
A G E N D A 

THE EIGHTH MEETING OF THE COMMITTEE OF ADJUSTMENT 
OF THE CITY OF ST. THOMAS_2026______________        

VIA ZOOM/ROOM # 304        10:00 A.M.      JULY 23rd, 2026 

DISCLOSURE OF INTEREST 

MINUTES 

Confirmation of the minutes of the meeting held on June 11, 2026.   

HEARING OF APPLICATIONS 

A10-26 – 85 Benjamin Parkway Pages 2-9 

Planning Report – A10-26 Pages 10-13 

B04-26 – 57 65 Walnut Street Pages 14-28 

Planning Report – B04-26 Pages 29-36 

NEW BUSINESS 

Next Meeting 

August 13, 2026 

ADJOURNMENT 



PLANNING & BUILDING SERVICES DEPARTMENT 
t. (519) 633.2560   f. (519) 633.6581

545 Talbot Street 
St. Thomas, Ontario, N5P 3V7 

CONFIRMATION OF AN APPLICATION FOR MINOR VARIANCE 

June 24, 2026 

Secretary-Treasurer, Committee of Adjustment 
Attention: Sherry Steadman 

Pursuant to By-Law 30-2015, a consultation meeting was held on June 17, 2026, with city staff and 
the applicant.  

An application for a minor variance, regarding 85 Benjamin Parkway, was filed on June 23, 2026, 
and the required fee under Section 69 of the Planning Act has been provided.  

Please contact the Planning & Building Services Department if you have any questions.

Yours truly, 

Michelle Knieriem, MCIP, RPP 
Manager of Planning Services 
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A10-2026
Committee of Adjustment July 23 2026
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Report No.: COA10-2026 

Directed to:   Members of the Committee of Adjustment Meeting Date: 07/23/2026 

Department:  Planning & Building Services Department 

Prepared by: Steve Craig, Senior Planning Technician Attachment: Location Plan, 
and 2025 Aerial Photograph  

Location:       85 Benjamin Parkway, City of St. Thomas 

 
Applicant:      Ed and Donna Ellis 

Subject:         Request for a minor variance pursuant to Section 45(1) of the Planning Act, R.S.O. 

Recommendation: 
That: Report COA10-2026 relating to an application for a minor variance at 85 Benjamin Parkway be  
received for information. 
 

 

Background:  

Minor Variance Application No. COA10-2026 has 

been filed for the purpose of converting the existing 

deck on the back of the house into a three-season 

sunroom, as shown on the site plan accompanying 

the application. 

 

Requested Variances: 

i.) To permit a lot coverage of 37.5%, whereas the 

Zoning By-law permits a maximum lot coverage 

of 35%, excluding garages (Table 1 to 

Subsection 7A.4, Column No. 2, Item No. 5). 

ii.) To permit a three-season sunroom 5.76m from 

the rear lot line, whereas the Zoning By-law 

requires a minimum rear yard depth of 7m (Table 1 to Subsection 7A.4, Column No. 2, Item No. 10). 
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Provincial Planning Statement, 2024 (PPS): 

 The Provincial Planning Statement (PPS 2024) provides directions on matters of Provincial interest 

related to land use planning and development. Decisions by planning authorities (i.e., Committee of 

Adjustment) that require approval under the Planning Act must be consistent with the PPS. The 

proposed development is consistent with policies of the PPS in respect to: 

 Settlement areas shall be the focus of growth and development (Policy 1.1.3.1). 

 Land use patterns within settlement areas shall be based on densities and a mix of land uses which 

efficiently use land and resources; efficiently use the infrastructure and public service facilities 

which are planned or available (Policy 1.1.3.2). 

 Appropriate development standards should be promoted which facilitate intensification, 

redevelopment, and compact form (Policy 1.1.3.2). 

 The requested variances are consistent with the Provincial Planning Statement (PPS 2024). 

 

St. Thomas Official Plan: 

 The subject lands are within the Residential designation as shown on Schedule A (Land Use Plan) to 

the Official Plan for the City of St. Thomas.  

 The Residential designation means the predominant use of land shall be for low, medium, and high-

density residential use (5.1.3.1). Within a low-density residential area, the main permitted uses include 

single detached dwellings (5.1.3.2). 

 The requested variances are in conformity with the general intent and purpose of the Official Plan. 

