
A G E N D A 

 

 THE TENTH MEETING OF THE COMMITTEE OF ADJUSTMENT 

                                                     OF THE CITY OF ST. THOMAS_2021______________        
                    
  

          THURSDAY 

TELECONFERENCE                       10:00 A.M.                   JUNE 10, 2021 
 

DISCLOSURE OF INTEREST 

 

MINUTES 
  

Confirmation of the minutes of the meeting held on May 27, 2021.  

 

HEARING OF APPLICATIONS 

 

A08/21 - 2392116 Ontario Incorporated - 45 Highbury Avenue Pages 2-40 

 

Planning Report – A08/21 Pages 41-42 

 

A09/21 – Michele Milles – 18 Blue Heron Place Pages 43-50 

 

Planning Report – A09/21 Pages 51-52 

 

A10/21 – Joely Neufeld, Peter Neufeld and Norman Vanstone-Neufeld – 40979 Major Line 

Pages 53-72 

 

Planning Report – A10/21 Pages 73-74 

 

B07/21 – Joely Neufeld, Peter Neufeld and Norman Vanstone-Neufeld – 40979 Major Line  

Pages 75-95 

 

Planning Report – B07/21 Pages 96-98 

 

NEW BUSINESS  

 

Next Meeting 

 

To Be Determined.  

 

ADJOURNMENT 
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  321 Dufferin Avenue  I  London, ON   I  N6B 1Z3  I   t 519.434.0278   I  e inquiry@scoterra.com  I   www.scoterra.com 

 

 

 
 
 

  

29 APRIL 2021 Original Delivered 

  

Ms. Crystal Penney, Planning & Building Services Coordinator 

The Corporation of the City of St. Thomas 

Planning and Building Services Department 

9 Mondamin Street, 

St. Thomas ON  N5P 2T9 

e. cpenney@stthomas.ca 

 

 

Re: Circelli Steel Shop and Office Facility Relocation 

Site Plan Control and Minor Variance Applications 
Site Servicing, Grading and Stormwater Management 

45 Highbury Avenue South, City of St. Thomas 
2392116 Ontario Incorporated and Circelli Steel Ltd. 

Sco-Terra Consulting Group Limited Ref. E-20545 

Dear Ms. Penny: 

Sco-Terra Consulting Group Limited (“Sco-Terra”) is retained by 2392116 Ontario Incorporated and Circelli 

Steel Limited to complete Site Plan Approval and design of site services, grading and stormwater 

management facilities in support of relocation and expansion of its shop and office facilities to 45 Highbury 

Avenue South in the City of St. Thomas.  The proposed development is subject to approval of Site Plan 

Control pursuant to section 41 of the Planning Act; together with a Minor Variance to permit a proposed 

reduction in parking spaces to 39 required to support the proposed land use, versus 229 spaces calculated 

based on the Employment Land (EL) Zone criteria identified in Zoning By-law No. 74-2018. 

 

Enclosed herewith please find: 

(i) Site Plan Application; 

(ii) Minor Variance Application; 

(iii) Site Plan - Drawing S1 

(iv) Site Servicing and Grading Plan - Drawing S2 

(v) General Construction Notes & Details - Drawing S3 

(vi) Stormwater Management Facility – Plan and Profile - Drawing S4 

(vii) Proposed Building Floor Plan and Elevations, Van Boxmeer & Stranges Engineering Ltd. 

 

Site Plan: 

The proposed 2,603 square metre (m2) building and yard area are situated in the southerly portion of the 

site, at similar offsets from east and west property limits to accommodate transport access for incoming raw 

material delivery (west) and export of finished product at either end of the production facility.  A 6.0 metre 

fire route is provided around the perimeter of the building.  The entire yard area including parking 

provisions, truck and emergency vehicle access is proposed to be finished in compacted recycled asphalt 

surface. The site entrance is positioned north of the development area for efficient vehicle ingress-egress, 

limiting potential for queueing at Highbury Avenue.  A paved entrance is proposed north of the building and 

yard area as identified on the Site Plan, aligned with the entrance to 10 Highbury Avenue. A stormwater 

management facility is proposed north of the site entrance in the northwest corner of the site.  As requested 

in pre-consultation, plantings are proposed along the west site boundary  

 
Minor Variance: 

As referenced above, a minor variance is required to reduce the 229 parking spaces required based on the 

Employment Land (EL) Zone, to a total of 39 spaces required by the proponent, to accommodate the 

proposed land use comprising a steel fabrication operation with shop and office facilities. 
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Site Servicing, Grading and Stomwater Management: 

An overview of the proposed Site Servicing, Grading and Stormwater Management is provided as follows: 

 

1. Water Service and Fire Protection 

A fire hydrant connected to a 350mm watermain within Highbury Avenue South is located adjacent to 

the west property limit.  An existing 150mm water service located at the west property limit will be 

utilized as a private fire protection watermain, through proposed extension east under the shop facility 

and north, extending through the north wall of the building, terminating in a wall hydrant in accordance 

with the City of St. Thomas Fire Department requirements. 

 

A separate 50mm water service is proposed to be dry-tapped from the 150mm private watermain inside 

the west property line and utilized for domestic service to the proposed office and shop facilities.  This 

approach serves to avoid excavation into Highbury Avenue South, associated road disturbance, traffic 

disruption and costs. 

 
2. Sanitary Sewer Connection 

An existing 150mm diameter sanitary sewer private drain connection (PDC) located at the west 

property limit will be extended into the site and utilized to provide gravity sanitary service.  A new 

1200mm diameter sanitary inspection maintenance hole is proposed at the west property limit in 

accordance with the City of St. Thomas standards.  The sanitary PDC will be extended from its current 

termination into the building at a minimum 2% gradient, with ample depth for gravity service to office 

and shop locations. 

 

3. Site Grading 

Under existing conditions influenced by prior site alteration, including fill placement, the center of the 

site represents the topographical high point at elevation 247.00 metres geodetic, with the lowest site 

elevation occurring along the south property boundary adjacent to MN 15 Highbury Avenue (Amino 

North America Corporation).  A private drainage channel on the adjoining property parallels the south 

property limit, with outlet to the Highbury Avenue storm drainage system southwest of the subject site.  

The existing site topography pre-site alteration is otherwise flat in nature, with elevation 246.00 

common to each corner of the site. 

 

The shop and office facility is proposed to be located at a 10.50 metre offset from the south property 

limit.  Based on topographical conditions proximal to the building envelope, substantial placement of 

engineered fill is required for subgrade adjustment to underside of foundation and floor slab granular 

base, following stripping of topsoil and any unsuitable fill material to competent subgrade, under the 

supervision of the Owner’s Geotechnical Engineer. 

 

The proposed finished floor elevation is set at elevation 246.20 metres geodetic to provide positive 

drainage away from the building on all sides, barrier free access to the shop and offices, and truck 

access at west and east ends of the shop for raw material delivery and finished product export.  The 

proposed grading scheme incorporates shallow depressions or sumps at catchbasin locations within 

the gravel yard area to overcome relatively flat site topography, achieving the following objectives: 

(i) match existing grade at site property limits 

(ii) achieve positive drainage away from the building envelope 

(iii) shallow yard depressions for control and localized attenuation of stormwater runoff 

(iv) avoid drainage impact to adjoining lands 

(v) provide barrier free access to shop and office facilities 

(vi) provide efficient ingress-egress for raw material and finished product delivery 

10
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4. Storm Drainage Works 

An internal storm sewer network (minor system) is proposed to receive building rooftop and yard 

drainage, with outlet to an extended detention wet pond, stormwater management facility planned in the 

northwest corner of the site.  Conveyance of stormwater from southeast to northwest site limits is 

constrained by naturally flat site topography, generally at elevation 246.00 m.  The proposed drainage 

system incorporates the following design features: 

 

4.1 The internal storm sewer system is comprised of two branches, which come to a confluence at 

storm maintenance hole STMH2 northwest of the office facility, from which minor system flows are 

conveyed via 375 mm diameter ‘trunk’ storm sewer to a proposed stormwater management facility. 

