
A G E N D A 

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

VIA ZOOM/ROOM # 304        10:00 A.M.      AUGUST 27th, 2026 

DISCLOSURE OF INTEREST 

MINUTES 

Confirmation of the minutes of the meeting held on August 13, 2026.   

HEARING OF APPLICATIONS 

A12-26 – 40979 Major Line Pages 2-68 

Planning Report – A12-26 Pages 69-76 

A13-26 – 57 Walnut Street Pages 77-133 

Planning Report – A13-26 Pages 134-142 

A14-26 – 300 Elm Street Pages 143-159 

Planning Report – A14-26 Pages 160-168 

NEW BUSINESS  

Next Meeting 

September 24, 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 

 
 

July 23, 2026 
 
Secretary-Treasurer, Committee of Adjustment  
Attention: Sherry Steadman 
 
Pursuant to By-Law 30-2015, a consultation meeting was held on June 4, 2026, with City staff and the 
applicant.  
 
An application for a minor variance, regarding 40979 Major Line was filed on July 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.                

 
 
Regards, 
 
     
 
Michelle Knieriem, MCIP, RPP 
Manager of Planning Services 
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Report No.: COA12-2026 

Directed to:   Members of the Committee of Adjustment Meeting Date: 09/27/2026 

Department:  Planning & Building Services Department 

Prepared by: Steve Craig, Senior Planning Technician 
Attachment: Location Plan, 
2025 Aerial Photograph and 
Updated Septic System 
Letter, Dated July 28, 2026 

Location:       40979 Major Line, City of St. Thomas 

 
Applicant:     Joely Neufeld 

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

Recommendation: 
That: Report COA12-2026 relating to an application for a minor variance at 40979 Major Line, City of St.  
Thomas be received for information. 
 

 

Background:  

Minor Variance Application No. COA12-2026 has  

been submitted to permit the conversion of  

an existing detached garage into an additional  

residential unit (ARU) and the construction of  

a new detached garage measuring 9.14m x  

12.19m (30ft x 40ft) on the subject lands, as  

shown on the plans submitted with the  

application. 

 

Requested Variances: 

(i) To permit an additional residential unit on 

private services (septic/well), whereas 

Subsection 4.2.11.3(d) and 5.5.17(d)(i) of the Zoning By-law provides that an additional residential unit 

shall not be permitted unless full municipal sanitary services and municipal piped water services are 

available to service the additional residential unit.  
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(ii) To permit the conversion of an existing detached accessory building (garage) into an additional 

residential unit, notwithstanding that the existing accessory building is located in the front yard, whereas 

Subsection 4.2.11.4(b) of the Zoning By-law permits an additional residential unit only within an 

accessory building located in the rear yard or interior side yard. 

(iii) To permit a new detached accessory building (garage) in the front yard, whereas Subsection 4.2.4.3 of 

the Zoning By-law provides that no accessory building shall be erected or used between a main 

building wall and any required front yard except that a garage attached to a dwelling may be erected 

and used between any main building wall opposite the front lot line and its extensions and any required 

front yard.  

(iv) To permit a new detached accessory building (garage) with a maximum height of 4.28m, whereas 

Subsection 4.2.4.8 of the Zoning By-law provides that no accessory building shall exceed 4m in height. 

(v) To permit a new detached accessory building (garage) with a floor area of 112sqm, whereas Table 1 to 

Subsection 5.4, Column No. (2), Item No. 6 of the Zoning By-law provides that the maximum floor area 

of an enclosed accessory building is 67sqm. 

 

Provincial Planning Statement, 2024 (PPS): 

 The Provincial Planning Statement, 2024 (PPS) provides policy direction on matters of provincial 

interest related to land use planning and development. Decisions by planning authorities, including the 

Committee of Adjustment, that are made under the authority of the Planning Act are required to be 

consistent with the PPS. 
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 The subject minor variance application is consistent with the applicable policies and objectives of the 

Provincial Planning Statement, 2024 (PPS), including the following: 

 Section 2.1(6) directs planning authorities to support the achievement of complete communities by 

accommodating an appropriate range and mix of housing options, improving accessibility for people 

of all ages and abilities, and improving social equity and overall quality of life for people of all ages, 

abilities, and incomes. 

 Section 2.3.1 establishes that settlement areas shall be the focus of growth and development, with 

land use patterns based on densities and a mix of land uses that efficiently use land and resources. 

 Section 2.2(1)(b) requires planning authorities to provide for an appropriate range and mix of 

housing options and densities to meet the projected needs of current and future residents. This 

includes permitting and facilitating housing options that address the social, health, economic, and 

well-being needs of residents, as well as promoting housing densities that efficiently use land, 

resources, infrastructure, and public service facilities and support active transportation. 

 The proposed Additional Residential Unit (ARU) will provide appropriate and accessible housing 

accommodation for the applicants' aging parent while making efficient use of the existing residential 

property and infrastructure. The proposed variances are consistent with the applicable policies and 

objectives of the Provincial Planning Statement, 2024. 

 

St. Thomas Official Plan: 

 The subject lands are within the Residential (5.1) designation, 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). Wherever a use is permitted in a land use classification, it is intended 

that uses, buildings or structures normally incidental, accessory, and essential to that use are also 

permitted (11.2.1). Conforms, the proposed garage is considered a building that is accessory to the 

existing single detached dwelling. 

 Additional residential units (ARU) are separate and complete dwelling units that are created within a 

single detached, semi-detached or rowhouse, regardless of whether the physical alteration of the house 

is required to create a maximum of three (3) residential units on a lot (5.1.3.7.1). 

 The following policies will apply to the development of second residential units (5.1.3.7.1): 

a) Additional residential units are permitted in a detached house, semi-detached house or rowhouse 

and in a building or structure ancillary to a detached house, semi-detached house or rowhouse. 

Conforms, the ARU will be constructed in an existing ancillary building to the existing single 

detached dwelling. 

b) The lands on which the additional dwelling unit is to be created are zoned to permit residential use 

other than as an ancillary use. Conforms, the subject lands are within the First Residential Zone 

(R1-17), permitted uses include residential use. 
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c) An amendment to the comprehensive Zoning By-law will be implemented to put into effect the 

policies of this subsection. Conforms, the Zoning By-law was amended in 2021 (98-2021), 2023 

(59-2023), and 2025 (106-2025), which implemented the ARU policies. 

d) The additional dwelling unit can be independently serviced with full municipal sanitary sewage, 

storm sewage and piped water services. Conforms, the ARU will be serviced with a private septic 

and well. The applicant obtained the services of the appropriate qualified professionals to provide 

confirmation that the existing septic system and well are adequate to service the existing single 

detached dwelling and proposed ARU. 

e) Development of an additional residential dwelling unit will be subject to the following criteria: 

(i) The additional dwelling unit shall not change the general characteristics of a single detached, 

semi-detached or rowhouse structure. Not applicable; and 

(ii) The additional dwelling unit will comply with the Ontario Building Code and the Fire Code. 

Conforms, the conversion of the existing garage will be subject to the OBC/FC approval 

process. 

f) Additional dwelling units may be implemented on a lot in the following options (5.1.3.7.1): 

(iii) one residential unit in a building or structure ancillary to a single detached house, semi-

detached house or townhouse on a residential lot, if the detached house, semi-detached house 

or townhouse contains no more than two residential units and no other building or structure 

ancillary to the detached house, semi-detached house or townhouse contains any residential 

units. Conforms, the conversion of the existing detached garage is ancillary to the existing 

single detached dwelling.  

 Where development and/or site alteration is proposed on lands within 120m of an area designated 

as Natural Heritage the proponent may be required to prepare an Issues Scoping Report (ISR) and 

an Environmental Impact Study (EIS), if warranted by the ISR, that evaluates the ecological 

functions of the lands proposed for development or site alteration and demonstrates that there will 

be no negative impacts on the natural heritage features or on their ecological functions (8.3.3). 

 The applicant obtained the services of Vroom & Associates to Complete an Issues Scoping Report. 

According to the ISR report conclusions: 

 Although the proposed accessory building is located within the mapped Significant Woodland, it 

is confined to an existing disturbed residential use area beneath the woodland canopy. No tree 

removal or woodland vegetation removal is required, and the building footprint has been 

designed to minimize intrusion into calculated Tree Protection Zones.  

 With implementation of the recommended tree protection measures, the proposal is not 

anticipated to result in adverse impacts to the Significant Woodland or its ecological functions. 

 Based on available ecological information, previous woodland surveys, and the findings of the 

current site investigation, the proposed development is not anticipated to have negative impacts 

on the adjacent Significant Woodland or its ecological functions. 
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 Accordingly, in our opinion, the proposed development is consistent with the Provincial Planning 

Statement (2024) and the City of St. Thomas Official Plan, and progression to a scoped or full 

Environmental Impact Study is not warranted. 

 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 within the First Residential Zone (R1-17) pursuant to the City of St. Thomas 

Zoning By-Law No. 50-88, as shown on Zoning Map 45.  

 Permitted uses of the R1-17 zone include single detached dwellings and uses accessory to the 

foregoing (5.5.17(b)). Conforms, the proposed garage is considered a building that is accessory to the 

existing single detached dwelling. 

 Additional residential units shall be permitted within any residential zone in association with the 

following uses single detached dwelling, semi-detached dwelling, street townhouse dwelling 

(4.2.11.1(a)(b)(c)). Conforms, the ARU is permitted in association with the existing single detached 

dwelling. 

 A maximum of three (3) additional dwelling units shall be permitted per lot, including one residential unit 

in a building or structure ancillary to a detached house, semi-detached house or townhouse on a 

residential lot, if the single detached dwelling, semi-detached house or townhouse contains no more 

than three residential units and no other building or structure ancillary to the detached house, semi-

detached house or townhouse contains any residential units (4.2.11.2(iii)). Conforms, one (1) ARU in a 

building ancillary to the existing single detached dwelling is permitted. 

 An additional residential unit shall not be permitted unless full municipal sanitary services and municipal 

piped water services are available to service the additional residential unit (4.2.11.3(d)). Conforms, the 

ARU will be serviced with a private septic system and well. The applicant obtained the services of the 

appropriate qualified professionals to provide confirmation that the existing septic system and well are 

adequate to service the existing single detached dwelling and proposed ARU. 

 An additional residential unit may be permitted in an accessory structure on the same lot as the primary 

dwelling (4.2.11.4(a)). Conforms, the ARU will be located within an existing accessory structure on the 

same lot as the primary dwelling. 

 An additional residential unit within an accessory structure may only be permitted in the rear yard or 

interior side yard (4.2.11.4(b)). Conforms, the proposal seeks to convert the existing detached garage, 

located within the front yard, into an additional residential unit (ARU). While the location does not 

comply with the Zoning By-law, the intent is primarily directed toward residential subdivision lots. Given 

the rural context of the 2.2-acre property, surrounding mature wood lot, and absence of abutting 

dwellings, the ARU will not result in adverse impacts and maintains the general intent and purpose of 

the Zoning By-law. 
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 An additional residential unit in an accessory structure located in a rear yard shall be required to meet 

the following (4.2.11.4(c)): 

 Interior side yard setback: 1m. Conforms, West +/- 45m and East +/-241m 

 Exterior side yard setback: 4m. Not applicable, regulation only applies to corner lots. 

 Rear yard setback: 1m. Conforms, +/- 28.9m. 

 Maximum height: 4m. Conforms, 4m. 

 The minimum of 1 parking space is required for each additional residential unit. Notwithstanding the 

provisions of subsection 1.81(ii), a parking space for an additional residential unit may be located in 

tandem with parking spaces provided for the main residential unit (4.2.11.7). Conforms, the subject 

lands are 2.2 acres (0.89 hectares) in area. 

 Additional Residential Units shall be required to conform to all Ontario Building Code and Ontario Fire 

Code regulations (4.2.11.8). Conforms, the conversion of the existing garage to an ARU will be subject 

to the OBC/FC approval process. 

 With respect to the proposed detached garage, although its location, height, and area do not comply 

with the applicable regulations of the Zoning By-law, the intent and purpose of these provisions are 

primarily directed toward development on residential subdivision lots. 

 Given the rural context of the 2.2-acre (0.89-hectare) subject property, the presence of mature 

woodland, and the absence of abutting dwellings, the proposed garage can be appropriately 

accommodated on the subject lands without resulting in adverse impacts. The larger lot area and 

surrounding natural context provide sufficient separation and buffering such that the proposed structure 

can be integrated into the property while maintaining the character of the area. 

 Accordingly, the proposal maintains the general intent and purpose of the Zoning By-law. Furthermore, 

the proposed location and configuration of the garage are supported by the findings of the Issues 

Scoping Report (ISR), which concluded that the proposal can be accommodated without negatively 

affecting the adjacent Significant Woodland or its ecological functions. 

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

 

Legislative Framework for a Minor Variance - Section 45(1) (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 

 variance is minor in nature. 
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Comments: 

 The applicant obtained the services of Parsons Pump Works Inc. to inspect the existing well on the 

subject lands. According to Licensed Well Technician utilizing the current well and water treatment 

system is sufficient in both quantity and quality to safely support the normal operations of the primary 

residence, as well as an additional unit for a single resident.  

 The applicant also obtained the services of Erie Excavating & Liquid Waste Removal Ltd. to inspect the 

existing septic system. According to the certified Septic Installer/Designer the existing sewage system 

is of adequate size and condition to support the proposed addition without exceeding the capacity of 

any component of the system. Furthermore, the system is in good operating condition. A copy of the 

updated septic system letter, dated July 28, 2026, is attached to the subject planning report. 

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

Zoning By-law, are minor in nature, and are 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 COA12-2026 be approved, subject to the 

following conditions: 

1) Construction of the detached garage shall be in accordance with the plans submitted in support 

of the minor variance application; and 

2) Construction of the detached garage shall be in accordance with the recommendations outlined in 

the Issues Scoping Report (ISR) prepared by Vroom & Associates. 

 

Respectfully submitted, 

Steve Craig, 

Sr. Planning Technician 
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Erie Excavating & Liquid Waste Removal Ltd.  
P.O. Box 119, Port Stanley, ON N5L 1J4 

519-631-7812    erieexcavating@gmail.com  
BCIN No. 203606 

 

Date: July 28, 2026 

To: Joely Newfield                                                          
        40979 Major Line, R.R #7  
        St Thomas, ON N5P 3T2 
         
Subject: Septic System Capacity Assessment and Verification 
Property Address:  40979 Major Line, R.R #7, St Thomas, ON N5P 3T2 
Property Owner: Joely Newfield 
 
To Whom it May Concern, 
 
At the request of the owner, I have conducted a site evaluation and system assessment of the existing on site sewage system 
located at the above noted property. The purpose of this assessment is to determine if the existing system has adequate 
capacity and is in proper operating condition to service the existing dwelling and the proposed system Additional Dwelling 
Unit.  
 

1. Existing System Details: 
 Septic Tank Capacity: 5500 Litres 
 Treatment Type: Class 4 leaching bed 
 Last Pumped/Inspected: Jun 22, 2026 

2. Proposed Development Details: 
 Primary Dwelling: 4 bedrooms 
 Proposed Additional Dwelling Unit: 1 bedroom 

3. Assessment & Calculations: 
Based on a visual inspection and the daily design sanitary sewage flows calculated in accordance with part 8, Division 
B of the Ontario Building Code, the total proposed daily design flow for both units is 2750 L/Day. Existing Municipal 
records were not available at the time this assessment was completed. 

4. Conclusion: 
It is my professional opinion that based on the information available and the conditions outlined in the septic system 
inspection report the existing sewage system is of adequate size and condition to support the proposed addition 
without exceeding the capacity of any component of the system. Furthermore, the system is in good operating 
condition. 

 

Respectfully, 

Mike McCarthy 

Mike McCarthy  
Certified Septic Installer/Designer 
Erie Excavating & Liquid Waste Removal Ltd.  
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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 AN APPLICATION FOR MINOR VARIANCE 

 
 

July 29, 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 a minor variance, regarding 57 Walnut Street was filed on July 29, 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.                

 
 
Regards, 
 
     
 
 
Michelle Knieriem, MCIP, RPP 
Manager of Planning Services 
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CORPORATION OF THE CITY OF ST THOMAS 
COMMITTEE OF ADJUSTMENT 

APPLICATION FOR MINOR VARIANCE OR FOR PERMISSION 
(Section 45 of the Planning Act, RSO, 1990, as amended)

 

APPLICATION IS HEREBY MADE TO: 

Application #: _____________ 

City of St. Thomas 
545 Talbot Street 
St. Thomas ON N5P 3V7 
Tel:  (519) 631-1680 ext 4138 Fax:  (519) 633-9019 
Email:  ssteadman@stthomas.ca 

Please note that in accordance with By-Law 30-2015, consultation with the Planning and 
Building Services Department must take place prior to the submission of an 
application. After consultation, the application will be filed with the Assistant Secretary-
Treasurer, together with the sketch referred to in Note 1 and $900 made payable to the 
City of St. Thomas.  All information and materials submitted for the application shall be made 
available to the public, as indicated by Section 1.0.1 of the Planning Act, R.S.O. 1990. 

Personal information contained on this form is collected under the authority of the Planning Act, 
R.S.O. 1990, as amended, and Ontario Regulation 200/96 and will be used for the purpose of 
processing this application. 

1. Name of Owner(s) _______________________________________________________

Address_______________________________________________________________

_______________________________________________________________________

Postal Code_____________Tel:_________________e-mail:______________________

2. Name of Authorized Agent (if any)__________________________________________

Address __________________________________________________________

______________________________________________________________________

Postal Code_____________Tel:_________________e-mail:______________________

Note: Please specify to whom all communications should be sent:  Owner       Agent 

3. Nature and extent of relief from the Zoning By-law applied for:

______________________________________________________________________

______________________________________________________________________

4. Reason why the proposed use cannot comply with the provisions of the Zoning By-law:

_______________________________________________________________________

_______________________________________________________________________

5. Location of Land:

Concession No._____ Lot(s)_____________Registered Plan No._______Lot(s)____________ 

Reference Plan No. ________________________Part(s) ________________________ 

1/6   June 2023 

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

Date Application Deemed Complete: __________________     

Walnut Park Inc.

