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1 Introduction

Arcadis Professional Services (Canada) inc. (“Arcadis”) was retained by the City of St. Thomas (“the City”) to assist
in obtaining planning approvals for a new industrial park across 614.8 hectares of land in the north-east part of the
municipality.

The City of St. Thomas hired a consultant to undertake an Employment Lands Review in 2018 which found a deficit
of employment lands leading to difficulty attracting major new industrial development. To address this, the City
acquired lands from the Municipality of Central Elgin adjacent to an area suitable for future industrial development.
These lands, together with the existing lands within the City limits, make up the 614.6 hectare industrial park. The
lands acquired from Central Elgin are required to be re-designated and brought into conformity with the City of St.
Thomas Official Plan.

In April 2023, PowerCo SE, a subsidiary of Volkswagen Group, officially announced its intention to develop a 1.39
million square metre electric vehicle (EV) battery manufacturing plant on a 152.3-hectare site within the new
industrial park (hereinafter referred to as “the PowerCo Site”). As shown in Figure 1-1, the lands are a strategic
location for industrial uses given they are less than 10 kilometres (km) south of London, Ontario, at the intersect of
Highway 401 and 402 providing for direct access to both the Canadian and United States markets. This proximity
to major transportation routes offers connections to other industrial/lemployment uses such the Great Lakes
Automotive Corridor, regional research and innovation cluster, talented workforces, and established supply chains.

Figure 1-1: Location of New Industrial Park and PowerCo Site in the City of St. Thomas and Southern Ontario
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1.1 Background and Previous Approvals

The City has been working through components of the planning approvals process to permit the industrial park on
the subject lands. Approximately half of the new industrial park is already designated for employment and industrial
uses, while nearly the entirety of the lands have been zoned for employment and industrial uses (Special
Employment Lands Zone EL-9) through a Ministerial Zoning Order (MZO) Ontario Regulation 324/24 made under
the Planning Act. A small portion of the lands have been withheld from the EL-9 zoning and are within the Natural
Heritage Zone (NH), as delineated on Figure 1-2.

www.arcadis.com
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Figure 1-2: Approved Zoning Map No. 348 from Ontario Regulation 324/24 for the Industrial Park
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In addition to the rezoning of these lands, an application for Draft Plan Subdivision was also submitted for the
industrial park. The Draft Plan was approved and a letter was submitted in December 2024 to clear the conditions
associated with the Approval of this application (34T-23503). A break down of the approved subdivision structure
is as follows: These lands have also received Draft Approval for the industrial subdivision, broken down as follows:

Storm Water Management - Blocks 1, 30, 31, 33
e  Future Industrial Uses - Blocks 3, 4, 6, 9, 11, 14, 15, 17, 19, 22, 27, 28
Naturalized Area — Blocks 2 & 3 and 34

Tree Retention Land — Blocks 4 and 14

Rail Shunting Yard — Blocks 24 and 29
Hydro Corridor — Blocks 5, 16, 12, 13, 20, 21, 23, 25

HONI Substation — Blocks 23

Rail Corridor — Blocks 7

www.arcadis.com
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e Pump Station — Block 32
e New Streets and Existing Roads (9 parcels)
e Road Widenings — Blocks 10, 18, 26

e TOTAL AREA 462.5 hectares

The PowerCo site is approximately 152.3 hectares in size and not included within the Draft Plan of Industrial
Subdivision and is referenced under a separate Reference Plan (R-Plan).

1.2  Objective of Planning Justification Report

Arcadis has prepared this Planning Justification Report on behalf of the City of St. Thomas in support of the Official
Plan House-Keeping Amendment for the new industrial park. The remainder of this report is structured as follows:

e Section 2 provides a description of the new industrial park, the PowerCo Site and the surrounding context;

e Section 3 provides a description of the development plan and details of the components of the industrial
park;

e Section 4 provides an overview of the relevant provincial and municipal policies and regulations that guide
land use and development, and how the proposed new industrial park and subdivision conform to and
supports these policies and regulations; and

e Section 5 presents Arcadis’s final conclusions and recommendations for the approval of the proposed
Official Plan House-Keeping Amendment.

2 Site Location and Surrounding Context

The following sections provide a description of the location and physical attributes of the new industrial park, an
overview of the surrounding area and the larger context. The details of the proposed application are described in
Section 3 of this report.

21 Site Description
The proposed new 614.8-hectare industrial park is located within the north-east part of the City of St. Thomas. As
shown in Figure 2-1 it is generally bound by:

¢ North: Ron McNeil Line/Highway 52 (frontage of approximately 1.76 km);

e South: Canadian National Railway (CN) rail line (Cayuga Spur line);

e East: Yarmouth Center Road (frontage of approximately 2.87 km); and

e West: Highbury Avenue South and Centennial Avenue (frontage of approximately 2.43 km) and the Ontario
Southland Railway (OSR) rail line.

The lands are legally described as:

PLAN OF SURVEY OF PART OF LOTS 9, 10, 11 & 12 RANGE 2 NORTH OF EDGEWARE ROAD AND
PART OF LOTS 9 & 12 AND ALL OF LOTS 10 & 11 RANGE 1 NORTH OF EDGEWARE ROAD AND
PART OF ROAD ALLOWANCE FOR EDGEWARE ROAD AND PART OF LOTS 9 & 12 AND ALL OF
LOTS 10 & 11 CONCESSION SOUTH OF EDGEWARE ROAD Also Known As RANGE 1 SOUTH OF

www.arcadis.com
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EDGEWARE ROAD AND PART OF ROAD ALLOWANCE BETWEEN CONCESSION 9 & CONCESSION
SOUTH OF EDGEWARE ROAD Also Known As RANGE 1 SOUTH OF EDGEWARE ROAD AND PART
OF LOTS 11, 12, 13, 14 & 15 CONCESSION (GEOGRAPHIC TOWNSHIP OF YARMOUTH IN THE CITY
OF ST. THOMAS COUNTY OF ELGIN

The 152.3-hectare PowerCo Site is located south of Ron McNeil Line, within the northwest portion of the new
industrial park. It is generally rectangular in shape.

Figure 2-1: Aerial of New Industrial Park and PowerCo Site
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The City of St. Thomas owns the entirety of the new 614.8-hectare industrial park, with lands brought into the City’s
municipal boundary through the following annexations:

o Approximately 324 hectares annexed were from the Municipality of Central Elgin in 2022; and

e Approximately 283 hectares annexed were from the Municipality of Central Elgin through Bill 63 in March
2023.

While a large portion of the new industrial park and the PowerCo Site is currently designated for employment or
industrial uses, most lands were being used for agricultural purposes, with some rural residential dwellings or farm
homesteads:

e PowerCo Site: four (4) single-family houses, agricultural buildings and fields; and
¢ Remainder of new Industrial Park: five (5) single-family houses, agricultural buildings and fields.
A section of the OSR rail line runs through the northwest portion of the new industrial park. Edgeware Line currently

runs east-west through the centre of the new industrial park. This road is being reconfigured as part of the new
internal road network for the industrial park.

www.arcadis.com

PTR_PJR_StThomasAnnexLands (2025-02-10) (003)_SPStThomasIndustrialSubdivision 4



ARCADIS PLANNING JUSTIFICATION REPORT
City of St. Thomas Industrial Park Official Plan House-Keeping Amendment

Prepared for the City of St. Thomas

Through Railway City Transit (RCT), the City of St. Thomas provides a conventional transit system with five (5) bus
routes, a paratransit system for people with accessibility limitations and on-demand transit. The closest existing bus
stops to the new industrial park are on Route 1 — Northside Route, approximately 1 km west. The new Industrial
Park is within the on-demand zone. St. Thomas has an extensive active transportation system, but currently, there
are no dedicated cycling lanes or trails abutting or within the new industrial park. As further described in Section 3
of this report, transit and cycling infrastructure will be extended to service the new industrial park.

As shown above in Figure 2-1, a number of woodlots were located within the new industrial park. Approvals have
been obtained to clear all but the approximately 9.69 hectare of woodlot. There were a few minor watercourses and
drainage features supporting past farming practices which have been removed. Additional information on the
development is provided in Section 3 of this report. Currently, work is underway to clear and grade the PowerCo
Site, and the remainder of the new industrial park. All of the existing residential dwellings and agricultural buildings
will be demolished.

2.2 Surrounding Context

As shown in Figure 2-2, the following land uses are currently located adjacent to or immediately surrounding the
new industrial park:

* North: Ron McNeil Line / Highway 52, agricultural land and associated buildings and four (4) houses;
¢ East: Yarmouth Centre Road, agricultural land and associated buildings and four (4) houses;
*  South: CN rail line and agricultural land; and

¢ West: Highbury Avenue South, Centennial Avenue, OSR rail line, the Elgin Middlesex Pumping Station,
various industrial and commercial buildings, vacant land and one (1) house.

Within a broader 500-metre radius surrounding the new industrial park, lands to the north and east, which are
located within the Municipality of Central Elgin, are primarily agricultural with some rural residential. To the south,
also within Central Elgin, are lands designated ‘Major Industrial’ but is currently being used for agricultural purposes,
followed by commercial and light industrial uses along Talbot Line (Highway 3). Lands to the west are primarily
industrial (developed and some vacant land), with many businesses related to the automotive industry and
warehousing. At the north, lands west of Highbury Avenue South contain natural open space, single-family
residential, parkland and some commercial retail.

There are a few active development applications within 500 metres of the new industrial park. At 340 Highbury
Avenue, approximately 20 metres west of the new industrial park, Site Plan Approval was recently granted for a
small commercial plaza. A number of Minor Variance applications are seeking parking reductions for new industrial
development (e.g. at 70 Dennis Road, 45 Highbury Road, 131 South Edgeware Road and 258 Edward Street).

The Municipality of Central Elgin did recently approve an amendment to the Township of Yarmouth Zoning By-law
No. 1998 to rezone approximately 140 hectares of lands directly south of the new industrial park, between Talbot
Line (Highway 3) and the Canada Southern Rail Line and Centennial Avenue and Yarmouth Centre Road, to
position the land for future industrial development.

Within the context of the larger surrounding area, the new industrial park and PowerCo Site are well-positioned to
be served by a range of commercial, retail and other major services and infrastructure that exist in the City of St.
Thomas and adjacent municipalities. For example:

e The St. Thomas Municipal Airport is located approximately 3 km southeast;

e Downtown St. Thomas is located approximately 6 km southwest;

www.arcadis.com
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e Highway 401 is located approximately 15 km north; and

e The City of London is less than 10 km northwest (e.g. approximately 6 km to the municipal boundary and
approximately 30 km to the downtown).