 

St. Thomas Zoning By-law 50-88: 

 The subject lands are located within the Third Residential Zone (R3A), as shown on Zoning Map 49, 

pursuant to the City of St. Thomas Zoning By-Law No. 50-88, as amended. 

 Permitted uses include single detached dwellings and accessory uses (7.1(a)(q)). 

 The zoning regulations for a single detached dwelling (Table 1 to Subsection 7A.4, Column Number 2): 

 Minimum lot area - 371.5sqm (Conforms, 517.4sqm); 

 Minimum lot frontage - 12m (Conforms, 13.6m); 

 Maximum main building height - 11m (Conforms, 8.8m); 

 Maximum accessory building height - 4m (Not applicable); 

 Maximum lot coverage of 35% (excluding garages attached or detached), plus an additional 11% for an 

attached or detached garage, provided the floor area does not exceed 37sqm for a one car garage, 

58sqm for a two-car garage and 88sqm for a three-car garage (Minor variance, existing lot coverage 

33.8% / proposed lot coverage 37.5% and existing two-car garage (41.3sqm) conforms 7.9%); 

 Maximum roof area - 50% (Conforms, existing 43% / proposed 47.76%); 
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 Minimum front yard depth - 6m main building and 7m garage (Conforms, 7.6m and 7.1m); 

 Minimum rear yard depth - 7m (Minor variance, existing dwelling 9.23m / proposed three-season 

sunroom 5.76m); 

 Minimum interior side yard depth - 1m (Conforms, 1.25 and 1.29);  

 Minimum ground floor area - 1 storey 74sqm (Conforms, existing 216.3sqm and proposed 235.81sqm, 

including attached garage); 

 Minimum number of parking spaces - 1 per dwelling unit (Conforms, 2 parking spaces). 

 The requested variances are in conformity with the general intent and purpose of the Zoning By-law. 

 

 

LEGISLATIVE FRAMEWORK FOR A MINOR VARIANCE (Four (4) Tests): 

In considering this application, the Committee shall have regard to the following criteria and determine 

whether the: 

 general intent and purpose of the Official Plan will be maintained; 

 general intent and purpose of the Zoning By-law will be maintained; 

 variance is desirable for the appropriate development or use of the land, building or structure; and  

 the variance is minor in nature. 
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Comments: 

 The first variance is requested to convert an existing deck into a three-season sunroom, which will 

increase lot coverage by 3.7% (Existing Coverage 33.8% / Proposed Coverage 37.5%). 

 The combined lot coverage of the existing dwelling (33.8%), three-season sunroom (3.7%) and 

attached garage (7.9%) is 45.4%, which is 0.6% under the R3A zone total combined maximum lot 

coverage of 46%. 

 The three-season sunroom will be covered and enclosed, however, the physical footprint will remain 

the same as the existing deck, resulting in no new adverse impacts to open space, landscaping, 

outdoor amenity space, lot grading and drainage patterns. 

 The second variance is requested to permit a three-season sunroom 5.76m from the rear lot line, as the 

General Provisions (4.2.2) of the Zoning By-law Zoning By-law only permits covered or uncovered 

decks, stoops, steps and porches that are not wholly or partially enclosed to project 2.5m into the 

required rear yard depth of 7m. 

 The three-season sunroom will be setback 5.76m from the rear lot line, maintaining adequate area in 

the rear yard for outdoor amenity space, landscape, and accessory structures. Further the setback 

maintains an appropriate spatial buffer between the three-season sunroom and development on 

neighbouring properties. 

 In Staff’s opinion the requested variances meet the general intent and purpose of the Official Plan, 

Zoning By-law, is minor in nature, and is desirable and appropriate for the use of the lands, thereby 

satisfying the four tests, as set out in Section 45 of the Planning Act.  

 Planning staff recommend that Minor Variance application COA10/2026 be approved, subject to the 

following condition: 

1) The three-season sunroom shall be constructed in accordance with the plans submitted with the 

minor variance application. 

 

Respectfully submitted, 

Steve Craig, 

Sr. Planning Technician 
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PLANNING & BUILDING SERVICES DEPARTMENT 
t. (519) 633.2560   f. (519) 633.6581 

 545 Talbot Street 
St. Thomas, Ontario, N5P 3V7 

 

 
CONFIRMATION OF A COMPLETE APPLICATION 

APPLICATION FOR CONSENT 
 

June 25, 2026 
 

Secretary-Treasurer, Committee of Adjustment  
Attention: Sherry Steadman 
 
Pursuant to By-Law 30-2015, a consultation meeting was held on June 16, 2026, with city staff and 
the applicant.  
 