4.2 The internal storm sewer system is designed to convey peak runoff generated under a 2 year 

return storm, with provision for localized surface attenuation at each catchbasin inlet location, 

sufficient to capture and contain the 5-year stormwater peak runoff. 

4.3 The site grading scheme accommodates overland conveyance of major system flow through yard 

areas east, west and north of the building envelope, to a low point (weir) north of the office, with 

overland conveyance via swale to the SWM facility, generally paralleling the minor system storm 

sewer alignment. 

4.4 Building roof downspouts are to be directed to the north and south storm sewer branches, as a 

means of reducing peak stormwater runoff conveyed over gravel yard areas. 

 
5. Stormwater Management 

Under existing conditions, the subject lands drain primarily west via overland flow and existing channels 

along the south and north property limits, discharging to a municipal ditch and storm sewer system 

located east of Highbury Avenue, within the west limit of the subject lands. Stormwater runoff from the 

southerly half of the site enters the municipal stormwater collection system via a culvert inlet connected 

to a ditch inlet catchbasin maintenance hole (DICBMH) structure located in the southwest corner of the 

property, and is conveyed north through an 1050mm diameter storm sewer to a second confluence 

DICBMH structure in the northwest corner of the site.  Stormwater runoff from the north half of the site 

enters the municipal stormwater collection system through the DICBMH in the northwest corner of the 

property, confluences with drainage from the south, with the combined flow conveyed west under 

Highbury Avenue through a 1050mm diameter storm sewer, with outlet through a headwall structure to 

an open channel west of Highbury Avenue. From the headwall structure west of Highbury Avenue, 

stormwater is conveyed west through an open channel network approximately 1.5 kilometres to the 

Block 3 Subwatershed Pond No. 3, comprising a regional stormwater Management Facility (Dillon, 

1992) designed for quantity control. 

 

Although the Circelli Steel lands are located within Block 3 Subwatershed’s Pond No. 3 catchment area, 

the City of St. Thomas requires onsite stormwater management, including quality (enhanced 

protection), erosion and post to pre-development peak flow attenuation for the 2 through 100 year 

return storms, as outlined in the St. Thomas Design Guidelines Manual, 2021. 

 

A multi-function ‘micro’ extended detention wet pond, stormwater management (SWM) facility is 

proposed in the northwest corner of the site, to provide water quality, erosion control and quantity 

control functions, in accordance with the City of St. Thomas Design Guidelines Manual, which require 

control of peak runoff for the 2 through 100 year return storms to pre-development levels.  The 

proposed SWM facility location is positioned proximal to the City of St. Thomas confluence DICB in the 

northwest corner of the site, from which stormwater is conveyed west under Highbury Avenue to an 

open channel network and Block 3 Subwatershed Pond No. 3, as described above.   
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Hydrologic modelling of pre and post-development conditions was completed utilizing the MIDUSS 

computer program (Version 2.25 Rev. 473), which is suitable for generating runoff hydrographs for both 

urban and rural catchments.  MIDUSS was also utilized to assess peak design flows and the 

performance of proposed extended detention wet pond for the 2 to 100-year storm events considered.  

Catchment discretization was modelled to derive runoff hydrographs for comparison of post-

development runoff and controls to existing conditions, for the storm events of critical interest to the City 

of St. Thomas and affected review agencies. 

 

The SCS (CN/C) infiltration method was selected for calculating net effective rainfall for both the 

PERVIOUS and IMPERVIOUS areas. The triangular SCS option was selected in conjunction with the 

CATCHMENT command as the rainfall runoff model for the developed site.  Runoff Curve Numbers 

were selected with regard for soils and land use (reference USDA, TR-55) based upon varying 

Antecedent Moisture Conditions to account for pre-wetting cycles before the onset of peak rainfall 

intensity under more significant storm events.  Existing condition and post-development hydrologic 

modelling output files are presented in Appendices 1 and 2.  Peak stormwater runoff for existing and 

post-development conditions for the 2, 5, 10, 25, 50 and 100 year return storms were generated 

utilizing the City of St. Thomas intensity-duration-frequency (IDF) data to evaluate quantity control 

requirements.  The design storm selected for this analysis was the 3 hour Chicago Storm. 

 

Referring to Drawing S4 – Stormwater Management Facility Plan and Profile, peak flow attenuation for 

the 2 to 100-year storm events is achieved through implementation of a 300mm diameter reverse slope 

pipe outlet, originating within the permanent pool segment of the extended detention wet pond, 

extending to a proposed ditch inlet catchbasin (DICB1) outlet structure, containing a 200mm orifice 

plate to be utilized as the hydraulic control, restricting stormwater outflow to pre-development levels for 

the 2 to 100 year return storms modelled.  The proposed DICB1 grate is positioned above the 100-year 

stage, functioning as an emergency overflow.  The extended detention wet pond SWM facility DICB1 

outlet is proposed to discharge via 300 mm diameter gravity storm sewer outlet to the existing, 

confluence ditch inlet catchbasin maintenance hole located in the northwest corner of the site, with 

outlet under Highbury Avenue, via the municipal drainage system described above. 

 

The extended detention wet pond SWM facility stage-storage-discharge characteristics are summarized 

in the following table: 

 

Extended Detention Wet Pond – Stage Storage Discharge 

Return Storm 
Pre-Development 

Runoff (m3/s) 
Pond Stage (m) Storage (m3) 

Pond Discharge 

(m3/s) 

2-Yr 0.030 243.74 120.7 0.030 

5-Yr 0.067 243.89 194.9 0.048 

10-Yr 0.095 244.00 246.2 0.061 

25-Yr 0.150 244.12 336.0 0.067 

50-Yr 0.189 244.22 408.1 0.072 

100-Yr 0.230 244.33 481.5 0.077 
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This submission is made in support of Approval of Site Plan Control to permit development of the 45 

Highbury Avenue site as Circelli Steel Ltd.’s new fabrication and office facility, together with approval of a 

companion minor variance application to permit a reduction in the number of parking spaces required 

under the City’s EL Zone, to that required to support the proposed land use.  Site Servicing, Grading and 

Stormwater Management Plans are provided in support of the aforementioned Planning Act applications. 

 

Upon review, should you have any questions or require additional information, please contact the 

undersigned at Tel. (519) 434-0278 or by email at rpellerin@scoterra.com. 

 

Respectfully Submitted, 

 
Sco-Terra Consulting Group Limited 

Richard J. Pellerin, P. Eng. 
Principal 

 

 

cc. Lou Pompilii, Director of Planning & Building Services, City of St. Thomas, e. lpompilii@stthomas.ca 

 Jim McCoomb, Manager of Planning Services, City of St. Thomas, e. jmccoomb@stthomas.ca 

 Chris Peck, Chief Building Official, City of St. Thomas, e. cpeck@stthomas.ca 

 Nathan Bokma, Manager of Development and Compliance, City of St. Thomas, 

 e. nbokma@stthomas.ca 

 Davide Circelli, Circelli Steel Limited, e. dav@circellisteel.com 

 Paolo Circelli, Circelli Steel Limited, e. paolo@circellisteel.com 
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MIDUSS Output Files – Pre-Development Conditions 
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02 2-YR PRE-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Pre-Development\210427"
"                Output filename:                   02 2-YR PRE-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                27/04/2021 at 2:11:53 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      410.770   Coefficient A"
"        0.010   Constant B"
"        0.697   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           133.602    mm/hr"
"             Total depth                  33.020    mm"
"            6   002hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            1   Equal length"
"            1   SCS method"
"          100   Full Property - Pre-Development"
"        0.000   % Impervious"
"        2.203   Total Area"
"      100.000   Flow length"
"        2.700   Overland Slope"
"        2.203   Pervious Area"
"      100.000   Pervious length"
"        2.700   Pervious slope"
"        0.000   Impervious Area"
"      100.000   Impervious length"
"        2.700   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.239   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       98.000   Impervious SCS Curve No."
"        0.000   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        0.518   Impervious Initial abstraction"
"                     0.030     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           2.203      0.000      2.203      hectare"
"             Time of concentration  37.850     3.847      37.849     minutes"
"             Time to Centroid       157.951    96.100     157.951    minutes"
"             Rainfall depth         33.020     33.020     33.020     mm"
"             Rainfall volume        727.43     0.00       727.43     c.m"
"             Rainfall losses        25.136     5.578      25.136     mm"
"             Runoff depth           7.884      27.442     7.884      mm"
"             Runoff volume          173.68     0.00       173.68     c.m"
"             Runoff coefficient     0.239      0.000      0.239      "
"             Maximum flow           0.030      0.000      0.030      c.m/sec"