Figure 2-2: Surrounding Land Uses to the Industrial Park

G. House

H. Agriculture and House

Legend
— PoanerCo She

e Wit il P

S T—

C. Elgin Middiesex Pumping Station & Reservoir

1. Agriculture

D. Agriculture (designated Major Industrial) F. Agriculture and House J. House and Agriculiure

3 Development Plan

The development includes two main components consisting of (a) a new industrial park, and (b) the PowerCo site.
As mentioned above, a portion of the planning approvals needed to finalize this project have already been granted
through the MZO and Draft Plan of Subdivision processes. The details of the development approved through these
processes, and being considered through the current Official Plan House-Keeping Amendment process are
described herein.

www.arcadis.com
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3.1 Overview of Development

An employment land needs assessments undertaken in 2018 by Dillon Consulting with Watson and Associates
Economists Ltd. identified a deficit of employment land in the City of St. Thomas and the need for additional
employment lands to accommodate future growth and economic development. To address this, the City of St.
Thomas has compiled a total of 614.8 gross hectares of land to establish a new industrial park to meet economic
growth forecasts and attract and accommodate the new PowerCo EV battery manufacturing plant and other
industries.

A growth management and employment land needs assessment undertaken by Arcadis in September 2023
concluded that the entirety of the 614.8 hectare new industrial park, plus additional land elsewhere in the City, is
required to accommodate PowerCo and the resulting indirect and induced jobs and other anticipated employment
growth through to 2041. The assessment concluded that no other opportunity exists within the City to satisfy the
PowerCo land requirements and associated market demand for employment land.

The PowerCo plant will be located on a 152.3 net hectare parcel within the new industrial park. As shown in Table
1, the remainder of the industrial park (covered under the approved Draft Plan) will accommodate roads and
servicing infrastructure, a range of supporting or related industrial businesses and other industrial development and
accessory commercial retail services to serve the industrial park workers, and some natural open space. A
conservative estimate assumes the total gross floor area within the new industrial park at full-build out may be up
to 2.14 million square metres, while the PowerCo site alone will total 1.39 million square metres.

Table 1: Industrial Park Land Area and Future Industrial Development

Net :
Developable % of the DE:IIr:art::n t
Area Subdivision Area P
(Net Hectare) (square metres)
Powe.rC.)c.' Site (Excluded from the Draft Plan of 1523 24.7% 1,393,545
Subdivision)
Blocks for Future Industrial and Accessory Commercial
Development (Addressed Through the Draft Plan of 317.8 51.7% 745,559
Subdivision)
Lands for Infrastructure and Natural Heritage (Addressed o
through the Draft Plan of Subdivision) 144.7 23.6% N/A
Total New Industrial Park 614.8 100% 2,139,104

Notes: The estimated development for the remainder of the new Industrial Subdivision is based on the 102 m? per industrial employee standard set in the City of St.
Thomas 2020 Development Charge Background Study and the 23 jobs per net hectare and 102 m? per employee standards set in the 2018 City of St. Thomas
Employment Land Review. The net land area is subject to change based on ongoing engineering and Draft Plan of Subdivision work.

As identified in Table 1, 317.8 hectares of the total 614.8 hectares is available for industrial development and could
accommodate suppliers of PowerCo or other industrial uses. Accessory commercial uses may also be permitted to
serve the businesses and employees of the new industrial park. The blocks have been sized to ensure they are
large enough to accommodate major new developments and to provide maximized flexibility for future development
and suit respective users/needs. The blocks created through this subdivision could be further subdivided in the
future, if necessary.

Of the lands identified in Table 1 for infrastructure and natural heritage, 41.89 hectares of the 144.7 hectares will
used for woodland retention and re-naturalization. Figure 3-1 provides an overview of the 41.89 hectares of land.
The woodland being retained south of the PowerCo site is 9.69 hectares in size and will be designated and zoned

www.arcadis.com
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to ensure long-term protection of this feature, as shown on Figure 1-2. Additionally, the woodland and naturalization
blocks (32.2 hectares) located in the northern portion of the lands will provide a buffer between the future industrial
uses and the rural lands to the north along Ron McNeil Line.

Figure 3-1: Draft Plan of Subdivision —Blocks for Woodlands and Naturalized Area
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3.2 Overview of Transportation

The approved plan of subdivision established a road network that encompasses a mix of existing and new roads.
For the existing road network, South Edgeware Road is maintained south of the PowerCo site whereas the right-
of-way (ROW) for Edgeware Line was divided to accommodate the PowerCo site in the central portion of the overall
lands. Six (6) new streets are proposed, as shown on Figure 3-2.

Figure 3-2: Draft Plan of Subdivision — Blocks for Roads, Right-of-Ways and Street Widening

e .
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In addition to the road network, the PowerCo will be serviced by a CN Railway, which will connect into the railway
corridor that runs east-west along the southern edge of the industrial park. A shunting yard has also been included
to accommodate the loading and unloading the train cards. Please refer to Figure 3-3 for the location of the railway
blocks.

www.arcadis.com

PTR_PJR_StThomasAnnexLands (2025-02-10) (003)_SPStThomasIndustrialSubdivision 9



ARCADIS PLANNING JUSTIFICATION REPORT
City of St. Thomas Industrial Park Official Plan House-Keeping Amendment

Prepared for the City of St. Thomas

Figure 3-3: Draft Plan of Subdivision —Railway Blocks
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3.3  Overview of Servicing

The approved Draft Plan established blocks for new municipal servicing and utilities to service the industrial park
and its’ users. The infrastructure being utilized for this development is identified on Figure 3-4 and is comprised of:

www.arcadis.com
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e Stormwater Management Facilities: Four (4) stormwater management ponds totalling an area of 31.0
hectares are proposed on Blocks 1, 19, 33 and 36. Additionally, Block 31 will be established for a drainage
channel to support the function of the storm pond in Block 33;

e Sanitary Pumping Station: Block 34, which has an area of 625 square metres;

e Hydro One Transmission Station: Block 24, which has an area of 8.1 hectares, has been established to
accommodate a Hydro One transmission station; and

e Hydro Corridor: Blocks 13, 14, 21, 22, 26, 17, 8 and 5 which total 16.7 hectares are for the hydro utility lines
to establish access connections to the subdivision, connect to the transmission station and serve all future
industrial developments.

Figure 3-4: Draft Plan of Subdivision —Blocks for Servicing and Utilities
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4

Planning Policy and Regulatory Framework

This section provides a summary of the planning policy documents, regulations and guidelines that currently govern
land use and development within the new industrial park and the PowerCo Site. It also describes how the
development as a whole supports provincial and municipal policies and planning objectives.

4.1

Planning Act

The Planning Act, R.S.0. 1990, c. P.13 (the “Act”), last consolidated January 1, 2025, deals with land use planning
in Ontario and outlines how land is controlled and the roles of various levels of government and the public in regard
to land use matters. It is intended to provide the basis from which municipalities may approve regulations related to
land use development.

Section 2 of the Act sets out various “Matters of Provincial interest” which decision makers must have regard to in
carrying out their duties under the Act, such as:

a)
b)
c)
d)

e)
f)

9)
h)

s)

the protection of ecological systems, including natural areas, features and functions;
the protection of the agricultural resources of the Province;
the conservation and management of natural resources and the mineral resource base;

the conservation of features of significant architectural, cultural, historical, archaeological or scientific
interest;

the supply, efficient use and conservation of energy and water;

the adequate provision and efficient use of communication, transportation, sewage and water services
and waste management systems;

the minimization of waste;
the orderly development of safe and healthy communities;

(h.1) the accessibility for persons with disabilities to all facilities, services and matters to which this Act
applies;

the adequate provision and distribution of educational, health, social, cultural and recreational facilities;

the adequate provision of a full range of housing, including affordable housing;

the adequate provision of employment opportunities;

the protection of the financial and economic well-being of the Province and its municipalities;
the co-ordination of planning activities of public bodies;

the resolution of planning conflicts involving public and private interests;

the protection of public health and safety;

the appropriate location of growth and development;

the promotion of development that is designed to be sustainable, to support public transit and to be
oriented to pedestrians;

the promotion of built form that,

a. Is well-designed,

b. encourages a sense of place, and

c. provides for public spaces that are of high quality, safe, accessible, attractive and vibrant;
the mitigation of greenhouse gas emissions and adaptation to a changing climate.
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The industrial park has regard for matters of provincial interest, particularly the provision of adequate employment
land, economic development, the appropriate location of growth and development, mitigation of greenhouse gas
emissions and adaption to a changing climate. The City and its technical consultants have worked closely with
provincial and federal agencies to ensure the appropriate means for any removal and ongoing protection of natural
heritage/ecological systems.

As detailed in section 1.1 of this report, the industrial park received approval of a Minister's Zoning Order as Ontario
Regulation 324/24. This approval followed the process outlined in Section 47 of the Act as the development is a
major economic initiative that requires circumvention of local planning processes in order to meet important
development timelines and production targets.

Further approvals came under Section 51(24) of the Act, where the criteria for approval a new Draft Plan of
Subdivision were regarded under the following criteria:

(a) the effect of development of the proposed subdivision on matters of provincial interest as referred to in
section 2;

(b) whether the proposed subdivision is premature or in the public interest;

(c) whether the plan conforms to the official plan and adjacent plans of subdivision, if any;

(d) the suitability of the land for the purposes for which it is to be subdivided;

(d.1) if any affordable housing units are being proposed, the suitability of the proposed units for affordable
housing;

(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;

(f) the dimensions and shapes of the proposed lots;

(9) 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;

(h) conservation of natural resources and flood control;
(i) the adequacy of utilities and municipal services;
() 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;

() the extent to which the plan’s design optimizes the available supply, means of supplying, efficient use and
conservation of energy; and

(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).

It is our professional planning opinion that the development has regard for the matters contained within the Act and
is consistent with the vision relevant policies as well as current and expected regulations.

www.arcadis.com
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4.2 Provincial Planning Statement

The new Provincial Planning Statement (PPS) took effect on October 20, 2024, and consolidates both the Provincial
Policy Statement, 2020 and A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2019 (the “Growth
Plan”), for a streamlined province-wide land use planning policy framework that builds upon housing-supportive
policies. Previously, the City of St. Thomas was located in an area not governed by the Growth Plan, and as such
new policies apply to the lands that form part of this application.

The PPS provides policy direction on “Matters of Provincial Interest” related to land use planning and key land use
planning issues by promoting more housing, building strong communities, a clean and healthy environment, and
supporting sustainable economic growth by directing development to existing settlement areas, encouraging
efficient and cost-effective land use development patterns, and protecting natural resources for the long term.

The PPS is to be read in its entirety and applicable policies are to be applied to specific situations/applications.
Arcadis has considered the PPS in its entirety, and the following sections and policies of the PPS are of particular
relevance to the new industrial park and PowerCo plant:

Building Homes, Sustaining Strong and Competitive Communities
2.3 Settlement Areas and Settlement Area Boundary Expansions

The PPS provides direction for focusing growth and development to settlement areas, and the expansion of
settlement boundaries when there is a demonstrated need and benefit.

