%3D20210206&data=04%7C01%7CWMazhar%40brucecounty.on.ca%7C13f51b86b5a64d41c1ca08d8cabcba5b%7Cfd89d08b66c84a86a12d6fcc6c432324%7C0%7C0%7C637482259328560802%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=16zmbhQssGelyCzakCc4ZT31N%2Bl%2BSTfT6lY3V0h6ISU%3D&reserved=0
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