Page 1
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02 2-YR PRE-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.030     0.030     0.000     0.000"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      0.000    hectare"
"             Total % impervious                         0.000"
" 19          EXIT"

Page 2
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03 5-YR PRE-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Pre-Development\210427"
"                Output filename:                   03 5-YR PRE-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                27/04/2021 at 2:13:40 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      547.660   Coefficient A"
"        0.085   Constant B"
"        0.699   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           175.717    mm/hr"
"             Total depth                  43.557    mm"
"            6   005hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            1   Equal length"
"            1   SCS method"
"          100   Full Property - Pre-Development"
"        0.000   % Impervious"
"        2.203   Total Area"
"      100.000   Flow length"
"        2.700   Overland Slope"
"        2.203   Pervious Area"
"      100.000   Pervious length"
"        2.700   Pervious slope"
"        0.000   Impervious Area"
"      100.000   Impervious length"
"        2.700   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.315   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       98.000   Impervious SCS Curve No."
"        0.000   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        0.518   Impervious Initial abstraction"
"                     0.067     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           2.203      0.000      2.203      hectare"
"             Time of concentration  29.329     3.407      29.329     minutes"
"             Time to Centroid       144.820    94.379     144.820    minutes"
"             Rainfall depth         43.557     43.557     43.557     mm"
"             Rainfall volume        959.55     0.00       959.55     c.m"
"             Rainfall losses        29.817     6.040      29.817     mm"
"             Runoff depth           13.740     37.517     13.740     mm"
"             Runoff volume          302.69     0.00       302.69     c.m"
"             Runoff coefficient     0.315      0.000      0.315      "
"             Maximum flow           0.067      0.000      0.067      c.m/sec"

Page 1
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03 5-YR PRE-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.067     0.067     0.000     0.000"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      0.000    hectare"
"             Total % impervious                         0.000"
" 19          EXIT"

Page 2
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04 10-YR PRE-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Pre-Development\210427"
"                Output filename:                  04 10-YR PRE-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                27/04/2021 at 2:15:05 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      631.820   Coefficient A"
"        0.014   Constant B"
"        0.700   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           204.392    mm/hr"
"             Total depth                  50.003    mm"
"            6   010hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            1   Equal length"
"            1   SCS method"
"          100   Full Property - Pre-Development"
"        0.000   % Impervious"
"        2.203   Total Area"
"      100.000   Flow length"
"        2.700   Overland Slope"
"        2.203   Pervious Area"
"      100.000   Pervious length"
"        2.700   Pervious slope"
"        0.000   Impervious Area"
"      100.000   Impervious length"
"        2.700   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.355   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       98.000   Impervious SCS Curve No."
"        0.000   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        0.518   Impervious Initial abstraction"
"                     0.095     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           2.203      0.000      2.203      hectare"
"             Time of concentration  26.003     3.193      26.003     minutes"
"             Time to Centroid       139.464    93.501     139.464    minutes"
"             Rainfall depth         50.003     50.003     50.003     mm"
"             Rainfall volume        1101.58    0.00       1101.58    c.m"
"             Rainfall losses        32.235     6.031      32.235     mm"
"             Runoff depth           17.769     43.973     17.769     mm"
"             Runoff volume          391.45     0.00       391.45     c.m"
"             Runoff coefficient     0.355      0.000      0.355      "
"             Maximum flow           0.095      0.000      0.095      c.m/sec"

Page 1
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04 10-YR PRE-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.095     0.095     0.000     0.000"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      0.000    hectare"
"             Total % impervious                         0.000"
" 19          EXIT"

Page 2
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05 25-YR PRE-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Pre-Development\210427"
"                Output filename:                  05 25-YR PRE-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                27/04/2021 at 2:16:47 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      747.750   Coefficient A"
"        0.084   Constant B"
"        0.701   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           239.170    mm/hr"
"             Total depth                  58.856    mm"
"            6   025hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            1   Equal length"
"            1   SCS method"
"          100   Full Property - Pre-Development"
"        0.000   % Impervious"
"        2.203   Total Area"
"      100.000   Flow length"
"        2.700   Overland Slope"
"        2.203   Pervious Area"
"      100.000   Pervious length"
"        2.700   Pervious slope"
"        0.000   Impervious Area"
"      100.000   Impervious length"
"        2.700   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.403   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       98.000   Impervious SCS Curve No."
"        0.000   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        0.518   Impervious Initial abstraction"
"                     0.150     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           2.203      0.000      2.203      hectare"
"             Time of concentration  22.951     2.986      22.951     minutes"
"             Time to Centroid       134.177    92.623     134.177    minutes"
"             Rainfall depth         58.856     58.856     58.856     mm"
"             Rainfall volume        1296.59    0.00       1296.59    c.m"
"             Rainfall losses        35.117     6.023      35.117     mm"
"             Runoff depth           23.739     52.833     23.739     mm"
"             Runoff volume          522.97     0.00       522.97     c.m"
"             Runoff coefficient     0.403      0.000      0.403      "
"             Maximum flow           0.150      0.000      0.150      c.m/sec"