200 Village Walk Blvd., London, ON

N5X 0A6 519-438-0881 mmescia@domusdev.com

Stephen Cornwell, Cyril. J. Demeyere Limited (CJDL)

261 Broadway Street, P.O. Box 460, Tillsonburg, ON

N4G 4H8 519-688-1000 scornwell@cjdleng.com, admin@cjdleng.com

See attached planning letter.

See attached planning letter.

192 13 Part 11, 14, 15

11R-11476 2-4

✔ ✔

Clear Form

Docusign Envelope ID: D11DA2FA-B0F1-8E8D-83C0-B6093D2B7664

July 29 2026

June 16 2026July 29 2026

A13-2026

Committee of Adjustment August 27 2026
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   2/6   June 2023 

Geographic/Former Township _____________________________________________ 

Name of Street _________________________________________Street No. _________ 

6. Dimensions of land affected:

Frontage_______________________Depth _________________________________

Area __________________________Width of Street _________________________

7. Access to the subject land is by:

a Regional Road  a private road 
a Municipal road that is maintained 
all year 
a Municipal road that is maintained seasonally 

8. Particulars of all b uildings and  s tructures on or pr oposed f or the s ubject l and (Specify
ground floor ar ea, g ross f loor ar ea, n umber of  s toreys, w idth, l ength, hei ght).  P lease
specify use of existing structures.

Existing:

______________________________________________________________________

_______________________________________________________________________

USE __________________________________________________________________

Proposed:

______________________________________________________________________

______________________________________________________________________

9. Location of all buildings and structures on or proposed for the subject land (Specify
distance from side, rear and front lot lines).  Please specify use of proposed structure.

Existing:

_________________________________________________________________

______________________________________________________________________

Proposed:

______________________________________________________________________

_______________________________________________________________________

USE
______________________________________________________________________

10. Date of acquisition of subject land: __________________________________________

11. Date of construction of all buildings and structures on subject land:_________________

______________________________________________________________________

12. Existing uses of the subject land:

_____________________________________________________________________

See attached plans.

rental residential units

Walnut Street 57

one 5-storey apartment dwelling (currently under construction)

rental residential units

one 3-storey apartment dwelling

Refer to attached site plan for existing 5-storey apartment dwelling location

Refer to attached site plan for proposed 3-storey apartment dwelling building location

2025

construction of 5-storey apartment dwelling commenced in 2026 and is currently ongoing

rental residential

✔

Docusign Envelope ID: D11DA2FA-B0F1-8E8D-83C0-B6093D2B7664
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   3/6   June 2023 

13. Existing uses of abutting lands:

North: ___________________________  East: ________________________________

South:___________________________  West: _______________________________

14. Length of time the existing uses of the subject land have continued:

______________________________________________________________________

15. Services available (check appropriate space or spaces):

Water:

Municipally owned and operated Other (Specify) ________________________ 
piped water system 

Sewage Disposal: 

Municipally owned and operated Other (Specify)___________________ 
sanitary sewer system 

Storm Drainage 

Storm sewers Other (Specify)______________   _ 

16. Present Official Plan designation of the subject land:

_____________________________________________________________________

17. Present Zoning of the subject land:

_____________________________________________________________________

18. Has the owner previously applied for relief (minor variance) under Section 45 of the Act in
respect of the subject property?

yes                    no

If the answer is yes, describe briefly (and if known, quote Application #)

______________________________________________________________________

19. Is the subject property the subject of a current application for a consent under Section 53
or a plan of subdivision under Section 51 of the Planning Act, 1990?

yes        no    If so, state Application # and status____________________

single detached residential single detached residential, residential apartment dwelling

Ravine lands Old St. Thomas Church

since purchase by Domus Developments, owner previous to Walnut Park Inc.

Residential, Natural Heritage, Natural Hazard

Residential (R5-44), Open Space, Natural Heritage

A15/25 to permit rooftop mechanical penthouse and amenity area above the 5-storey apartment building

B04/26 - conditionally approved

✔

✔

✔

✔

✔

Docusign Envelope ID: D11DA2FA-B0F1-8E8D-83C0-B6093D2B7664
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   5/6 June 2023

APPENDIX A – AUTHORIZATION OF OWNER 

If the applicant is not the owner of the subject lands, please complete the owner authorization 

concerning personal information as set out below. 

I, _____________________________, am the owner of the subject lands, and I authorize 

_____________________________, to act on our behalf as the agent for the submissions 

required for all matters relating to the subject lands, and to provide any of my personal 

information that will be included in this application or collected during the planning process. 

_____________________________ ___________________________ 
 Date  Signature of Owner 

APPENDIX B – ACKNOWLEDGEMENT OF LEGAL AND PLANNING FEES 

In addition to the application fees listed in this application package, please note that where the 
City requires assistance from its solicitors or other technical or professional consultants in the 
processing of this application, the applicant shall be responsible for reimbursing all fees 
incurred by the City. 
*Please note, Appendix B must be completed by the owner, not the authorized agent.

I, _____________________________, am the owner of the subject lands, and I understand 

that further fees may be incurred by the City throughout the planning process and that I am 

responsible for reimbursing all fees.  

_____________________________ ___________________________ 
 Date  Signature of Owner 

Cyril J. Demeyere Limited

Docusign Envelope ID: D11DA2FA-B0F1-8E8D-83C0-B6093D2B7664

7/28/2026

michael mescia

michael mescia

7/28/2026
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   6/6 June 2023

NOTES: 

1. Each copy of this application must be accompanied by a Sketch. The Sketch need not 
necessarily be to scale, but dimensions must be accurate, and showing the following:

(a) The boundaries and dimensions of the subject land;

(b) The location, size and type of all existing and proposed buildings and structures on 
the subject land, indicating the distance of the buildings or structures from the front 
yard lot line, rear yard lot line and the side yard lot lines;

(c) The approximate location of al l natural and artificial features on the subject land 
and on land that is adjacent to the subject land that, in the opinion of the applicant, 
may affect t he application.   Examples include buildings, driveways, swimming 
pools, roads, railways, drainage ditches, wells, septic tank and tile bed, and trees;

(d) The current uses on land that is adjacent to the subject land;

(e) The location, width and name of any roads within or abut ting the subject l and, 
indicating whether it is an unopened road allowance, a public traveled road, a 
private road or a right-of-way;

(f) If access t o t he subject land i s by water only, t he location of the parking and 
docking facilities to be used;

(g) The location and nature o f any restrictive covenant or easement affecting the
subject land; 

2. The Committee of Adjustment may require that a preliminary drawing be prepared,
signed and dated by an Ontario Land Surveyor.

3. If this application is signed by an agent or solicitor on behalf of an applicant, the owner’s
written authorization must accompany the application.  If the applicant i s a corporation ac ting
without agent or solicitor, the application must be signed by an officer of the corporation and the
corporation's seal (if any) must be affixed.

Docusign Envelope ID: D11DA2FA-B0F1-8E8D-83C0-B6093D2B7664
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 28 July 2026 22004 
  
City of St. Thomas 
c/o Sherry Steadman 
Planning Department 
545 Talbot Street 
St. Thomas, Ontario 
N5P 3V7  
  

RE: PLANNING LETTER 
 APPLICATION FOR MINOR VARIANCE 
 WALNUT PARK INC 
 57 WALNUT STREET 
 ST. THOMAS                          

 
Dear Planning Staff, 
 
On behalf of Walnut Park inc., we are pleased to submit the enclosed application for Minor Variance for 
the land municipally known as 57 Walnut Street in the City of St. Thomas. The lands are 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. The 
proposed Minor Variance would support the construction of a carport in the southern portion of a 
parking lot on subject property.  

 
Figure 1: General Location of the Subject Lands 
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This proposed minor variance would permit a 11.0m x 14.5m carport to be located 0 m from the limit 
between the Residential 5-53 (R5-53 Zone) and the Open Space (OS) zone, whereas Subsection 23.3.1.2 
of the City of St. Thomas Zoning By-law states: 
 

"(1) Subject to the provisions of (2), no building or structure shall be erected within 10 metres of 
any lot line or part of a lot line within this zone and where the boundary between this zone and 
any other zone passes through a lot, no building or structure shall be erected on any part of such 
a lot that is within this zone and within 10 metres of such boundary.” 

 

 
Carport Structure Location 
 
Section 45(1) of the Planning Act (R.S.O. 1990) empowers the Committee of Adjustment to authorize 
minor variances to the provisions of the Zoning By-law under circumstances that have come to be 
known as the ‘four tests’. The following analysis provides an assessment of how the proposed variances 
meet the four tests:
 

1. Is the variance minor? 
 
In this case, the use directly adjacent to the setback variance is a parking area. The proposed carport 
supports this adjacent use.  
 
The proposed carport is located in proximity to woodlands zoned Natural Heritage (NH). The carport will 
have no negative impacts on these natural features or their functions, as specified in the Natural 
Heritage Letter of Opinion prepared by Vroom and Associates. This letter is included with this 
application. 
 
 

OPEN SPACE ZONE (OS) 

RESIDENTIAL ZONE (R5-53) 
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A church building designated by City of St. Thomas By-law No. 100-82 under the Ontario Heritage Act as 
being of historic and architectural value is located in proximity to the proposed carport. The carport will 
have no negative impacts on this heritage building, as specified in the Scoped Heritage Impact 
Assessment prepared by Stantec. This letter is included with this application. 
 
While the proposed development of the lot will have a different configuration than provided for by the 
City of St. Thomas Zoning By-law, the changes will have no impact on the surrounding uses. For this 
reason, the proposed variance is minor. 
 

2. Is the variance desirable for the appropriate use of the land, building, or structure? 
 
The proposed garage is intended to protect vehicles from the elements, providing benefits to apartment 
residents at 57 Walnut Street. This supports the residential use, with no negative impacts to adjacent 
land uses. The variance contributes to the appropriate use of land. 
 

3. Is the general intent and purpose of the Official Plan maintained? 
 
The part of the subject lands where the variance is requested is designated Residential and is within the 
Settlement Area of the City of St. Thomas per Schedule ‘A’ to the Official Plan of the City of St. Thomas. 
The proposed carport supports the residential use of the lands.  
 
Part of the subject land is designated Natural Heritage per Schedule ‘E’ to the City of St. Thomas Official 
Plan. It is a goal of the Plan to protect the natural heritage system from the negative effects of 
development. As specified in the Natural Heritage Letter of Opinion prepared by Vroom and Associates, 
the proposed carport will have no negative effects on the natural features.  
 
Part of the subject land contains a Natural Hazard per Schedule ‘A’ to the Official Plan of the City of St. 
Thomas. This natural hazard contains steep slopes that may be susceptible to erosion. The proposed 
development will be adequately setback from the erosion hazard limit, which was established through a 
Geotechnical Investigation conducted by EXP in 2023. This development setback limit is depicted on the 
Site Plan prepared by CJDL, which is included with this application. While the carport canopy shades one 
of the parking spaces that is permitted with the development setback, all structural elements on the 
ground are outside of this area.  
 
The proposed minor variance will facilitate the development of a carport that supports the existing 
residential use of the subject property, does not impact the Natural Heritage features, and maintains an 
appropriate setback from Natural Hazards. For this reason, the proposed variance maintains the general 
intent and purpose of the Official Plan. 
 

4. Is the general intent and purpose of the Zoning By-law maintained? 
 
The subject land is zoned Residential 5-53 (R 5-53), Open Space (OS), and Natural Heritage (NH).  
The R 5-53 Zone provides for residential uses. The proposed carport is in the R 5-53 zone and is 
accessory to the permitted residential use of the subject property.  
 
The proposed carport canopy is partially within land zoned Open Space and Parkland (OS). The purpose 
of setbacks from the OS zone is to ensure that development has no negative impacts on adjacent uses in 
the Open Space zone. The use in the OS zone adjacent to the limit between zones is a parking area. The 
proposed carport supports this use of land. 
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There are also lands in proximity of the proposed carport zoned Natural Heritage (NH). The intent of this 
zone is to protect the natural features from negative impacts of development. The carport will have no 
negative impacts on these natural features or their functions.  
  
In these ways, the proposed Minor Variance maintains the general intent and purpose of the Zoning By-
law. 
 
In support of the application for Minor Variance, in addition to this letter, the following material has 
been submitted: 
 

• Minor Variance Application form; 

• Application fee ($900.00); 

• Site Plan prepared by CJDL. 

• Natural Heritage Letter of Opinion prepared by Vroom & Associates, July 27, 2026. 

• Scoped Heritage Impact Assessment prepared by Stantec, July 27, 2026. 
 

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

**  **  ** 
 
 
All of which is respectfully submitted by, 

 
 

 
Claire Koops, Junior Planner 
Cyril J. Demeyere Ltd.  
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V R O O M    +    A S S O C I A T E S  

BIOLOGISTS & LANDSCAPE ARCHITECTS  
        

859 Windham Rd 14                                  paigevroom@gmail.com 

SIMCOE, ON          519.909.9872  
N3Y 4K6  

                  

                                                                                                                                                            

 

To:           Walnut Park Inc. and Cyril J. Demeyere Limited (CJDL) 

From:        Paige Vroom (Vroom + Associates) 

Date:         2027 07 27  

 

SUBJECT:     57 WALNUT STREET, ST THOMAS – PROPOSED COVERED PARKING STRUCTURE 

NATURAL HERITAGE LETTER OF OPINION  

 

Vroom + Associates previously prepared a Natural Heritage Letter of Opinion dated November 

13, 2025, in support of the proposed development at 57 Walnut Street, St. Thomas. That 

assessment concluded that, subject to the identified mitigation measures, the proposed 

development would not result in negative impacts to the adjacent Natural Heritage feature or its 

ecological functions.  

We have reviewed the revised site plan illustrating the proposed covered parking structure 

(carport) over twelve existing parking spaces located within the central portion of the approved 

parking area. The proposed structure is an open-sided canopy approximately 9 ft (2.7 m) in 

height. It does not expand the approved development footprint, create additional impervious 

surface, alter the limits of disturbance, require additional vegetation removal or grading, or 

result in any additional encroachment toward the adjacent Natural Heritage feature beyond that 

previously assessed. The structure remains within the previously approved development 

envelope and outside the confirmed Natural Heritage feature.  

Based on the information provided, it is our professional opinion that the proposed covered 

parking structure will not result in any additional negative impacts to the adjacent Natural 

Heritage feature or its ecological functions beyond those previously assessed. Accordingly, the 

conclusions of our November 13, 2025 Natural Heritage Letter of Opinion remain unchanged, 

and no additional natural heritage assessment is considered necessary to support the proposed 

Minor Variance application. 
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Memo 

To: Walnut Park Inc. From: Lashia Jones, MA, CAHP 

 401-200 Villagewalk Boulevard,  400-1305 Riverbend Road 

 London, Ontario, N6G 0W8 London, Ontario, N6K 0J5 

Project/File: 160941221 Date: July 28, 2026 

 

Reference: Scoped Heritage Impact Assessment: 57 Walnut Street, St. Thomas, 

Ontario 

1 Introduction 

Stantec Consulting Ltd. (Stantec) was retained by Walnut Park Inc. (the Client) to prepare 

a Scoped Heritage Impact Assessment (HIA) for 57 Walnut Street, in the City of St. 

Thomas, Ontario. The Client is proposing to construct a covered parking structure to 

support the parking needs for a proposed three-storey apartment building.  

The property at 57 Walnut Street has no municipal heritage recognition but is situated 

directly adjacent to the Pioneer St. Thomas Church located at 55 Walnut Street, which is 

designated under Part IV of the Ontario Heritage Act (OHA) and is subject to an Ontario 

Heritage Trust (OHT) Easement. In conformance with the Provincial Planning Statement 

(PPS) an HIA is required to evaluate the impacts of the development on the adjacent 

designated property. An HIA was previously prepared for the remainder of the 

development proposal in 2025 (Stantec 2025). The impact assessment in this Scoped 

HIA is based on the Statement of Significance and identified heritage attributes in the 

designation by-law for 55 Walnut Street and the information contained within the OHT 

Easement. 
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July 28, 2026 
Walnut Park Inc. 
Page 2 of 18 

Reference: Scoped Heritage Impact Assessment: 57 Walnut Street, St. Thomas, 
Ontario 

 

The Scoped HIA follows the Ministry of Citizenship and Multiculturalism’s (MCM) Info 

Sheet #5 in Heritage Resources in the Land Use Planning Process, Cultural Heritage and 

Archaeology Policies of the Ontario Provincial Policy Statement, 2005 (Government of 

Ontario 2006). 

The objectives of the Scoped HIA are as follows: 

• Outline the cultural heritage value or interest (CHVI) of the cultural heritage 
resource  

• Identify potential direct and indirect impacts to the cultural heritage resource 

• Identify potential mitigation measures where impacts to the cultural heritage 
resource is anticipated 

To meet these objectives, this Scoped HIA contains the following content: 

• Summary of the CHVI of the cultural heritage resource 

• Description of the proposed undertaking 

• Assessment of impacts of the proposed site alterations on cultural heritage 
resources, where applicable 

• Review of development alternatives or mitigation measures where impacts are 
anticipated 

• Recommendations for the preferred mitigation measures, where applicable 

For the purpose of this Scoped HIA, the Project Location Area comprises the municipal 

property boundary of 57 Walnut Street (Figure 1). The Study Area includes the Project 

Location at 57 Walnut Street and the municipal property boundaries of the adjacent 

designated property at 55 Walnut Street (Figure 2).  
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Reference: Scoped Heritage Impact Assessment: 57 Walnut Street, St. Thomas, 
Ontario 

 

2 Statement of Cultural Heritage Value or Interest 

The Study Area is adjacent to 55 Walnut Street, the St. Thomas Pioneer Church, which is 

designated under Part IV of the OHA and is subject to an OHT Easement. The 

statements of CHVI are contained below in their entirety and unedited. Copies of the 

Bylaw and Easement are contained in Appendix A. 

2.1 City of St. Thomas By-Law 100-82 

2.1.1 Historical and Architectural Value or Interest Reasons 

The Church was built in 1823 and was used for regular worship of area pioneers from 

1824 to 1877. 