An application for Consent, regarding 57 and 65 Walnut Street, was filed on June 25, 2026. 
 
This letter is notice that the information and material required under Subsections 53(2) and 53(3) 
and the required fee under Section 69 of the Planning Act has been provided and the application for 
consent is thereby considered complete.  
 
Please contact the Planning & Building Services Department if you have any questions.                

 
 
Yours truly, 
 
 
     
 
Michelle Knieriem, MCIP, RPP 
Manager of Planning Services 
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THE CORPORATION OF THE CITY OF ST THOMAS 

COMMITTEE OF ADJUSTMENT 

APPLICATION FOR CONSENT 

 OFFICE USE: Date Application Received: _________________________    Consultation Date: ________________________ 

Date Application Deemed Complete: __________________     

Walnut Park Inc.

200 Village Walk Blvd., London, ON

N5X 0A6 519-4380881

mmescia@domusdev.com

Stephen Cornwell per CJDL (Cyril J. Demeyere Ltd.)

261 Broadway Street, P.O. Box 460

N4G 4H8 519-688-1000 519-842-3235

scornwell@cjdleng.com, admin@cjdleng.com

Clear Form

June 25 2026

June 25 2026

June 16 2026

B04-26

Committee of Adjustment July 23 2026
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(in metric units) 

(in metric units)

Other: Access agreement

Part 2 on Plan 11R-XX subject to easement Inst.

No. Ct247428 (church access easement) Parts 1,2,3 on Plan 11R-XX subject to easement Inst. No. Ct266373 (blanket access easement)

City of St. Thomas

 192 11,13,14,15

 11R-11476  2&4

 Walnut Street  57 & 65

Part 1 & Part 2

36.968 m   1.07 ha

Vacant  Residential Apartment

Vacant

3 Storey Apartment Building

Part 3

18.001 m   0.42 ha

  Residential Apartment   Residential Apartment

5 Storey Apartment Building
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Residential, Natural Heritage, Open Space and Conservation

N/A

B04/25

approved

3 storey apartment, triplex. 

no change in ownership

04/25
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APPENDIX A – AUTHORIZATION OF OWNER 

APPENDIX B – ACKNOWLEDGEMENT OF LEGAL AND PLANNING FEES 

*Please note, Appendix B must be completed by the owner, not the authorized agent.

 owner 

Micheal Mescia

Stephen Cornwell

Micheal Mescia
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PROCEDURES FOR PROCESSING APPLICATIONS FOR CONSENT 

Preliminary Discussion and Pre-consultation 
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 P O L I C I E S 
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23 June 2026 22004

City of St. Thomas
c/o Manager of Planning
545 Talbot Street,
St. Thomas, Ontario
N5P 3V7

RE: 57/65 WALNUT STREET – CONSENT APPLICATION
APPLICATION LETTER
WALNUT PARK INC.
CITY OF ST. THOMAS

ATTENTION:  MICHELLE KNIERIEM, MANAGER OF PLANNING

This letter provides a review of a consent application submitted on behalf of Walnut Park Inc., owner of
the subject property located at 57/65 Walnut Street, St. Thomas.

The severance is required to provide for separate mortgage financing for the existing 5-storey
apartment dwelling at 65 Walnut Street and the new 3-storey development at 57 Walnut Street with
construction to begin shortly.

Site plan approval is in the process of being granted. While the proposed severance will create a parcel
that does not meet the specific lot frontage and other requirements of the Zoning By-law, the existing
site plan approval ensures that By-law regulations apply to the lands within the approved site plan as a
whole. The provision permitting this use is described in Section 4.1.18 of Zoning By-law, which states:

“4.1.18 EXISTING USES CONTINUED
Where the development of any land is approved under Section 41 of the Planning Act and,
pursuant to a consent subsequently given under Section 53 of the Act or pursuant to an approval
or exemption subsequently given under Section 50 of the Condominium Act, any part of the land
is conveyed or otherwise dealt with, the regulations of this By-law are hereby deemed to apply to
the land as a whole and to any building or structure thereon in the same manner and to the
same extent as if the consent, approval or exemption was not given, so long as the land and any
building or structure thereon are used and continue to be used for the purpose for which the
development was approved. (By-law 60-2023)”