Page 1

21



05 25-YR PRE-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.150     0.150     0.000     0.000"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      0.000    hectare"
"             Total % impervious                         0.000"
" 19          EXIT"
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06 50-YR PRE-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Pre-Development\210427"
"                Output filename:                  06 50-YR PRE-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                27/04/2021 at 2:18:03 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      823.160   Coefficient A"
"        0.044   Constant B"
"        0.699   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           265.610    mm/hr"
"             Total depth                  65.478    mm"
"            6   050hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            1   Equal length"
"            1   SCS method"
"          100   Full Property - Pre-Development"
"        0.000   % Impervious"
"        2.203   Total Area"
"      100.000   Flow length"
"        2.700   Overland Slope"
"        2.203   Pervious Area"
"      100.000   Pervious length"
"        2.700   Pervious slope"
"        0.000   Impervious Area"
"      100.000   Impervious length"
"        2.700   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.435   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       98.000   Impervious SCS Curve No."
"        0.000   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        0.518   Impervious Initial abstraction"
"                     0.189     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           2.203      0.000      2.203      hectare"
"             Time of concentration  21.222     2.857      21.222     minutes"
"             Time to Centroid       131.200    92.177     131.200    minutes"
"             Rainfall depth         65.478     65.478     65.478     mm"
"             Rainfall volume        1442.48    0.00       1442.48    c.m"
"             Rainfall losses        36.980     5.992      36.980     mm"
"             Runoff depth           28.498     59.486     28.498     mm"
"             Runoff volume          627.80     0.00       627.80     c.m"
"             Runoff coefficient     0.435      0.000      0.435      "
"             Maximum flow           0.189      0.000      0.189      c.m/sec"
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06 50-YR PRE-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.189     0.189     0.000     0.000"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      0.000    hectare"
"             Total % impervious                         0.000"
" 19          EXIT"
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07 100-YR PRE-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Pre-Development\210427"
"                Output filename:                 07 100-YR PRE-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                27/04/2021 at 2:19:15 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      904.120   Coefficient A"
"        0.043   Constant B"
"        0.699   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           291.774    mm/hr"
"             Total depth                  71.918    mm"
"            6   100hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            1   Equal length"
"            1   SCS method"
"          100   Full Property - Pre-Development"
"        0.000   % Impervious"
"        2.203   Total Area"
"      100.000   Flow length"
"        2.700   Overland Slope"
"        2.203   Pervious Area"
"      100.000   Pervious length"
"        2.700   Pervious slope"
"        0.000   Impervious Area"
"      100.000   Impervious length"
"        2.700   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.463   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       98.000   Impervious SCS Curve No."
"        0.000   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        0.518   Impervious Initial abstraction"
"                     0.230     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           2.203      0.000      2.203      hectare"
"             Time of concentration  19.845     2.747      19.845     minutes"
"             Time to Centroid       128.718    91.726     128.718    minutes"
"             Rainfall depth         71.918     71.918     71.918     mm"
"             Rainfall volume        1584.36    0.00       1584.36    c.m"
"             Rainfall losses        38.647     5.999      38.647     mm"
"             Runoff depth           33.271     65.919     33.271     mm"
"             Runoff volume          732.96     0.00       732.96     c.m"
"             Runoff coefficient     0.463      0.000      0.463      "
"             Maximum flow           0.230      0.000      0.230      c.m/sec"
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07 100-YR PRE-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.230     0.230     0.000     0.000"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      0.000    hectare"
"             Total % impervious                         0.000"
" 19          EXIT"
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02 2-YR POST-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Post-Development\210428-200"
"                Output filename:                  02 2-YR POST-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                28/04/2021 at 1:03:50 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      410.770   Coefficient A"
"        0.010   Constant B"
"        0.697   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           133.602    mm/hr"
"             Total depth                  33.020    mm"
"            6   002hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            3   Specify values"
"            1   SCS method"
"          100   Full Property - Post-Development"
"       56.000   % Impervious"
"        2.203   Total Area"
"      185.000   Flow length"
"        0.500   Overland Slope"
"        0.969   Pervious Area"
"      110.000   Pervious length"
"        1.000   Pervious slope"
"        1.234   Impervious Area"
"      185.000   Impervious length"
"        0.500   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.239   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       93.000   Impervious SCS Curve No."
"        0.582   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        1.912   Impervious Initial abstraction"
"                     0.119     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           0.969      1.234      2.203      hectare"
"             Time of concentration  53.989     10.796     21.325     minutes"
"             Time to Centroid       180.980    112.718    129.357    minutes"
"             Rainfall depth         33.020     33.020     33.020     mm"
"             Rainfall volume        320.07     407.36     727.43     c.m"
"             Rainfall losses        25.134     13.796     18.785     mm"
"             Runoff depth           7.886      19.224     14.235     mm"
"             Runoff volume          76.44      237.16     313.61     c.m"
"             Runoff coefficient     0.239      0.582      0.431      "
"             Maximum flow           0.010      0.115      0.119      c.m/sec"
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02 2-YR POST-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.119     0.119     0.000     0.000"
" 54          POND DESIGN"
"        0.119   Current peak flow    c.m/sec"
"        0.030   Target outflow    c.m/sec"
"        313.6   Hydrograph volume    c.m"
"           5.   Number of stages"
"      243.500   Minimum water level    metre"
"      245.500   Maximum water level    metre"
"      243.500   Starting water level    metre"
"            0   Keep Design Data: 1 = True; 0 = False"
"                  Level Discharge    Volume"
"                243.500     0.000     0.000"
"                244.000   0.06100   247.800"
"                244.500   0.08600   605.000"
"                245.000    0.1060  1077.300"
"                245.500    0.1220  1680.500"
"             Peak outflow                  0.030    c.m/sec"
"             Maximum level               243.743    metre"
"             Maximum storage             120.657    c.m"
"             Centroidal lag                3.284   hours"
"                  0.119     0.119     0.030     0.000 c.m/sec"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      1.234    hectare"
"             Total % impervious                        56.000"
" 19          EXIT"
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03 5-YR POST-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Post-Development\210428-200"
"                Output filename:                  03 5-YR POST-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                28/04/2021 at 1:08:19 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      547.660   Coefficient A"
"        0.085   Constant B"
"        0.699   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           175.717    mm/hr"
"             Total depth                  43.557    mm"
"            6   005hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            3   Specify values"
"            1   SCS method"
"          100   Full Property - Post-Development"
"       56.000   % Impervious"
"        2.203   Total Area"
"      185.000   Flow length"
"        0.500   Overland Slope"
"        0.969   Pervious Area"
"      110.000   Pervious length"
"        1.000   Pervious slope"
"        1.234   Impervious Area"
"      185.000   Impervious length"
"        0.500   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.315   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       93.000   Impervious SCS Curve No."
"        0.653   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        1.912   Impervious Initial abstraction"
"                     0.207     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           0.969      1.234      2.203      hectare"
"             Time of concentration  41.836     9.181      18.169     minutes"
"             Time to Centroid       163.295    108.800    123.800    minutes"
"             Rainfall depth         43.557     43.557     43.557     mm"
"             Rainfall volume        422.20     537.35     959.55     c.m"
"             Rainfall losses        29.815     15.127     21.589     mm"
"             Runoff depth           13.742     28.430     21.967     mm"
"             Runoff volume          133.20     350.73     483.94     c.m"
"             Runoff coefficient     0.315      0.653      0.504      "
"             Maximum flow           0.022      0.201      0.207      c.m/sec"
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03 5-YR POST-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.207     0.207     0.000     0.000"
" 54          POND DESIGN"
"        0.207   Current peak flow    c.m/sec"
"        0.067   Target outflow    c.m/sec"
"        483.9   Hydrograph volume    c.m"
"           5.   Number of stages"
"      243.500   Minimum water level    metre"
"      245.500   Maximum water level    metre"
"      243.500   Starting water level    metre"
"            0   Keep Design Data: 1 = True; 0 = False"
"                  Level Discharge    Volume"
"                243.500     0.000     0.000"
"                244.000   0.06100   247.800"
"                244.500   0.08600   605.000"
"                245.000    0.1060  1077.300"
"                245.500    0.1220  1680.500"
"             Peak outflow                  0.048    c.m/sec"
"             Maximum level               243.893    metre"
"             Maximum storage             194.923    c.m"
"             Centroidal lag                3.192   hours"
"                  0.207     0.207     0.048     0.000 c.m/sec"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      1.234    hectare"
"             Total % impervious                        56.000"
" 19          EXIT"
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04 10-YR POST-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Post-Development\210428-200"
"                Output filename:                 04 10-YR POST-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                28/04/2021 at 1:09:40 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      631.820   Coefficient A"
"        0.014   Constant B"
"        0.700   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           204.392    mm/hr"
"             Total depth                  50.003    mm"
"            6   010hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            3   Specify values"
"            1   SCS method"
"          100   Full Property - Post-Development"
"       56.000   % Impervious"
"        2.203   Total Area"
"      185.000   Flow length"
"        0.500   Overland Slope"
"        0.969   Pervious Area"
"      110.000   Pervious length"
"        1.000   Pervious slope"
"        1.234   Impervious Area"
"      185.000   Impervious length"
"        0.500   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.356   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       93.000   Impervious SCS Curve No."
"        0.688   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        1.912   Impervious Initial abstraction"
"                     0.275     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           0.969      1.234      2.203      hectare"
"             Time of concentration  37.091     8.459      16.732     minutes"