2.3.1.1 Settlement areas shall be the focus of growth and development. Within settlement areas, growth
should be focused in, where applicable, stratgeic growth areas, including major transit stiation
areas.

2.3.1.2 Land use patterns within settlement areas should be based on densitites and a mix of land uses
which:

a) efficiential use land and resources;

b) optimize existing and planned infrastructure and ublic service facilities;
c) support active transportation;

d) area transit-supportive, as appropriate; and

e) are freight-supportive

2.3.2.1 In identifying a new settlement area or allowing a settlement area boundary expansion, planning
authorities shall consider the following:

a) the need to designate and plan for additional land to accommodate an appropriate range
and mix of land uses;

b) if there is sufficient capacity in existing or planned infrastructure and public service
facilities;

c) where the applicable alnds comprise speciality crop areas;

d) the evaluation of alterantive locations which avoid prime agricultural areas and, where
avoidance is not possible, consider reasonable alteratives on lower priority agricultural
lands in prime agricultural areas;

e) whether the new or expanded settlement area complies with the minimum distance
separation formulae;

www.arcadis.com
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f) whether impactson the agricultural system are avoided, or where avoidance is not
possible, minimized and mitigated to the extent feasible as determined through an
agricultural impact assessment or equivalent analysis, based on provincial guidance; and

g) the new or expanded settlement area provides for the phased progression of urban
development.

2.3.2.2 Notwithstanding policy 2.3.2.1 b), planning authorities may identify a new settlement area only
where it has been demonstrated that the infrastructure and public servie facilities to support
development are planned or available.

Prior to initiating this project, the City retained a consultant to undertake an analysis of the available
employment/industrial land supply within the City limits. The results of this analysis found that there was an
insufficient supply therefore the City moved to obtain more lands from the neighbouring municipality of Central Elgin.
Upon annexation of these lands, they were added into the settlement area for the City. Togther with the existing
lands, this areas represents an appropriate location for employment/industrial growth as it is an efficient use of land
and resources, and an ideal location for this form of development in proximity to the broader market. In this sense,
the subject lands form an area that is strategic for growth, addressing policies contained under Section 2.4.

2.4.1.1 Planning authorities are encouraged to identify and focus growth and development in strategic
growth areas.

2.4.1.2 To support the achievement of complete communities, a rnage and mix of housing options,
intensification and more mix-used development, strategic growth areas should be planned:

a) to accommodate significant population and employment growth;

b) as focal areas for education, commercial, recreational, and cultural uses;

¢) to accommodate and support the transit network and provide connection points for inter-
and intra-regional transit; and

d) to support affordable, accessible, and equitable housing.

2.8 Employment

The PPS contains policies aimed at achieving growth for both housing and employment to ensure strength and
competitiveness in the broader economy. Where there is suitable land available for employment, these policies aim
to protect and preserve these areas for current and future uses.

2.8.1.1 Planning authorities shall promote economic develpoment and competitiveness by:

a) providing for an appropriate mix and range of employment, industrial, and broader mixed
uses to meet long-term needs;

b) providing opportunities for a diversified economic base, including maintaining a range
and choice of suitable sites for employment uses which support a wide range of
economic activities and ancillary uses, and take into account the needs of existing and
future businesses;

¢) identifying strategic sites for investment, monitoring the availability and suitability of
employment sites, including market-ready sites, and seeking to address potential barriers
to investment;

d) encouraging intensification of employment uses and compatible, compact, mixed-use
develpoment to support the achievement of complete communities; and

e) addressing land use compatibility adjacent to employment areas by providing an
appropraite transition to sensitive land uses.

www.arcadis.com
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2.8.2.1

2.8.2.1

2.8.2.3

2.8.2.4

Planning authorities shall plan for, protect and preserve employment areas for current and future
uses, and ensure that the necessary infrastructure is provided to support current and projected
needs.

Planning authorities shall protect employment areas that are located in proximity to major goods
movement facilities and corridors, including facilities and corridors identified in provincial
transportation plans, for the employment area uses that require those locations.

Planning authorities shall designatre, protect and plan for all employment areas in settlement
areas by:

a) planning for employment area uses over the long-term that require those locations
including manufacturing, research and development in connection with manufacturing,
warehousing and goods movement, and associated retail and office uses and ancillary
facilities;

b) prohibiting residential uses, commercial uses, public service facilities and other
institutional uses;

c) prohibiting retail and office uses that are not associated with the primary employment
use;

d) prohibiting other sensitive land uses that are not ancillary to uses permitted in the
employment area; and

e) including an appropriate transition to adjacent non-employment areas to ensure land use
compatibility and economic viability.

Planning authorities shall assess and update employment areas identified in official plans to
ensure that this designations appropriate to the planned function of employment areas. In
planning for employment areas, planning authorities shall maintain land use compatibility
between sensitive land uses and employment areas in accordance with policy 3.5 to maintain the
long-term operational and economic viability of the planning uses and function of these areas.

As noted above, the employment area for these lands has been established through previous studies and been
approved for employment/industrial uses through an MZO process detailed in Ontario Regulation 324/24. This
report has been prepared to ensure that the appropriate land use designation is captured within the City’s Official
Plan for the existing land within the City’s limits as well as the addition of the annexed land. The industrial park has
been designed to accommodate the PowerCo site as well as additional employment and industrial uses to provide
for a broad range of businesses on market-ready properties.

Infrastructure and Facilities

Chapter 3 contains policies that ensure proper infrastructure and facilities are in place for development in the form
of transportation networks (includin rail), water and wastewater management, waste and energy, and public spaces.

3.1.1

3.2.2

3.4.1

www.arcadis.com

Infrastructure and public service facilities shall be provied in an efficient manner while
accommodating projected needs.

As part of a multimodal transportation sustem, connectivity within and amongst transportation
systems and modes should bep planned for, maintained and, where possible, improved, including
connections which cross jurisdictional boundaries.

Planning for land uses in the vicinity of airports, rail facilities ad marine facilities shall be
undertaken so that:

a) their long-term operation and economic role is protected; and
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b) airports, rail facilities and marine facilities, and sensitive land uses are appropriately
designed, buffered and/or separated from each other, in accordance with policy 3.5.

3.6.2  Municipal sewage services and municipal water services are the preferred form of servicing for
settlement areas to support protection fo the environment and minimize potential risks to human
health and safety. For clarity, municipal sewage services and municipal water services include
both centralized servicing systems and decentralized servicing systems.

The industrial park was chosen as an appropriate location due to its’ direct connection to multi-modal transportation
networks including the Ontario 400 series highway connections, raillines, and proxomity to international borders.
Technical studies were prepared as part of the original approvals process to ensure appropriate services have been
provided to accommodate the development.

Wise Use and Management of Resources

While the earlier policies of the PPS give consideration for planning strong forms of development, this Chapter aims
to protect and appropriately plan around other valuable resources such as natural heritage and agriculture.

4.1.5 Development and site alteration shall not be permitted in:

a) significant wetlands in the Canadian Shielf north of Ecoregions 5E, 6E and 7E;

b) significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake Huron and the
St. Marys River);

c) significant valleylands in Ecoregions 6E and 7E (excluding islands in Lake Huron and the
St. Marys River);

d) significant wildlife habitat;

e) significant areas of natural and scientific interest; and

f) coastal wetlands in Ecoregions 5E, 6E, and 7E that are not subject to policy 4.1.4 b)

unless it has been demonstrated that there will be no negative impacts on the natural features or
their ecological functions.

4.3.1.1 Planning authorities are required to use an agricultural system approach, based on provincial
guidance, to maintain and enhance a geographically contiuous agricultural land base and supprt
and foster the long-term economic prosperity and productive capacity of the agri-food network.

4.6.2 Planning authorities shall not permit development and site alteration on lands containing
archaeological resources o areas of archaeological potential unless the significant archaeological
resources have been conserved.

As part of the original approvals, technical studies were prepared to ensure appropriate protection of natural areas,
transition from agriculture lands, and protection of archaeological resources.

Based on our analysis, the proposed redevelopment is consistent with policies of the PPS, 2024.

4.3 City of St. Thomas Official Plan

The City of St. Thomas Official Plan (*OP”) was adopted by City Council and approved by Ministry of Municipal
Affairs and Housing in 1963. The OP has been amended over time to reflect changes in provincial policy and
captures amendments, up to OPA No. 110. The City of St. Thomas is currently reviewing and updating its OP
to provide direction through 2046. The final updated OP is anticipated to be presented to the Council for
Adoption in early 2025. The proposed redesignation of the industrial park lands will be reflected in the new
updated OP, as detailed in this report.

www.arcadis.com
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Furthermore, on March 2, 2023 Bill 63, which adjusted the boundary between the City of St. Thomas and the
Municipality of Central Elgin, obtained Royal Assent. Bill 63 stipulates that, “The official plan of the Municipality of
Central Elgin in respect of the annexed area is deemed to be an official plan of the City of St. Thomas on the
effective date, and remains in force until it is revoked or amended to provide otherwise”.

To address Bill 63 and Ontario Regulation 324/24, Schedule A is required to be amended to designate the land
previously subject to the Central Elgin Official Plan as “Employment Lands” within the City of St. Thomas Municipal
Boundary. Figure 4-1 identifies the area that will be transitioned from the Municipality of Central Elgin to the City of
St. Thomas.

Figure 4-1: Current Official Plan Designations

Legend
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Policy 4.3.5 of the OP directs industrial uses and developments to be concentrated in the northeastern part of the
City and adjacent to the railway right-of-way. Figure 4-1 displays that the industrial park is located within the
appropriate neighbourhood identified within the OP. Further, the land supply contained within the subject lands
satisfies policy 4.3.10 directing the Council to ensure the City has a sufficient land supply for industrial uses for a
twenty-year period, as demonstrated through the 2018 and 2023 lands needs assessments.

Section 5 of the OP provides policy direction for Employment Lands. Specifically, Policy 5.10.2 of the OP provides
the following goals for Employment area:

i. to provide and maintain a sufficient supply of land, in amount and variety of sizes, to accommodate
employment growth;

ii. to monitor local, regional and provincial trends with respect to the demand for employment land to
ensure that the City maintains an adequate supply in appropriate locations at all times;

www.arcadis.com
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fi. to limit development in employment areas to industrial activities and operations supportive or
compatible with industry as well as ancillary retail and service commercial uses that support the
workers and uses in the employment areas;

iv. to provide a range of employment opportunities for the City;

V. to ensure in employment areas the requirements of industry remain paramount;

Vi to provide appropriate locations for employment uses that have features that are not compatible
with other adjacent sensitive land uses to relocate into the employment area;

Vii. to continue to support industrial development and promotion programs;

Viii. to protect and preserve employment lands in the long term;

iX. to protect employment lands in proximity to goods movement facilities and transportation corridors.

