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RE: Allanburg Estates plan

JƵůŝĞ͕
 
YĞƐ ǁĞ ǁŝůů ŶŽƚ ƌĞƋƵŝƌĞ a TIS ĨŽƌ ƚŚŝƐ ƐƵbĚŝǀŝƐŝŽŶ͘
 
SĞaŶ
 
FƌŽm͗ JƵůŝĞ HaŶŶaŚ фJƵůŝĞ͘HaŶŶaŚΛƚŚŽƌŽůĚ͘caх  
SeŶƚ͗ NŽǀĞŵbĞƌ ϭϳ͕ ϮϬϮϬ ϯ͗Ϭϴ PM
TŽ͗ SĞaŶ DƵŶƐŵŽƌĞ фSĞaŶ͘DƵŶƐŵŽƌĞΛƚŚŽƌŽůĚ͘caх 
SƵbjecƚ͗ AůůaŶbƵƌŐ EƐƚaƚĞƐ ƉůaŶ
 
Hŝ SĞaŶ͕
 
AƩacŚĞĚ ŝƐ ƚŚĞ ĚƌaŌ ƉůaŶ ĨŽƌ AůůaŶbƵƌŐ EƐƚaƚĞƐ ĨŽƌ ǇŽƵƌ ƌĞĨĞƌĞŶcĞ͘
 
JƵůŝĞ

Sean DXnVmoUe
7XH 11/17/2020 3�14 30

TR:JXlie Hannah <JXlie.Hannah@WhRURld.ca>;

Paul Klassen
APPENDIX C - CITY AND AGENCY COMMENTS



11/20/2020 MaLO - JXOLe.HaQQaK@WKRUROd.ca
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Re: AllanbXrg EsWaWes- NoWice of CompleWe ApplicaWion and PXblic MWg
(CommenWs- b\ Frida\ Dec. 11Wh)

HL£JXOLH
CRJHFR KDV QR LVVXHV RU FRQFHUQV£ZLWK WKLV DSSOLFDWLRQ.

TKDQNV£ 

Doug CroZn

£ £

NeWZRUN POaQQLQJ DeSaUWPeQW

 

DRXJ.cURZQ@cRJecR.cRP  
  
7 2��-2�6-6266  E[W 8434  _   & �05-401-
��6�

7170 McOeRd Rd  
 
NLaJaUa FaOOV OQW   CaQada

£

OQ FUL, NRY 20, 2020 DW 11:40 AM JXOLH HDQQDK <JXOLH.HDQQDK@WKRUROG.FD> ZURWH: 

GŽŽd mŽƌŶiŶg͕

 

AŶ aƉƉlicaƟŽŶ fŽƌ dƌaŌ ƉlaŶ Žf ƐƵbdiǀiƐiŽŶ aŶd ǌŽŶiŶg bǇͲlaǁ ameŶdmeŶƚ haƐ beeŶ ƌeceiǀed fŽƌ AllaŶbƵƌg
EƐƚaƚeƐ͘

 

Theƌe aƌe addiƟŽŶal dŽcƵmeŶƚƐ ƚhaƚ ǁill be ƐeŶƚ iŶ a ƐeƉaƌaƚe email͘

Doug CroZn <doug.croZn@cogeco.com>
FUL 11/20/2020 1:17 30

TR:JXOLH HDQQDK <JXOLH.HDQQDK@WKRUROG.FD>;