"             Time to Centroid       156.139    106.959    121.169    minutes"
"             Rainfall depth         50.003     50.003     50.003     mm"
"             Rainfall volume        484.69     616.88     1101.58    c.m"
"             Rainfall losses        32.224     15.624     22.928     mm"
"             Runoff depth           17.780     34.380     27.076     mm"
"             Runoff volume          172.34     424.13     596.48     c.m"
"             Runoff coefficient     0.356      0.688      0.541      "
"             Maximum flow           0.032      0.266      0.275      c.m/sec"
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04 10-YR POST-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.275     0.275     0.000     0.000"
" 54          POND DESIGN"
"        0.275   Current peak flow    c.m/sec"
"        0.095   Target outflow    c.m/sec"
"        596.5   Hydrograph volume    c.m"
"           5.   Number of stages"
"      243.500   Minimum water level    metre"
"      245.500   Maximum water level    metre"
"      243.500   Starting water level    metre"
"            0   Keep Design Data: 1 = True; 0 = False"
"                  Level Discharge    Volume"
"                243.500     0.000     0.000"
"                244.000   0.06100   247.800"
"                244.500   0.08600   605.000"
"                245.000    0.1060  1077.300"
"                245.500    0.1220  1680.500"
"             Peak outflow                  0.061    c.m/sec"
"             Maximum level               243.997    metre"
"             Maximum storage             246.152    c.m"
"             Centroidal lag                3.148   hours"
"                  0.275     0.275     0.061     0.000 c.m/sec"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      1.234    hectare"
"             Total % impervious                        56.000"
" 19          EXIT"
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05 25-YR POST-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Post-Development\210428-200"
"                Output filename:                 05 25-YR POST-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                28/04/2021 at 1:10:57 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      747.750   Coefficient A"
"        0.084   Constant B"
"        0.701   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           239.170    mm/hr"
"             Total depth                  58.856    mm"
"            6   025hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            3   Specify values"
"            1   SCS method"
"          100   Full Property - Post-Development"
"       56.000   % Impervious"
"        2.203   Total Area"
"      185.000   Flow length"
"        0.500   Overland Slope"
"        0.969   Pervious Area"
"      110.000   Pervious length"
"        1.000   Pervious slope"
"        1.234   Impervious Area"
"      185.000   Impervious length"
"        0.500   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.404   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       93.000   Impervious SCS Curve No."
"        0.722   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        1.912   Impervious Initial abstraction"
"                     0.405     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           0.969      1.234      2.203      hectare"
"             Time of concentration  32.738     7.771      15.388     minutes"
"             Time to Centroid       149.093    105.226    118.608    minutes"
"             Rainfall depth         58.856     58.856     58.856     mm"
"             Rainfall volume        570.50     726.09     1296.59    c.m"
"             Rainfall losses        35.098     16.334     24.590     mm"
"             Runoff depth           23.758     42.522     34.266     mm"
"             Runoff volume          230.29     524.58     754.87     c.m"
"             Runoff coefficient     0.404      0.722      0.582      "
"             Maximum flow           0.050      0.389      0.405      c.m/sec"
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05 25-YR POST-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.405     0.405     0.000     0.000"
" 54          POND DESIGN"
"        0.405   Current peak flow    c.m/sec"
"        0.150   Target outflow    c.m/sec"
"        754.9   Hydrograph volume    c.m"
"           5.   Number of stages"
"      243.500   Minimum water level    metre"
"      245.500   Maximum water level    metre"
"      243.500   Starting water level    metre"
"            0   Keep Design Data: 1 = True; 0 = False"
"                  Level Discharge    Volume"
"                243.500     0.000     0.000"
"                244.000   0.06100   247.800"
"                244.500   0.08600   605.000"
"                245.000    0.1060  1077.300"
"                245.500    0.1220  1680.500"
"             Peak outflow                  0.067    c.m/sec"
"             Maximum level               244.123    metre"
"             Maximum storage             335.964    c.m"
"             Centroidal lag                3.199   hours"
"                  0.405     0.405     0.067     0.000 c.m/sec"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      1.234    hectare"
"             Total % impervious                        56.000"
" 19          EXIT"
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06 50-YR POST-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Post-Development\210428-200"
"                Output filename:                 06 50-YR POST-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                28/04/2021 at 1:12:09 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      823.160   Coefficient A"
"        0.044   Constant B"
"        0.699   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           265.610    mm/hr"
"             Total depth                  65.478    mm"
"            6   050hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            3   Specify values"
"            1   SCS method"
"          100   Full Property - Post-Development"
"       56.000   % Impervious"
"        2.203   Total Area"
"      185.000   Flow length"
"        0.500   Overland Slope"
"        0.969   Pervious Area"
"      110.000   Pervious length"
"        1.000   Pervious slope"
"        1.234   Impervious Area"
"      185.000   Impervious length"
"        0.500   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.435   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       93.000   Impervious SCS Curve No."
"        0.742   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        1.912   Impervious Initial abstraction"
"                     0.480     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           0.969      1.234      2.203      hectare"
"             Time of concentration  30.272     7.360      14.592     minutes"
"             Time to Centroid       145.126    104.202    117.120    minutes"
"             Rainfall depth         65.478     65.478     65.478     mm"
"             Rainfall volume        634.69     807.79     1442.48    c.m"
"             Rainfall losses        36.976     16.925     25.747     mm"
"             Runoff depth           28.502     48.553     39.731     mm"
"             Runoff volume          276.28     598.99     875.27     c.m"
"             Runoff coefficient     0.435      0.742      0.607      "
"             Maximum flow           0.064      0.457      0.480      c.m/sec"
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06 50-YR POST-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.480     0.480     0.000     0.000"
" 54          POND DESIGN"
"        0.480   Current peak flow    c.m/sec"
"        0.189   Target outflow    c.m/sec"
"        875.3   Hydrograph volume    c.m"
"           5.   Number of stages"
"      243.500   Minimum water level    metre"
"      245.500   Maximum water level    metre"
"      243.500   Starting water level    metre"
"            0   Keep Design Data: 1 = True; 0 = False"
"                  Level Discharge    Volume"
"                243.500     0.000     0.000"
"                244.000   0.06100   247.800"
"                244.500   0.08600   605.000"
"                245.000    0.1060  1077.300"
"                245.500    0.1220  1680.500"
"             Peak outflow                  0.072    c.m/sec"
"             Maximum level               244.224    metre"
"             Maximum storage             408.111    c.m"
"             Centroidal lag                3.282   hours"
"                  0.480     0.480     0.072     0.000 c.m/sec"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      1.234    hectare"
"             Total % impervious                        56.000"
" 19          EXIT"
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07 100-YR POST-DEVELOPMENT
"                MIDUSS Output ----------------------------------------------->"
"                MIDUSS version                          Version 2.25  rev. 473"
"                MIDUSS created                                  February-07-10"
"           10   Units used:                                          ie METRIC"
"                Job folder:                                 L:\CORRESPONDENCE\"
"                20545 Highbury Avenue South St. 
Thomas\MIDUSS\Post-Development\210428-200"
"                Output filename:                07 100-YR POST-DEVELOPMENT.out"
"                Licensee name:                                   Smon Pellerin"
"                Company                     Sco-Terra Consulting Group Limited"
"                Date & Time last used:                28/04/2021 at 1:13:23 PM"
" 31          TIME PARAMETERS"
"        5.000   Time Step"
"      180.000   Max. Storm length"
"     1500.000   Max. Hydrograph"
" 32          STORM Chicago storm"
"            1   Chicago storm"
"      904.120   Coefficient A"
"        0.043   Constant B"
"        0.699   Exponent C"
"        0.400   Fraction R"
"      180.000   Duration"
"        1.000   Time step multiplier"
"             Maximum intensity           291.774    mm/hr"
"             Total depth                  71.918    mm"
"            6   100hyd   Hydrograph extension used in this file"
" 33          CATCHMENT 100"
"            1   Triangular SCS"
"            3   Specify values"
"            1   SCS method"
"          100   Full Property - Post-Development"
"       56.000   % Impervious"
"        2.203   Total Area"
"      185.000   Flow length"
"        0.500   Overland Slope"
"        0.969   Pervious Area"
"      110.000   Pervious length"
"        1.000   Pervious slope"
"        1.234   Impervious Area"
"      185.000   Impervious length"
"        0.500   Impervious slope"
"        0.250   Pervious Manning 'n'"
"       80.000   Pervious SCS Curve No."
"        0.463   Pervious Runoff coefficient"
"        0.100   Pervious Ia/S coefficient"
"        6.350   Pervious Initial abstraction"
"        0.015   Impervious Manning 'n'"
"       93.000   Impervious SCS Curve No."
"        0.757   Impervious Runoff coefficient"
"        0.100   Impervious Ia/S coefficient"
"        1.912   Impervious Initial abstraction"
"                     0.552     0.000     0.000     0.000 c.m/sec"
"             Catchment 100          Pervious   Impervious Total Area "
"             Surface Area           0.969      1.234      2.203      hectare"
"             Time of concentration  28.307     7.019      13.925     minutes"
"             Time to Centroid       141.832    103.289    115.791    minutes"
"             Rainfall depth         71.918     71.918     71.918     mm"
"             Rainfall volume        697.12     887.24     1584.36    c.m"
"             Rainfall losses        38.644     17.465     26.783     mm"
"             Runoff depth           33.275     54.453     45.135     mm"
"             Runoff volume          322.54     671.78     994.32     c.m"
"             Runoff coefficient     0.463      0.757      0.628      "
"             Maximum flow           0.078      0.522      0.552      c.m/sec"
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07 100-YR POST-DEVELOPMENT
" 40          HYDROGRAPH Add Runoff "
"            4   Add Runoff "
"                     0.552     0.552     0.000     0.000"
" 54          POND DESIGN"
"        0.552   Current peak flow    c.m/sec"
"        0.230   Target outflow    c.m/sec"
"        994.3   Hydrograph volume    c.m"
"           5.   Number of stages"
"      243.500   Minimum water level    metre"
"      245.500   Maximum water level    metre"
"      243.500   Starting water level    metre"
"            0   Keep Design Data: 1 = True; 0 = False"
"                  Level Discharge    Volume"
"                243.500     0.000     0.000"
"                244.000   0.06100   247.800"
"                244.500   0.08600   605.000"
"                245.000    0.1060  1077.300"
"                245.500    0.1220  1680.500"
"             Peak outflow                  0.077    c.m/sec"
"             Maximum level               244.327    metre"
"             Maximum storage             481.460    c.m"
"             Centroidal lag                3.368   hours"
"                  0.552     0.552     0.077     0.000 c.m/sec"
" 38          START/RE-START TOTALS 100"
"            3   Runoff Totals on EXIT"
"             Total Catchment area                       2.203    hectare"
"             Total Impervious area                      1.234    hectare"
"             Total % impervious                        56.000"
" 19          EXIT"
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The Corporation of the City of St. Thomas  