To achieve the City’s employment goals, the OP includes the following detailed policies:

5.10.3.2

5.10.3.3

5.10.3.6

The City will actively support and promote economic development through the
implementation of their Economic Development Strategies and land banking where
possible. The City will encourage economic activities in the areas of advanced
manufacturing, life sciences, small knowledge-based business, information technology,
business services and the environment as future opportunities for employment growth.”

“Large format and stand-alone retail uses, shopping centres, home improvement centres
and retail commercial strip development are not permitted within the Employment
designations.”

“Industrial operations shall comply with the applicable Ministry of Environment and
Climate Change Guidelines for Compatibility Between Industrial Facilities and Sensitive
Land Uses.” The implementation of these guidelines shall be accomplished through the
implementing zoning by-law and site plan approval.

The industrial park satisfies all of the policies contained within the Sections referenced above. The employment
land needs assessment undertaken in 2018 and re-visited in 2023 confirm the need for these additional lands and
provides future and varied availability for employment/industrial uses across the industrial park.

As per policy 5.10.4, permitted uses in the Employment designation include:

i industrial uses that involve assembling, fabricating, manufacturing, processing, repairing,
warehousing, wholesaling and distribution uses, production of pharmaceuticals and medical
products, communications, utilities, storage of goods and materials, service trades and construction
uses; office uses including those accessory to industrial uses; research and information processing;

il. public and private recreation facilities, park and open space areas, public and institutional uses;

ili. non-retail service commercial uses including but not limited to, restaurants, child care services,
personal service uses, automotive body shops, automotive service uses, may be permitted on a
limited basis provided the uses are compatible with the development and operation of industrial uses
and serve the employment area;

iv. gas and service stations including the sale of convenience goods and carwash provided they are
located at an intersection of arterial or collector streets as shown on Schedule “B;

V. transport trucking terminals are permitted but must front on or be near a road classified as an arterial
or collector street on Schedule “B”.

www.arcadis.com
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As detailed within Ontario Regulation 324/24 for the MZO, the permitted uses conform to the employment uses
listed within policy 5.10.4. The Regulation also specifies that Adult Entertainment Parlours are not permitted within
the industrial park, despite OP policy 5.10.4.2:

5.10.4.2 Licensed Adult Entertainment Parlours are permitted within the “Employment”
designation on Schedule “a”, only in free standing, single use structures, provided that
such uses when established are located no closer than 500 metres measured in a
continuous path over the shortest distance, from a church, a school, a day nursery that is
a main permitted use in the Zoning By-law, or a public park or a Residential or Open
Space and Park zone and shall be dispersed.

In addition to Schedule A, Schedules B and D are also required to be updated to reflect the addition of these
lands within the City limits. Schedule B identifies the transportation network and Schedule D identifies the
“Community Improvement Area”.

A final Registered Plan (R-Plan 11M-173) was certified with the Registry Office on February 3, 2025 and shall
form the basis for updating the transportation network shown on Schedule B.

Schedule D captures the entirety of the City of St. Thomas within the “Community Improvement Plan” and with the
addition of the annexed lands into the Municipal Boundary, these lands shall also be captured and reflect on this
Schedule.

Schedule E appropriately reflects the Natural Heritage features maintained within the industrial park and does not
require modifications for the subject lands. Section 8.3 provides policies to ensure consideration for and
protection of features within this designation, as follows:

i “Habitat of Endangered Species or Threatened Species: as identified by the Ontario Ministry of
Natural Resources'’ official species at risk list, as updated from time to time;

if. Significant Wetlands: as identified by the Ministry of Natural Resources and/or the local Conservation
Authority;

iii. ~ Areas of Natural and Scientific Interests (ANSI's), Life Science, (Provincial and Regional): as
identified by the Ministry of Natural Resources;

iv. Significant Valleylands: as identified by the Municipality in cooperation with the local Conservation
Authority;

V. Significant Wildlife Habitats: as identified by the Ministry of Natural Resources, the appropriate
Conservation Authorities and/or the Municipality;

Vi Fish Habitats: as identified by the local conservation authority in cooperation with the Federal
Department of Fisheries and Oceans;

Vii. Significant Woodlands: as identified by the Municipality in cooperation with the local Conservation
Authority; and

Viil. Environmentally Sensitive Areas (ESA's): as identified by the appropriate Conservation Authority.”

As per policy 8.3.2.2 permitted uses within the Natural Heritage designation are passive open space, walking/biking
trails, forest and resource management uses, conservation uses, erosion and flood control, low-intensity public and
private recreation uses, necessary public utilities, infrastructure and services, existing agricultural use and
accessory buildings and structures thereto. Development and/or site alteration associated with a permitted use shall
only be permitted when it can be demonstrated in accordance with the policies of subsection 8.3.4 of this Plan, that
there will be no negative impacts on the natural heritage features and/or their ecological functions.

www.arcadis.com
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The house-keeping amendment proposed conforms to the policies and intent of the City of St. Thomas Official
Plan, and ensures that this guiding document adequately reflects the approval received through the MZO process
and detailed within Ontario Regulation 324/24.

4.4 City of St. Thomas Zoning By-Law

The City of St. Thomas Zoning By-law 50-88 was amended through an approved MZO and detailed in Ontario
Regulation 324/24. MZO Map No. 348, Figure 1-2, delineates the approved zoning for these lands, which has been
reflected within the City’s Zoning By-law and on their zoning shown, as shown on Figure 4-2. The industrial park
will continue to comply with the uses and permissions issued under the MZO within the Employment Lands EL-9
zone.

Figure 4-2: Existing Zoning
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5 Conclusion

The purpose of this report is to bring the City of St. Thomas Official Plan into conformity with the approval issued at
a Provincial level through the Minister Zoning Order process and issuance of Ontario Regulation 324/24.

The subject lands have been thoroughly reviewed through numerous studies over the years to ensure proper
planning was considered and implemented to permit employment/industrial development. Overall, the industrial
park meets provincial and local targets for employment growth and creates attraction of global industry for the
Province of Ontario and City of St. Thomas. The scale of this development is ground-breaking for the overall region
of south-western Ontario and provides opportunity for regional connections along the 400-series highway and
railways.

This area of the City has been a long-term focus for industrial and employment development due to its’ proximity to
the airport and rail, separation from sensitive land uses. The land needs assessments completed in 2018 identified
that this area did not provide sufficient land supply for long-term growth, and therefore resulted in the annexation of
neighbouring lands from the Municipality of Central Elgin. Following the annexation of these lands, the 2023 study
confirmed that these lands were the only suitable location to accommodate the PowerCo site and the surrounding
industrial park to achieve part of the City’s targets for industrial growth.

For these reasons, and based on the analysis contained herein, it is our opinion that the development and proposed
house-keeping Amendment:

e Has regard for the Planning Act;

e |s consistent with the Provincial Planning Statement;

e Conforms to the intent and policies within the City of St. Thomas Official Plan;

e Complies with the City of St. Thomas Zoning By-law, as modified by Ontario Regulation 324/24; and

e Facilitates the development of vacant and underutilized employment land and provides additional land for
employment uses to meet the City’s forecasted needs.

Respectfully submitted this 10" day of February 2025.

Regards,
ARCADIS
Sprdﬁ_ S ) (\'r\--,-':" .' ~-.-',-'"r
Stefanie Pratt, BSc Amy Shepherd, BSc, MCIP, RPP

| hereby certify that this Planning Justification Report was prepared by a Registered Professional Planner, within the meaning of the Ontario
Professional Planners Institute Act, 1994, and is for the Industrial Park in St. Thomas, including the PowerCo Site, only.

Arcadis Professional Services (Canada) Inc.
350 Oxford Street West, Suite 203

London, Ontario N6H 1T3

Canada
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www.arcadis.com

PTR_PJR_StThomasAnnexLands (2025-02-10) (003)_SPStThomaslndustrialSubdivision 22



Appendix A —
Registered Plan 11M-273

Arcadis. Improving quality of life.