Cyril J. Demeyere Limited (CJDL) has been retained by the applicant to provide services in support of this
application. This severance is depicted below in Figure 1.
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1.0 SUBJECT PROPERTY AND SURROUNDING LAND USES

The subject property is municipally known 57/65 Walnut Street, St. Thomas, and is legally described as
Lot 13, Part of Lots 11, 14 & 15 on Plan 192, Parts 2-4 on 11R-11476; City of St. Thomas.

The subject property has an area of approximately 01.49 hectares (1.67 acres) and contains an existing
5-storey apartment and associated parking area.

The subject property is within the Residential, Natural Heritage, and Natural Hazard designations on
Schedule ‘A’ (Land Use Plan) to the Official Plan of the City of St. Thomas. The subject lands are zoned
Residential 5-53 (R5-53), Open Space (OS), and Natural Heritage (NH) in the City of St. Thomas Zoning
By-law No. 50-88.

The surrounding parcels along Walnut Street were formed from prior severances and contain an existing
triplex at 59 Walnut Street and an existing 3-storey apartment building at 75 Walnut St. The proposed
severance is depicted below in Figure 1.

Figure 1: Severance Sketch for 57/65 Walnut Street
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2.0 PROPOSAL

The applicant is proposing to sever land for a future 3 storey apartment from land containing an existing
5 storey apartment. The purpose of this severance is for mortgage purposes.

Servicing of the lands in accordance with City requirements, as well as legal access to all parts of the
severance sketch, is addressed through the provisions of the site plan agreement previously executed
between The City of St. Thomas and Domus Developments (London) Inc. (2023) and binding on all
subsequent owners.

3.0 PLANNING POLICIES

The proposed Zoning By-Law Amendment is supported by the existing framework of the policy-led
planning system provided by the Provincial Planning Statement (PPS), and the City of St. Thomas Official
Plan.

3.1 Provincial Planning Statement

The PPS is a policy statement issued under Section 3 of the Planning Act (R.S.O., 1990). This policy came
into effect on October 20, 2024, and contains policies related to matters of provincial interest.

Section 2.3.1 states that, “settlement areas shall be the focus of growth and development.”

Section 3.1.1 states that “infrastructure and public service facilities shall be provided in an efficient
manner while accommodating projected needs.”

In compliance with these policies in Sections 2 and 3, the proposed development is located within a
settlement area with available services. The servicing of the lands in accordance with City requirements
is addressed through the provisions of the site plan agreement previously executed between the City of
St. Thomas and Domus Developments (London) Inc. (2023).

The proposed severance is consistent with the Provincial Planning Statement.

3.2 City of St. Thomas Official Plan

The City of St. Thomas Official Plan is issued in accordance with Section 12 of the Planning Act (R.S.O.,
1990) and includes goals, objectives, and policies that guide land use and development in the City.

The subject property within the Residential, Natural Heritage, and Natural Hazard designations on
Schedule ‘A’ to the Official Plan of the City of St. Thomas: Land Use Plan.

General policies related to consents are found in Section 10.4.

In conformity with the policies of this section, the proposed severance can be adequately serviced,
fronts on to a public road developed to municipal standards, facilitates infill development, is an
appropriate size to accommodate the proposed use, and is accessible through an existing access
agreement. A plan of subdivision is not necessary, as one lot is being severed.
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The proposed severance is in conformity with the City of St. Thomas Official Plan.

4.0 SUMMARY STATEMENT

The Consent application submitted for mortgage purposes is consistent with the Provincial Planning
Statement (2024) and conforms with the Official Plan of the City of St. Thomas.

In support of the Consent Application, in addition to this letter, the following material has been
submitted:

 Application form;
 Severance Sketch by CJDL;
 Draft Reference Plan by AGM;
 Cheque for the Consent application fee ($2,000.00)

If you have any questions or concerns, please do not hesitate to contact the undersigned.