It is a frame construction typical of early pioneers, with Lancete [sic] windows and a 

castellated tower on which sits a spire. The building continues to be used for public 

worship during the summer months; also, there is the occasional wedding performed 

there. 

The church building is surrounded by the pioneer cemetery where most of the early 

settlers and their descendants are buried (City of St Thomas 1982). 

2.2 OHT Easement 

2.2.1 Description of Historic Place 

The building at 55 Walnut Street, known as St. Thomas Pioneer Church, is situated in the 

City of St. Thomas. The brick and stucco building was designed in the Gothic Revival 

style and was constructed in 1824. The exterior, selected elements of the interior and the 

scenic character of the property are protected by an Ontario Heritage Trust conservation 

easement registered in 1988. A plaque commemorating the church was unveiled in 1959. 
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Ontario 

 

The property is also designated by the Town of St. Thomas under Part IV of the Ontario 

Heritage Act (By-law 100-82).  

2.2.2 Heritage Value 

St. Thomas Pioneer Church is historically significant for its association with Col. Thomas 

Talbot, Capt. Daniel Rapelje, Bishop Charles Stewart and the establishment of the 

Anglican Church in St. Thomas. The area around St. Thomas was originally part of a 

grant received by Col. Thomas Talbot (1771-1853) in 1803. Talbot, an Irish aristocrat, 

arrived in Quebec in 1790 and amassed a fortune selling land to settlers while opening 

Elgin County to settlement. Daniel Rapelje (1774-1828), an American who came to Upper 

Canada in 1802, became a captain of the 1st Middlesex Militia after serving in the War of 

1812. Following the war, Capt. Rapelje built a grist-mill which attracted new settlers to the 

area. In 1821, Rapelje donated two acres of his original land grant to be used for a church 

building and a burial ground for Anglican adherents in the area. Rapelje had already 

buried two sons on the site in 1819. The church was constructed in 1824 and a tower, 

steeple and chancel added in 1825, financed by a donation from Col. Thomas Talbot. As 

one of the earliest churches in area, the congregation had to rely on visiting missionary 

ministers until a permanent rector could be secured. The most important visiting minister 

was Rev. Charles James Stewart, who spent much of his career helping to establish the 

Anglican church in southwestern Ontario. Rev. Stewart (1775-1837) arranged for the first 

Holy Communion at the church on June 19, 1825. Though Stewart became the Bishop of 

Quebec in 1826, he would return to St. Thomas often. The church’s first incumbent was 

the Rev. Alexander Mackintosh, a missionary deacon who served from 1824-1829. The 

church was consecrated in 1833 and would serve the congregation continuously until 

1877 when Trinity Church opened. The 1824 church building then served as a Sunday 

school, losing its bell to Trinity Church. A new bell was donated to St. Thomas Church in 

the 1950s and is used to call worshippers to the church every June 19th
 in 

commemoration of the first Holy Communion. 
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2.2.3 Architectural Value 

St. Thomas Pioneer Church is architecturally significant as an early example of 

vernacular Gothic Revival architecture in Ontario. The church has a basilica plan with 

modest transepts and a tower and steeple over the entrance. The nave has four bays 

characterized by lancet windows with finely crafted intersecting tracery in the arch. The 

east entrance, with its crenellated tower and gable end, also features a double door 

enclosed within a lancet arch with intersecting tracery. In the 1840s the church was 

extended to the south and transept galleries and a vestry were added. The pulpit was 

also relocated to the junction of the nave and transept at that time. The interior is 

characterized by simple white walls and box pews, called ‘family pews’. The galleries 

have simple wainscoting panels of dark wood. The transept and sanctuary walls have 

ogee-arch windows with simple wood muntins of intersecting tracery and small 

quatrefoils. The exterior walls of the nave are rendered with white stucco over brick. The 

tower is wood-frame with white clapboard and contains a pair of lancet louvered vents on 

the façade, and single lancet louvered vents on the sides. The crenellation of the tower is 

replicated along the slope of the gable roof of the façade. The very tall and slender 

octagonal needle spire rises from above the crenellated tower and is clad with metal 

shingles. 

2.2.4 Contextual Value 

Located on Walnut Street in the City of St. Thomas, St. Thomas Pioneer Church’s 

heritage value is greatly enhanced by its contextual setting. Surrounded by a graveyard 

dating back to 1819, the church yard is the final resting place of many generations of 

Anglicans in St. Thomas. The lych-gate and many trees in the cemetery also enhance the 

park-like surroundings of the church. 
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2.2.5 Character Defining Elements 

Items that contribute to the historical value of the St. Thomas Pioneer Church include: 

• Its association with Col. Thomas Talbot 

• Its association with Capt. Daniel Rapelje 

• Its association with Rev. Charles James Stewart (later Bishop of Quebec) 

• Its association with the Anglican church in St. Thomas. 

Exterior features that contribute to the architectural value of the St. Thomas Pioneer 

Church include: 

• The basilica plan with modest transepts 

• The wood-frame tower with clapboard siding 

• The stucco-clad nave and façade walls 

• The brick transept walls 

• The octagonal needle spire clad in metal 

• The lancet louvered vents in the tower  

• The lancet windows in the nave walls with intersecting tracery 

• The ogee-arch windows in the transept and sanctuary 

• The intersecting tracery with quatrefoils in the ogee-arch windows 

• The crenellation of the tower 

• The crenellation of the gable roof of the façade 

Interior features that contribute to the architectural value of the St. Thomas Pioneer 

Church include: 

• The wood pulpit located on the east side of the church 

• The arrangement and use of box pews 

• The simple wood-panelled galleries 
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Characteristics that contribute to the contextual value of the St. Thomas Pioneer Church 

include: 

• Its location at the edge of the historic boundary of the City of St. Thomas 

• Its proximity to many of the oldest gravesites in St. Thomas 

• Its entrance through a lych-gate 

• Its park-like setting with many mature deciduous trees 

(Ontario Heritage Trust 1988) 

3 Impact Assessment 

3.1 Description of Proposed Undertaking 

In 2025, Walnut Park Inc. retained Stantec to complete a Heritage Impact Assessment for 

a proposed development at 57 Walnut Street, St. Thomas, Ontario. This development 

proposed the construction of a three-storey, 21-unit apartment building. The proposed 

apartment building included access from 59 Walnut Street (subject to site plan approval) 

and includes a rear parking area also accessed from 5.9 Walnut Street. The building is 

proposed to be set back 9.8 metres from the municipal road right-of-way, 12.8 metres 

from the property at 55 Walnut Street, and 4.5 metres from the property line of 59 Walnut 

Street (Stantec 2025). 

This Scoped HIA has been prepared to assist in the approvals process for the addition of 

a covered parking structure within the rear parking area. The structure is intended to 

cover 12 parking spaces located within the central portion of the parking area, south of 

the proposed three-storey apartment building and will be approximately 2.75 metres tall. 

Renderings for the proposed development are included in Appendix B, along with a site 

plan of the proposed development. 
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3.2 Assessment of Impacts to Identified Heritage Attributes 

An assessment of impacts of the proposed development at 57 Walnut Street to the 

heritage attributes of 55 Walnut Street is provided in Table 1 and Table 2. Impacts are 

defined by InfoSheet #5 (see Section 4.1). 

Table 1 Evaluation of Potential Direct Impacts 

Direct Impact Impact 

Anticipated  

Relevance to 55 Walnut Street 

Destruction of any, or 

part of any, significant 

heritage attributes or 

features. 

No The proposed undertaking is adjacent to 55 

Walnut Street and will not result in the 

destruction of the church or heritage attributes. 

Therefore, no mitigation measures are 

required.  

Alteration that is not 

sympathetic, or is 

incompatible, with the 

historic fabric and 

appearance. 

No The proposed undertaking is adjacent to 55 

Walnut Street and will not result in the alteration 

of the church or heritage attributes. Therefore, 

no mitigation measures are required.  

 

Table 2 Evaluation of Potential Indirect Impacts 

Indirect Impact Impact 
Anticipated 

Relevance to 55 Walnut Street 

Shadows created that alter 
the appearance of a heritage 
attribute or change the 
viability of a natural feature 
or plantings, such as a 
garden 

No The proposed undertaking is a 2.75 metre 
tall parking structure intended to cover 12 
parking spaces. This parking structure will 
be located within the central portion of the 
parking area. The parking structure will be 
set back approximately 15 metres from the 
property line of 55 Walnut Street. 
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Indirect Impact Impact 
Anticipated 

Relevance to 55 Walnut Street 

As a result, the proposed undertaking is 
unlikely to create shadows that would alter 
the appearance or viability of heritage 
attributes of 55 Walnut Street. Therefore, 
no mitigation measures are required.  

Isolation of a heritage 
attribute from its surrounding 
environment, context, or a 
significant relationship 

No The proposed undertaking is located 
adjacent to the protected property at 55 
Walnut Street and will not result in the 
isolation of heritage attributes from their 
surroundings, context, or environment. 
Therefore, no mitigation measures are 
required. 

Direct or indirect 
obstruction of significant 
views or vistas within, from, 
or of built and natural 
features 

No Views are not identified as heritage 
attributes in the designating bylaw or 
statement of significance for the property 
at 55 Walnut Street. Therefore, no 
mitigation measures are required. 

A change in land use such 
as rezoning a battlefield from 
open space to residential 
use, allowing new 
development or site 
alteration to fill in the 
formerly open spaces 

No The proposed undertaking will not result in 
a change in land use of the property at 55 
Walnut Street. Therefore, no mitigation 
measures are required. 

Land disturbances such as 
a change in grade that alters 
soil, and drainage patterns 
that adversely affect an 
archaeological resource 

Yes The proposed undertaking and 
construction (grading, parking lot paving, 
etc.) will occur within the property parcel of 
57 Walnut Street. There is the potential for 
indirect land disturbances related to 
adjacent project activities and vibration 
activities as the church and grave markers 
are within 50 metres of the proposed 
undertaking. Impacts on archaeological 
resources are beyond the scope of this 
HIA. Accordingly, mitigation measures 
must be prepared. 
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3.3 Summary of Impacts to 55 Walnut Street  

Direct impacts were not identified for 55 Walnut Street, as the proposed undertaking will 

be contained within the property parcel of 57 Walnut Street and will not encroach on the 

adjacent property. 

Indirect impacts to 55 Walnut Street are not anticipated related to shadows, obstruction of 

views, isolation of a heritage resource, and changes in land use. The shadows from the 

proposed undertaking will not alter the appearance of the identified heritage attributes of 

the church or cemetery. No significant views or contextual attributes were identified in the 

designation by-laws or statement of significance. A change in land use is not proposed for 

55 Walnut Street. 

There is potential for indirect impacts to the church and grave markers at 55 Walnut 

Street related to land disturbances from construction activities. While impacts of vibration 

on heritage buildings are not well understood, vibrations may be perceptible in buildings 

with a setback of less than 40 metres. Given the direct adjacency of proposed 

development activities, mitigation measures are required to conserve the identified 

heritage resources due to these indirect impacts. 

4 Mitigation 

4.1 InfoSheet #5 Mitigation Options 

Alternative Development Approaches: The proposed undertaking is located within the 

property parcel at 57 Walnut Street and does not result in the development of any part of 

55 Walnut Street. Therefore, alternative development is not considered a necessary 

mitigation measure for this project. 
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Isolating Development and Site Alteration from Significant Built and Natural 

Features and Vistas: The proposed undertaking is located on a separate property parcel 

from the protected property at 55 Walnut Street and is isolated from the identified heritage 

attributes of the property due to its proposed setbacks of more than six metres from the 

property line. Therefore, isolating development is a mitigation measure that has already 

been implemented in the proposed design. 

Design Guidelines that Harmonize Mass, Setback, Setting, and Materials: The 

proposed undertaking does not result in an impact on the heritage attributes of 55 Walnut 

Street, and the properties are not located in a heritage conservation district (HCD) where 

policies and guidelines would apply to new development. 

Limiting Height and Density: The proposed undertaking is a 2.75 metres tall, covered 

parking structure located within the central portion of the parking area, south of the 

proposed three-storey apartment building. The property is not located within an HCD that 

has policies or guidelines for height and density. The proposed structure’s height of 2.75 

metres is not anticipated to cause shadowing that would affect the heritage attributes of 

the adjacent property at 55 Walnut Street. Therefore, limiting height and density is not 

considered necessary for this undertaking. 

Allowing Only Compatible Infill: Redevelopment of the property is residential in nature 

and includes a low-density residential structure. The proposed undertaking is compatible 

to the adjacent property through attention to setbacks, materials, and massing, as noted 

in previous mitigation measures. Therefore, this mitigation alternative is not applicable. 

Reversible Alterations: Given the proposed development will occur on the property at 

57 Walnut Street and alterations will not occur to the property at 55 Walnut Street, this 

alternative is not applicable within the scope of the proposed undertaking. 
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Buffer Zones, Site Plan Control, and Other Planning Mechanisms: The potential for 

land disturbance to the adjacent heritage resource has been identified. Additional 

information as it relates to buffer zones, site plan controls, and other planning 

mechanisms is included in Section 4.2. 

As per InfoSheet #5, the above mitigation measures are not meant to be exhaustive. 

Alternative mitigation measures are discussed in the following sections.   

4.2 Buffer Zones, Site Plan Control, and Other Planning 
Mechanisms 

As the development is planned directly adjacent to a designated property, site plan 

controls will serve to protect the adjacent property from construction activities. This 

includes stabilization measures and protective barriers for the adjacent building and 

gravestones to indicate where construction activities should be limited. An effective 

approach typically includes identification of heritage structures on all construction plans to 

provide for sensitive treatment throughout construction activities. 

As identified in Section 3.3, there is the potential for indirect impacts to the designated 

property resulting from construction-related ground vibration. To mitigate this risk, a 

strategy to carry out a pre-condition survey, vibration monitoring, and post-condition 

survey is typically employed. These plans are most often developed by a licensed 

Geotechnical Engineer with heritage experience.  

The pre-construction condition survey typically includes screening the adjacent property 

to establish the existing conditions and vulnerability of the structure. Following the pre-

construction condition survey, acceptable vibration limits for the structure are established 

prior to construction based on existing conditions, soil conditions, and type of construction 

vibration. Should the need for monitoring be identified, monitoring the ground-borne 

vibration levels in peak particle velocity (PPV) while construction activities take place 
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provide for the safeguarding of the structure in line with acceptable limits. The vibration 

monitoring program may include the installation of vibration monitoring equipment in the 

building. Where acceptable levels are exceeded, construction activities may need to be 

paused as directed by the Geotechnical Engineer to determine a less invasive method for 

construction. This could range from an adjustment in equipment to avoidance of a certain 

portion of the property given ground conditions. Only after vibration levels have 

decreased does construction resume. A post-construction condition survey would assist 

in documenting damage associated with construction activities.  

Pre-construction surveys have been carried out for the church at 55 Walnut street by a 

qualified engineer. Vibration monitoring and post-construction condition surveys were 

recommended as a mitigation measure in the 2025 HIA (Stantec 2025) and will be carried 

out by a qualified professional during and following construction activities. 

5 Recommendations 

The scoped HIA has considered the designating bylaw and statement of significance for 

the property at 55 Walnut Street. Following review, an impact assessment was carried out 

to identify the potential impacts of the proposed undertaking at 57 Walnut Street. The 

impact assessment determined that the proposed undertaking may result in the potential 

for indirect impacts to 55 Walnut Street based on its proximity to the proposed 

development. To mitigate these impacts, measures are recommended in the following 

section.  

5.1 Site Plan Controls and Vibration Monitoring 

To limit negative indirect impacts on the adjacent church and grave markers, the adjacent 

property should be isolated from construction-related activities. These controls should be 

indicated on all construction mapping, flagged in the field onsite, and communicated to 
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construction team leads. Site plan controls should also include stabilization measures and 

protective barriers for the adjacent designated property to indicate where construction 

activities should be limited, this should include at minimum the installation of temporary 

fencing around heritage features. In addition, vibration studies for the designated property 

should be completed under the direction of a qualified geotechnical engineer or vibration 

specialist. A recommended approach to vibration assessment is as follows, consistent 

with the recommendations of the 2025 HIA (Stantec 2025): 

1. Pre-condition survey should be prepared by a qualified engineer to determine the 

maximum acceptable vibration levels, or PPV levels and the appropriate buffer 

distance between construction activities and the adjacent heritage resource. 

2. Vibration monitoring should be carried out and consist of monitoring the ground-

borne vibration levels, in PPV while construction activities take place. 

3. Post-construction condition survey should be carried out as determined by the 

Geotechnical Engineer. Post-construction condition survey shall be conducted 

after completion of construction for comparison purposes. 

6 Limitations and Use 

The conclusions in the Memo titled Scoped Heritage Impact Assessment: 57 Walnut 

Street, St. Thomas, Ontario are Stantec’s professional opinion, as of the time of the 

Memo, and concerning the scope described in the Memo. The opinions in the document 

are based on conditions and information existing at the time the scope of work was 

conducted and do not take into account any subsequent changes. The Memo relates 

solely to the specific project for which Stantec was retained and the stated purpose for 

which the Memo was prepared. The Memo is not to be used or relied on for any variation 

or extension of the project, or for any other project or purpose, and any unauthorized use 

or reliance is at the recipient’s own risk. 
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Stantec has assumed all information received from Walnut Park Inc. (the “Client”) and 

third parties in the preparation of the Memo to be correct. While Stantec has exercised a 

customary level of judgment or due diligence in the use of such information, Stantec 

assumes no responsibility for the consequences of any error or omission contained 

therein. 

This Memo is intended solely for use by the Client in accordance with Stantec’s contract 

with the Client. While the Memo may be provided by the Client to applicable authorities 

having jurisdiction and to other third parties in connection with the project, Stantec 

disclaims any legal duty based upon warranty, reliance or any other theory to any third 

party, and will not be liable to such third party for any damages or losses of any kind that 

may result. 

Respectfully, 

Stantec Consulting Ltd. 