Report No.: COA08-2021 

 

Applicant: Circelli Steel Ltd. 

Members of the Committee of Adjustment 
 
Report Date:    June 1, 2021 
Meeting Date:  June 10, 2021 

 
Location: 45 Highbury avenue, Range 1, SER, Part Lot 9, RP 11R6804, Part 3 
 

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

 
Department: Planning and Building Services Department 
Prepared by: Steve Craig, Senior Planning Technician 

Attachments: Location Plan  

 
Recommendation: 
 
That: Report COA08-2021 be received. 
 
 
BACKGROUND:  
Circelli Steel Ltd. are proposing to develop the subject lands for the 
purpose of a metal fabrication business, as shown on the site plan 
accompanying the application. 
 
MINOR VARIANCE: 
(i) To permit 39 parking spaces for a metal fabrication business, 

whereas Subsection 21.1.6 of the City of St. Thomas Zoning 
By-law requires a minimum of 223 parking spaces, based 
313.5sqm (10 parking spaces) of Business Office floor area and 
2,289.31sqm (213 parking) of Manufacturing floor area. 
 

OFFICIAL PLAN:  

 The subject lands are in the Employment Lands designation, as 
shown on Schedule “A” (Land Use Plan) to the Official Plan for 
the City of St. Thomas.  

 Permitted uses in the Employment designation include business 
and economic activities which can be generally classified as 
manufacturing, the processing of goods and raw materials, 
warehousing, transportation, communications and utilities, bulk storage of goods and other activities whose 
operational characteristics are similar (5.10.4). 

 A goal in the Employment designation is to provide and maintain a sufficient supply of land, in amount and variety 
of sizes, to accommodate employment growth; (5.10.2(i)). 

 The City will maintain an adequate supply of lands designated for employment purposes to accommodate 
employment growth to the year 2037. Key land supply priorities include providing a variety of choice in terms of 
location, property size and configuration, cost, and the range of permitted uses (5.10.3.1(ii)). 

 Adequate off-street parking and loading facilities must be provided. Off-street parking and loading areas shall be 
designed to accommodate type of industrial operations and the size of the proposed use. Developers are encouraged 
to purchase sufficient land to accommodate off-street parking for any planned future enlargement or change in use 
(5.10.4.3). 

 
ZONING BY-LAW:  

 The subject lands are in the Employment Lands Zone (EL) pursuant to the City of St. Thomas Zoning By-Law No. 50-88, 
as amended (Section 21A).  

 Permitted uses of the EL zone include an adult entertainment parlour, agriculture, animal clinic, auction sales, 
automotive body shop, automotive service business, automotive trade, builders depot, bulk storage, business of leasing 
vehicles and equipment, car rental business, construction trade, industrial repair shop, machine shop, manufacturing, 
non-retail service commercial uses, pharmaceutical and medical product industry, private recreation facilities, railway, 
self storage business, scientific and technology development, transport trucking terminal, warehousing, wholesale 
establishment, uses accessory to the foregoing (21A.1). 

 Parking requirements for business office - 3.0 spaces per 100m2 of floor area (21.1.6(d)). 

 Parking requirement for manufacturing - 20 spaces per 100m2 of the first 1000m2 of floor area and 1 space per 100m2 
of the remainder of the floor area in excess of 1000m2 (21.1.6(e)) 

 
 
 
 

Location Plan: 
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 Parking lot is defined as that area within a lot, building or structure: 
(i) which may be open, covered or partially or wholly enclosed; 
(ii) which may be used for the parking of motor vehicles and any part not so used may be used as a landscaped area; 
(iii) which may abut a highway; 
(iv) which may include a driveway or driveways within such area or connecting such area to a highway; 
(v) which is surfaced with asphalt, concrete or granular material which has a dust free stable surface; and 
(vi) within or adjacent to which there may be lighting devices for the parking lot, directional or other signs relating to the 

use of the parking lot, parking control devices, curbs, guardrails or other vehicle barriers. 

 Parking space is defined as that part of a lot, building or structure within a parking lot or within a residential driveway: 
(i) which is rectangular in shape and the dimensions of which are not less than 2.75m x 5.5m; 
(ii) which is provided for the parking of a motor vehicle without moving or removing any other motor vehicle; 
(iii) which may be open, covered or partially or wholly enclosed; and 
(iv) which is surfaced with asphalt, concrete or granular material which has a dust free stable surface. 

LEGISLATIVE FRAMEWORK FOR A MINOR VARIANCE: 

In considering this application, the Committee must have regard to the following criteria and determine whether: 

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

 The general intent and purpose of the Zoning By-Law will be maintained; 

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

 The variance is minor in nature. 

COMMENTS: 

 The applicants are proposing to construct a new 2,602.81sqm building on the subject lands for the purpose of operating 
a metal fabricaton business, Circelli Steel Ltd. 

 According to the applicant a maximum of 39 parking spaces are required to accommodate employee parking and visitor 
parking associated with the proposed metal fabricaton business and the additional 184 parking spaces are not required. 

 The site is 2.2 hectares in area and the new building will have a total floor area of 2,602.81m2, including 2,289.31m2 of 
manufacturing floor area and 313.5m2 of ancillary office floor area. Based on the propsed use and floors area of the 
building the EL zone requires: 
1. 10 parking spaces for 313.50m2 of ancillary office floor area; 
2. 200 parking spaces for the first 1,000m2 of manufacturing floor area and 13 parking spaces for the remainder of 

the 1,289.31m2 manufacturing floor area. 