Cc:AQGUHZ CDUULJDQ <AQGUHZ.CDUULJDQ@FDQDGDSRVW.FD>; BHOO CDQDGD <FLUFXODWLRQV@PPP.FD>; DSBN- SXH MDEHH
<VXH.PDEHH@GVEQ.RUJ>; EDUO, LLQGVD\ <OLQGVD\.HDUO@QLDJDUDUHJLRQ.FD>; EQEULGJH <MXQLFLSDOPODQQLQJ@HQEULGJH.FRP>; H\GUR OQH-
CKULV BRHKP (SXSHUYLVLQJ DLVWULEXWLRQ THFK) <FKULV.ERHKP@K\GURRQH.FRP>; H\GUR OQH- LDQG 8VH PODQQLQJ- VWUXFWXUHV
<ODQGXVHSODQQLQJ@K\GURRQH.FRP>; H\GUR OQH-ILHOG EXVLQHVV FHQWUH <]RQH2VFKHGXOLQJ@K\GURRQH.FRP>; JDVRQ SLPSVRQ
<JDVRQ.SLPSVRQ@WKRUROG.FD>; LXF\ SDFFR <LXF\.SDFFR@WKRUROG.FD>; MLVVLVVDXJD FLUVW NDWLRQ- FDZQ SDXOW <IDZQ.VDXOW@PQFIQ.FD>;
NCDSB- SFRWW :KLWZHOO <VFRWW.ZKLWZHOO@QFGVE.FRP>; NLFRODV GRGIUH\ (NPCA) <QJRGIUH\@QSFD.FD>; OPG (H[HFXWLYH 9P)
<H[HFXWLYHYS.ODZDQGGHYHORSPHQW@RSJ.FRP>; SUR[LPLW\@FQ.FD <SUR[LPLW\@FQ.FD>; RHJLRQ- DHY PODQQLQJ ASSOLFDWLRQV
<GHYWSODQQLQJDSSOLFDWLRQV@QLDJDUDUHJLRQ.FD>; SDUDK MDVWURLDQQL <VPDVWURLDQQL@QSFD.FD>; SHDQ DXQVPRUH
<SHDQ.DXQVPRUH@WKRUROG.FD>; 9LQFH GLRYDQQLQL <9LQFH.GLRYDQQLQL@WKRUROG.FD>;

mailto:Doug.crown@cogeco.com
mailto:Julie.Hannah@thorold.ca
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RE: AllanbXrg EsWaWes- NoWice of CompleWe ApplicaWion and PXblic MWg
(CommenWs- b\ Frida\ Dec. 11Wh)