 

Lashia Jones, MA, CAHP 
Senior Cultural Heritage Specialist 
Phone: (226) 268-5392 
lashia.jones@stantec.com 

 

Parker Dickson, MA, RPA 
Senior Associate, Senior Archaeologist 
Phone: (226) 268-7196 
parker.dickson@stantec.com 

Attachment(s): 
Appendix A Designating Bylaw and Easement Documents 
Appendix B Proposed Site Plan and Renderings  
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CITY OF ST. THOMAS 

BY-LAW NO. 100-82 

A by-law to designate the Old St. Thomas 
Church at 55 Walnut Street, in the City 
of St. Thomas of historic and architectural 
value. 

WHEREAS pursuant to The Ontario Heritage Act, R.S.O. 1980, 

the council of a municipality may by by-law designate a property 

including buildings and structures thereon to be of historic or 

architectural value or interest. 

AND WHEREAS notice of intention to so designate the property 

known as the Old St. Thomas Church at 55 Walnut Street, St. Thomas, 

Ontario, having been duly published and served, no notice of 

objection was received to such designation; 

BE IT THEREFORE ENACTED BY THE COUNCIL OF THE CORPORATION OF 

THE CITY OF ST. THOMAS, AS FOLLOWS: 

1. There is designated as being of ~istoric and architectural 

value or interest the real property, more particularly described 

in Schedule "A" hereto, known as the Old St. Thomas Church at 

55 Walnut Street, in the City of St. Thomas, for the reasons set 

out in Schedule "B" hereto. 

2. The City Solicitor is hereby authorized to cause a copy of 

this by-law to be registered upon the title to the property 

described in Schedule "A" hereto in the proper Land Registry Office. 

3. The City Clerk is hereby authorized to cause a copy of this 

by-law to be served upon the owner of the aforesaid property 

and upon the Ontario Heritage Foundation and to cause notice of 

this by-law to be published in The St. Thomas Times Journal, and to 

enter the description of the aforesaid property, the name and 

address of its registered owner, and short reasons for its 

designation in the Register of all properties designated under Part 

IV of The Ontario Heritage Act, 1974. 

4. This by-law comes into force on the day it is finally passed" 

READ a First and second time this 18th day of October, 1982. 

passed this 18th day of October, 1982. 

<;~] p{cv-

?~,/ MAkoR 
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100-82 
SCHEDULE "A" to By-Law 100-82 

All of Lot 12, Plan 192, and being in the City of St. Thomas, in the County of 

Elgin and being composed of Part of Lot No. 11, Plan 192, wh i:h may be more 

'particularly described as follows: 

pRB,!ISI\G that the. bearing of the southerly limit of Walnut Street as shown on 

Registered Plan 192 is N 89° 00 1 20" ,1 and relating all bearings herein thereto. 

CQ\MENCING at a point in the North limit of Lot 11, being the southerly limit of 

Walnut Street which point. is Twenty-two Feet, Five Inches (22' 5") East of the 

North \'/est angle of Lot No. 11, Plan 192; 

T."1E.~CE East along the Northerly limit of Lot 11 Seventy Feet (70') to the North 

West angle of said Lot No. 12; 

TtlEi\1CE South along the Westerly limit of Lot 12, One Hundred and Sixty-five Feet 

(165') to the South West angle of said Lot No. 12; 

THENCE South Seventy-One Degrees, Forty Minutes (71 ° 40') East and along the 

Southerly limit of Lot 12 Three Hundred and Seventy-Seven Feet, Six Inches 

(377' 6") to a point in South East angle of Lot No. 12; 

TtlENCE South One Degree, Thirty-four minutes Forty seconds (S .1°34' 40"W) West and 

along the Southerly production of the East limit of Lot No. 12 One Hundred Feet 

(100') to a point which is the North East angle of Part 2 on Reference Plan llR-112; 

THS'lCE North Seventy Degrees; Four Minutes, Thirty-five Seconds (N70004' 35"1'1) \~est 

and along the north limit of Part 2 on Reference Plan llR-112, 465.65' to the North 

li'est angle of Part 2 on Reference Plan llR- ll2; 

THHlCE North Eight Degrees, Seven Minutes, Ten Seconds (N.8°7 1 10"E) East, 233.77' 

to the place of beginning. 
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SCHEDULE "B" to By-Law 100-82 

HISTORIC AND ARCHITECTURAL VALUE 

OR INTEREST REASONS 

The Church was built in 1823 and was used for regular 

1-orship of area pioneers from 1824 to 1877. 

It is a fr&-re construction typical of early pioneers, 

with Lancete windows and a castellated tower on which 

sits a spire. The building continues to be used for public 

worship during the summer months; also there is the 

occasional wedding performed there. 

The church building is surrounded by the pioneer cemetary 

where most of the early settlers and their descendants are 

buried. 
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SCHEDULE 

THIS EASEMENT AGREEMENT made the 1st day of February, 

1988. 

R E T WE E N: 

THE INCORPORATED SYNOD OF THE 
DIOCESE OF HURON, 

hereinafter called the ''Synod'' 

OF THE FIRST PART; 

- and -

THE ONTARIO HERITAGE FOUNDATION, 
a body corporate continued by 
the Ontario Heritage Act, 
R.s.o. 1980, c. 337, 

hereinafter called the ''Foundation'' 

OF THE SECOND PART. 

WHEREAS by an act passed in the thirty-eighth year of 

the reign of Her Ma,iesty Queen Victoria, Chapter 74, the Synod of the 

Diocese of Huron of the United Church of England and Ireland and the Church 

Society of the said Diocese were incorporated as The Incorporated Synod of 

the Diocese of Huron: 

AND WHEREAS the Synod is the registered owner of certain 

lands and premises situated in the City of St. Thomas in the County of 

Elgin and Province of Ontario (hereinafter called the "Property"), being 

composed of Lot 12 and Part of Lot 11 according to Plan 192 for the said 

City of St. Thomas as more particularly described in Appendix "A" attached 

I1ereto; 

AND WHEREAS St. Thomas's Church, St. Thomas of the 

Anglican Church of Canada (hereinafter called "St. Thomas's"), is situated 

on the Property; 

AND WHEREAS by section 7(c) of the Ontario Heritage Act, 

R.S.O. 1980, c. 337, one of the objects of the Foundation is to support, 

"ncourage and facilitate the conservation, protection and preservation of 
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the heritage of Ontario: 

ANU WHEREAS by section 10 (1) (b) of the Ontario 

HPritage Act, the Foundation is entitled to enter into agreements, 

covenants and easements with owners of real property, or interests therein, 

for the conservation, protection and preservation of the heritage of 

IJntario: 

ANU WHEREAS by section 22 of the Ontario Heritage Act, 

s11ch covenants and easements entered into by the Foundation, when 

registered in the proper land registry office against the real property 

affected by them, shall run with the real property and may, whether 

positive or negative in nature, be enforced by the Foundation or its 

assignee against the owner or any subsequent owners of the real property, 

even where the Foundation owns no other land which would be accommodated or 

benefi tted by such covenants and easements: 

ANU WHEREAS the Synod and the Foundation desire to 

conserve the aesthetic and scenic character and condition of the Property, 

including the lych gate and wall along Walnut Street, and the present 

historical, architectural, aesthetic and scenic character and condition of 

the exterior of St. Thomas's together with such interior areas as are shown 

in heavy outline on the floor plan attached hereto as Appendix ''B'' (all of 

which are l1ereinafter called the ''Heritage Elements''): 

ANU WHEREAS to this end, the Synod and the Foundation 

desire to enter into this Easement Agreement (hereinafter cal led the 

"/\greement"): 

NOW THEREFORE THIS AGREEMENT WITNESSETH that in 

consideration of the sum of TWO DOLLARS ($2.00) of lawful money of Canada 

now paid by the Foundation to the Synod (the receipt of which is hereby 

acknowledged), and for other valuable consideration, and in further 

consideration of the granting of the easements herein and in further 

consideration of the mutual covenants and restrictions hereinafter set 

forth, the Synod and the Foundation agree to abide by the following 

covenants, easements and restrictions which shall run with the Property for 

a period of ninety-nine (99) years from the 1st day of February, 1988. 

1. 0 Duties Of Synod 

l. 1 Alterations and Repairs 

The Synod shall not, except as hereinafter set forth, 

witl1out the prior written approval of the Foundation, undertake or permit 

any demolition, construction, reconstruction, alteration, remodelling, or 

any other thing or act which would materially affect the appearance or 
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construction of the Heritage Elements, including the lych gate and wall 

along Walnut Street. The approval required to he obtained from the 

Foundation herein shall be deemed to have been given upon the failure of 

the Foundation to respond in writing to a written request for it within 

sixty (60) days of receiving such request at its address as set out in 

paragraph 11.1 of this Agreement. If the approval of the Foundation is 

given or deemed to be given under this paragraph, the Synod, in undertaking 

or permitting the construction, alteration, remodelling, or other thing or 

act so approved of or deemed to be approved of, shal 1 use materials 

specified by the Foundation. 

The Synod may, without the prior written approval of the 

Foundation, undertake or permit the repair or refinishing of presently 

existing parts or elements of the Heritage Elements, including the 

lych y~te and wall along Walnut Street, damage to which has resulted from 

casualty, loss, deterioration, or wear and tear, provided that such repair 

or refinishing may not be performed in a manner which would materially 

affect the construction or appearance of the Heritage Elements, including 

the lych gate and wall along Walnut Street. 

1.2 Insurance 

The Synod shall at all times during the currency of this 

Agree1nent keep St. Thomas' s insured against norma 1 peri 1 s that are 

coverable by fire and extended coverage insurance in an amount equal to the 

replacement cost of St. Thomas's. The Synod shall have a form as set out in 

Appendix "C" attached hereto completed and certified by its insurance 

company and delivered to the Foundation within three (3) weeks of the 

execution of this Agreement, and U1ereafter evidence satisfactory to the 

Foundation of the renewal of insurance shall be delivered to the Foundation 

at least three (3) clear days before the termination thereof. If the Synod 

fails to so insure St. Thomas's, or if any such insurance on St. Thomas's 

is cancelled, the Foundation may effect such insurance as the Foundation 

reasonably deems necessary and any sum paid in so doing shall forthwith be 

paid by the Synod to the Foundation, or if not, shall be a debt owing to 

the Foundation and recoverable from the Synod by action in a court of law. 

A11 proceeds recei vab 1 e hy the Synod under any fire and extended coverage 

insurance policy or policies on St. Thomas's shall, on the written demand 

and in accordance with the requirements of the Foundation, be applied to 

replacement, rebuilding, restoration or repair of St. Thomas's to the 

fullest extent possible having regard to the particular nature of St. 

Thomas's and the cost of such work. The Synod's financial liability to 

replace, rebuild, restore or repair St. Thomas's if it has been damaged or 

destroyed shall not exceed the proceeds receivable by the Synod under any 

fire and extended coverage insurance policy or policies. In the event that 

the proceeds receivable by the Synod under any fire and extended coverage 

insurance policy or policies are insufficient to effect a partial or 

complete restoration of the Heritage Elements, the Foundation shall have 

the privilege, but not the obligation, of contributing additional monies 

towards the replacement, rebuilding, restoration, or repair costs in order 
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to effect a partial or complete restoration of the Heritage Elements, 

provided that the Foundation shall notify the Synod of the Foundation's 

intention to do so within forty (40) days after receiving from the Synod 

(a) the written request for permission to demolish referred to in paragraph 

1.3, or (b) all plans and specifications for the replacement, rebuilding, 

restoration or repair of the Heritage Elements, as the case may be. 

l. 3 0emolition 

The Synod shall notify the Foundation of any damage or 

destruction to St. Thomas's within ten (10) clear days of such damage or 

destruction occurring. In the event that St. Thomas's is damaged or 

destroyed and the replacement, rebuilding, restoration or repair of it is 

impractical because of the financial costs involved, or because of the 

particular nature of St. Thomas's, the Synod shall, in writing within forty 

( 40) days of the giving by the Synod of notice of such damage or 

destruction, request written approval of the Foundation to demolish St. 

lhomas's, and in the event of receiving the approval in writing of the 

Foundation, be entitled to retain any proceeds from the insurance 

hereinbefore mentioned and to demolish St. Thomas's. Such approval shall be 

deemed to have been received upon failure of the Foundation to respond in 

writing to a written request for it within forty (40) days of the receipt 

thereof. 

Reconstruction By Synod 

If the Foundation does not give the approval referred to 

in paragrapl1 1.3, or if the Synod has not requested the approval referred 

to in paragraph 1.3, the Synod shall replace, rebuild, restore or repair 

St. Thomas' s to the limit of any proceeds receivable under any fire and 

extended coverage insurance policy or policies on St. Thomas's and of any 

additional monies contributed by the Foundation towards the replac<oment, 

rebuilding, restoration or repair of the Heritage Elements under the 

provisions of paragraph 1.2 to effect a partial or complete restoration of 

St. Thomas's. Before the commencement of such work, the Synod shall submit 

all plans and specifications for the replacement, rebuilding, restoration 

or repair of the Heritage Elements to the Foundation for its written 

approval within one hundred and thirty-five (135) days of the damage or 

destruction occurring to St. Thomas's. Restorative work on the Heritage 

Elements shall not be commenced without the prior written approval of the 

Foundation and shall be performed upon such terms and conditions as the 

Foundation may stipulate. Such approval shall be deemed to have been 

received upon failure of the Foundation to respond in writing to a written 

request for it within thirty (30) days of the receipt of such request by 

the Foundation. The Synod shall cause all replacement, rebuilding, 

restoration and repair work on the Heritage Elements to be commenced within 

thirty (30) days of the approval by the Foundation of the plans and 

specifications for it and to be completed within nine (9) months of 

commencement, or as soon as possible thereafter if factors beyond its 

control prevent completion within the said nine (9) months, and the Synod 
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shall cause all such work to conform to the plans and specifications 

approved of and terms and conditions stipulated by the Foundation. 

l . 5 Reconstruction By Foundation 

In the event that the request to demolish St. Thomas's 

is not submitted or is refused pursuant to the provisions of paragraph 1.3 

and the Synod fails to submit plans and specifications for the replacement, 

rebuilding, restoration or repair of the Heritage Elements pursuant to 

paragraph 1.4 which are acceptable to the Foundation, the Foundation may 

prepare its own set of acceptable plans and specifications for the Heritage 

Elements. The Synod shall have thirty (30) days from receiving a copy of 

such plans and specifications to notify the Foundation in writing that it 

intends to replace, rebuild, restore or repair the Heritage Elements in 

accordance with those plans and specifications. If the Synod does not so 

notify the Foundation within the said thirty (30) days, the Foundation may 

proceed with replacing, rebuilding, restoring or repairing St. Thomas's up 

to the value of any insurance proceeds receivable by the Synod under any 

fire and extended coverage insurance policy or policies and of any 

additional amount that the Foundation is prepared to contribute to effect a 

partial or complete restoration of the Heritage Elements. The Synod shall 

reimburse the Foundation for any expenses incurred by the Foundation 

thereby to an amount not to exceed any insurance proceeds receivable by the 

Synod under any fire and extended coverage insurance policy or policies. 

In the event that the Foundation does not submit its own 

acceptable plans and specifications or does not proceed with replacing, 

rebuilding, restoring or repairing St. Thomas's within sixty (60) days 

after it becomes so entitled, unless it is prevented from so doing by the 

action or ornission of the Synod or any tenant or agent of the Synod, or by 

any other factors beyond its control, the Foundation's rights under this 

paragraph shall automatically terminate and the Synod shall be entitled to 

retain the proceeds receivable under any fire and extended coverage 

insurance policy or policies and to dernolish St. Thomas's. 

l. 6 Maintenance Of St. Thomas's 

The Synod shall at all tirnes maintain the Property in as 

good and sound state of repair as a prudent owner would normally do so that 

no deterioration in the present condition and appearance of the Heritage 

Elements, including the lych gate and wall along Walnut Street, shall take 

place. 

l. 7 Signs, Structures, Etc. 

The Synod shal 1 not erect or permit the erection on St. 

Thomas's of any signs, permanent storms, screens or awnings, television 

aerials or other similar type objects without the prior written approval of 

the Foundation. 

I . 13 Surrounding Lands 

In respect to the Property, the Synod shall not, except 
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with the prior written approval of the Foundation, and subject to the 

provisions of the Cemeteries Act, R.S.O. 1980, c.59 applicable thereto, 

(a) grant any easement or right of way: 

(b) erect or remove or permit the erection or removal of any 
building, sign, fence, or other structure of any type 
whatsoever: 

(c) all ow the dumping of soil, garbage, waste or other 
unsightly, hazardous or offensive materials of any type 
or description; 

(d) except for the maintenance of burial plots and existing 
improvements, al low any changes in the general 
appearance or topography of the lands, including and 
without limiting the generality of the foregoing, the 
construction of drainage ditches, transmission towers 
and lines, and other similar undertakings as 11ell as the 
excavation, dredging or removal of soil, rock, or other 
materials; 

( e) allow the removal, destruction or cutting of trees, 
shrubs or other vegetation except as may be necessary 
for ( i) the prevention or treatment of disease, or 
(ii) other good husbandry practices: 

( f) al low the planting of trees, shrubs or other vegetation 
which would have the effect of ( i) reducing the 
aesthetics of St. Thomas's or the Property, or (ii) 
causing any damage to St. Thomas's; 

(g) al low any activities, actions or uses detrimental or 
adverse to water conservation, erosion control and soil 
conservation. 

c.O Approvals 

2.1 Where any request for approval required under this 

Agreement is made, the determination of the Foundation may be based upon 

choice of materials, architectural design, historical authenticity, or any 

other grounds, not limited to purely aesthetic or historical grounds, but 

the Foundation's approval shall not be unreasonably withheld. 

3.0 Remedies Of Foundation 

3.1 If the Foundation is of the opinion that the Synod has 

neglected or refused to perform any of its obligations set out in this 

/\greement, the Foundation may, in addition to any of its other legal or 

equitable remedies, serve on the Synod a notice setting out particulars of 

the breach and of the Foundation's estimated maximum costs of remedying the 

breach. The Synod shall have thirty (30) days from receipt of such notice 

to remedy the breach or make arrangements satisfactory to the Foundation 

for remedying the breach. 