 According to the site plan accompanying the application there is sufficient area on the site to accommodate additional 
off-street parking for any planned future enlargement or change in use, in the interim the reduced parking will be used 
for used for landscape/openspace and storm water management purposes. 

 The assessment of whether a variance is or is not minor does not necessarily relate simply to the measured differences 
between what the Zoning By-law permits and what the applicant is requesting. It has much to do with the impacts of 
the proposed development on the subject lands and neighbouring properties. No adverse impacts to the subject lands, 
neighbouring lots and the Highbury Avenue right-of-way are anticipated.  

 A site plan approval application (SPC08-2021) has been filed concurrently for the propsoed development of the 
subject lands.   

 In staff’s opinion the proposed 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.  

 Staff recommend that minor variance application COA08-2021 be approved, should the Committee of Adjustment 
approve the application staff recommend that the decision reflect that the Committee is approving a minimum of 39 
parking spaces. 

 
 
Respectfully submitted, 
 
 
Steve Craig 
Senior Planning Technician 
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The Corporation of the City of St. Thomas  

Report No.: COA09-2021 

 

Applicant: Michelle Milles 

 

Members of the Committee of Adjustment 
 
Report Date:    June 1, 2021 
Meeting Date:  June 10, 2021 

 
Location: 18 Blue Heron Place, Registered Plan 11M-106, Lot 82  
 

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

 
Department: Planning and Building Services Department 
Prepared by: Steve Craig, Senior Planning Technician 

Attachments: Location Plan and 2015 Aerial 
Photograph 

 
Recommendation: 
 
That: Report COA009-2021 be received. 
 
 
BACKGROUND:  
The applicant is proposing to construct a new deck on the back 
of the existing residential dwelling, as shown on the site plan 
accompanying the application.  
 
REQUESTED VARIANCE: 

 To permit a new deck a minimum of 3.3m from the rear 
lot line, whereas the R3-77 zone requires a deck to be 
setback a minimum of 6.5m from the rear lot line. (Table 
1 to Subsection 7.4, Column Number 2, Item Number 10, 
requires a minimum rear yard depth of 9m. Subsection 
4.2.2 of the General Provisions Applicable to Residential 
zones permits a deck, stoop, steps, or porch which is 
covered or uncovered, and not wholly or partially enclosed 
to project into a required rear yard up to a maximum of 
2.5m.) 

 
OFFICIAL PLAN:  

 The subject lands are within the Residential designation as 
shown on Schedule A (Land Use Plan) to the Official Plan 
for the City of St. Thomas. 

 The Residential policies of the Official Plan permit a full 
range of dwelling types including low density residential 
uses.  

 
ZONING BY-LAW:  

 The subject lands are within the Third Residential Zone (R3-77) pursuant to the City of St. Thomas Zoning By-Law No. 50-
88.  

 Permitted uses of the R3-77 zone include a single detached dwelling and uses accessory to the foregoing, the requirements 
and setbacks for a single detached dwelling include: 

 minimum lot area - 371.5m2; 

 minimum lot frontage - 12m; 

 maximum main building height - 11m; 

 maximum accessory building height - 4m; 

 maximum lot coverage - 35%;  

 maximum floor area of an enclosed accessory building - the lesser of 15% of the lot area or 67m2; 

 maximum number of dwelling units - 1 per lot;  

 maximum roof area - 50%; 

 minimum front yard depth - 6m; 

 minimum rear yard depth - 9m; 

 minimum interior side yard depth - 1m; 

 minimum ground floor area - 1 storey dwelling 74m2; and  

 minimum number of parking spaces - 1 parking space per dwelling unit. 

Location 
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 Subsection 4.2.2 of the general provisions applicable to residential zones of the Zoning By-law permit a deck, stoop, steps 
or porch which is covered or uncovered, and not wholly or partially enclosed to project into a required rear yard up to a 
maximum of 2.5m. 

 Rear yard means a yard extending across the full width of a lot between the rear lot line and the main building wall. 
 
LEGISLATIVE FRAMEWORK FOR A MINOR VARIANCE: 
In considering this application, the Committee must have regard to the following criteria and determine whether: 

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

 The general intent and purpose of the Zoning By-Law will be maintained; 

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

 The variance is minor in nature. 
 
 
 

 
COMMENTS:  

 The applicant is proposing to replace the existing deck on the back of the house that was constructed 20 years ago.  

 The subject lands are located on the bulb of the cul-de-sac, which results in the lot having an irregular configuration and 
development being pushed closer to the rear lot line.  

 The lot backs onto a mature hedgerow that includes a mixture of bushes and trees and a public walking trail system, no 
new adverse impacts are anticipated to the subject lands and/or neighboring properties, as a result of a new deck being 
constructed 3.3m from the rear lot line. 

 Part of the subject lands are in the Kettle Creek Conservation Authority (KCCA) regulation area, during the consultation 
process the KCCA confirmed that they have no objections to the proposed deck extension. 

 In Staff’s opinion the proposed variance meets the general intent and purpose of the Official Plan and 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. Should the Committee of Adjustment approve the application staff recommend that the 
decision reflect that the Committee is permitting an unenclosed deck a minimum of 3.3m from the rear lot line, as shown on 
the site plan accompanying the application. 

 
Respectfully submitted, 
 
 
Steve Craig 
Senior Planning Technician 
 
 
 

2015 Aerial Photograph 
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The Corporation of the City of St. Thomas
 

Report No.: COA10-2021 

 

Applicant: Joely Neufeld, Peter Neufeld 
and Norman Vanstone-Neufeld 

Members of the Committee of Adjustment 
 
Report Date:    June 1, 2021 
Meeting Date:  June 10, 2021 

 
Location: Concession NTRE, Part Lot 45, 40979 Major Line, City of St. Thomas 
 

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

 
Department: Planning and Building Services Department 
Prepared by: Steve Craig, Senior Planning Technician 

Attachments: Location Plan and 2015 
Aerial Photograph 

 
Recommendation: 
 
That: Report COA09-2021 be received. 
 
 
BACKGROUND:  
The applicants have filed a consent application (B07-2021) 
concurrently for a lot addition, a minor variance 
application is required to recognize that the subject lands 
do not have lot frontage on Major Line, legal access from 
Major Line to the existing residential dwelling, municipally 
known as 40979 Major Line is through a registered right-
of way, over Part 1, 11R-2960, as described in Instrument 
Number E280559. 
 
REQUESTED VARIANCE(S): 
1) To recognize that the subject lands do not have lot 

frontage on Major line, whereas Section 4.1.5(a) 
provides that no building or structure shall be erected 
on a lot or used for any purpose unless, the lot has 
the minimum lot frontage required by the zone 
requirements applicable to such lot. 

2) To recognize that the subject lands do not have lot 
frontage on Major Line, whereas Table 1 to Subsection 
5.4, Column Number 2, Item Number 2, requires a 
minimum lot frontage of 15m.  

 
OFFICIAL PLAN:  

 The subject lands are in the Residential designation 
and Natural Heritage designation, as shown on 
Schedule “A” (Land Use Plan) to the Official Plan for the City of St. Thomas.  

 The retained lot is in the Residential designation, permitted uses include a full range of dwelling types including 
low density residential uses (5.1.3.1). 

 The severed lot is in the Natural Heritage designation, permitted uses include passive open space, walking/biking 
trails, forest, and resource management uses, conservation uses, erosion and flood control, low-intensity public 
and private recreation uses, necessary public utilities, infrastructure and services, existing agricultural use and 
accessory buildings and structures thereto (8.3.2.2). No development or site alteration shall be permitted within 
lands designated as Natural Heritage (8.3.2.3). 

 
ZONING BY-LAW:  

 The subject lands are in the Residential Zone One (R1-17) and Natural Heritage Zone (NH) pursuant to the City of 
St. Thomas Zoning By-Law No. 50-88, as amended.  