** ** **

All of which is respectfully submitted by,

Stephen Cornwell
Senior Planner, MCIP, RPP
Cyril J. Demeyere Limited

Claire Koops
Junior Planner

Cyril J. Demeyere Limited
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Report No.: B04/2026 

Directed to:   Members of the Committee of Adjustment Meeting Date: 07/23/2026 

Department:  Planning & Building Services Department 

Prepared by: Steve Craig, Senior Planning Technician Attachment: Location Plan, 
2025 Aerial Photograph, 
Special Zoning Map 14-19 
and Approved Site Plans Location: 57 and 65 Walnut Street. Legally described as, Lot 13, 

Part Lot 11, 14, 15, Plan 192 and Parts 2-4, Plan 11R-11476, in the 
City of St. Thomas. 

 
Applicant:     Walnut Park Inc. 

Subject:         Request for a consent pursuant to Section 53 of the Planning Act, R.S.O, as amended 

Recommendation: That: Report B04/2026 relating to an application for a consent at 57 and 65 Walnut  

Street be received for Information. 

 

Background:  

Consent Application B04/2026 has been filed 

for the purpose of facilitating separate 

mortgage financing for 57 Walnut Street (three 

storey apartment dwelling) and 65 Walnut 

Street (five storey apartment dwelling).  

 

The Committee of Adjustment approved a 

similar consent application in 2025 (B04/2025), 

for the purpose of facilitating separate 

mortgage financing for 59 Walnut Street 

(Triplex Dwelling) and 75 Walnut Street (three 

storey apartment dwelling), which is identified 

on the accompanying 2025 Aerial Photograph. 

 

 

29



 
 

-2- 

 

Proposal:  

The applicant is proposing to sever Part 1 and Part 2 and retain Part 3, as shown on the draft reference 

plan prepared by AGM (File No: ST-35-1) and accompanying the application. 

 

Provincial Planning Statement, 2024 (PPS): 

 The Provincial Planning Statement provides directions on matters of Provincial interest related to 

land use planning and development. Decisions by planning authorities (i.e. Committee of 

Adjustment) that require approval under the Planning Act must be consistent with the PPS.  

 The requested consent is consistent with policies of the PPS in respect to: 

 Settlement areas shall be the focus of growth and development (Policy 2.3.1 (1.)). 

 Land use patterns within settlement areas should be based on densities and a mix of land uses 

which: efficiently use land and resources (2.3.1(2)(a)). 

 The requested consent for the purpose of facilitating separate mortgage financing for 57 Walnut 

Street and 65 Walnut Street is consistent with the Provincial Planning Statement (PPS 2024).  

 
 
] 
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Planning Act, R.S.O. 1990, As Amended: 

 The requested consent has regard to the criteria for considering a draft plan of subdivision, under 

Section 51(24) of the Planning Act, including matters of provincial and public interest ((a)(b)), 

conformity with the official plan (c), suitability of the land for the purposes for which it is to be 

subdivided (d) and adequacy of highways, utilities and municipal services ((e)(i)). 

 

St. Thomas Official Plan: 

 The subject lands are within the Residential, Natural Heritage and Natural Hazard designations, 

as shown on Schedule A (Land Use Plan) to the Official Plan for the City of St. Thomas.  

 The five storey apartment building on the retained lot and the proposed three storey apartment 

building on the severd lot are within the Residential designation (5.1). 

 Consents will be granted only if it is apparent to the Committee of Adjustment that a plan of 

subdivision is unnecessary and the land in question can be serviced adequately. The following 

policies, in addition to other applicable policies in this Plan, apply to the creation of new lots by the 

consent process (10.4): 

1) consents should be granted only in areas where the undue extension of any major service would 

not be required (Conforms, as part of the zoning amendment process a Functional Servicing 

Report was submitted which confirmed that adequate municipal services will be provided); 

2) consents should be granted only when the land fronts on an existing public road that is or will be 

developed to accepted municipal standards (Conforms, the site has access to Stanley Street, a 

Major Collector, via Walnut Street, a local road); 

3) consents should have the effect of infilling in existing urbanized areas and not of extending the 

urban area unduly (Conforms, the subject lands are within the existing settlement area for the 

City of St. Thomas); 

4) the size of any parcel of land created by such a consent should be appropriate for the use 

proposed considering the public services available and the soil conditions and in no case should 

any parcel be created which does not conform to the provisions of the zoning by-law (Conforms, 

the severed lot and retained lot conform with the Zoning By-law); 