If within those thirty (30) days the Synod has not 

rernedi ed the breach or made arrangements satisfactory to the Foundation for 

remedying the breach, or if the Synod does not carry out the said 
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arrangements within a reasonable period of time, the Foundation may enter 

upon the Property and may carry out the Synod's obligations and the Synod 

shal I reimburse the Foundation for any expenses incurred thereby, up to the 

estimated maximum costs of remedying the breach set out in the aforesaid 

notice. Such expenses incurred by the Foundation shall, until paid to it 

by the Synod, be a debt owed by the Synod to the Foundation and recoverable 

by the Foundation by action in a court of law. 

4.0 Waiver 

4.1 The failure of the Foundation at any time to require 

performance by the Synod of any obligation under this Agreement shall in no 

way affect its right thereafter to enforce such obligation, nor shall the 

waiver by the Foundation of the performance of any obligation hereunder be 

taken or be held to be a waiver of the performance of the same or any other 

obi igation hereunder at any later time. 

5.0 Extension Of Time 

5.1 Time shall be of the essence of this Agreement. Any time 

Ii mi ts specified in this Agreement may be extended with the consent in 

viriting of the parties, and time shall be deemed to remain of the essence 

of this Agreement notwithstanding any extension of any time limit. 

6.0 Use of Property 

6.1 The Synod expressly reserves for itself, its 

representatives, successors and assigns and for the congregation of St. 

Thomas's the right to use the Property for all purposes not inconsistent 

with this Agreement. 

7.0 Inspection Of The Property 

7.1 The Foundation or its representatives shall be permitted 

at al I reasonable times to enter upon and inspect the Property and St. 

Thomas's upon prior written notice to the Synod of at least twenty-four 

(24) hours. 

8.0 Plaque and Publicity 

8.1 The Synod agrees to allow the Foundation to erect a 

plaque on St. Thomas's, in a tasteful manner and at the Foundation's 

expense, indicating that the Foundation holds a conservation easement on 
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the Property. The Synod also agrees to allow the Foundation to publicize 

the existence of the easement. 

9.0 Access To Public 

9 .1 The Synod shall use its best efforts to ensure that 

members of the public are allowed reasonable access to S. Thomas's, during 

daylight hours, and upon reasonable notice to the Synod. 

10.0 Severability Of Covenants 

10. l The Synod and the Foundation agree that all covenants, 

easements and restrictions contained in this Agreement shall be severable, 

and that should any covenant, easement or restriction in this Agreement be 

declared invalid or unenforceable, the remaining covenants, easements and 

restrictions shall not terminate thereby. 

11.0 Notice 

11. l Addresses Of Parties 

Any requests for approval required under this Agreement 

and the Foundation's replies to such requests shall be delivered to the 

parties at their respective addresses by prepaid ordinary mail. The 

respective addresses of the parties for such purposes presently are as 

fol lows: 

THE SYNOD THE FOUNDATION 

The Diocese of Huron, The Ontario Heritage Foundation, 
210 Dundas Street, Parliament Buildings, 
4th Floor, Queen's Park, 
London, Ontario, Toronto, Ontario. 
N6A 1H3. M?A 2R9 

The parties agree to notify each other immediately, in writing, of any 

changes of address from those set out above 

11. 2 Service By Mail 

Except in the event of an interruption in the postal 

service, any notices to be given under this Agreement shall be sent by 

pre-paid registered mail addressed to the parties at their respective 

addresses as set out in paragraph 11.1. 

Such notice shall be deemed to have been received on the 

second clear day following the day on which it was sent. 

l 1.3 Service Where Postal Service Interrupted 

In the event of any interruption in the postal service, 

notice may be given to either party at its respective address as set out in 
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paragraph 11.l, either in person or by special courier. The party receiving 

the notice shall indicate the receipt of it by signing a form of 

acknowledgement of receipt, and the notice shall be deemed to have been 

received on the date on which the form of acknowledgement of receipt was 

signed. In the event that either party refuses to sign an acknowledgement 

of receipt of the notice, the person delivering the notice may swear an 

affidavit of service, and the notice shall be presumed to have been 

received on the date of service as set out in such affidavit. 

12.IJ Costs 

12 .1 In the event that a dispute arises between either of the 

parties hereto because of this Agreement, each party shall be responsible 

for its own legal fees, court costs and all other similar type expenses 

which may result from any such dispute. 

13.0 Indemni fi cation 

13.l The Synod shall hold the Foundation harmless against and 

from any and all liabilities, suits, actions, proceedings, claims, causes, 

damages, judgments or costs whatsoever (including all costs of defending 

such claims) arising out of, incidental to, or in connection with any 

injury or damage to person or property of every nature and kind (including 

death resulting therefrom), occasioned by anything done pursuant to this 

Agreement by the Synod, save and except for any such liabilities and claims 

for or in respect of any act, deed, matter or thing made or done by the 

Foundation, its agents, servants or workmen pursuant to paragraphs 1.5 and 

3.0. 

14.0 Supplementary Agreement 

14.1 When the Foundation has made photographs, drawings and 

other material depicting the Property and the Heritage Elements, the Synod 

sha 11 execute an agreement in respect to the Property and the Heritage 

Elements which said agreement shall specifically provide for the attachment 

of photographs, drawings and other material depicting the Property and the 

Heritage Elements and shall be supplemental hereto and form a part hereof. 

15.0 Entirety 

15.1 This written Agreement embodies the entire agreement of 

the parties with regard to the matters dealt with herein, and no 

understandings or agreements, verbal, collateral or otherwise, exist 

between the parties except as herein expressly set out. 
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l 6 . 0 Subsequent Instruments To Contain These Provisions 

16.1 Notice of these covenants, easements and restrictions 

shall be inserted by the Synod in any subsequent deed, lease or other 
legal instrument by which it transfers either the fee simple title to or 

its possessory interest in the whole or any part of the Property or St. 

Thomas ' s. 

16. 2 The Synod shal l immediately notify the Foundation in the 

event that it transfers either the fee simple title to or its possessory 

interest in the Property or St . Thomas's. 

17. 0 Covenants To Ru n With The Property 

17 . 1 The covenants, easements and restri ctions set out in 

this Agreement shall run with the Property and shall enure to the benefit 
of and be bind ing upon the parties hereto and their successors and assigns. 

IN WITNE SS WHEREOF the parties hereto have hereunto set 

their hand s and seals . 

SlGNEU, SEALEU AND DELIVERED 
in the presence of: 

) THE INCORPORATEU SYNOD OF THE 
) DIOCESE OF HURON 
) 

The~ Revere 
' ~ 

Per: 
) 
) 
) 
) 
) 
) Bishop of the Diocese-.ef 
) 
) 
) c/s 
) 
) 
) d . ----~~~~ z! 

) The Venerabl e A.E. Chovaz -=----:: Q 
) Sec retary/Treasurer of the Diocese 
) of Huron 
) 
) 
) THE ONTARIO HERITAGE FOUNDATION 
) Per : 
) 
) 
) 
) 
) Chairman 
) 
) c/s 

l fi ,JIL,w
) Sec retary l 
) 
) 
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I\PPENDIX 'I\" 

Attached to and forming part of the Easement Agreement between THE 
INCORPORATED SYNOD OF THE DIOCESE OF HURON, of the first part, and THE 
ONTARIO HERITAGE FOUNDATION, of the second part, dated the 1st day of 
February, 1987. 

DESCRIPTION OF THE PROPERTY 

ALL AND SINGULAR that certain parcel or tract of land and premises situate, 

lying and being in the City of St. Thomas, in the County of Elgin and being 

composed of Lot 12 and Part of Lot 11, according to Plan 192 for the said 

City of St. Thomas and being more particularly described as follows: 

(OMMENCING at a point in the South limit of Walnut Street, which point is 

Twenty-Two Feet, Five Inches (22'5") East of the North East angle of Lot 

1n, Plan 19': 

THENCE East along the Southerly limit of Walnut Street, a distance of 

Seventy Feet ( 70") to the North West angle of Lot P: 

THENCE South along the Westerly limit of Lot 12, a distance of One Hundred 

and Sixty-Five Feet (165') to the South West angle of said Lot 12: 

THENCE South Seventy-One Degrees, Forty Minutes East, a distance of Three 

Hundred and Seventy-Seven Feet Six Inches (377'6'') to a point in the South 

East angle of Lot 12: 

THENCE Southerly along the southerly production of the East limit of Lot 

12, a distance of One Hundred Feet (100') to a ~oint: 

THENCE North Seventy-One Degrees, Forty Minutes, to the point of 

intersection with a line South Six Degrees, Fifteen Minutes West, which 

line commences from a point Twenty-Two Feet Five Inches (22'5") East of the 

North East angle of Lot 10: 

THENCE North Six Degrees, Fifteen Minutes East, along the said line to the 

nlace of beginning. 
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APPENDIX "B" 

Attached to and forming part of the Easement Agreement between THE 
INCORPURI\TED SYNOD OF THE DIOCESE OF HURON, of the first part. and THE 
IJNTARIO Hl'RITAGE FOUNDATION, of the second part, dated the 1st day of 
February, 1988. 

INIERIOR AREAS SUBJECT TO EASEMENT 

I 

I 

LJ 
,-----, 

/ 

LJ . I 
• I

LJ I ; 
I I 
L__j 

! 
' I
L_J 
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APPENDIX "C" 

Attached to and forming part of the Easement Agreement between 
INCORPORATED SYNOD OF THE DIOCESI: OF HURON, of the first part, and 
UNTARJO HERITAGE FOUNDATION, of the second part, dated the 1st day of 
February, 1988. 

THE 
THE 

CERTIFICATE OF INSURANCE 

Ontario 

Ontario Certificate of Insurance 
Heritage 
Foundation 

Name of Insurer 

lnsu,ance Agent or Broker 

Address 

relephone 

This is to certify that the insurance policy or policies detailed below are in force subject to the terms, conditions and exclusions of the policies 

Kind of Policy 

Dwelling Policy 

D Fire 

□ A!IAisk 

0 Malicious Damage 

Commercial Policy 

□ "" 
□ All Risk 

D E>ctended Covera90 

D Malicious Damage 

I 

Policy Number 
o,, 

Expiry Date 
Month v•• 

Amount of Coverage Form Written 

Optional loss 
Settlement Clause 

□ ye, 

□ no 

□ Actual Cash Value 

□ Replacement Cos! Value 

□ Co•lnsurar,ce Clause 

'--
□ Stated Amoun1 

%___ 

Add1t1onal Insured 

It is hereby provided and agreed that 'The Ontario Heritage Foundation', Queen's Park, Toronto, Ontario is added to the above Policy or 
Policies as its interests may appear. 

It is also understood and agreed the undersigned hereby certifies if any of these policies are cancelled or materially changed before expiry 
date, so as to affect this Certificate; ten days prior written notice of such change or cancellation will be mailed to The Ontario Heri!iHJe 
Foundation at the above address. 

It is also understood in the absence of the Insured, or the inability, refusal or neglect of the Insured to give notice of loss or deliver the 
required Proof of Loss under the policy, then The Ontario Heritage Foundation shall forthwith give the notice upon becoming aware of the 
loss and shall deliver as soon as practicable the Proof of Loss. 

Date 

This Certificate must be signed only by an official of the Insurer. 
Signature of an agent or broker is not acceptable. 
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PROVINCE OF ONTARIO IN THF MATTFR OF 
the Ontario Heritage 

COUNTY OF Act, R.S.0. l 980, 
c. 337 

ELGIN 

CONSENT 

Pursuant to section 10 (l) {b) of the Ontario Heritage Act, 

R.S.O. 1980, c. 337, and delegated authority pursuant to 

section 7 (11 of the Ministry of Citizenship and Culture Act, 

S.O. 1982, c. 6, I, the undersigned Assistant Deputy 

Minister, Culture Division, Ministry of Culture and 

Communications for the Province of Ontario, do hereby consent 

to the execution by The Ontario Heritage Foundation of the 

attached Easement Agreement between THE INCORPORATED SYNOD OF 

THE DIOCESE OF HURON, of the first part, and THE ONTARIO 

HERITAGE FOUNDATION, of the second part, dated the 1st day of 

February, 1988, and do hereby certify that the said Easement 

Agreement is in accordance with policies and priorities for 

the conservation, protection and preservation of the heritage 

of Ontario. 

DATED at Toronto this 1th-. day of , 1988.M 

Linda Stevens, 
Assistant Deputy Minister, 
Culture Division, 
Ministry of Culture and 
Communications 
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Form II58 (8/86) Form 1 - Land Transfer Tax Act 

Affidavit of Residence and of Value of the Considera

Page 

tion 

16 of 16 pages 

Refer to all instructions on reverse side. 

an EASEMENT ON Lot 12 and Part Lot 11, City of
IN ,THE M.fi-TTER OFC:rHE CONVE-Y.ANCE. OF (insertbriefdescrip(ionofland) _________________________

:,c. 1nomas, ountyort1g1n 

IRE INCORPORAIED SYNOD OF IRE DIOCESE OF HURON 
BY (print names of 81I transferors in full) ------------------------------------------------

IRE ONIARIO HERi IAGE FOONDAIIDN 
TO (see instruction 1 and print names of ell transferees in full) ---------------------------------------

ANNE BVZKO, of the i;ny of I oronto, in theI, (see instruction 2 anf!.Print nam(l(t:} in.fuU) 
Muni c, µa 11 ty of Metropo I 1 tan I oronto, Law CI erk 

MAKE OATH AND SAY THAT: 

1. I am (place a clear mark within the square opposite that one of the following paragraphs that describes the capacity of the deponent(s)): (see instruction 2) 

D (a) A person in trust for whom the land conveyed in the above-described conveyance is being conveyed; 

□ (b) A trustee named in the above-described conveyance to whom the land is being conveyed; 

B(c) A transferee named in the above•described conveyance; Th 
. xxxxxx . . . . e Ontario Heritage Heritage Foundation(d) The authorn:ed agent or sol 1c1tor acting 1n th 1s transaction for (insert name(s) of principal(s)) 

------------------ described in paragraph(s) (a) ,X (br (c) above; {striko out roforences to inapplicable paragraphs) 

D (e) The President, Vice.President, Manager, Secretary, Director, or Treasurer authorized to act for {insert name(s) ofcorporstion(s)J ____________ 

__________________ described in paragraph{s) {a), (b), (c) above; (strike out references to inapplicable paragraphs) 

0 (f) A transferee described in paragraph( J (insert only one of paragraph (a), (b) or(c) above, as applicable) and am making this affidavit on my own behalf and on 

behalf of (insert name of spouse) ---------------------------------- who is my spouse described 

in paragraph ( ) (insert only one of paragraph (a), (b) or(c) above, as applicable) and as such, I have personal knowledge of the facts herein der,os12:d tu 

2. (To be completed where the valus of tbs consldsratlon for the convsyanc. sxcffds $250,000). 

I have read and considered the definition of "single family residence" set out in clause 1 ( 1 )(ja) of the Act. The land conveyed in the above-described conveyance
0 contains at least one and not more than two single family residences. 

Note: Clause 2(1) (d) imposes an additional tax at the rate of one-half of one perD does not contain a single family residence. cent upon the value of consideration in excess of $250,000 where the conveyance 

0 contains more than two single family residences. (see instruction 3) contains at least one and not more than two single family residences. 

3. I have read and considered the definitions at "non-resident corporation" and "non-resident person" set out respectively in clauses 1 {1) (f) and (g) of the Act 

and each of the following persons to whom or in trust for whom the land is bf)ing conveyed in the above-described conveyance is a "non-resident corµc,ration" 
or a "non-resident person" as set out in the Act. (see instructions 4 and SJ _n_u__ne______________________________ 

4. THE TOTAL. CONSIDERATmN FOR THIS TRANSACTION IS ALLOCATEO AS FOLLOWS, • OQ
2 

$ 

1a) Monies pa1d o,Ato be paid 1n cash . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . $$ --n-,~,-----
1bl Mortgages 1i1 ssumed (show principal and interesr to be credited against purchase price) 

(ii) Given back to vendor . 

(c) Property transferred in exchange (de/all below) 

{d) Securities transferred to the value of (detail below) 

(e) Liens, legacies, annuities and maintenance charges to which transfer is subject 

(f) Other valuable consideration subject to land transfer tax (detail below) 

I 
n,

$ --~-----
nl I 

$-~~---
ni 1 

$-=~---n, I 
$--~---n, I$ _______ 

lg) VALUE OF LAND, BUILDING, FIXTURES 
LAND TRANSFER TAX (Total of (a) to ff}) 

AND GOODWILL SUBJECT TO 

$ 
2.00 

$ 2.00 
{h) VALUE OF ALL CHATTELS - items of tangible personal property 

(Rotail Sales Tax is payable on the v8/ue of all chattels unless exempt under 
tile provisions of the "Reta/I Sales Tax Act"', R.S.O. 1980, c.454, as amended) 

(i) Other consideration for transaction not included in (g) or (h) above 

Iii TOTAL CONSIDERATION 

$ 

$ 

ni l 
n, I 
2.00 

5. If co(!sideration is nominal, des_cribe relationship between transferor and transferee and state purpose of conveyance. (see instruction 6) 
heritage preservation easement • 

All Blanks 

Must Be 

Fil/ad In. 

Whore 

Applicable 

6. If the cons1dera11on 1s nominal, 1s the land subje.i;.\ to aqy encun)brance? -~~~n_/_a____~---~~--~-~~~-~-~----~-
7 Otheuemacks an e plana,on,. ,t necessa y I ne I ransreree of the easement named ,n the wi thl n instrument is 

• an agent oJ! Her MaJesty the Queen by section 11(1) of the Ontario Heritage Act, R.S.O. 1980, 
c.337, accordingly, under section 2(4) of the Land Transfer Tax Act, no tax is payable.by 
the Transferee 
----------==-=-,,_..,T===,----------------------------·--~------

swarn before meat the City of oronto / 
;n,he Municipality of Metropolitan Toronto . ~'7 r 
this \fl dayof yv~~~ \ g 1988 /')/))\ Yz 

\ \ (}) ·"-,~,A/\
A Commissioner for taking Affidavits, etc. \J'\.,__j ·, ( i, \)•-'.J \ ~pnst 'O(s) 

Property Information Record 

A Descdbe natuce of ;nstrnment, -------,-H,E,-R
7 

]
7 

Tc~Ar=GccE.,-E,A...,SccEc~Mc~E=N_T--,A...,Gc~'R_E_E~M-=E-=NccTc=-_===~-------------
55 Walnut Street, St. lhomas, OntarioB. (i) Address of property being conveyed (if available) -----------~-------'---------------

not available
{ii) Assessment Roll No. (if available) ----------------------------------------------

C. Mallln9.ad!;lress(es) for fut.ure Notices of Assessment under the Assessment Act for property being conveyed (see instruction 7}---------·-·------­
t l t I e not being transferred 

D. (i) Registration number for last conveyance of property being conveyed (it availabr;jp_t__a_v_a__,· _l_a_b_l_e___c-------------------

(ii) Legal description of property conveyed: Same as in D.(i) above. Yes O No O Not known [f 
E. Nam~{~) aod address(e~ oj ea,ch transferee'~ solicitor . . 

