
Welcome
Purpose of the Project

St. Thomas is growing! How & where should we grow?
The City of St. Thomas has a projected 20-year residential forecast of 50,600 people by 2041, 
and as a result needs to adjust its Urban Area boundary to accommodate this potential growth 
as part of an Official Plan review.

In June 2018, the City completed a population and housing study that identified the need for an 
additional 76 gross hectares of residential land to accommodate the projected population growth. 

This project builds on a study from 2010 where lands within the north-west quadrant of the City along 
with other land blocks on the west and south-east sides of St. Thomas were strategically assessed for 
residential designation. Remaining expansion lands from that study are being reassessed as part of 
this project (see graphic to the right).

The purpose of this study is to undertake the necessary planning and engineering studies
to support the preferred expansion lands, bring those lands into the Urban Area boundary, 
and designate them for development; and identify citywide recreational and cultural 
infrastructure, and fire protection services needed to support that growth. 

Provide us with your feedback today! For more information, please visit 

www.StThomas.ca/PositionedForGrowth

Consultation Goals
• Ensure engagement is inclusive of diverse stakeholder groups;

• Provide multiple touch points for two-way conversations with the community;

• Ensure early and timely communication that is in a clear and accessible format;

• Access a wide cross-section of the community through varied communication methods and tactics;

• Provide transparency through open public engagement and decision-making processes; and 

• Ensure consideration of public comments and concerns are reflected in the project outcomes.

The Positioned for Growth study will:
1. Identify preferred expansion lands through planning and engineering studies;

2. Prepare the Official Plan Amendment to bring those lands into the Urban 
Area and designate them for development; and

3. Identify the infrastructure and community services needed to support expected growth.



Launch of interactive mapping and online surveys 
for community input

Public
Meeting

The Positioned for Growth Studies

Project Studies & Timeline

Study Purpose: To evaluate and select 
the preferred settlement expansion 
area and facilitate/support the 
necessary Official Plan Amendment 
for the Urban Area Expansion.

Study Purpose: To support the 
selection of the preferred settlement 
expansion area and identify the 
infrastructure requirements needed to 
support its development. 

Study Purpose: To review the City’s 
fire stations and fire protection services 
delivery model to identify the most 
efficient and effective model to serve 
the City’s planned Urban Area 
(including this settlement expansion 
area) and meet all current best 
practices and standards.

Study Purpose: To develop a 
community-supported plan that 
provides the policy framework to 
manage, serve and support residents 
and visitors with the needed parks, 
open space, trails, recreation and 
leisure recreation facilities, services 
and programming in a cost effective 
and proactive manner.
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Community Consultation
Public Engagement

Online survey responses:
• 430 for programming survey
• 174 for opportunities and 

constraints mapping

44 attendees at Stakeholder 
Workshops for Parks & 
Recreation Master Plan

80 attendees on May 8th, 2019
Coffee Conversations Event with Mayor

Dedicated Project email and website

Project promoted 
through City’s social 
media channels

What We’ve Heard

• Municipal servicing of adjacent areas and 
surrounding residents

• Protection and enhancement of parks and 
natural heritage features, along with 
improved infrastructure (i.e. splashpads, 
recreational facilities, etc.)

• Facilities and programming to support local
communities (i.e. community centres)

• Increased affordable housing

• Use of inclusionary zoning

• Ensure traffic flows are maintained without 
congestion

• Need for more recreational trails, park 
washrooms, parks and open space, and
beautification

• Increases in community events, aquatic 
recreation, concerts, and programming
(i.e. volleyball) put on by the City



Evaluation Criteria

Evaluation criteria used to evaluate the opportunities and constraints of each of 
the four settlement boundary expansion areas under consideration:

1. Proximity to existing built-up area

2. Proximity to other planned areas, 
facilities, parks & open spaces

3. Housing

4. Land-use compatibility

5. Ease of development

6. Natural heritage

7. Surface & groundwater impacts

8. Agricultural impacts

9. Mineral & petroleum resources

10.Cultural heritage & archaeology

11.Natural hazards

12.Human-made hazards

13.Transit accessibility

14.Road improvements

15.Water improvements

16.Sanitary sewer system

17.Air quality and climate change

18.Overall capital costs

19.Cross-jurisdictional issues and 
opportunities



Evaluation Results

Area 1 is 63 net hectares 
(net of natural heritage 

features) and could 
accommodate 

1,387 residential units or 
2,339 people

Area 2 is 101 net hectares 
and could accommodate 
2,224 residential units or 

3,750 people

Area 3 is 39 net hectares 
and could accommodate 
859 residential units or 

1,448 people

Area 4 is 88 net hectares 
and could accommodate 
1,938 residential units or 

3,267 people

Land Supply
• Areas 1, 2 & 4: Provide sufficient land to 

accommodate demand to 2041
• Area 3: On its own, does not meet demand

Natural Heritage Features
• All Areas: Require buffers from natural 

heritage and assessment of species at risk
• Area 1: Natural heritage to south, east and 

west. Northern areas require buffer.
• Area 2: Natural heritage to the east. Several 

areas may be challenging to access while 
avoiding natural heritage and buffers.

• Area 3: Natural heritage to east and south. 
One area may be a challenge to access while 
avoiding natural heritage and buffers. 

• Area 4: Natural heritage features to east, 
north and south. Several areas may not be 
feasible for development due to remaining 
amount of land once buffers are applied. 