39T—

OF PART OF APPROVED UNDER SECTION 51 OF THE PLANNING ACT THIS ,
LOTS 9 1 O 1 1 & 1 2 OWNER’S CERT'F'CATE LEGEND NOTES ;az :a DAY OF SM\\QJ'" 202%.{ I CERTIFY THAT THIS PILAN IS REGISTERED IN THE LAND
’ ’ ’ TS 15 To CERTFY THAT C DENOTES SURVEY MONUMENT —_— ‘ | T REGISTRY OFFICE FOR THE LAND TITLES ‘DNISION OF ELGIN
: O SET . ’
RANGE 2 NORTH OF BEARINGS ARE UTM GRID DERIVED FROM SPECIFIED CONTROL POINTS ar_{L01  ociock on mHE _3FC  par oF |
u DENOTES SURVEY MONUMENT FOUND 00820060030 AND 00820060032, UTM—17 NAD~1983:CSRS:CBNv6~2010. ruae 202 § R
EDGEW ARE RO AD 1) BLOCKS 1 TO0 9, 11 TO 17, 19 TO 25, & 27 TO 35, THE STREETS, NAMELY cc DENOTES CUT CROSS ’ AND ENTERED IN THE PARCEL REGISTER
ELECTRIC AVENUE, BATTERY BOULEVARD, CONDUCTOR CROSSING, POWERCO PARKWAY, 1B DENOTES IRON BAR ALL DIMENSIONS SHOWN ARE MEASURED, UNLESS OTHERWISE NOTED. FOR P.LN. 35267-0317(LT), P.LN. 35267-0318(LT), P.L.N. 35267-0319(LT),
ou DENOTES ORIGIN UNKNOWN
AND PART OF SOUTH EDGEWARE ROAD, & TECHNOLOGY TRAIL, THE STREET WIDENINGS, NAMELY BLOCKS DISTANCES ARE GROUND AND CAN BE CONVERTED TO GRID BY MULTIPLYING BY P.LN. 35267-0320(LT), P.LN. 35267-0321(LT), P..N. 35267-0322(LT),
10, 18, & 26, HAVE BEEN LAID OUT IN ACCORDANCE WITH MY INSTRUCTIONS. P8 DENOTES PLASTIC BAR THE COMBINED SCALE FACTOR OF 0.9996 {
LOTS 9, 10, 11, & 12 2) THE STREETS AND STREET WIDENINGS ARE HEREBY DEDICATED TO THE CORPORATION RIB DENOTES 16mm DIAMETER ROUND IRON BAR ' - | PLN. 35267-0323(LT), P.IN. 35267-0324(LT), P.LN. 35267-0325(LT),
R ANGE 1 NORTH OF OF THE CITY OF ST. THOMAS AS PUBLIC HIGHWAYS. ScP DENOTES SPECIFIED CONTROL POINT P.LN. 35267—0326(LT), P.LN. 35267-0327(LT), P.IN. 35267—0328(LT),
siB DENOTES STANDARD IRON BAR
P.LN. 352670 , P.LN. 35268— , P.LN. 35268— ,
THE CORPORATION OF THE CITY OF ST. THOMAS SSIB DENOTES SHORT STANDARD IRON BAR - 329(LT), P.LN 0181(LT), P.LN. 35268-0182(LT)
EDGEWARE ROAD wiT DENOTES WITNESS INTEGRATION DATA P.LN. 35268-0183(LT), P.LN. 35268—-0184(LT), P..N. 35268-0185(LT),
/Z /m /Z%q é W 741 DENOTES D.l. HOUGHTON, O.L.S. : P.LN. 35268-0186(LT), P..N. 35268—0187(LT), P.LN. 35268—0189(LT),
AND PART OF e ’ 866 DENOTES D.G. McGEORGE, O.L.S. SPECIFIED CONTROL POINTS (SCP's): UTM—17, NAD83:CSRS:CBNv6—2010.0 P.L.N. 35268-0191(LT), P..N. 35268-0193(LT), & P..N. 35268-0194(LT)
DATE JUSTIN LAWRENCE 1017 DENOTES CALLON DIETZ, O.L.S.’s COORDINATES TO URBAN ACCURACY PER SEC. 14 (2) OF O.REG. 216/10
ROAD ALLOWANCE FOR EXECUTIVE DIRECTOR — INDUSTRIAL DEVELOPMENT 1355 DENOTES BRIAN VAUGHAN SURVEYING LIMITED O.LS.'s SoTT D NORTHING CASTING AND CT;ELI;EgJ '-F;%qCONSENTS ARE  REGISTERED AS PLAN - DOCUMENT
EDGEWARE ROAD | HAVE THE AUTHORITY TO BIND 1562 DENOTES KIM HUSTEAD SURVEYING LTD. O.L.S-'s SCP 00820060030 4736151.457 489334.616 No. :
ART O THE CORPORATION AGM DENOTES "ARCHIBALD, GRAY & MCKAY LTD. O.LS.’s : : ’
AND PART OF MBS  DENOTES MANAGEMENT BOARD SECRETARIAT (ONTARIO) SCP 00820060032 4737450.292 465673.066 i
ROAD ALLOWANCE FOR Pl DENOTES PLAN 11R-11263 PLAN COORDINATES, UTM ZONE 17, NAD83:CSRS:CBNv6—2010.0 REPRESENTATIVE FOR LAND REGISTRAR FOR THE
P2 DENOTES PLAN 11R—11266 LAND TITLES DIVISION OF ELGIN (No. 11)
EDGEWARE ROAD P3 DENOTES PLAN 11R—11247
SURVEYOR'S CERTIFICATE i P oTes PN 11R_11a8s 1 4739795.608 488351.067
(CLOSED BY BY—LAW 120-2024, INSTRUMENT CT248125) M DENOTES MEASURED 2 4736890.889 489967.256 ;HIZSS_,PLAr; IS COMPRISED OF ALL OF P.LN.s 35267-0317(LT), 35267-0318(LT),
AND PART OF I CERTIFY THAT: S DENOTES SET COORDINATES CANNOT, IN THEMSELVES, BE USED TO 32267183;%'[3: ggggigggg&% ggﬁ?kﬁﬁé&% §§§2;:3§§§§g§ gggg;zgggggﬂ;
(1) THIS SURVEY AND PLAN ARE CORRECT AND IN ACCORDANCE WITH THE CNS DENOTES COULD NOT SET MONUMENT RE—ESTABUISH CORNERS OR BOUNDARIES SHOWN ON THIS PLAN 35267—-0329(LT), 35268—0181(LT), 35268—0182(LT): 35268—0183(LT): 35268—0184(LT),
LOTS 9 1 O 1 1 & 1 2 SURVEYS ACT, THE SURVEYORS ACT AND THE LAND TITLES ACT AND THE DUE TO ACTIVE CONSTRUCTION 35268-0185(LT), 35268-0186(LT), 35268—0187(LT), 35268—0189(LT), 35268—0191(LT),
‘ ’ ! REGULATIONS MADE UNDER THEM. 35268-0193(LT), & 35268—0194(LT).
CONCESS'ON SOUTH OF (2) THE SURVEY WAS COMPLETED ON THE 8th DAY OF OCTOBER, 2024. .
DETAIL C PART OF BLOCK 1 SUBJECT TO EASEMENT AS IN INSTRUMENT YM36565 & CT233477.
EDG EWARE RO AD (NOT TO SCALE) PART OF BLOCK 9 SUBJECT TO EASEMENT AS IN INSTRUMENT CT233477.
. PART OF BLOCK 12 SUBJECT TO EASEMENT AS IN INSTRUMENT E358506.
( Also Kn AS R AN GE 1 O‘C c. q’}o’ @7,7[ 4 , 4 K -~ Py EYIRET y ~ — E¢§§32;7CONDUCTOR CROSSING SUBJECT TO EASEMENT AS IN INSTRUMENT E358506 &
, PLAN 11R-11030 LN, ~0104(LT) | = S PART 2 .
7 . PLA -
own DATE ) . ANDREW SMITH PIN. 55265°010008  pupr 2~ &3 S A N 11R~11247 PART OF SOUTH EDGEWARE ROAD, PART OF BLOCK 19, PART OF TECHNOLOGY TRAIL, &
S OUTH OF ED GEW ARE R O AD) , ONTARIO LAND SURVEYOR 2, PLAN 11R-11029 Qd He o z‘% LN, 35268-0183(LT) PART OF BLOCK 28 SUBJECT TO EASEMENT AS IN INSTRUMENT D88S.
PA N Qo |[© 1=
AND PART OF THIS PLAN OF SURVEY RELATES TO AOLS PLAN SUBMISSION FORM NUMBER V-82005. 52(1;0’) PLAN D-985 RN IR BLOCK 9 CURVE TABLE
- 17 = 3 -
PART T, PLAN 11R=11265__ . 5 & | PART 5, PLAN 11R~11247 CURVE | RADIUS ARC CHORD BEARING
ROAD ALLOWANCE BETWEEN 05 W et ssss S — = P st o easeyen
: 7 N 1. AS IN INST. CT233477 c1 416.662 18.368 18.366 N18'09'49”"E
PART 7, PLAN 11R-11263 A S~ FD 1B(1017)
CONCESS'ON 9 & SUBJECT TO EASEMENT AS IN 5 N Py Er PULE- o TART 4 PLAN 11R-11247 c2 416.662 5.170 5.170 N16'32'43"E
INST, YM36565 & CT233477 = NN el o\ N43 37'20"W —
CONCESSION SOUTH OF MONUMENT NOTES S R £a el B 14305 C3 | 416.662(45)| 23.558(P49) | 23.555(P49)| N17°46'50"E(P45)
N O N2 £ =50 N87'57'55"W 570.456
) PART 6, PLAN 11R=11247 &, aon g NP & S sszany| T =58 miock LT 142.614 '
EGDEWARE ROAD ALL SET MONUMENTS SHOWN HEREON ARE IRON BARS (IB's) UNLESS OTHERWISE NOTED. SUBJECT T0 EASEMENT ~_ &% 5 §(§) ‘ NN
AS IN INST. CT233477 o Q'Y PN M e ING
S ~ » - 161.070 PIN LT
Al K A RANGE 1 < © A S o N SIB(OU) SIB(1017) N87'57" NG LIMIT
SO nown S » Yo S AN & 55™W(Pam)
& 8 Q@ S 5 25010 163.571(P3m)
0= ’ '
SOUTH OF EDGEWARE ROAD) ot 2w 1100 ff BRI Known As EDGEWARE LN
(CLOSED BY BY—-LAW 121-2024, INSTRUMENT CT248126) o VR ROAD £
AND PART OF BRSL DETAIL A’ ALLOWANCE FOR
| EDG
LOTS 11, 12, 13, 14, & 15 & (NOT TO SCALE) EWARE ROAD
] ) ] ’ N P.LN. 35268—0795(L77
(GEOGRAPHIC TOWNSHIP OF YARMOUTH)
IN THE
Known A
CITY OF ST. THOMAS S RON MCNE]
COUNTY OF ELGIN e fi CROAD ALLOWANCE BETWEEN CONCESSION 70L & fég//\(/b(—a‘é' 2 (counry ROAD 52)