M1n1stry ot Culture ana Commun1cat1ons, ForLandRegistryOfficeuseonly 

Legal Branch REGISTRATION No. 

77 Bloor Street w., 2nd Flr., LandReg;myOffkeNo. 
Toronto, Ontario, M7A 2R9 

Registration Date 
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Statement of Significance 
St. Thomas Pioneer Church 

Description of Historic Place 

The building at 55 Walnut Street, known as St. 
Thomas Pioneer Church, is situated in the City 
of St. Thomas. The brick and stucco building 
was designed in the Gothic Revival style and 
was constructed in 1824. The exterior, selected 
elements of the interior and the scenic 
character of the property are protected by an 
Ontario Heritage Trust conservation easement 
registered in 1988. A plaque commemorating 
the church was unveiled in 1959.The property is 
also designated by the Town of St. Thomas 
under Part IV of the Ontario Heritage Act 
(Bylaw 100-82). 

Heritage Value 

Historic Value: 

St. Thomas Pioneer Church is historically significant for its association with Col. Thomas Talbot, Capt. 
Daniel Rapelje, Bishop Chalres Stewart and the establishment of the Anglican Church in St. Thomas. 
The area around St. Thomas was originally part of a grant received by Col. Thomas Talbot (1771-1853) 
in 1803. Talbot, an Irish aristocrat, arrived in Quebec in 1790 and amassed a fortune selling land to 
settlers while opening Elgin County to settlement. Daniel Rapelje (1774-1828), an American who came 
to Upper Canada in 1802, became a captain of the 1st Middlesex Militia after serving in the War of 
1812. Following the war, Capt. Rapelje built a grist-mill which attracted new settlers to the area. In 
1821, Rapelje donated two acres of his original land grant to be used for a church building and a burial 
ground for Anglican adherents in the area. Rapelje had already buried two sons on the site in 1819. 
The church was constructed in 1824 and a tower, steeple and chancel added in 1825, financed by a 
donation from Col. Thomas Talbot. As one of the earliest churches in area, the congregation had to rely 
on visiting missionary ministers until a permanent rector could be secured. The most important visiting 
minister was Rev. Charles James Stewart, who spent much of his career helping to establish the 
Anglican church in southwestern Ontario. Rev. Stewart (1775-1837) arranged for the first Holy 
Communion at the church on June, 19, 1825. Though Stewart became the Bishop of Quebec in 1826, 
he would return to St. Thomas often. The church’s first incumbent was the Rev. Alexander Mackintosh, 
a missionary deacon who served from 1824-1829. The church was consecrated in 1833 and would 
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serve the congregation continuously until 1877 when Trinity Church opened. The 1824 church building 
then served as a Sunday school, losing its bell to Trinity Church. A new bell was donated to St. Thomas 
Church in the 1950s and is used to call worshippers to the church every June 19th in commemoration of 
the first Holy Communion. 

Architectural Value: 

St. Thomas Pioneer Church is architecturally significant as an early example of vernacular Gothic 
Revival architecture in Ontario. The church has a basilica plan with modest transepts and a tower and 
steeple over the entrance. The nave has four bays characterized by lancet windows with finely crafted 
intersecting tracery in the arch. The east entrance with its crenellated tower and gable end also 
features a double door enclosed within a lancet arch with intersecting tracery. In the 1840s the church 
was extended to the south and transept galleries and a vestry were added. The pulpit was also 
relocated to the junction of the nave and transept at that time. The interior is characterized by simple 
white walls and box pews, called ‘family pews’. The galleries have simple wainscoting panels of dark 
wood. The transept and sanctuary walls have ogee-arch windows with simple wood muntins of 
intersecting tracery and small quatrefoils. The exterior walls of the nave are rendered with white stucco 
over brick. The tower is wood-frame with white clapboard and contains a pair of lancet louvered vents 
on the façade, and single lancet louvered vents on the sides. The crenellation of the tower is replicated 
along the slope of the gable roof of the façade. The very tall and slender octagonal needle spire rises 
from above the crenellated tower and is clad with metal shingles. 

Contextual Value: 

Located on Walnut Street in the City of St. Thomas, St. Thomas Pioneer Church’s heritage value is 
greatly enhanced by its contextual setting. Surrounded by a graveyard dating back to 1819, the church 
yard is the final resting place of many generations of Anglicans in St. Thomas. The lych-gate and many 
trees in the cemetery also enhance the park-like surroundings of the church. 

Source: OHT Easement Files 

Character Defining Elements 

Items that contribute to the historical value of the St. Thomas Pioneer Church include: 
 Its association with Col. Thomas Talbot; 
 Its association with Capt. Daniel Rapelje; 
 Its association with Rev. Charles James Stewart (later Bishop of Quebec); 
 Its association with the Anglican church in St. Thomas. 

Exterior features that contribute to the architectural value of the St. Thomas Pioneer Church include: 
 The basilica plan with modest transepts; 
 The wood-frame tower with clapboard siding; 
 The stucco-clad nave and façade walls; 
 The brick transept walls; 
 The octagonal needle spire clad in metal; 
 The lancet louvered vents in the tower; 
 The lancet windows in the nave walls with intersecting tracery; 
 The ogee-arch windows in the transept and sanctuary; 
 The intersecting tracery with quatrefoils in the ogee-arch windows; 
 The crenellation of the tower; 
 The crenellation of the gable roof of the façade. 
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Interior features that contribute to the architectural value of the St. Thomas Pioneer Church include: 
 The wood pulpit located on the east side of the church; 
 The arrangement and use of box pews; 
 The simple wood-panelled galleries. 

Characteristics that contribute to the contextual value of the St. Thomas Pioneer Church include: 
 Its location at the edge of the historic boundary of the City of St. Thomas; 
 Its proximity to many of the oldest gravesites in St. Thomas; 
 Its entrance through a lych-gate; 
 Its park-like setting with many mature deciduous trees. 

Ontario Heritage Trust T  416-325-5000 www.heritagetrust.on.ca Toronto, ON     
10 Adelaide Street East F  416-325-5071 programs@heritagetrust.on.ca M5C 1J3  

3/3 

131

http://www.heritagetrust.on.ca/
mailto:programs@heritagetrust.on.ca


July 28, 2026 
Walnut Park Inc. 
Appendix B Proposed Site Plan and Renderings 

Reference: Scoped Heritage Impact Assessment: 57 Walnut Street, St. Thomas, 
Ontario 

 

Appendix B Proposed Site Plan and Renderings 
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Report No.: COA14-2026 

Directed to:   Members of the Committee of Adjustment Meeting Date: 08/27/2026 

Department:  Planning & Building Services Department 

Prepared by: Steve Craig, Senior Planning Technician 
Attachment: Location Plan, 
Aerial Photograph (2025), 
Special Zoning Map 14-19 and 
Revised Site Plan 

Location:        55 and 57 Walnut Street, City of St. Thomas 

 
Applicant:      Walnut Park Inc. 

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

Recommendation: 
That: Report COA14-2026 relating to an application for a minor variance at 57 Walnut Street be received  
for information. 
 
 
Background:  
Minor Variance Application No. COA14-2026 has  

been submitted to facilitate the construction of an  

11m × 14.5m carport with a height of 2.75 m on  

the subject lands. The proposed location of the  

carport is illustrated on the revised site plan prepared  

by CJDL Consulting Engineers, which forms part of  

the planning report. 

 

Requested Variance: 
(i) To permit a carport structure 0m from the Open 

Space Zone (OS), whereas Subsection 23.3.1.2 

(1) of the Zoning By-law provides that where the 

boundary between this zone (OS) and any other zone (R5-53) passes through a lot, no building or structure 

shall be erected on any part of such a lot that is within this zone and within 10m of such boundary. 
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Provincial Planning Statement, 2024 (PPS): 
 The Provincial Planning Statement, 2024 (PPS) provides policy direction on matters of provincial interest 

related to land use planning and development. Decisions by planning authorities, including the Committee 

of Adjustment, that are made under the authority of the Planning Act are required to be consistent with the 

PPS. 

 The requested minor variance 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)). 

 Planning authorities shall not permit development and site alteration on adjacent lands to protected 

heritage property unless the heritage attributes of the protected heritage property will be conserved 

(4.6.3). 

 The requested variance would facilitate a covered parking structure on an established residential property, 

supporting its continued residential use and efficient use of existing land and infrastructure. Subject to the 

recommended mitigation measures, the Scoped Heritage Impact Assessment confirms that the proposal is 

not anticipated to adversely impact the heritage attributes of the adjacent protected heritage property (Old 

St. Thomas Church / 55 Walnut Street). Accordingly, the requested variance is consistent with the 

Provincial Planning Statement, 2024. 

 
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 proposed 

carport will be located entirely within the Residential designation (5.1), including the structures roof 

(eave/overhang). 

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

density residential use (5.1.3.1). Wherever a use is permitted in a land use classification, it is intended 

that uses, buildings or structures normally incidental, accessory, and essential to that use are also 

permitted (11.2.1). Conforms, the proposed carport will be located entirely within the Residential 

designation and is considered an accessory structure to the residential use of the subject lands.  

 Where development and/or site alteration is proposed on lands within 120m of an area designated as 

Natural Heritage the proponent may be required to prepare an Issues Scoping Report (ISR) and an 

Environmental Impact Study (EIS), if warranted by the ISR, that evaluates the ecological functions of 

the lands proposed for development or site alteration and demonstrates that there will be no negative 

impacts on the natural heritage features or on their ecological functions (8.3.3). 
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 Conforms, the applicant obtained the services of Vroom & Associates to complete an Issues Scoping 

Report. According to the ISR report conclusions: 

• Vroom + Associates previously prepared a Natural Heritage Letter of Opinion dated November 13, 

2025, in support of the proposed development at 57 Walnut Street, St. Thomas.  

• That assessment concluded that, subject to the identified mitigation measures, the proposed 

development would not result in negative impacts to the adjacent Natural Heritage feature or its 

ecological functions. 

• We have reviewed the revised site plan illustrating the proposed covered parking structure (carport) 

over twelve existing parking spaces located within the central portion of the approved parking area. 

• The proposed structure is an open sided canopy approximately 9 ft (2.7 m) in height. It does not 

expand the approved development footprint, create additional impervious surface, alter the limits of 

disturbance, require additional vegetation removal or grading, or result in any additional encroachment 

toward the adjacent Natural Heritage feature beyond that\ previously assessed.  

• The structure remains within the previously approved development envelope and outside the confirmed 

Natural Heritage feature. 

• Based on the information provided, it is our professional opinion that the proposed covered parking 

structure will not result in any additional negative impacts to the adjacent Natural Heritage feature or its 

ecological functions beyond those previously assessed.  

• Accordingly, the conclusions of our November 13, 2025, Natural Heritage Letter of Opinion remain 

unchanged, and no additional natural heritage assessment is considered necessary to support the 

proposed Minor Variance application. 

 In accordance with the policies of the Ministry of Tourism, Culture and Sport, Council shall endeavor to 

recognize and preserve the heritage resources of the City of St. Thomas. Heritage resources include 

archaeological sites, buildings and structures of architectural, historic or engineering interest, groups of 

buildings or structures which are of interest and value in the landscape and rural and urban 

landscapes. In essence they are the works of humans and the effects of their activities in the 

environment and accordingly may be considered as heritage where they constitute the consultable 

record of past human activities, endeavors or events (4.6.1). Conforms, the applicant obtained the 

services Stantec Consulting Ltd. to prepare a Scoped Heritage Impact Assessment (HIA) for the 

proposed covered parking structure. According to the report: 

• The property is not municipally designated but is adjacent to 55 Walnut Street, which contains the 

designated Old St. Thomas Church and cemetery, which is designated under Part IV of the Ontario 

Heritage Act and is subject to an Ontario Heritage Trust Easement. 

• The scoped HIA concludes that the proposed 2.75m high covered parking structure will not result in 

direct impacts to the heritage property.  
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• No significant indirect impacts related to shadowing, views, isolation, or land-use change are 

anticipated. The primary potential impact is construction-related ground vibration due to the 

proximity of the proposed works to the church and grave markers. 

• To mitigate this risk, the HIA recommends construction controls, including protection and temporary 

fencing of the adjacent heritage features, identification of the heritage property on construction 

plans, vibration monitoring under the direction of a qualified professional, and pre- and post-

construction condition surveys. A pre-construction condition survey has already been completed, 

with vibration monitoring and a post-construction survey to be undertaken during and following 

construction. 

• Overall, subject to implementation of the recommended mitigation measures, the scoped HIA 

concludes that the proposed covered parking structure is not anticipated to adversely impact the 

heritage attributes of 55 Walnut Street. 

 The requested variance is in conformity with the general intent and purpose of the Official Plan, as the 

proposed carport is an accessory structure to the existing residential use and will be located entirely 

within the Residential designation. The proposal supports the continued residential use of the property 

and based on the supporting natural heritage and heritage assessments, is not anticipated to result in 

adverse impacts to the adjacent Natural Heritage feature or the Old St. Thomas Church and cemetery, 

subject to the recommended mitigation measures. 

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

 
St. Thomas Zoning By-Law 50-88: 
 The subject lands are within the Fifth Residential Zone (R5-53), 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. Conforms, the propsed carport will be located entirely 

within the R5-53 zone (9.5.49(a)), including the structures roof (eave/overhang). 

 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, the proposed carport is considered an accessory 

structure to the residential use of the subject lands. 

 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)). 

Conforms, the proposed carport is considered an accessory structure in association with the permitted 

residential dwellings on the site. 

 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, the proposed carport will be 

located outside of the “Development Setback”, as shown on Special Zoning Map 14-19 and entirely 

within the R5-53 zone, including the structures roof (eave/overhang). 

 

137



 
 -5- 

 

 Maximum lot coverage 20% (9.5.49(f)). Conforms, the proposed carport is not intended to be enclosed, 

therefore, the structure is not included in the lot coverage calculation (Existing Site 14.2%). 

 The Open Space and Park Zone (OS) provides that where the boundary between this zone (OS) and 

any other zone (R5-53) passes through a lot, no building or structure shall be erected on any part of 

such a lot that is within this zone and within 10m of such boundary (23.3.1.2). Conforms, the intent of 

the 10m Open Space and Park (OS) Zone setback is to maintain a buffer between development and 

open space, conservation lands, and adjacent Natural Heritage features. The proposed carport, 

including its roof structure will be located entirely within the Residential designation and outside the 

“Development Setback” identified on Special Zoning Map 14-19. Further, the Issues Scoping Report 

(ISR) prepared in support of the application concludes that the carport is not anticipated to result in any 

additional negative impacts to the adjacent Natural Heritage feature or its ecological functions.  

 The requested variance is in conformity with the general intent and purpose of the Zoning By-law. 
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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 requested variance is minor in nature. 

 
Comments: 
 In accordance with the site plan control by-law, the proposal is subject to Site Plan Control. 

 During the preparation of this report, staff identified that the proposed carport roof overhang/eave extended 

into the “Development Setback” identified on Special Zoning Map 14-19. Staff worked with the applicant’s 

agent to address the encroachment, and the applicant subsequently revised the site plan accordingly. The 

revised site plan now demonstrates that the entire carport structure, including the roof overhang/eave, is 

located outside of the identified Development Setback. The revised site plan has been included with this 

staff report for reference. 

 The Kettle Creek Conservation Authority (KCCA) has reviewed the proposal and based on the submitted 

site plan and the location of the church to the east, has determined that the proposed structure appears to 

be located within the regulated area. 

 KCCA Permit No. P25-048 was previously issued for the development. However, as the final site plan has 

been revised from the plan originally reviewed, an amendment to the permit is required. KCCA has advised 

that updated studies are not required; however, basic drawings and details of the proposed structure are 

requested in support of the amendment. 

 KCCA has also confirmed that, based on its mandatory programs and services, it has no objection to the 

approval of Application A13-26. 

 The requested variance is desirable for the appropriate development of the subject lands as it would 

facilitate the construction of a carport to provide covered parking for the existing residential use of the 

property. The proposed carport is an appropriate accessory structure that supports the continued 

residential use of the lands while remaining compatible with the existing development. 

 The requested variance is considered minor in nature as the proposed carport is an accessory structure 

and, based on the revised site plan, the entire structure, including the roof overhang/eave, is located 

outside of the identified “Development Setback.” The supporting natural heritage and heritage assessments 

indicate that the proposal is not anticipated to result in additional adverse impacts to the adjacent Natural 

Heritage feature or the Old St. Thomas Church and cemetery, subject to the recommended mitigation 

measures. The variance is therefore not anticipated to negatively affect the surrounding area or the overall 

intent of the applicable planning policies and regulations. 
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 In Staff’s opinion the requested variance meets 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 COA14-2026 be approved, subject to the 

following conditions: 

1) The 11m x 14.5m, 2.75m high carport shall be constructed in accordance with the revised plan 

accompanying the planning report; 

2) The recommendations and mitigation measures identified in the November 13, 2025, Issues Scoping 

Report (ISR), prepared by Vroom + Associates, shall be implemented, as applicable, to the satisfaction 

of the City’s Building Services Department. 
3) The recommendations and mitigation measures identified in the Scoped Heritage Impact Assessment 

(HIA), prepared by Stantec Consulting Ltd., including the recommended construction controls, vibration 

monitoring, and pre- and post-construction condition surveys, shall be implemented prior to, during, and 

following construction, as applicable, to the satisfaction of the City’s Building Services Department. 