Hi JƵůie͕
Theƌe iƐ a cƵƌƌeŶƚ ƚaǆ baůaŶce ŽŶ ϮϲͲϮϭϳͲϰϬ Žf ΨϭϬ͕ϳϭϳ͘ϭϮ͘
 
ThaŶŬƐ
LƵcǇ
 
 
Fƌom͗ JƵůie HaŶŶah  
Senƚ͗ NŽǀeŵbeƌ ϮϬ͕ ϮϬϮϬ ϭϭ͗ϯϵ AM 
To͗ AŶdƌeǁ CaƌƌigaŶ фAŶdƌeǁ͘CaƌƌigaŶΛCaŶadaƉŽƐƚ͘caх͖ Beůů CaŶada фciƌcƵůaƟŽŶƐΛŵŵŵ͘caх͖ DŽƵg CƌŽǁŶ
фdŽƵg͘cƌŽǁŶΛcŽgecŽ͘cŽŵх͖ DSBNͲ SƵe Mabee фƐƵe͘ŵabeeΛdƐbŶ͘Žƌgх͖ Eaƌů͕ LiŶdƐaǇ фůiŶdƐaǇ͘eaƌůΛŶiagaƌaƌegiŽŶ͘caх͖
EŶbƌidge фMƵŶiciƉaůPůaŶŶiŶgΛeŶbƌidge͘cŽŵх͖ HǇdƌŽ OŶeͲ ChƌiƐ BŽehŵ ;SƵƉeƌǀiƐiŶg DiƐƚƌibƵƟŽŶ TechͿ
фchƌiƐ͘bŽehŵΛhǇdƌŽOŶe͘cŽŵх͖ HǇdƌŽ OŶeͲ LaŶd UƐe PůaŶŶiŶgͲ ƐƚƌƵcƚƵƌeƐ фůaŶdƵƐeƉůaŶŶiŶgΛhǇdƌŽŽŶe͘cŽŵх͖ HǇdƌŽ OŶeͲ
fieůd bƵƐiŶeƐƐ ceŶƚƌe фǌŽŶeϮƐchedƵůiŶgΛhǇdƌŽOŶe͘cŽŵх͖ JaƐŽŶ SiŵƉƐŽŶ фJaƐŽŶ͘SiŵƉƐŽŶΛƚhŽƌŽůd͘caх͖ LƵcǇ SaccŽ
фLƵcǇ͘SaccŽΛƚhŽƌŽůd͘caх͖ MiƐƐiƐƐaƵga FiƌƐƚ NaƟŽŶͲ FaǁŶ SaƵůƚ фfaǁŶ͘ƐaƵůƚΛŵŶcfŶ͘caх͖ NCDSBͲ ScŽƩ Whiƚǁeůů
фƐcŽƩ͘ǁhiƚǁeůůΛŶcdƐb͘cŽŵх͖ NicŽůaƐ GŽdfƌeǇ ;NPCAͿ фŶgŽdfƌeǇΛŶƉca͘caх͖ OPG ;eǆecƵƟǀe VPͿ
фeǆecƵƟǀeǀƉ͘ůaǁaŶddeǀeůŽƉŵeŶƚΛŽƉg͘cŽŵх͖ ƉƌŽǆiŵiƚǇΛcŶ͘ca͖ RegiŽŶͲ Deǀ PůaŶŶiŶg AƉƉůicaƟŽŶƐ
фdeǀƚƉůaŶŶiŶgaƉƉůicaƟŽŶƐΛŶiagaƌaƌegiŽŶ͘caх͖ Saƌah MaƐƚƌŽiaŶŶi фƐŵaƐƚƌŽiaŶŶiΛŶƉca͘caх͖ SeaŶ DƵŶƐŵŽƌe
фSeaŶ͘DƵŶƐŵŽƌeΛƚhŽƌŽůd͘caх͖ ViŶce GiŽǀaŶŶiŶi фViŶce͘GiŽǀaŶŶiŶiΛƚhŽƌŽůd͘caх 
SƵbjecƚ͗ AůůaŶbƵƌg EƐƚaƚeƐͲ NŽƟce Žf CŽŵƉůeƚe AƉƉůicaƟŽŶ aŶd PƵbůic Mƚg ;CŽŵŵeŶƚƐͲ bǇ FƌidaǇ Dec͘ ϭϭƚhͿ
 
GŽŽd ŵŽƌŶiŶg͕
 
AŶ aƉƉůicaƟŽŶ fŽƌ dƌaŌ ƉůaŶ Žf ƐƵbdiǀiƐiŽŶ aŶd ǌŽŶiŶg bǇͲůaǁ aŵeŶdŵeŶƚ haƐ beeŶ ƌeceiǀed fŽƌ AůůaŶbƵƌg
EƐƚaƚeƐ͘
 
Theƌe aƌe addiƟŽŶaů dŽcƵŵeŶƚƐ ƚhaƚ ǁiůů be ƐeŶƚ iŶ a ƐeƉaƌaƚe eŵaiů͘
 
PůeaƐe ƉƌŽǀide cŽŵŵeŶƚƐ bǇ FƌidaǇ Decembeƌ ϭϭƚh͘ If cŽŵŵeŶƚƐ aƌe ŶŽƚ ƌeceiǀed bǇ ƚhaƚ daƚe͕ aŶd if aŶ
eǆƚeŶƐiŽŶ iƐ ŶŽƚ ƌeƋƵeƐƚed͕ iƚ ǁiůů be aƐƐƵŵed ǇŽƵƌ ageŶcǇ haƐ ŶŽ cŽŵŵeŶƚƐ͘
 
If ǇŽƵ Ŷeed addiƟŽŶaů iŶfŽƌŵaƟŽŶ͕ ƉůeaƐe ůeƚ ŵe ŬŶŽǁ͘
 
ƚhaŶŬƐ͕
 
JƵůie

Lucy Sacco
6XQ 11/22/2020 12:14 3M

TR:JXlie Hannah <JXlie.Hannah@WhRURld.ca>;