 The retained lot is in the R1-17 zone, permitted uses include a single detached dwelling, home occupation, and 
uses accessory to the foregoing (5.5.17(b)). 

 The minimum lot area required for a single detached dwelling is 464sqm (Table 1 to Subsection 5.4, Column Number 
2, Item Number 1). 

 The minimum lot frontage required for a single detached dwelling is 15m (Table 1 to Subsection 5.4, Column Number 
2, Item Number 2).  

 The severed lot is in the NH zone, permitted uses include conservation of the environment, forest, wildlife and 
fisheries management (25.1). No buildings or structures shall be erected in the NH zone except for the uses 
permitted in Subsection 25.1 (25.2).  
 

Location Plan: 
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LEGISLATIVE FRAMEWORK FOR A MINOR VARIANCE: 
In considering this application, the Committee must have regard to the following criteria and determine whether: 

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

 The general intent and purpose of the Zoning By-Law will be maintained; 

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

 The variance is minor in nature. 
 
 

 
COMMENTS:  

 The applicants filed a consent application (B07-2021) concurrently for the purpose of conveying a vacant parcel of 
land to the abutting lot to the east, municipally know as 41041 Major Line.  

 A minor variance is required to recognize that the subject lands do not have lot frontage on Major Line, legal access 
from Major Line to the existing residential dwelling, municipally known as 40979 Major Line is through a registered 
right-of way, over Part 1, 11R-2960, as described in Instrument Number E280559.  

 The applicants have provided a letter from Robert J Foster, Barrister & Solicitor, dated May 7, 2021, in support of the 
minor variance application, stating that in his opinion the existing dwelling municipally known as 40979 Major Line 
has a legal and secure access through the existing right-of-way to Major Line. 

 In Staff’s opinion the proposed 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. Should the Committee of Adjustment approve the application staff recommend 
that the decision reflect that the Committee is recognizing that the subject lands do not have lot frontage on Major 
Line, legal access from Major Line to the existing residential dwelling, municipally known as 40979 Major Line is 
through a registered right-of way, over Part 1, 11R-2960, as described in Instrument Number E280559. 

 
Respectfully submitted, 
 
 
Steve Craig 
Senior Planning Technician 
 
 
 
 
 
 
 
 
 
 

2015 Aerial Photograph 
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The Corporation of the City of St. Thomas  

Report No.: B07-2021 

 
Applicant: Joely Neufeld, Peter Neufeld 
and Norman Vanstone-Neufeld 

Directed to:     Members of the Committee of Adjustment 
 
Report Date:   June 1, 2021 
Meeting Date: June 10, 2021 

Location:         Concession 45, Part Lot 45, 40979 Major Line, City of St. Thomas 

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

 
Department:   Planning Department 
Prepared by:   Steve Craig, Senior Planning Technician 

 
Attachments: Location Plan and 2015  
Aerial Photograph 
                        

 
Recommendation: 
 
That: Report B07-2021 be received. 

 
 
Origin 
Consent application B07-2021 has been filed for the 
purpose of a lot addition, as shown on the site plan 
accompanying the application. A minor variance 
application (COA10/21) has been filed concurrently 
to recognize that the subject lands do not have lot 
frontage on Major Line, legal access from Major Line 
to the existing residential dwelling, municipally 
known as 40979 Major Line is through a registered 
right-of way, over Part 1, 11R-2960, as described in 
Instrument Number E280559. 
 
Proposal 
The applicants are proposing to sever a vacant 
parcel of land with an area of 6.14 hectares, which 
will be merged with the abutting lot to the east, 
municipally know as 41041 Major Line, proposed to 
continue to be used for natural heritage purposes 
(woodlot). The applicants are proposing to retain a 
lot with an area of 0.89 hectares, containing one 
residential dwelling and accessory buildings, 
proposed to continue to be used for residential 
purposes. 
 
Official Plan 
 The subject lands are in the Residential 

designation and Natural Heritage designation, as 
shown on Schedule “A” (Land Use Plan) to the 
Official Plan for the City of St. Thomas.  

 The retained lot is in the Residential designation, permitted uses include a full range of dwelling types including 
low density residential uses (5.1.3.1). 

 The severed lot is in the Natural Heritage designation, permitted uses include passive open space, walking/biking 
trails, forest, and resource management uses, conservation uses, erosion and flood control, low-intensity public 
and private recreation uses, necessary public utilities, infrastructure and services, existing agricultural use and 
accessory buildings and structures thereto (8.3.2.2). No development or site alteration shall be permitted within 
lands designated as Natural Heritage (8.3.2.3). 

 
Zoning By-Law 
 The subject lands are in the Residential Zone One (R1-17) and Natural Heritage Zone (NH) pursuant to the City of 

St. Thomas Zoning By-Law No. 50-88, as amended.  
 The retained lot is in the R1-17 zone, permitted uses include a single detached dwelling, home occupation, and 

uses accessory to the foregoing (5.5.17(b)). 
 The minimum lot area required for a single detached dwelling is 464sqm (Table 1 to Subsection 5.4, Column Number 

2, Item Number 1). 
 The minimum lot frontage required for a single detached dwelling is 15m (Table 1 to Subsection 5.4, Column 

Number 2, Item Number 2).  
 The severed lot is in the NH zone, permitted uses include conservation of the environment, forest, wildlife and 

fisheries management (25.1). No buildings or structures shall be erected in the NH zone except for the uses 
permitted in Subsection 25.1 (25.2).  
 

Location Plan: 
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Comments 
 Consent application B07-2021 has been filed for the purpose of conveying a vacant parcel of land to the abutting lot 

to the east, municipally know as 41041 Major Line. Consent applications for the purpose of a lot boundary 
adjustment, right of way, easement, long term lease, or to convey lands to an abutting lot are typically permitted in 
all land use designations. 

 A minor variance application has filed concurrency to recognize that the subject lands do not have lot frontage on 
Major Line, legal access from Major Line to the existing residential dwelling, municipally known as 40979 Major Line 
is through a registered right-of way, over Part 1, 11R-2960, as described in Instrument Number E280559.  

 The existing residential dwelling located on the subject lands is serviced with a private sewage system (Class 4 
septic system) and private well, which are identified on the site plan accompanying the planning report. The 
applicants have provided a letter from Elgin Pure Water, dated April 30, 2021, and a letter from Erie Excavating & 
Liquid Waste Removal Ltd. dated April 30, 2021, in support of the proposed lot addition. 

 In 2019 the Committee of Adjustment approved a similar consent application (B04-2019) for a lot addition on the 
lands further to the east, municipally known as 41237 Major Line, which is identified on 2015 Aerial Photograph. 

 In staff’s opinion the application conforms with the City of St. Thomas Official Plan, Zoning By-law and satisfies 
the criteria of Section 51(24) of the Planning Act, R.S.O, as amended, therefore approval of Consent Application 
B07-2021 is supportable, should the Committee approve the application staff recommends the following 
conditions: 
1) The Chief Building Official for the Corporation of the City of St. Thomas provide confirmation to the Committee 

of Adjustment that the private servicing documents filed in support of the approval of the subject application 
are satisfactory; 

2) the severed lands be merged with the abutting lot, 41041 Major Line; 
3) that Subsection 3 or 5 of Section 50 of the Planning Act, R.S.O., 1990, as amended shall apply to any 

subsequent conveyance or transaction involving the subject lands; 
4) the solicitor for the applicant is to provide an undertaking, whereby they inform the Committee in writing, that 

the lands are being conveyed to an abutting property owner and thus a merger of title will take place, which 
merger shall include all interests held inclusive or mortgagee’s interest; and 

5) the City of St. Thomas be provided with a copy of the Reference Plan. 
 
 
Respectfully submitted, 
 
 
Steve Craig 
Senior Planning Technician 
 
 
 
 
 
 
 

 

2015 Aerial Photography: 
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