4) The proposed carport shall be subject to Site Plan Control approval, and all requirements of the Site 

Plan Control process shall be addressed to the satisfaction of the Director of Planning Department; and 

5) The requirements of the Kettle Creek Conservation Authority (KCCA) shall be satisfied, including any 

required amendment to KCCA Permit No. P25-048. 
 

 

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 AN APPLICATION FOR MINOR VARIANCE 

 
 

July 30, 2026 
 
Secretary-Treasurer, Committee of Adjustment  
Attention: Sherry Steadman 
 
Pursuant to By-Law 30-2015, a consultation meeting was held on April 25, 2025, with City staff and the 
applicant.  
 
An application for a minor variance, regarding 300 Elm Street was filed on October 8, 2025, 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.                

 
 
Regards, 
 
     
 
Michelle Knieriem, MCIP, RPP 
Manager of Planning Services 
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STTHQMAS 
Clear Form 

I H f. Al 't,/A CORPORATION OF THE CITY OF ST THOMAS 

COMMITTEE OF ADJUSTMENT 

APPLICATION FOR MINOR VARIANCE OR FOR PERMISSION 
(Section 45 of the Planning Act, RSO, 1990, as amended) 

OFFICE USE: Date Application Received: _ _ _____ _  _ Consultation Date: April 25th, 2025 
Date Application Deemed Complete: ___ _ _ _  _ 

Application#: _____ _ 
APPLICATION IS HEREBY MADE TO: City of St. Thomas 

545 Talbot Street 
St. Thomas ON N5P 3V7 
Tel: (519) 631-1680 ext 4138 Fax: (519) 633-9019 
Email: ssteadman@stthomas.ca 

Please note that in accordance with By-Law 30-2015, consultation with the Planning and 
Building Services Department must take place prior to the submission of an 
application. After consultation, the application will be filed with the Assistant Secretary­
Treasurer, together with the sketch referred to  in Note 1 and $900 made payable to the 
City of  St. Thomas. All information and materials submitted for the application shall be made 
available to the public, as indicated by Section 1.0.1 of the Planning Act, R.S.O. 1990. 

Personal information contained on this form is collected under the authority of the Planning Act, 
R.S.O. 1990, as a mended, and O ntario Regulation 200/96 and will be used for the purpose of 
processing this application. 

1. Name of Owner(s) _F_a_tim_e_S_h_er_if_i ____________________ _

Address 8590 Centennial Avenue, S t Thomas, Ontario

Postal Code N5P 3s5 Tel: 519-808-9584 e-mail: prespagroup@hotmail.com

2. Name of Authorized Agent (if any) Claire Koops per Cyril J. Demeyere Ltd. (CJDL)

Address 261 Broadway, Tillsonburg, Ontario, P.O. Box 460

Postal Code N4G 4H8 Tel: 519-688-1000 e-mail: ckoops@cjdleng.com

Note: Please specify to whom all communications should be sent: Owner 0 Agent � 

3. Nature and extent of relief from the Zoning By-law applied for:

Refer to accompanying letter

4. Reason why the proposed use cannot comply with the provisions of the Zoning By-law:

Refer to accompanying letter

5. Location of Land:

Concession No. ___ Lot(s) ____ Registered Plan No. 270 Lot(s) 71 ------

Reference Plan No. ____________ Part(s) ___________ _ 

1/6 June 2023 

July 30 2026
July 30 2026

A14-2026

Committee of Adjustment August 27 2026
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 30 March 2026 25012 
 
  
Sherry Steadman 
City of St. Thomas 
545 Talbot Street 
St. Thomas, Ontario 
N5P 3V7  
  

RE: PLANNING LETTER 
 APPLICATION FOR MINOR VARIANCE 
 FATIME SHERIFI 
 300 ELM STREET 
 ST. THOMAS                          

 
 Dear Ms. Steadman, 
 
We are pleased to submit the enclosed application for Minor Variance for the lands municipally known 
as 300 Elm Street in the City of St. Thomas. The proposed Minor Variance would support the 
development of a commercial building on a currently underutilized parking lot in the north eastern 
portion of the subject property.  
 
A formal pre-consultation meeting with City of St. Thomas staff was held on April 25th, 2025, where the 
necessity of a minor variance was confirmed.  
 
This minor variance is proposed to:  
 

a) Permit a commercial building 1.2 m from the northerly interior side lot line, whereas Subsection 
17.4.1.1 of the City of St. Thomas Zoning By-Law No. 50-88 requires a minimum side yard depth 
of 3 m where the lot abuts a residential zone. 
 

b) Permit a commercial building 1.2 m from the rear lot line, whereas Subsection 17.4.1.2 of the 
City of St. Thomas Zoning By-Law No. 50-88 requires a minimum rear yard depth of 3 m where 
the lot abuts a residential zone. 
 

c) Permit a new commercial office building and an existing commercial building with a combined 
total floor area of 487.5 m2, whereas Subsection 17.4.1.4 of the City of St. Thomas Zoning By-
Law No. 50-88 requires the maximum floor area of all permitted and non-conforming uses to be 
300 m2. 

 
Section 45(1) of the Planning Act (R.S.O. 1990) empowers the Committee of Adjustment to authorize 
minor variances to the provisions of the Zoning By-law under circumstances that have come to be 
known as the ‘four tests’. The following analysis provides an assessment of how the proposed variances 
meet the four tests:
 

  □ Fax □ Mail □ Deliver □ Courier  e-mail 
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1. Is the variance minor? 
 
Regarding the first test of whether the variance is minor, the proposed reductions in rear and side yard 
setbacks will not result in adverse impacts on the surrounding land uses.  To the north, the development 
sits adjacent to a residential shed that contains no windows along the shared lot line, ensuring that 
sunlight and privacy for the neighbour use area remain unaffected. Similarly, the interface with the 
neighboring church consists of an existing side lawn which acts as a natural buffer, maintaining a 
functional and visual distance.  
 
The lot is of a sufficient size to accommodate the proposed increase in total floor area without 
overcrowding the site or altering the character of the adjoining residential area.   
 
Since no significant impacts to neighbouring land uses area expected, the proposed variances are minor 
in nature. 
 

2. Is the variance desirable for the appropriate use of the land, building, or structure? 
 
The proposed minor variance supports the development of a commercial building on a currently 
underutilized parking area on the subject property. Leveraging underutilized parcels optimizes the use of 
land within the city and represents an efficient form of development. Furthermore, the addition of the 
proposed business office contributes to the diversification of the local economic landscape, which in 
turn contributes to the overall economic activity of the City of St. Thomas.   
 
For these reasons, infill development of the underutilized parking area for a small-scale office is 
desirable for the appropriate use of land. 
 

3. Is the general intent and purpose of the Official Plan maintained? 
 
The subject lands are designated Minor Commercial in the City of St. Thomas Official Plan. The following 
goals are specified for Minor Commercial areas by the Official Plan:  
 

i) “To permit development of retail stores, convenience stores and services that provide for the 
day-to-day shopping needs of local residents;  

ii)  To ensure the Minor Commercial areas remain subsidiary in size and function to the Downtown, 
Major Commercial, Power Centre and Secondary Commercial areas.” 

 
Additionally, the Official Plan recognizes the following about Minor Commercial areas:  
 

“They should remain limited in size because they are an integral part of the adjoining residential 
neighbourhoods, designed to serve local needs”  

 
The proposed minor variance will facilitate the development of a small-scale office building containing a 
business that serves the needs of the local residential area. Due to this use and scale, the proposed 
variance maintains the general intent and purpose of the Official Plan. 
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Section 5.7.3.2 (iv) and (x) of the Official Plan states that applications for approval of a minor commercial 
use shall be reviewed on the basis of conformity with the following policies:  
 

“iv) the access to and traffic generated by the site shall not create traffic hazards on abutting roads 
and 
… 
x) adequate off-street parking shall be provided.” 
 

A Traffic Impact Brief has been prepared by Paradigm Transportation Solutions to assess the potential 
traffic impacts of the proposed development. This study found that the proposed redevelopment will 
generate minimal vehicular traffic, and will not create a hazard on First Avenue, Elm Street, or either 
existing site driveway. This study also specified that the site can accommodate adequate off-street 
parking for the existing and proposed uses in compliance with the Zoning By-law. This Transportation 
Impact Brief is included with this application. 
 
For these reasons, the proposed variances maintain the general intent and purpose of the St. Thomas 
Official Plan. 
 

4. Is the general intent and purpose of the Zoning By-law maintained? 
 
The rear yard and side yard setbacks of the Minor Commercial zone are intended to ensure commercial 
zones provide an appropriate transitional space between adjoining properties. This transitional area 
ensures that appropriate spacing between buildings and the lots lines to facilitate maintenance access, 
prevent excessive shade and shadow and/or loss-of-privacy on adjoining properties.   
 
Because the neighbouring use areas near the proposed new building are less sensitive (the shed on the 
residential property and the church lawn, rather than residential living spaces) the potential impacts 
related to shading and privacy are limited. Additionally, the 1.2 m setback proposed provides 
appropriate maintenance access to the exterior of the building.  
 
The maximum floor area restriction is intended to ensure commercial uses in the Minor Commercial 
Zone do not result in building forms that impact the character of the surrounding residential 
neighbourhoods, and to help ensure that they primarily serve local needs. Given the size of the lot, the 
increase in floor area contributes to the efficient use of land, facilitating infill development of an 
underutilized space while maintaining compatibility with the adjacent residential area. 
 
For these reasons, the proposed Minor Variances maintain the general intent and purpose of the Zoning 
By-law. 
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In support of the application for Minor Variance, in addition to this letter, the following material has 
been submitted: 
 

• Application forms; 

• Cheque for the application fee ($900.00); 

• A Site Plan depicting the proposed development prepared by CJDL; 

• A Transportation Impact Brief Prepared by Paradigm; 

• A Plan of Survey prepared by Kim Husted Surveying Ltd.  
 

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

**  **  ** 
 
 

All of which is respectfully submitted by, 
 
 
 
 
 

Claire Koops, Junior Planner 
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5A-150 Pinebush Road 
Cambridge ON  N1R 8J8 

p: 519.896.3163 
905.381.2229 
416.479.9684 

 
www.ptsl.com 

2026-07-16 
Project: (250849) 
 
Zac Racher 
Cyril J. Demeyere Limited 
261 Broadway, P.O. Box 460 
Tillsonburg, Ontario  N4G 4H8 
 
 
RE: MINOR BUILDING ADDITION, 300 ELM STREET, ST. THOMAS 

TRANSPORTATION IMPACT BRIEF UPDATE 

Paradigm Transportation Solutions Limited (Paradigm) prepared a Transportation Impact Brief1 
(TIB) in March 2026 for a minor office building addition to the existing Domino’s Pizza outlet on 
the property located at 300 Elm Street, St. Thomas. Subsequently, Paradigm prepared a TIB 
Update Letter in May 20262 to assess an alternative scenario wherein the building addition is 
developed as a 123.6 sq. m. (1,330 sq. ft.) medical clinic and a 150.0 sq. m. (1,615 sq. ft.) 
dispensing pharmacy. 

Since the submission of the TIB and the subsequent update, the City has requested the 
following:  

The Traffic Impact Brief (TIB) needs to provide a statement confirming that, in their 
professional opinion, the proposed 27 off-street parking spaces are adequate to 
accommodate the existing restaurant building floor area of 213.9 sqm and proposed 
business office, clinic and pharmacy building floor area of 273.6 sqm. 

This TIB Update includes a review of the proposed parking supply under two scenarios: one 
where the building addition includes only office use, and one where the building addition 
comprises a medical clinic and dispensing pharmacy. 

 
1 Prepared by Paradigm Transportation Solutions Limited, “Minor Office Addition, 300 Elm Street, St. Thomas 
Transportation Impact Brief”, 30 March 2026. 
2 Prepared by Paradigm Transportation Solutions Limited, “Minor Office Addition, 300 Elm Street, St. Thomas 
Transportation Impact Brief Update”, 06 May 2026. 
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Parking Requirements 

As noted, the proposed building addition will include a GFA of 273.6 sq. m. (2,945 sq. ft.) and 
comprise either entirely office or will be split between a clinic and a pharmacy. Both scenarios 
include retaining the existing 213.9 sq. m. (2,302 sq. ft.) Domino’s Pizza building. 

At present there are 33 onsite parking spaces, and the proposed redevelopment will result in 
the removal of six spaces leaving a total of 27 onsite parking spaces.  

The assessment of the proposed onsite supply of 27 parking spaces is guided by the City of 
St. Thomas Zoning By-Law 50-883, and corresponding parking rates provided by the Institute 
of Transportation Engineer (ITE) Parking Generation Manual (6th Edition)4. 

The existing Domino’s Pizza operates as a takeout facility and does not provide a sit-down 
service. The ZBL parking requirement of 20 spaces per 100 sq. m. for a restaurant use is not 
appropriate for the subject pizza outlet. The ZBL requirement of 3 spaces for 100 sq. m. for 
retail-commercial uses is more appropriate for the subject outlet, which amounts to seven 
onsite parking spaces.  

For the new building addition, the ZBL requirement will be 16 spaces if used as an office and 
17 spaces if used as a medical clinic and pharmacy. 

Table 1 summarizes the ZBL rates and the corresponding requirements.  

The following considerations are appropriate in assessing the parking requirements shown in 
Table 1:  

 While the existing Domino’s is classified as a restaurant use, the standard restaurant 
parking rate is not considered appropriate because no customer seating is provided; 
therefore, the general retail-commercial rate of 3.0 spaces per 100 sq. m. is applied. 

 Similarly, the ZBL does not have a specific rate for a pharmacy use and as such, the 
Retail Store rate of 4.5 spaces per 100 sq. m. is applied. 

 The medical clinic follows a rate of 1.0 space per 50 sq. m. GFA, consistent with the 
Special Zone provision in the City’s ZBL5. 

 The pharmacy could also be assessed using the same rate applied to the clinic; 
however, the Retail Store rate provides a more conservative assessment.  

 
3 City of St. Thomas Zoning By-Law 50-88, Section 4.3.3: Parking Requirements in Commercial Zones, 1988. 
4 Institute of Transportation Engineers, Parking Generation, 6th Ed., Washington DC: ITE, October 2023. 
5 Ibid, Section 17.5.22. 
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TABLE 1: ZBL REQUIRED AND PROPOSED RATES 

 

As can be seen in the Table 1, the proposed supply of 27 parking spaces is adequate to meet 
the parking requirements of the new building either as a business office or a medical 
clinic/pharmacy, along with the existing Domino’s Pizza outlet.  

ITE Parking Rates 

The ITE Parking Generation Manual provides data on surveys across the USA and Canada of 
peak parking demand of different land uses. 

The parking demand for the subject site has been estimated using the average rates of the 
following land use codes: 

 LUC 630, Walk-In Clinic (includes Medical Clinic and Pharmacy); 
 LUC 712, Small Office Building; and 
 LUC 933, Fast-Food Restaurant without Drive-Thru Window. 

It is noted that ITE’s description of the use indicates that the data include sites that have both a 
medical clinic and a pharmacy. 

Table 2 summarizes the estimated number of required parking spaces based on the ITE rates. 
As shown in the table, the existing Domino’s and the proposed new building will require a total 
of 28 parking spaces if the new building is used as a medical clinic and pharmacy, and 22 
spaces if it is used as an office building. 

 

Land Use GFA (sq. m.) Provided

Domino's (Other Commercial Uses) 213.9 3.0 spaces per 100 sq. m. 7
Medical Clinic 123.6 1.0 space per 50 sq.m. 3
Pharmacy (Retail Store) 150.0 4.5 spaces per 100 sq.m. 7

17 27

Domino's (Other Commercial Uses) 213.9 3.0 spaces per 100 sq. m. 7
Business Office 273.6 3.0 spaces per 100 sq. m. 9

16 27

ZBL Requirement

Total

Total

27

27

Clinic and Pharmacy

Office
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TABLE 2: ITE PARKING DEMAND 

 

Based on parking demand estimates shown in Table 2, the proposed supply of 27 parking 
spaces is adequate for the proposed redevelopment of the site.  

Additionally, the above ITE assessment assumes concurrent peak parking demand for all site 
uses. In practice some level of shared parking is anticipated between the existing Domino’s 
Pizza use and the proposed medical clinic and pharmacy uses, as peak customer activity may 
occur at different times of day. Accordingly, the combined parking demand is expected to be 
somewhat lower than the combined average peak demands summarized in Table 2. 

Summary 

In summary and based on the above review using the applicable ZBL and ITE parking rates 
and requirements, it is reasonable to consider the proposed parking supply of 27 onsite 
parking spaces as adequate to accommodate the existing Domino’s building and the proposed 
building addition under either scenario.  

 

Yours very truly, 

PARADIGM TRANSPORTATION SOLUTIONS LIMITED 
 

 
Rajan Philips 
M.Sc., P.Eng. 
Senior Transportation Consultant 
 

Land Use Code GFA (sq. ft.) Average 
Parking Rate Total

630: Walk-In Clinic 2,945 3.67 11

933: Fast-Food Restaurant 
without Drive-Thru Window 2,302 7.54 17

28

712: Small Office Building 2,945 1.85 5

933: Fast-Food Restaurant 
without Drive-Thru Window 2,302 7.54 17

22Total

Clinic and Pharmacy

Office
Total
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Report No.: COA13-2026 

Directed to:   Members of the Committee of Adjustment Meeting Date: 08/27/2026 

Department:  Planning & Building Services Department 

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

Location:        300 Elm Street, City of St. Thomas 

 
Applicant:      Fatime Sherifi 

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

Recommendation: 
That: Report COA13-2026 relating to an application for a minor variance at 300 Elm Street be received  
for information. 
 

 

Background:  

Minor Variance Application No. COA13-2026 has been filed 

to permit the development of a new 273.6 square metre, 

single-storey commercial building on the north-easterly 

portion of the subject lands. The existing 213.9 square 

metre, single-storey commercial building (currently occupied 

by Domino’s Pizza) will remain on the site and continue its 

current commercial use. The proposed new building is 

shown on the site plan prepared by CJDL Consulting 

Engineers, which accompanies the application. 