����������EŽǀĞŵďĞƌ�Ϯϯ͕�ϮϬϮϬ��
��
DƐ͘�:ƵůŝĞ�,ĂŶŶĂŚ͕�D�^͕�D�͕�D�/W͕�ZWW�
^ĞŶŝŽƌ�WůĂŶŶĞƌ͕�WůĂŶŶŝŶŐ�^ĞƌǀŝĐĞƐ��
�ŝƚǇ�ŽĨ�dŚŽƌŽůĚ��
ϯϱϰϬ�^ĐŚŵŽŶ�WĂƌŬǁĂǇ͕�WK��Žǆ�ϭϬϰϰ��
dŚŽƌŽůĚ͕�KE��>Ϯs�ϰ�ϳ��
��
�ĞĂƌ�DƐ͘�,ĂŶŶĂŚ͗��
��
Z�͗�� �ƌĂĨƚ�WůĂŶ�ŽĨ�^ƵďĚŝǀŝƐŝŽŶ�Θ��ŽŶŝŶŐ��ǇͲůĂǁ��ŵĞŶĚŵĞŶƚ��ʹ��ůůĂŶďƵƌŐ��ƐƚĂƚĞƐ�
�����������

�������������������
��
dŚĂŶŬ�ǇŽƵ�ĨŽƌ�ĐŝƌĐƵůĂƚŝŶŐ�ƚŚĞ��ŝƐƚƌŝĐƚ�^ĐŚŽŽů��ŽĂƌĚ�ŽĨ�EŝĂŐĂƌĂ�;�^�EͿ�ƚŚĞ�ĂďŽǀĞ�ŶŽƚĞĚ�ĂƉƉůŝĐĂƚŝŽŶƐ͘�dŚĞ�
ĂƉƉůŝĐĂƚŝŽŶƐ�ƉƌŽƉŽƐĞ�ƚŽ�ĚĞǀĞůŽƉ�ϮϮ�ƐŝŶŐůĞ�ĚĞƚĂĐŚĞĚ�ĚǁĞůůŝŶŐƐ�ŽŶ�Ă�Ϯ͘ϯϭ�ŚĞĐƚĂƌĞ�ƐŝƚĞ�ůŽĐĂƚĞĚ�ŝŵŵĞĚŝĂƚĞůǇ�
ĂĚũĂĐĞŶƚ�ƚŽ��ĂƌƌŽŶ�ZŽĂĚ͘�dŚĞ�ĂĐĐŽŵƉĂŶǇŝŶŐ�ĂƉƉůŝĐĂƚŝŽŶ�ĨŽƌ��ŽŶŝŶŐ��ǇͲůĂǁ��ŵĞŶĚŵĞŶƚ�ƉƌŽƉŽƐĞƐ�ƚŽ�ƌĞͲ
ǌŽŶĞ�ƚŚĞ�ůĂŶĚƐ�ĂĐĐŽƌĚŝŶŐůǇ�ƚŽ�ƉĞƌŵŝƚ�ƚŚĞ�ĚĞǀĞůŽƉŵĞŶƚ͘�����
�
�^�E�WůĂŶŶŝŶŐ�ƐƚĂĨĨ�ŚĂƐ�ĐŽŵƉůĞƚĞĚ�ŝƚƐ�ƌĞǀŝĞǁ�ĂŶĚ�ŚĂƐ�ŶŽ�ŽďũĞĐƚŝŽŶƐ�ƚŽ�ƚŚĞ�ĂƉƉůŝĐĂƚŝŽŶƐ͘��tĞ�ƌĞƋƵĞƐƚ�ƚŚĂƚ͕�
ĂƐ�Ă�ĐŽŶĚŝƚŝŽŶ�ŽĨ�ĂƉƉƌŽǀĂů͕�ƐŝĚĞǁĂůŬƐ�ďĞ�ĐŽŶƐƚƌƵĐƚĞĚ�ǁŝƚŚŝŶ�ƚŚĞ�ƐƵďĚŝǀŝƐŝŽŶ�ƚŽ�ĨĂĐŝůŝƚĂƚĞ�ƐƚƵĚĞŶƚ�ƚƌĂǀĞů�ƚŽ�
ƚŚĞ�ƐĐŚŽŽůͬďƵƐ�ƐƚŽƉ�ůŽĐĂƚŝŽŶƐ͘��ƚ�ƚŚŝƐ�ƚŝŵĞ͕�ĨƵƚƵƌĞ�ƐƚƵĚĞŶƚƐ�ĨƌŽŵ�ƚŚŝƐ�ĂƌĞĂ�ǁŽƵůĚ�ĂƚƚĞŶĚ�KŶƚĂƌŝŽ�^ƚ�W^�;'ƌ͘�
:<ͲϴͿ͕�ĂŶĚ�dŚŽƌŽůĚ�^ĞĐŽŶĚĂƌǇ�^ĐŚŽŽů�;'ƌ͘�ϵͲϭϮͿ͘��
�
��
/Ĩ�ǇŽƵ�ŚĂǀĞ�ĂŶǇ�ƋƵĞƐƚŝŽŶƐ͕�ĨĞĞů�ĨƌĞĞ�ƚŽ�ĐŽŶƚĂĐƚ�ŵĞ�Ăƚ�Ğǆƚ͘�ϱϰϮϮϱ��
��
^ŝŶĐĞƌĞůǇ͕���

��
^ƵĞ�DĂďĞĞ͕�D�/W͕�ZWW��
^ƵƉĞƌǀŝƐŽƌ�ŽĨ�WůĂŶŶŝŶŐ��
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Re: AllaQbXUg EVWaWeV- FiQal VWXd\ dRcXmeQW

Hi Fawn,

There was not any archaeological surveys done on the property--the Region indicated in the pre-consultaƟon
notes that it was not required.

What does Miigwech mean?

Hope you are doing well--I can't recall if you are based in Peel.  If so, it must be quite the change being in
lockdown again.

Julie

FƌŽŵ͗ Fawn Sault фFawn.Sault@mncfn.caх 
SeŶƚ͗ Tuesday, November 24, 2020 12:11:42 PM 
TŽ͗ Julie Hannah 
Cc͗ Megan DeVries 
SƵbjecƚ͗ RE: Allanburg Estates- Final study document
£
HL JXOLH,
 
WHUH WKHUH aQ\ aUFKaHRORJLFaO VXUYH\V GRQH RQ WKLV SURSHUW\? I aSRORJL]H LI I RYHUORRNHG WKHP EXW I
GLGQ¶W VHH aQ\ LQ WKH UHSRUWV WKaW \RX VHQW.
 
MLLJZHFK,
 
 
FaZQ SaXOW
CRQVXOWaWLRQ CRRUGLQaWRU
MLVVLVVaXJaV RI WKH CUHGLW FLUVW NaWLRQ
4065 HZ\. 6, HaJHUVYLOOH, N0A 1H0
WHEVLWH: KWWS://PQFIQ.Fa/
PK: 905-768-4260
CHOO:289-527-6580
 
 
 
FƌŽŵ͗ Julie Hannah фJulie.Hannah@thorold.caх  
SeŶƚ͗ Friday, November 20, 2020 11:41 AM 
TŽ͗ Andrew Carrigan фAndrew.Carrigan@Canadapost.caх; Bell Canada фcirculaƟons@mmm.caх; Doug Crown
фdoug.crown@cogeco.comх; DSBN- Sue Mabee фsue.mabee@dsbn.orgх; Earl, Lindsay фlindsay.earl@niagararegion.caх;

JXlie HaQQah
TXe 11/24/2020 1:04 PM

SenW IWems

TR:FaZQ SaXOW <FaZQ.SaXOW@PQcfQ.ca>;

Cc:MegaQ DeVULeV <MegaQ.DeVULeV@PQcfQ.ca>;

http://mncfn.ca/


 
 

 

CANADA POST 
955 HIGHBURY AVE N 
LONDON ON  N5Y 1A3 

CANADAPOST.CA 

POSTES CANADA 
955 HIGHBURY AVE N 
LONDON ON  N5Y 1A3 

POSTESCANADA.CA 

November 25, 2020 
 
Julie Hannah, MCIP, RPP 
Manager of Planning 
City of Thorold 
 
 
Re: Allanburg Estates 
  
  
Dear Julie, 
 
This development will receive mail service to centralized mail facilities provided through our 
Community Mailbox program. 
 