, 1R=1103 &
SCALE 1:3000 (Metrc) PN So g4 e 1000 5 PN i » NORTH OF EDGEWARE ROAD
5040302010 0 50 100 150 PART o 19.200 FART 10, PLAN D-985 S& PaRT P 0104(LT)
PA _ , P - , o0 !
( SCALE IN METRES ) e 9‘3‘\ e 985_\5”3%)‘”7);[; 191 g6827£49)00”W(P1M)__4‘. ( g@ T PANGE AT e 11R=11029
AL . LIMIT OF ORIGINAL - ROAD [o— ) PTM 196.5 SIB(741) Z0 Vo RARSE 2
W DF ORIGINAL RO N . .396(P NORTH OF EDGEWARE ROAD
J. ANDREW SMITH Vi puommce ), T 018l i 86181 —i— 75271\ —— 121325 el gpgr, 1920247W) = sB(741) 11.725 .
ONTARIO LAND SURVEYOR LT OF ROAD P/ —— ' — o 0012 —— 96012 100.008  23;995CM) ——— 195.072(1w) SB4 1187.136(1m) 74D r23.677 100007 | "
S WIDENED™  PART 3, PLAN 11R—11030 / SIB(1017) =N PN LT B — : . 109997 = 91674 —i— " 91674 3\ 1  gsgqy 1O1:887CW) ——~ 214.2170 1 CE 02 00WEM) 2
e e : . ’ 943 e 217(P1
PART 1, PLAN 11R—11263 | foi SEE f ——— e P8 == 95044 — [ g5y ol o, 270 191.910(P1m) e 605‘019(””) S
SUBJECT TO EASEMENT AS IN INST. YM36565 /~ DETAIL A’ LMIT / LN LIMIT NO FENCE el : - e 270 i o SR 05955 popmts 95955y 94.476 98.952(P1m) S
/{/ N88'25'50"E OF ROAD AS WIDENED E/—-* e —— I a———— O LLLOWANCE i 84.476 ——i'+ S
PART 7, PLAN 11R=11263 /S8 24.735 = PART 5, PLAN D-986 . siB LN SIB(741) o1 s —— — _\r_sgism(mn)
SUBJECT TO EASEMENT AS IN (1017) S o SIB(741)  NO FENCE —
INST. YM36565 & CT233477 & S8~ FART 6, PLAN D-986 v BT H‘,’ siB
= ) 354 0sn
BLOCK 3 3 al LIMIT OF ROAD AS WIDENED s (s8] |18
8 2 sz (2.
ing BN © 0: §§ o~
3 BLOCK 5~z 3||< &8
) = ~ E P.IN. 35268-0186(LT) g Qo' ™
PART 1, PLAN 11R—11030 PART 2, PLAN 11R—11263 N BLOCK 4 [N][ 5 N e
& o & s gz o =
PLN. 35268-0187(L1) s PART 4, PLAN 11R—11263 % m “ ld7 i &
o 2 P.IN. 35268~0191(LT) o > oL
= %E g 2 % Y P.IN._LIMIT L ig B(741)
LS @ 3 = HHo®
PART 6, PLAN 11R—11247 28 ® I:}[“ ~| PART 8, PLAN 11R~11263 =R@
SUBJECT TO EASEMENT 1B(1017) SIB(1017) 25 1B(1017) < |3 PART 5, PLAN 11R-11263 2| PULN. 35268-0184(LT) &
AS IN INST. CT233477 121.957 _ 121.958 = 121.957 — 121.958 .l 89.917 . 89.916 - 89.917 89.916 SIB(1017) 100.000 1 45.000 | (aa) N C\L: <
243.915(P1M) —t— PUN. LIMIT 243B15(P1M) -+ 1797833(P1M) —t=— PN, LIMIT 179.833(P1M) Ti ’Lj § PIN. LIMIT ’"TS'BUOW)
N90°00°00"E N90’OO'OO'E(F’1M)LO7— 70 9382.496 -
101.004 I o of n
35 gl I»
PART 4, PLAN 11R—11154 o] [ sl Ina
SIB ’ s - o hos
L OT N y  Sec0r7) P.AN. 35268-0188(LT) LOT 11 ozl 13 B2
: : ifF LOT 12 2
; = Teaon T —e—— — g g™ [k
= LINE BETWEEN THE NORTH & SOUTH HALVES OF LoT 70— ———— — . 8 s K2
3 ° T8 S %[] ]lm 9.
- N
S| B F = BLOCK 6 &
< hd 3 .
s | . o Sy BLOCK 10— |z
. N s ~ s 43 (STREET WIDENING) *
R PART 10, PLAN 11R—4963 S g - 7 35
= =~ i = - X *[] © © |~ * %S|8(1017)
s — e} ~ ~ ™~ 8
N & TS P.IN. 35268-0170(LT) 0181(LT) N o o : N ~ = 8
g S =8 2 d, 2 o v g 7| “ P. I N. 35268 - o186(LT) &[T
5 gN ~3 L PART 3 PLAN 11R—11154 S sl Ik 4
3 ST 2] =3 I8 3 N PART 2, PLAN 11R—11154 5 2 e =
< Le] <+ o =
0 LS o = = 3 < " 30.000 | SESIRN
S g|le™a T 3 2 v 11p—11247 3 N P.I.N. 35268-0192(LT) o fﬁl S
Qe §;§§ M 8|= 22 o 3 §IS j[m J{[; s g
2 /ﬁiu E= < N & = 5 ' T
n o ~ ] - -~ = | ©
2z o " N - : = ['Wl ]lu )
N E’ / & b | J(153(1017) =2 %}lngxa(mw) N~
SANE RANGE o 2 S| NORTH O F 5 oner 2| pavol o 1iperies ED GEWARE ROAD &
LéJ SN al SIB(1017) BLOCK 9 S ! 5 5 10.000 —— 0
[ Ry P S Irs)
§ u o) 't § § § . . =] }l‘ti 2 SIB(1017)
. © - . HE 5 g NOT PART OF THIS SUBDIVISION PLAN 2L 2 ws 2
N /N : 2 - - © 2
.t SIB(741)(WIT) Q Q Q\' END OF FENCE § 2 ) B ' T Iz PLN. | 35268 0191(LT) 2
N88°05°25"W(p3s) | NBB"03'20"W(r3w) 1B(1355) 0.55 NORTH /\ - & 5 =
3.408(P3s) 100,80 ] 201.651(P3v) REMAﬁ; FAST E 5 [ %EJ *[] §, 2'2
VAR FOST AND ~ WIRE FE 021 20U v P.LN. % \ =17 8
o [ g=fD 1B(1017), PULL & SET siB /B(355)  RemAaRs X s __LIMIT, 2 & ) < N
23 % " nserse0smw [/ 105303 S OF 05 303P0ST L1 §ARD WIRE FENCE | _ RANGE 2 NORTH OF EDGEWARE ROAD H S 388 3455w 3
Lo NZ N89'53'50"W 212.606 — RANG — " il 794
Lo ot / | ——CNS E 1 NORTH OF EDGEWARE ROAD —_— —_— SIB(1355) o
N » 24 N OF Fence — - 5 ol o Ve 22 N
o)} WY 2971 2 L) WQ 098 BAST = - e 2] 8 5 Bast | 8 g ~
?’ N_g_s‘:l‘ 503 A) N 0 o = o\r‘g-‘l‘g E 0.15 NORTH PN L;_j
& 2 oaas ©2 ~ S 8 i N RANGE 2 NORTH OF EDGEWARE ROAD 0.06 WEST | = SIB(1355) ©= %) Q
PR D ! o L — [
2 §§§‘8 d)k. \'@' Q\‘b 30.000 | § | g E RANGE 1 NORTH OF EDGEWARE ROAD T %é '6 <OI:
0 g 929 Y " °° } ~
LS %: Q g g g \9{2\\; (\c? 8 © * l. N88'34'55"W k
0p) Q DAY + s YEAINY M 2 ~ P.AN. LIMIT 1Y sieti017) ] z >
< K< QQ:N i R B - %U J(U oo LL,LLJ,-\a
W o L~ isrs(m) 85 0 & ¥ [L se(o) @Y 3 58
> 3 8T & - " o i 52 HH\’%‘” N
: e %)
3 i g ~e ow 22 E < § &
NP S 18(1017)/ PART 5, PLAN 11R—11247 @ 2 s gl e
WS &S Ty SUBJECT TO EASEMENT = ol o R Igh z@@Or>
W §x & y Se AS IN INST. CT233477 oNS—| B B(1017) & 51 5 molay N <
S5 ——Jfe ~ w 28 88| & R I i O R
~ o A 3a =9 usJ(U az ==~ gl & ab Q= R
T Ly q ores == = @ 5% 2 sl s ]2 :
Wy g e 3z Dz
O @ glex @ pra PART 3, PLAN 11R—11154 gl H¥ © < Sk
T, 8 31 83 LOT 9 L e o5 SI°F
I LL] ™y <[r‘ e . > a 00 0] S § 3 o
3 = g I8 2l << 31 i 3 M QX
0 Z g g2 S g y, 313 Y 1 ] " o e 9 N K
<Za 2 QA 3| o | or 11 F []*O L oT ;5 B g eie 3>
z o B~ T o
S o PART 2, PLAN 11R=11247 = x| < s 9 Ll 23R
NS & 3 = 2 L O T 17 0 PART 2, PLAN 11R-11154 3 Hle(ﬂm) o [ RS Q
O - SIB(741) &. 8 g > 10.000—— S <
S 3 B oS el B P.I.N. 35268-0192(LT) s ol o L o o
(o] = -
x X 8 3 5 & P. I N. 35268 - 0183(LT) B R R A B oF g & s se(017) Qg
T : : o= 3 e n _
% g N (}Q\F\ PART 1, PLAN 11R=11154 ¢ 2 Pl Jozos o186(LT) oo
S Q?‘ o P.IN. 35268~0179(LT) 5 'S g Iz
Q& st(741)? ! gl o - ~ % %;’ “IH5=
;) . w 1 i o a1 =
5 & S o 3l @*E‘ U]t J(“ %U 213 e a
5 2 I 30000] #{3 3
g 8- RANGE 1 - NORTH Q= O F 2 o EDGEWARE R OAD r;‘i’ &
S 8 S| PaRT 4 | PLan | g2 | 11R-11263 %ﬁ: o
o - o
BT ons—__| P.IN. | 35268-| <C2 0191(LT) s Ly
Seg PART 5, PLAN 11R—11247 BLOCK 9 2 © 55 PART 5, PLAN 11R—11263 i Qc
£ SUBJECT TO EASEMENT | ssm(017) N LT H & gl W= & §
5% 45 IV INST. 1253477 PART. 5, PLAN 1R~ 11263 g LT 7T - Hscen 7 %3 BLOCK 10 &
<Q P.L.N. 35268-0189(LT) - ) .} {ssti017 A
2 )[ 5 @ (STREET WIDENING) 8 T Wy
<< ! (o2 *
& g 2 PART 8, PLAN 11R—11107 APT 6 PLAN ® ‘{[)_%h i ks <
i N X <+ LI ! [ 1
M ————rarr 4, Pw 11R-112¢7  Known As EDGEWARE LINE 8 P.LN. 35267-0173(LT) 1R—11107 5 )( & q <o
. ROAD S PART 10, PLAN 11R=11107 PLN. J5266- . ! T . MO
g5 3o ALLOWANCE FOR 3 = ’ st PART 5 PLAN 0153(LT) N = P.IN. LIMIT < 2 2(: L
£ 29 g P.IN. 35267-0175(LT, 3 S —= - &
BS 52 < EDGEWARE ROAD e 17R=11107 . o| e BLOCK 6 XUy
€ o- L = 2| @ 268— PART 7, PLAN e 3 S 2 0l <l Q