 

Requested Variance(s): 

i.) To permit a commercial building 1.2m from the northerly 

interior side lot line, whereas Subsection 17.4.1.1 of the Zoning By-law requires a minimum side yard 

depth of 3m. 
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ii.) To permit a commercial building a minimum of 1.2m from the easterly rear lot line, whereas Subsection 

17.4.1.2 of the Zoning By-law requires a minimum rear yard depth of 3m. 

iii.) To permit a maximum floor area of 487.5sqm for all commercial uses on the subject lot, whereas 

Subsection 17.4.1.4 of the Zoning By-law limits the maximum floor area of all permitted and non-

conforming commercial uses on a lot in a Minor Commercial Zone to 300sqm. 

 

Provincial Planning Statement, 2024 (PPS): 

 The Provincial Planning Statement, 2024 (PPS) provides policy direction on matters of provincial 

interest related to land use planning and development. Decisions by planning authorities, including the 

Committee of Adjustment, that are made under the authority of the Planning Act are required to be 

consistent with the PPS. 

 The subject minor variance application is consistent with the applicable policies and objectives of the 

Provincial Planning Statement, 2024 (PPS), including the following: 

 Settlement areas shall be the focus of growth and development (Policy 2.3.1.1). 

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

efficiently use land and resources (Policy 2.3.2). 

 The proposed development represents appropriate infill within an established settlement area, 

supporting the efficient use of the subject lands and existing infrastructure for commercial purposes.  

 The requested variances are consistent with the applicable policies and objectives of the Provincial 

Planning Statement, 2024. 

 

St. Thomas Official Plan: 

 The subject lands are within the Minor Commercial designation, as shown on Schedule A (Land Use 

Plan) to the Official Plan for the City of St. Thomas.  

 The Minor Commercial designation serves day-to-day retail and service needs of the surrounding 

residential areas. It is recognized that minor commercial facilities serve an important retailing function, 

however they should remain limited in size because they are an integral part of the adjoining residential 

neighbourhoods, designed to serve local needs and their large-scale development would be 

inconsistent with the goals for the planned function of the upper level of the St. Thomas commercial 

hierarchy (5.7.1). Conforms, the proposed building is intended to accommodate a medical clinic and 

dispensing pharmacy or business offices, all of which are compatible uses within the Minor Commercial 

designation. The site will continue to serve the day-to-day needs of local residents while remaining 

subsidiary in size and function to the broader St. Thomas commercial hierarchy. 
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 The following goals are adopted for the Minor Commercial areas (5.7.2): 

i. To permit development of retail stores, convenience stores and services that provide for the day-to-

day shopping needs of local residents; 

ii. To ensure the Minor Commercial areas remain subsidiary in size and function to the Downtown, 

Major Commercial, Power Centre and Secondary Commercial areas. 

Conforms. The proposed building is intended to accommodate a medical clinic and dispensing 

pharmacy or business offices, all of which are compatible uses within the Minor Commercial 

designation. The site will continue to serve the day-to-day needs of local residents while remaining 

subsidiary in size and function to the broader St. Thomas commercial hierarchy. 

 Permitted uses in the Minor Commercial designation include retail and service uses of a convenience 

or day-to-day nature with no single use exceeding 300sqm in size. Examples of these types of facilities 

are a convenience store, hairdresser, barber, bank, bakery, and restaurant. Offices uses and a clinic 

are also permitted (5.7.3.1). Conforms, the proposed building is intended to accommodate a medical 

clinic and dispensing pharmacy or business offices, with a gross leasable floor area of 273.6sqm, which 

is below the 300sqm maximum permitted for a single retail or service use within the Minor Commercial 

designation. 

 Applications for approval of a minor commercial use shall be reviewed on the basis of conformity with 

the following policies (5.7.3.2): 

i. The site shall be located on an Arterial Road, preferably at the intersection with a collector road as 

shown on Schedule "B" to the Official Plan. Conforms, the subject lands are located on First 

Avenue (Major Arterial) and Elm Street (Minor Arterial) which are classified as arterial roads. 

ii. A new minor commercial use shall not be permitted at the intersection of two Arterial Roads as 

shown on Schedule "B" to the Official Plan. Conforms, the subject lands are located at the 

intersection of two arterial roads; however, the proposed development is an expansion of an 

existing commercial use and not a new minor commercial use. City records confirm that commercial 

use of the lands, specifically the Bank of Montreal, was established in 1966, predating the City of 

St. Thomas Official Plan adopted by Council on September 27, 1979. 

iii. A new minor commercial use shall not be permitted on a minor collector or a local road as shown 

on Schedule "B" to the Official Plan. Conforms, the proposed development is an expansion of an 

existing commercial use, and the subject lands are not located on a minor collector or a local road. 

iv. The access to and traffic generated by the site shall not create traffic hazards on abutting roads. 

Conforms, Paradigm Transportation Solutions Limited (Paradigm) prepared a Transportation Impact 

Brief (TIB) in March 2026 for an office building. According to the summary the proposed office 

building is expected to generate minimal vehicular traffic, with minimal impacts on First Avenue, 

Elm Street and on both driveways on the site (2026-03-25, Project: (250849)). Since the submission  
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of the original TIB, the applicant requested approval of alternative but comparable uses including a 

medical clinic (123.56sqm) and a dispensing pharmacy (150sqm). According to the summary a 

medical clinic and dispensing pharmacy is expected to generate minimal vehicular traffic, with 

minimal impacts on First Avenue, Elm Street, and at both site driveways (2026-05-26, Project: 

(250849)). Staff note that the report limited its review to the proposed office, medical clinic and 

dispensing pharmacy uses that are proposed as part of this application and did not consider the 

broader range of uses that could be permitted by the Zoning By-law on the subject lands. 

v. The buildings containing minor commercial uses shall be designed to a high architectural and 

landscape standard to blend in with and/or compliment the character of the adjacent residential 

areas. Conforms, the site plan review and approval process provides an appropriate mechanism to 

incorporate measures that ensure the proposed commercial building is designed and landscaped to 

complement the character of the adjacent residential areas. 

vi. The site area shall be adequate to incorporate the necessary landscape screening or buffering to 

minimize potential impacts on the surrounding residences. Conforms, the site plan review and 

approval process provides an appropriate mechanism to incorporate measures that ensure 

landscape or buffering minimize potntial impacts on surrounding residences. 

vii. Lighting and signage shall not create an adverse visual impact on the surrounding residences. 

Conforms, the site plan review and approval process provides an appropriate mechanism to ensure 

that any new lighting and signage will not have adverse impacts on the surrounding residences. 

viii. Garbage collection/storage areas shall be located and screened to minimize any adverse impacts 

on surrounding uses. Conforms, the site plan review and approval process provides an appropriate 

mechanism to ensure that the location, design, and screening of the garbage collection and storage 

area minimize potential adverse impacts on surrounding uses. 

ix. No outside storage of goods or materials shall be permitted. Conforms, the site plan review and 

approval process provides an appropriate mechanism to ensure that no outside storage of goods or 

materials is permitted on the site. 

x. Adequate off-street parking shall be provided. The applicant obtained the services of Paradigm 

Transportation Solutions Limited, who concluded that based on their review using Zoning By-law 

and ITE parking rates and requirements, it is reasonable to consider the proposed parking supply of 

27 onsite parking spaces as adequate to accommodate the existing Domino’s building and the 

proposed building addition under either scenario, including office use or a medical clinic and 

dispensing pharmacy (2026-07-16, Project 250849)). Staff note that the report limited its review to 

the existing fast-food restaurant without a drive-through, and the proposed office, medical clinic and 

dispensing pharmacy as proposed in this application and did not consider the broader range of uses 

that could be permitted by the existing zoning on the subject lands. 
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 Where an applicant is proposing commercial uses in excess of the warranted space identified in the 

City’s Retail Market Study, a Market Demand and Directional Impact Analysis demonstrating that the 

proposed uses will not have a deleterious impact on the planned function of the upper level of the St. 

Thomas commercial hierarchy, Downtown, Power Centre, Major Commercial, Mixed Use Development 

and Secondary Commercial designations (5.7.3.4). Conforms, The City retained Watson & Associates 

Economists Ltd., in association with Dillon Consulting Ltd., to prepare an updated Commercial Market  

Study as part of the Official Plan Review. The May 9, 2025, update identifies a need for approximately 

103,600 m² of additional commercial floor space and 33 hectares of commercial land to 2051, with a  

projected 24-hectare land supply shortfall. The proposed 273.6 m² commercial building will support 

projected commercial needs and is not expected to adversely impact the planned function of the St. 

Thomas commercial hierarchy (5.7.3.4). 

 The maximum total gross leasable floor space available for all commercial or office uses in any area 

designated Minor Commercial shall be 2,300sqm (5.7.3.5). Conforms, the subject Minor Commercial 

designation contains a proposed total gross leasable floor area of 487.5sqm, comprising the existing 

building (213.9sqm) and the proposed building (273.6sqm), which is below the maximum permitted 

2,300sqm. 

 Schedule C (Roads Widening Plan) to the Official Plan of the City of St. Thomas identifies First Avenue 

(Major Arterial) with a proposed minimum road allowance width of 29m-32m and Elm Street (Minor 

Arterial) with a proposed minimum road allowance width of 26-29m. The right-of-way widths indicate 

the minimum planned widths of the road right of ways that may be secured as part of the development 

approval process (9.1.1.9.1). Road widenings shall be reserved or obtained, at no cost to the City, 

through subdivision approval, condominium approval, land severance consent, site plan approval or by 

gift, bequeathment, purchase or through expropriation where necessary and feasible (9.1.1.9.2). 

Conforms, the First and Elm road widenings have been identified on the site plan accompanying the 

application and will be obtained through the site plan control process. 

 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 within the Minor Commercial Zone (C6-22), as shown on Zoning Map 21, City of 

St. Thomas Zoning By-Law No. 50-88.  

 Permitted uses of the C6-22 zone include a retail store, personal service shop, restaurant, business 

office, pet grooming shop, bakery, private club, institution, clinic, entertainment centre, clinic, pharmacy 

and uses accessory to the foregoing (17.1 and 17.5.22(b)). Conforms, the C6-22 zone permitted uses 

include a clinic, pharmacy and business offices. 

 

 

164



 
 

-6- 

 

 The maximum gross leasable floor area of a pharmacy shall not exceed 150sqm (17.5.22(d)). 

Conforms, the proposed gross leasable floor area of the pharmacy is 150sqm. 

 The minimum side and rear yard depth is nil (0m), except where the side yard abuts a Residential 

Zone, in which case a minimum side and rear yard depth of 3m is required (17.4.1.1 and 17.4.1.1). 

Minor Variance, the requested 1.2 m setbacks allow the proposed building to be appropriately 

positioned on the site while retaining the existing commercial building, maximizing on-site parking, and 

accommodating the required First and Elm Street road widenings. Given the building’s single-storey 

form and modest scale,  

no adverse impacts on adjacent properties are anticipated. The proposed setbacks provide adequate 

space for maintenance, drainage, screening, and building services, while supporting an efficient and 

functional site layout. 

 The maximum gross leasable floor area of all commercial uses permitted within any Minor Commercial 

Zone shall not exceed 2,300sqm (17.4.1.3). Conforms, The total proposed gross leasable floor area 

within the C6-22 zone is 487.5sqm, comprising the existing building (213.9sqm) and the proposed 

building (273.6sqm), which is well below the maximum permitted 2,300sqm. 

 The maximum floor area of all permitted and non-conforming commercial uses on a lot in this zone is 

300sqm (17.4.1.4). Minor Variance. the proposed building is intended to accommodate a medical clinic 

and dispensing pharmacy or business offices, with a gross leasable floor area of 273.6sqm, which is 

below the 300sqm maximum permitted for a single retail or service use within the Minor Commercial 

designation. 

 The C6 zone does not contain parking regulations, and the special provision of the C6-22 zone requires 

a minimum of one (1) parking space per 50sqm of gross leasable floor area for clinic use (17.5.22(e)). 

Conforms, in accordance with Minor Commercial policies of the Official Plan (5.7.3.2(10))  the applicant 

obtained the services of Paradigm Transportation Solutions Limited, who concluded that based on their 

review using Zoning By-law and ITE parking rates and requirements, it is reasonable to consider the 

proposed parking supply of 27 onsite parking spaces as adequate to accommodate the existing 

Domino’s building and the proposed building addition under either scenario, including office use or a 

medical clinic and dispensing pharmacy (2026-07-16, Project 250849)). 

 Commercial buildings with a ground-floor area over 450 m² require at least one off-street loading space 

(4.3.4). The loading space must be a minimum of 10.5 m × 3.5 m × 4 m and have access to a street or 

lane (1.6.5). Conforms, the site plan review and approval process provides an appropriate mechanism 

to ensure that one off-street loading space meeting the applicable dimensional and access 

requirements is provided on the site. 

 The requested variances are in conformity with the general intent and purpose of the Zoning By-law. 
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Paradigm Transportation Solutions Limited – Transportation Impact Brief: 

 The Transportation Impact Brief (TIB) reviewed the proposed parking supply under the potential uses of 

office, medical clinic and dispensing pharmacy, and existing fast-food restaurant without a drive-

through. It did not consider the full range of uses that would be permitted by the existing Zoning By-law, 

which would have different parking demands. 

 The parking assessment was undertaken in accordance with the City of St. Thomas Zoning By-law 50-

88 and supplemented by parking demand rates from the ITE Parking Generation Manual. 

 The TIB noted that given that the existing Domino’s Pizza operates as a takeout facility with no 

customer seating, the retail-commercial parking rate of 3 parking spaces per 100sqm was considered 

more appropriate than the Zoning By-law restaurant rate, resulting in a requirement of 7 parking 

spaces. 

 For the proposed building addition, the applicable Zoning By-law requirements are 16 parking spaces 

for office use and 17 parking spaces for a medical clinic and dispensing pharmacy.  

 The ITE analysis also considered a Fast-Food Restaurant without Drive-Through Window and accounts 

for the existing Domino’s Pizza use.  
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 The analysis indicates that the proposed 27 parking space supply is generally adequate to 

accommodate the existing fast-food restaurant without drive-through window, and the proposed office, 

medical clinic and dispensing pharmacy uses. This analysis was limited to these specific uses.  

 While the medical clinic/pharmacy scenario generates the highest estimated peak demand, the analysis 

assumes concurrent peak demand for all uses. Some shared parking is anticipated, as peak activity for 

the various uses is expected to occur at different times. 

 Based on the TIB findings, the proposed 27 on-site parking spaces are considered adequate to 

accommodate the existing and proposed uses, provided that the future use remains consistent with the 

uses assessed in the TIB. As noted, the report did not consider the full range of uses that could be 

permitted by the Zoning By-law which would be anticipated to have differing parking demands. The 

report limited consideration to the existing and proposed uses in this minor variance application. 

 

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 requested variance is minor in nature. 
 

Comments: 

 In accordance with the site plan control by-law, the proposal is subject to Site Plan Control. 

 In accordance with the Transportation Brief prepared by Paradigm Transportation Solutions Limited 

staff are recommending that the approval of the application be limited to office use, medical clinic and 

dispensing pharmacy and the existing a fast-food restaurant, without a drive-through window.  

 Any future change in use to the existing building and proposed building shall be subject to the parking 

requirements set out in Section 4.3.3, Parking Requirements in Commercial Zones, of the City of St. 

Thomas Zoning By-Law No. 50-88, as amended or replaced from time to time. 

 Subject to the conditions outlined in staff recommendation the requested variances are desirable and 

appropriate as they facilitate the efficient infill of an established commercial property while making 

effective use of existing municipal infrastructure. The proposed single-storey building will accommodate 

a business office, medical clinic and dispensing pharmacy use which are compatible commercial uses 

and allow the existing Domino’s Pizza operation to remain.  

 Subject to the conditions outlined in staff recommendation the requested variances are also considered 

minor in nature, as they facilitate a modest increase in commercial floor area without materially altering 

the established use or character of the site. The reduced setbacks are limited to the proposed building,  
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while the resulting total commercial floor area remains well below the maximum contemplated for the 

Minor Commercial designation. The development is subject to Site Plan Control, with conditions 

addressing parking, landscaping, buffering, access, drainage, servicing, lighting, and waste 

management. These measures will mitigate potential adverse impacts on surrounding properties, 

ensure appropriate site design and functionality, and maintain compatibility with the existing 

development and surrounding area. 

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

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

satisfying the four tests, as set out in Section 45 of the Planning Act. Staff recommend that Minor 

Variance application COA13/2026 be approved, subject to the following conditions: 

1) Site Plan Control: 

Approval is subject to Site Plan Control review and approval to the satisfaction of the City of St.  

Thomas, including but not limited to matters relating to site layout, access, parking, loading, 

landscaping and buffering, lighting, signage, servicing, drainage, waste storage and screening, and 

the required First Avenue and Elm Street Road widenings. 

2) Approved Development and Floor Area: 

The development shall be substantially in accordance with the site plan submitted with the 

application, as approved through Site Plan Control and the reduced 1.2 m interior side yard and 

rear yard setbacks shall apply only to the proposed building, as shown on the approved site plan. 

3) Permitted Uses: 

The existing building shall be limited to the existing takeout/fast-food restaurant use without a drive-

through facility (Domino’s Pizza). The proposed building shall be limited to business office, medical 

clinic and dispensing pharmacy use, with the pharmacy limited to a maximum gross leasable floor 

area of 150 m². 

4) Parking: 

A minimum of 27 on-site parking spaces shall be provided and maintained in accordance with the 

approved Site Plan.  

5) Change of Use(s): 

Any change in the use of either building shall comply with the parking requirements set out in 

Section 4.3.3, Parking Requirements in Commercial Zones, of the City of St. Thomas Zoning By-

law No. 50-88, as amended or replaced from time to time. A copy of the COA decision shall be filed 

in the City’s Building Services file and incorporated into the office consolidated Zoning By-law. 

 
Respectfully submitted, 

Steve Craig, 

Sr. Planning Technician 
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