I will specify the conditions which I request to be added for Canada Post Corporation's 
purposes. 
 
The owner shall complete to the satisfaction of the Director of Engineering of the City of 
Thorold and Canada Post: 
 

a) Include on all offers of purchase and sale, a statement that advises the 
prospective purchaser: 

 
i) that the home/business mail delivery will be from a designated 

Centralized Mail Box. 
 

ii) that the developers/owners be responsible for officially notifying the 
purchasers of the exact Centralized Mail Box locations prior to the closing 
of any home sales. 

 
 b) The owner further agrees to: 
 

i) work with Canada Post to determine and provide temporary suitable 
Centralized Mail Box locations which may be utilized by Canada Post until 
the curbs, boulevards and sidewalks are in place in the remainder of the 
subdivision. 

 
 
ii) install a concrete pad in accordance with the requirements of and in 

locations to be approved by Canada Post to facilitate the placement of 
Community Mail Boxes 



 

 2 

 
iii) identify the pads above on the engineering servicing drawings. Said pads 

are to be poured at the time of the sidewalk and/or curb installation 
within each phase of the plan of subdivision. 

 
iv) determine the location of all centralized mail receiving facilities in  

  co-operation with Canada Post and to indicate the location of the  
  centralized mail facilities on appropriate maps, information boards and 
  plans. Maps are also to be prominently displayed in the sales office(s) 
  showing specific Centralized Mail Facility locations. 

 
c) Canada Post's multi-unit policy, which requires that the owner/developer 

provide the centralized mail facility (front loading lockbox assembly or rear-
loading mailroom [mandatory for 100 units or more]), at their own expense, will 
be in effect for buildings and complexes with a common lobby, common indoor 
or sheltered space.  

 
Should the description of the project change, I would appreciate an update in order to assess 
the impact of the change on mail service. 
 
If you have any questions or concerns regarding these conditions, please contact me.  
 
I appreciate the opportunity to comment on this project. 
 
Regards, 
 
 

A. Carrigan 
 
Andrew Carrigan  
Delivery Services Officer 
Andrew.Carrigan@canadapost.ca 
  
 

mailto:karissa.vergeer@canadapost.ca


12/2/2020 Mail - Julie.Hannah@thorold.ca
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RE: AllanbXrg EsWaWes- NoWice of CompleWe ApplicaWion and PXblic MWg
(CommenWs- b\ Frida\ Dec. 11Wh)

Thank ǇoƵ JƵlie͘
No conceƌnƐ fƌom ƚhe BƵilding DiǀiƐion͘
 
Jason Simpson͕ CBCO
Chief Building Official
CitǇ of Thorold
P͘ O͘ Boǆ ϭϬϰϰ͕ ϯϱϰϬ Schmon ParkǁaǇ
Thorold͕ Ontario LϮV ϰAϳ
P͗ ;ϵϬϱͿϮϮϳͲϲϲϭϯ eǆt͘ Ϯϰϰ
F͗ ;ϵϬϱͿϮϮϳͲϱϱϵϬ
ǁǁǁ͘thorold͘ca
 
DƵe to COVIDͲϭϵ͕ effecƟǀe March ϭϴ͕ CitǇ Hall is closed to the pƵblic͘ Staff are sƟll aǀailable to proǀide serǀice ǀia email
or telephone͘
Planning and bƵilding applicaƟons are sƟll being accepted ǁhile closed͘ Please see the CitǇ͛s ΀thorold͘ca΁ǁebsite for
details on hoǁ to sƵbmit ǇoƵr applicaƟon͘
 