5) direct access from arterial or collector streets should be restricted, and residential lots should, 

where possible, have access only from local streets (Conforms, the site has access to Stanley 

Street, a Major Collector, via Walnut Street, a local road); 

6) consents should not be granted for land adjacent to a road from which access is to be obtained 

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

(Conforms, as part of the zoning amendment process a Transportation Impact Study identified 

that all intersections are forecast to operate with acceptable levels of service with no specific 

problem movements under total traffic conditions); 
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7) within the Residential and Rural Area designation on Schedule "A" where full urban services are 

not available consents may be permitted for reasons of lot boundary adjustment, rights of way, 

easements, long term leases, and to convey additional lands to an abutting lot, provided where 

there are existing dwellings a certificate of approval for servicing can be obtained from the 

appropriate approval authority (Not Applicable). 

 The requested consent for the purpose of facilitating separate mortgage financing for 57 Walnut and 

65 Walnut Street does not require a plan of subdivision, the land can be serviced adequately and 

conforms with the Official Plan. 

 

St. Thomas Zoning By-Law 50-88: 

 The subject lands are within the Fifth Residential Zone (R5-53), Fourth Residential Zone (R4), 

Open Space and Park Zone (OS), Natural Heritage Zone (NH) and Hazard Land Zone (HL), 

Zoning Map 14, in accordance with the City of St. Thomas Zoning By-Law 50-88, as amended. 

 The five storey apartment building currently under construction on the retained lot and the 

proposed three storey apartment building on the severed lot are within the special zone R5-53 

(9.5.49(a)). Permitted uses of the R5-53 zone include an existing triplex dwelling, apartment 

dwelling and uses accessory to the foregoing (9.5.49(b)). Conforms. 

 Permitted buildings and structures of the R5-53 zone include one existing triplex dwelling, one 

28-unit apartment building, one 46-unit apartment building and one 22-unit apartment building 

(9.5.49(c)). Within the R5-53 zone the permitted buildings and structures shall be located within 

the areas shown with dashed lines on Special Zoning Map 14-19. (9.5.49(d)). Conforms. 

 Minimum lot area 20.842sqm (9.5.49(e)). Conforms, 20,842sqm. 

 Maximum lot coverage 20% (9.5.49(f)). Conforms, 14.2%. 

 Maximum building height, triplex dwelling two storey (7.5m), two apartment dwellings three storey 

(13m) and one apartment dwelling five storey (20m) (9.5.49(g)). Conforms. 

 Minimum parking, 119 parking spaces and 7 accessible parking spaces (126 total parking spaces 

(9.5.49(h)). Conforms, 126 parking spaces. 

 Existing uses continued, where the development of any land is approved under Section 41 (Site 

Plan Control) of the Planning Act and, pursuant to a consent subsequently given under Section 

53 (Consents) of the Act or pursuant to an approval or exemption subsequently given under 

Section 50 of the Condominium Act, any part of the land is conveyed or otherwise dealt with, the 

regulations of this By-law are hereby deemed to apply to the land as a whole and to any building 

or structure thereon in the same manner and to the same extent as if the consent, approval or 

exemption was not given, so long as the land and any building or structure thereon are used and 

continue to be used for the purpose for which the development was approved (4.1.18). 

Conforms. 
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 The development of the severed and retained lands was approved under Section 41 (Site Plan 

Control) of the Planning Act on September 26, 2023, and April 13, 2026, a copy of the approved 

site plans are attached to the planning report. 

 The requested consent for the purpose of facilitating separate mortgage financing for 57 Walnut and  

65 Walnut Street conforms with the Zoning By-law. 

 

Comments  

 In staff’s opinion Consent Application B04-2026 conforms with the Provincial Planning Statement 

(PPS), City of St. Thomas Official Plan, Zoning By-law and satisfies the criteria of Section 51(24) 

of the Planning Act, R.S.O, as amended. Therefore, approval of the application is supportable, 

should the Committee of Adjustment approve Consent Application B04-2026 staff recommends 

the following conditions:  

1) The applicant submits a revised site plan that reflects the limits of the severed and retained 

lots to the satisfaction of the Corporation of the City of St. Thomas, Director of Planning; and 

2) That the City of St. Thomas be provided with a copy of the Reference Plan. 

 

Respectfully submitted, 

Steve Craig, 

Sr. Planning Technician 
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