Z g o s PART 1, PLAN 11R—11266 A s P.IN. 35268 R 7 FLan = 3 5l 5 i =9 i o
Z 8. N P.LN. 35268-0194(7) o 3 0152(LT) LN, 35268 R ] E 2 52 92 8
i QN = T P '0755(Lr; 5 |3 ) g Sg|rise Q§Q:
t &g T+ 2 & - S O 3 s PART 6, o 2y §E WX
1' =« N87‘57'55"!N 5 B 3 2 3 PLAN 11R-11263 5 " N 0 Q Q =
SEE | 2251 “L*: 142.614 570.456 3 g ~ & e~ N o PN 35268-0185(1T) bis < :l' T2
P il 142.614 - o . 3 = ~ ~ r~ SiB SiB 1 SIB = = Ny o | >
DETAIL - C —_ N87lg17?;%”W( SIB(1017) COND i —— 142.614 , [ ) 3 5 § = 3 ~ L] *[] ] 3 = ﬂ'% J(U O . < N
P3M) S g JLmir) | cior7 N . N N - Q 3 >N ; N T
163.571(P3u) HS_; ) F»H_ UCTOR CROSS'NGL‘% PIN. LIMIT PN LT 0 | PAN. LIMIT 5 3 Z 2 2 3 2 &g = %S( g N
L 1sepo010 122,653 T —~. —r PART 9 - = ' T o = ; N w ZN 2T |- :
P.IN. 35268-0195(LT, g : NB757'55"W — 122.653 —— 122.654 PINITMIT — , PLAN 11R—11107 1 PIN. 35268-0177(LT) = PIN. LIMIT J;ﬁ v a N ¥ 0 b o gm § 3 § QQ: 5'2(\:
= . & p . :
g / a17.978 ! PN LIMIT Z| p PN 35268-01710T)  PART 4, PLAN 11R—11107 A | M £ - Jss |5 s
58] § 5 2 o P.LN. LIMIT e " 5 LimiT ol SI8 ][H A7 /
o [w} > L] ) ¥
=N & | B & PART - q PB(10
X LI gl = |5 Known As EDGEWARE LINE / | . T e e e e [T Rz AT & e Sy
5 G - i ‘ ROAD ALLOWANCE PART 2, PLAN 11R—11107 S 2 S8 NEE 0GOS 124.972 —— 124572 — = : ‘ T 18(1355)
= ~ PART 2, PLAN T1R-11266 FOR P.I.N. 35267-0242(LT) ol = 3 675.378 ~ 124972 el H AT
PART 2 SR ﬁ P.LN. 35267~0326(LT) EDGEWARE ROAD sl 2 i | S T8 |20
) PLAN ol = ] 5 CLOSED BY BY-1AW 122- S o seb . s.sy“ siB Known As EDG ~ ~g | o
11R-2485 =5 = - siB 3 2023, INST CT23626 - 00" EWAR : PART 5, PLAN S0 | ¥
I I BLOCK 11 g s ROAD 2 TR | BRIT
SN R sﬂ‘]t y &= 45:000 | ALLOWANCE FOR N PIN. 35267 B
L OT 2 s L% N g § & o © ggcggARE ROAD 0324(LT) §‘££i ggsssvsgsr(m)
=5 5 5 8 9 LN. 8~0193 SH¥TT 1
% 238 5 o a 9 (rr) PAN. LIMIT
Sl & ; LOT 10 Lor il f (605D o Br-UM 120-2020, s crzeerzs) seon “| |1} =
b - - 0.06
P.LN. LIMIT g |8 N PART 8, PLAN 11R=11266 g - PART 3, PLAN 11R—11266 WESTEZM) B
Suls, X |} = 2 s PN, | 35267- 0327(LT) L OT 1 2 5 b~
ﬁ-éﬁ'\ O |» 30.000| 2 3 _ 0 o
o E 9 P.I.N. 35267— 0328(LT) = PART 1, PLAN 11R-11107 PART 3, PLAN 11R—11107 N []* ](H PART 4, PLAN 11R—-1126686 g I N\\)
2 : [ ~ ] N
. Z g r‘» [r’ =
gl M |5 ol g P. I N. 35267 - 0325(LT) w]t o~
IB(AGM) ) S [gm P I N 35267 — 03710(LT) P I N 35267 ~ 0312(LT) h N [%v-oo %
— = i — 0 ~N—
PART 1, PLAN 11R-2485 53/ H][ = 2D .§%ue(1o17) < 2 q [ o0 N
P.IN. 35267-0235(LT)  S3lm ;’( 2 5 3 = o R § N
g k=3 Q . - ° - = ES 1S
(221 K] 3 : = = " - - o4
el & CONCESSION z|: SOUTH N EDGEWARE [ : ROAD | 2l 0 Q
2 o 12l b 92
x N 8 2 2 il Qe O
P/NUM/TSIBowo)ﬁN 8 (Al s o K nown §§§ A s RANGE 1 SOUTH *[-2'\ r% 1l” O F EDGEWARE R OAD) 1o.ooo-—l J &
AN hatd i N b~ J 4
% [ w 3 [3* %%srs(mw) > PR
D\ Q: N89'09°00"W 8 = - 5 \\§ ﬁ E 3 g
| RN 6000 | & 2|3 e 5 S BLOCK 10 |- >3
7 PART 3, PLAN 11R-6804 ~ Wit]k - ra0az N, 421298 Wi = - sl & 88 "4 SIE BE S R
P.LN. 35267-0234(LT) Z Q8| - 22 el 140.432 = 140.434 T 8 gl o s ol & = (STREET WIDENING) = W Qd 2
~3 > I . (T 4 o= = = : -
< gr . BLOCK 12 S = 2 g o< 3" BLOCK 17 g M85
(=2 . ’ ¢ -~ nx o 0
gz ¢ swgon T NTSTSOWCen) 2 MR 1L gy 2 s NOT PART OF THIS SUBDIVISION PLAN et el 5 Rt
<& 142.539 — et ICE, g = N9O'00°00"E__| = o T OO P
'\Hi—__——-——m fRce G "(NN LIMIT, FENCE CORNER p 142.340 —~i No0 0000 |2 16.931 | N =2 8 © Z QO k
N89°16'45"W(P2m) —8 0.46 SOUTH AN LIMIT- IB(AGM) 29.000 = ks ~ S - <
e PLN._LIMIT ] 125.784(r2M) oo 044 BAST FENCE CORNER SiB(ACM) gI2 BLOCK 35 { g zl} © 8 g ik § z °
SIB(MBS)(WIT) SIBMBS)(WIT)] & & 0.37 SOUTH 8 . T o] g[]* -— ¥ I 1 Q
4.999 SOUTH(P2S)| S & 228 WEST § 5 15§ > BLOCK 10 o N 3 9‘ §
w < Q
2 % :gé 8 § ~ $SIB(1017) SIB(1017 S ] z é § § % (STREET W!DENING) \é\/SQ é’()\/ b) 8 %l
< wl o« S 1 ) 2
ET\:I o =N PART 6, PLAN 11R-11019 g | L _ NG00 00"E (P2W) 18(1017) i LN (1017) LIMLT 897.496(P2M) " 8 o 22 ': %/'\ Q/)\\Qy/\v £
N 5 © p a F— 150.000 e 150.000 o 119.872 ——— 119.872 p_ 131.645 ——F— 131.645 — o 3 BLOCK 17 NAL Py 0 |(1355)
R z < LN, 35267-0241(LT) — 300.000(P2M) ——— 239.744(P2M) P Re90.400 N & 5 m < . N OEA @ <
-k 8oy i 5 o) e o parr & e 1rrzes ) YT SESE @ 2 R
PART 2, PLAN 11R—6804 E sig oy 38.808 n 3 Soor 5" & 3l P.IN. 35267-03 o TS & = - &
2 S 5 T sql PART 2, PLAN 11R=11266  ~r) ROAD ALLOWANCE BETWEEN R=00.400 % IR S gt [% DETAIL 'B’ 2 o\ 25 & S 8 8l e &
o9 = - > o |3 P.LN. 35267-0326(LT) NCESSION 9 & CONCESSION coe 00— B9%00 O PART 3, PLAN 11R—11266 5 2 Ly & Q\"Q\‘$ S SN I IS
PART b 2 = & %L/- = 2 SOU TH OF EDGE WARE R OAD NZISIIE R=60.400 P.UN. 35267-0327(LT) ° [ji = = (NOT TO SCALE) NB8'07°50"™W 142.936 g /\Q‘s {{,) v{\b QI:\:“g E ?,E
6, Q = ] ] - si8 45, 2 132.036 NN =8 Y &
PLAN 11R-1335 N Ql of — o (12 w BLOCK 14 A=46.593 A J[[]  30.000 | : 710900/ g © ~q & el 184
. o8 BLOCK 13—8: & |- (Also Known As RANGE 1 . B BLOCK 15 - , — =08 18 s
RT'8, PLAN 11R-1335 PART 7, 8= A - SOUTH OF EDGEWARE ROAD) s, S§lE =]l = 5 os PLN. LIMIT 55 NeBA0OIOWE) N R &
PLAN 11R-1 Z PART 6, PLAN 11R- 2 gl | siB A FTY RV P Q o 2 = RS ol 1=+ o
] 335 |s(1017) 11266 =z =S s 4, P.IN. 35267 0329(L7) *n Bgv = 8a olS @ PART 6, PLAN 11R—11266 24.149(r25) ¥ e gl |- @
— ’ 4.76 ; SV - S8sE |, o ; g N siB RN B A
- ‘ < — rN87‘15311 ggo”w(pzm) 18(1017) 289.721(P2AXEST\ s\ L1 2w ”5@;%& PN LIMIT- SB0M (CLOSED BY BY~LAW 121-2024, INST CT248125)_] ZN\\' Og é’% § ; < l P.LN. 35267~0329(LT) 1:5'(()2)0%)3(&(!;)25) & 2 2 § 5| o .5"%:
SO UTH EDG W, ARE F\’OAD — ELN, i~ - 158.221(P2M) * | Ns; Ji sO: U /’,’__S'B 225.297(P2M) ——t—— NB737°40"W(P2M) 525920 | a l PAN. LIMIT e ss 1l ” 83 .&f S 0 $ q,?
PART 12, PLAN 11R—1335 siB cg. A A I 2207 FENCE /N SIB(AGM) 0329(L7) L LAREN —— 130.436 a 260‘87123(02?2 T, SSiBlAGM) 33.4;15 SiB °2 ?g%‘gg%o”w (P25) 33.06 S : > Oz E il K
P.LN. 352670330 1T SiB Z8 127*:; 28127 ‘ "Q’J\p ] SIB‘ - —— ‘ $ 94.06 1 59.156 1B(1017) N88'01'15™"W CNS 069 eat O Vs PP SIB fm— SIB(1017)
0 NS v —d\"‘*\\/N “r s " "OMIT GF ORIGINAL ROAD ALLOWANG SOMGEWARE ROAD = NBB(ES»?O"W 120316 |miem Nas'ss’zs"wmS 1?5445 —a [23°2 105,897 L 105.697 {4 L Naﬁﬁiﬁnw e M 2550 - el 116 oo4N85.5s'5°”W ' N251B A5°E N88°40'30"w &
o SlB(MTO)\ .254 SIB N> o Nafvggoww e e 96.970 E » PIN. LIMIT ; ) (P2m) SIB(AGM) ~ (P2M) (P2.3§J1 — T N8O 5825 BTN, o 248.289- . —=SIB ' s { . — 116,004 348.012 54.533 24.149(°2%) .Q}Q
g0 SN 50"~~~ NBB42'SSW o e (e 96,971 262553 o PIN. LIMIT PART 6 PLAN N LIMIT ~ e 11 —i s 3
M Vi So £8 § 13 e 68610 S8 '56'45" 193.947 L BT NBY'23'20"W 134741 2 [ wegesaeE | 711266 375.509 N 1 S PLN. LT - e T NBBOT'SOW  142.936 | - SEE 6\€(§
-~ TE O~ = . R "45" s . —_— ® —_—r . ] . . " N s