City of St. Thomas  
Official Plan –
Land Use Designation



Evaluation Results

Natural & Human-Made Hazards
• All Areas: Require assessments at time of 

development including flood/erosion 
hazards, Phase 1 ESA to confirm 
environmental soils conditions, and an 
archaeological assessment 

Agricultural Impacts
• All Areas: Include Prime Agricultural Land 

with several active livestock operations 
within or around the subject areas:
• Area 1: Not likely to trigger minimum 

distance separation requirements
• Area 2 & 3: Will trigger minimum 

distance separation requirements and 
other mitigation measures to manage 
land use conflict

• Area 4: Likely trigger minimum distance 
separation from the City’s existing 
Wastewater Treatment Plant on Bush 
Line and Sunset Drive

Road Improvements
• All Areas: Localized improvements may be 

necessary to facilitate traffic access. 
• Area 1: Current road capacity could 

accommodate the development of Area 1, 
however if widening or upgrading is needed, 
could be accommodated within right-of-way

• Area 2 & 3: Have access from Fingal Line 
(Major Arterial Road). Upgrading of this 
road is highly constrained by the bridge at 
Sunset Drive. Additional capacity may be 
required to accommodate Area 2. Sunset 
Drive south of Talbot Hill may also need 
improvements. 

• Area 4: Has access from Bush Line (Local 
Road), which may require upgrades and 
additional capacity. Sunset Drive south of 
Talbot Hill may need improvements. 



Evaluation Results

Transit & Active Transportation
• All Areas: Could be connected to the 

transit network with good to moderate 
active transportation opportunities:
• Area 1: Good opportunity for a 

multi-use trail connecting to north 
of Downtown

• Area 2: Good opportunity to 
connect to active transportation 
network due to proximity to Trans 
Canada trail

• Area 3: Moderate opportunity to 
connect to active transportation 
network due to proximity to Elgin 
hiking trail and abandoned rail 
corridor

• Area 4: Moderate opportunity to 
connect to active transportation 
network due to proximity to Elgin 
hiking trail

Water Improvements
• All Areas: None are currently serviced:

• Area 1: Close proximity with potential to connect 
to secondary water supply*. Some properties on 
Sunset Dr. may benefit from extension of 
municipal water servicing.

• Area 2 & 3: May be able to connect to the City or 
Southwold systems*

• Area 4: Furthest from potential connections. 
Could connect to the City system but may be 
difficult to loop.

Sanitary Improvements
• All Areas: Require pump station to cross creek:

• Area 1: Requires second pump station and 
potential upgrades to increase capacity. Sanitary 
servicing could be sized to accommodate both 
Area 2 and 3 and could extend services to existing 
uses along Sunset Drive and Major Line.

• Area 2 & 3: Serviced together with potential to 
service by gravity along Fingal Line. Potential 
upgrades needed to increase capacity of Sunset 
Pump Station and forcemain.

*subject to capacity



Evaluation Results

Order of Magnitude Costs

Area 1 Area 2 Area 3 Area 4

Water: Highest, longer 
watermain to adequately 
service area from multiple 
connections.

Water: Lowest, within 
close proximity to sufficient 
connections.

Water: Lowest, within 
close proximity to sufficient 
connections.

Water: Lowest, within 
close proximity to sufficient 
connections.

Wastewater: Highest, 
would require additional 
infrastructure, sanitary 
sewer, and a sanitary pump 
station to cross creek.

Wastewater: Mid, requires 
sanitary sewer extension, 
new pump station to cross
creek, and upgrades to 
current pump station and 
forcemain.

Wastewater: Mid, requires 
sanitary sewer extension, 
new pump station to cross
creek, and upgrades to 
current pump station and 
forcemain.

Wastewater: Lowest, 
requires sanitary sewer 
extension and a new pump 
station to cross creek.

Roads: Lowest, anticipated 
to be able to accommodate 
demand in excess capacity 
in the existing road 
network. 

Roads: Highest, additional 
capacity may be required 
on Fingal Line. 

Roads: Lowest, anticipated 
to be able to accommodate 
demand in excess capacity 
in the existing road 
network. 

Roads: Highest, additional 
capacity may be required 
on Bush Line.



Summary of Evaluation
Several evaluation criteria 
themes did not have 
significant variations when 
applied to the four areas:
1. Land Use Compatibility
2. Ease of Development 
3. Natural Heritage 
4. Surface and 

Groundwater
5. Mineral and Petroleum 

Resources
6. Cultural Heritage and 

Archaeology
7. Natural Hazards
8. Human Made Hazards
9. Transit and Active 

Transportation
10.Emergency Services
11.Air Quality and Climate 

Change
12.Cross Jurisdictional 

Preferred             Neutral/Mid Range              Least preferred

Area 1 Area 2 Area 3 Area 4

Proximity to built up 
area and other facilities

Housing

Agricultural Impacts

Road Improvements

Water Improvements

Sanitary Servicing

Overall Capital Costs

_

_

_

_

_

_

_

_

_



Preliminary Preferred Area

Area 1 is identified as the 
preliminary preferred area.

Benefits include:

• Is in proximity to the existing built 
area and the most contiguous with the 
existing community

• Utilizes the City’s existing road 
network and capacity

• Provides good access to Highway 401, 
London, adjacent communities and 
Downtown

• Would support the extension of 
servicing to the existing Highway 
Commercial and Residential Lands 
along Sunset Drive and Major Line

• Municipal servicing could be oversized 
to accommodate Area 2 and 3 in the 
future



Give us your input

What are your thoughts on Area 1 
as the preliminary preferred area? 

Provide us with your feedback directly on the map, in the 
space provided below, or by filling out a comment form.

Next Steps
• Fire Station Location Study progresses with Preferred Settlement Area 
• Parks and Recreation Facility Analysis 
• Draft documentation over the summer: Planning Justification Report, 

Engineering Technical Memo(s)
• Draft Official Plan Amendment and Zoning Bylaw Amendment in 

September
• Draft Fire Station Location Study in the fall
• Draft Parks and Recreation Master Plan in the fall