@“(?3 g‘f_’ % : tL:m 3 \\@rt 150,000 BI_OCK 20 SiB WCNS j 184.285 S5 N, <, 4_2\}1{\@1 7.232 == 117.232 == 117.232 L—: NB9'58'25"E —  NoGOTOTE __.___L_\” e #{C FPART 6, PLAN 1 7R—7W © 132,036 m—— DETAIL B Ag)\ \‘g,
e 2 R 5 2 s NET4SIOW e N87'47'45"W —= 152.000 = 150.doo N, A ons 301.696 20.000—] LA 125.607 SiB N85'55'20" PLN. LIMIT 115675 it ' = 138.328 109050 A5 e
=3 : no 2 = 5 101.905 L - 39754\ A 115.678 g e — Y
2y 2~ QR & * 3 Se #9754 7, v s %0 |8 BLOCK 22 3 D N45'00'00"E 347.034 ~~—isB Meraee) =55
~ A k¢ 3 1 Q . -
s; N & X § P.LN. 35267—0317(LT)\~ %, SIEq , = 3 29.500 cps g 18702 31081 FROAD ALLOWANCE BETWEEN R:A'?g'gg%ﬁ sef' f*b_, S8
CNS N o @ =12.
3 A S SI8(1017) b % M N90"00°00"E 365.500 CNS L. 3| 9 CONCESS‘/ON 9 & CONCESS/ c-1s301 {g;o
—~Q B T ) ) Ny CNS @ Ny - 112,090 —t— 112.000 J—— 112.000 —+ * } ? 213 SOUT ON N182149"E NI
g T4 s T= 17 gl —{'t NE H OF EDGEWARE ROAD sl i8¢ ¢85
< S 0 <o ) o= %] ~| = = 2 ;B/J - oSm
Q 3 | = & ! =
T8 &g 8 =Q k I ol | & gA/SO Known As RANGE i SRER
) i 2 o =
| — N ~ ) el o TWo
. . zd 33 “ gl | &8 &la s s SOUTH Of EDGEWARE ROAD) SN
> & 3 a g © sl . BLOCK 23 gls - /{ N 35267~0329(LT) P.IN. LIMIT qg o
2 = O3 & BLOCK 19 IS o | @ . X *CNS (CLOSED BY BY-LAW 121~2024, ST cr248126) N
o Sl o 0 X | | S BLOCK 18 el
g S5 S <0 X " ~ o (STREET WIDENING) N w202
S g% 5§ : Zlo [ = 3 2857 o nede
~ . Ny
N 5 11 LOT ol | S |7 2 LOT sl 35| @ 13 LOT 1 4 comSEeE O EBY
N = . 9 . A 0N AN
| ; Q 5 o o F S ! —¥8h = 2S5
S h 2 ol B olg N ) Tges8 S &°
4 By ot ™ —
T x}-|]sewom e PART 4, PLAN 11R—11254 2o 8; - glég ol FIF|8 8.8 BLOCK 27 dirs O
— L~ PART 3, PLAN 11R—11254 913 sl el s 815 ool V|G 88 € : °s O
~ > 0~ @ Q. S LIJ"OD 5 ?3_ g5 3% 2 y —~ LL]
2 R P..N. 35267-0317(LT) B 1] s .8}{ é CNS‘ 10.000— 5 Q %
~—~ . o —————
3 g E|l° A=72403 NP B |8 e'lO I OPENED BY BY—LAW 150 g S O
S mwils C=72.174 1047557 i o | S R oNS NS 2 |3 CNS “" 2 3
o & aoq: § N84°55'49"W 346,825 38.902 2 o~ ‘ 112.000 ‘\{—- 112.000 ——t— 112.000 + i om T ,1;’ "Csisi? Q:
W I R Lss Z. — = NBO'59'55"E 336.000 — G| owns o ~ PART 7 PLAN T1TR-11254 >
! I~ 8 o4\ -CNs 3 P 2
M D - 99,3y 5387 P.LN. 35267~ P 03200LT) S|y oNs z % wlS P. I N. 35267 - 0321 (LT) ” 2
= (n® N BT|g 25 R=962.5 S8\ % ~15 ° 8% % 513 Ly
. LL' = N W 4 a SiB ‘127 SB A=142_‘422 R=1968.887 N45'37'25"E oy . s BLOCK 34 8:;_ 27,845 [ . " ~J
s¥s¢ s = S e o B NGS5 [ e g
D Y \-\’5. =/0.929 sIB Q’ T . )
2 ( ~J g @ '// S L :: NB9'15'31"W ‘é / fro— NB89'22'35"W -~ 284.740 R 86.382 & ‘ 211.725 o e g??;;g e 211.725 § >
! O F=—| NS0'00'00"E NB9"41°20"W 142,370 e = = L} {3 ey {} e - <
N 142.370 ——f—— ——— N90"00°00"E |
<< LZU S A PART 1, PLAN 11R—11254 12098 s 10233 SiB 766.788 17.383 X o
3§: S H3e § g L T SIB(1017) S PART 6, PLAN 11R—11254 3 N o5t }QS'B“W) \’gg
ag o371 m R 3 A=76.77 _ s RA v =
3 LJZJ '% o™ <zl SRS PN, 35267-0319(LT) ~ o o cajsjsf A=76.77 P.I.N. 35267-0318(LT) o TECHNOLOGY TRAIL NS406'25"W__ Q N
= BN o&—waills ;] e = As7go-887 Tl NE123'40my C=76.754 Q%
I LLI =0 g 5 o g’) ~ C=79:87O P~ 3 N85'38°03"w SIB < 7 =
=>=mS J g adiylE =2 o N7747€38"5w SIB *}:11037,500 g — 142.574 ——— 142,574 ————— N9O"00°00"E ] 768.658 O >
v—' ~ = = 00’00 vmt — *\F_L { S : = - =
»wd TRE SE o3 23 g T BT Gz = == == e X85
S0 Wy - L oz Dk e NB3'30"5 17y C=79.865 : 636.965 L N T
Q) Q= RN 1 T= N89"14'40"W N54'0625"W T gy by >
2(,)232: ¢ 6 [ [ "< = s 34.561 J E.;:p) Q2™
SO T Eo 2% 2% ¢ 3l Sk
cS. & |l ES 1S I = iEE &%
LIuggg . b= CONCESSION 27 g° 9 ] B | K &
aQ < ) [N
~23I° & ¢ BLOCK 30 BLOCK 26 _—F -
X SN PART 5, PLAN 11R—11254 siB L] ism 481401 (STREET WIDENING) p RSN
Q R E % N ao8.857 A=31.179 nezse20e S | LI~ 8
S Il 3 —_— PN LIMIT N1z iaE N80 ] =
& S 2 . —h PAN. _LIMIT | + \ | siB(1582) T
Z Q 3 PART 8, PLAN'\ Mo <
= | o £z o R i
= g BLOCK 28 i os2207)  Bs| || (78
r b ~ < — 2 ] 1B(1582)
e oS PN TR ,
8 O g <3 137.481 S 137.481 e 137.481 e 137.481 - 137.481 +H
=1 g e - L — - |-
fﬂ\': 3.: < § 3_: T3 N89'36'107E 687.405 . SIB(1582);§ '5
-~ ’\ ~
=9 2 gly° N2 S w| PART 9, PLAN w w S hy
~ o' 3 b " PART 3, PLAN 11R—11254 3 S| 71rR-71254 w3ld P~ S
> o =7 o P4 = sall B 0
Sz I «3|3 &= - P.N. 35267-0317(LT) 2 | PN 35267 By B8 2
38 <l 5 5 : BLOCK 31 A
(: o g o P R=3}3 .%;5% w NBg'34'35°E_ |4 :'_i
€S ST 3 é;zaiala . 25.004 i
= l\ ol |2 N3 83
2 ¢ "2 e A— I BLOCK 32
™~ MEASURED g321°05"E 112.670 L <8 & ot 1B(1355)
SIB(1017) ; HOLE SIB(741) SiB(741) sgt— 12,670 e siB 1B(1017) - 201.722(P4Mm) e revans 201.721(P4m) —— ‘ i
i L—r NB89"36'45"E (P4M) 243.813(P4M) Ve 265.124(P4) 0 i T 259.360(P4m) - PN, LIMIT =i = N0 Fence . 253.821(P4M) ——t—— ., 253.622(P4M) RIB(OV) NO FENCE __ P.IN, LIMIT g OF PWF NO FENCE b 5
- — 104.073 P-IN. —— LIMIT \104.074 ——335666&— REVANS 150 020 OF —efm 115.102 POST -2 109,350 ANV ——fm 150.010 "WRE e 129.065 FENCE oy 131.850 80.811 —+—— 80.811 —t—— 91.999 103.622  ——F=— 150.000 ——tf—  101.722 ——+— 100.000 —i+—=  101.721 100.000  ——+=—| 71.669 =i 1S.!g(()1(\)N1E75)_|§2NPI‘Tt)S)
(PaM) s | SIB(1017) 785.399(Pam) NB9"36'20"E(FM) - END OF FENCE 507.242(P4M) N89"34°35"E(Paw)  'BU1017) 510.139(Pam) |
e 208.147(P4m) —— p—————  N89"37 00"E(P4M) 1—0.37 SOUTH - 0.34 SOUTH ' 0.32 SOUTH 08
Lo ON COR END OF FENCE .42 SOUTH 0o 35.006
END OF FENCE ‘ - END OF FENCE ON CORNER™ 5y 355)wiT) 5,57 SOUTH £o
0.38 SOUTH PART 10, PLAN 11R—-11017 2.438 WEST(P4S) REMAINS OF POST AND WIRE FENCE "
, GREAT WESTERN RAILWAY PART 10, PLAN 11R=11017 &
P.IN. 35267-0201(LT) Known As CANADIAN NATIONAL RAILWAY PN, 35267-0201(LT)
SUBJECT TO INST YM6224, YM6225, YMB6226, YM6227, YM6228, YM6259, YM7906 AN
8
&
ONTARIO LAND SURVEYORS O
CARLETON PLACE LONDON NORTH BAY 8
DISTANCES AND COORDINATES SHOWN ON THIS PLAN ARE IN METRES info@callondietz. llondiet
METRIC  {Rb caN BE CONVERTED TO FEET BY DVIDING BY 0.3048 o onaierz com corondretz.com 0
SURVEY BY:MC/GB | DRAWN BY: NL FILE No: 23-25267 G | PLAN No: E—2055 2

H:\PROJECTS\2023\23-25267G St. Thomas Sub\Drawings\Plan of Subdivision (E-2055).dwg D

ecember 19, 2024



	1 Introduction
	1.1 Background and Previous Approvals
	1.2 Objective of Planning Justification Report

	2 Site Location and Surrounding Context
	2.1 Site Description
	2.2 Surrounding Context

	3 Development Plan
	3.1 Overview of Development
	3.2 Overview of Transportation
	3.3 Overview of Servicing

	4 Planning Policy and Regulatory Framework
	4.1 Planning Act
	4.2 Provincial Planning Statement
	4.3 City of St. Thomas Official Plan
	4.4 City of St. Thomas Zoning By-Law

	5 Conclusion
	Appendix A –
	Registered Plan 11M-273