ConfidenƟalitǇ Note͗    This commƵnicaƟon is intended solelǇ for the person or enƟtǇ to ǁhich it is addressed and maǇ
contain confidenƟal andͬor priǀileged informaƟon͘  AnǇ other Ƶse͕ disseminaƟon͕ distribƵƟon͕ disclosƵre or copǇ of this
commƵnicaƟon is strictlǇ prohibited͘  If ǇoƵ haǀe receiǀed this commƵnicaƟon in error͕  please contact the sender
immediatelǇ and destroǇ andͬor delete the original commƵnicaƟon͘ Thank ǇoƵ͘
 
From͗ JƵlie Hannah фJƵlie͘HannahΛƚhoƌold͘caх  
Sent͗ Decembeƌ Ϯ͕ ϮϬϮϬ ϵ͗ϭϰ AM 
To͗ JaƐon SimƉƐon фJaƐon͘SimƉƐonΛƚhoƌold͘caх 
SƵbject͗ Re͗ AllanbƵƌg EƐƚaƚeƐͲ NoƟce of ComƉleƚe AƉƉlicaƟon and PƵblic Mƚg ;CommenƚƐͲ bǇ FƌidaǇ Dec͘ ϭϭƚhͿ
 
HL JaVRQ,
 
NR SURbOeP-- I haYe aWWached LW fRU \RX.  PURbabO\ eaVLeU WR fLQd LW WhaQ ZLWh aOO Whe RWheU dRcXPeQWV.
 
JXOLe

From͗ JaƐon SimƉƐon 
Sent͗ WedneƐdaǇ͕  Decembeƌ Ϯ͕ ϮϬϮϬ ϵ͗ϭϮ͗ϱϴ AM 
To͗ JƵlie Hannah 
SƵbject͗ RE͗ AllanbƵƌg EƐƚaƚeƐͲ NoƟce of ComƉleƚe AƉƉlicaƟon and PƵblic Mƚg ;CommenƚƐͲ bǇ FƌidaǇ Dec͘ ϭϭƚhͿ
 
JƵlie
 
IƐ ƚheƌe a dƌaŌ Ɖlan of ƐƵbdiǀiƐion ƚhaƚ coƵld be foƌǁaƌded͍

JaVon SimSVon
:HG 12/2/2020 10:25 A0

TR:JXlie Hannah <JXlie.Hannah@WhRURld.ca>;

http://www.thorold.ca/
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RE: AllanbXUg EVWaWeV- addiWiRnal VWXd\ dRcXmenWV

Hi ʹ I don͛t see anǇ issues ǁith this͘ Thanks BB
 
FURP: JXOLH HDQQDK >PDLOWR:JXOLH.HDQQDK@WKRUROG.FD@  
SeQW: FULGD\, NRYHPEHU 20, 2020 11:40 AM 
TR: AQGUHZ CDUULJDQ; BHOO CDQDGD; DRXJ CURZQ; DSBN- SXH MDEHH; EDUO, LLQGVD\; EQEULGJH; BOEHM CKULV;
LANDUSEPLANNING; =ONE 2 SCHEDULING; JDVRQ SLPSVRQ; MLVVLVVDXJD FLUVW NDWLRQ- FDZQ SDXOW; NCDSB- SFRWW :KLWZHOO;
NLFRODV GRGIUH\ (NPCA); OPG (H[HFXWLYH VP); SUR[LPLW\@FQ.FD; RHJLRQ- DHY PODQQLQJ ASSOLFDWLRQV; SDUDK MDVWURLDQQL; SHDQ
DXQVPRUH; VLQFH GLRYDQQLQL 
SXbjecW: AOODQEXUJ EVWDWHV- DGGLWLRQDO VWXG\ GRFXPHQWV
 
*** E[eUcLVe caXWLRQ. ThLV LV aQ EXTERNAL ePaLO. DO NOT RSeQ aWWachPeQWV RU cOLcN OLQNV fURP
XQNQRZQ VeQdeUV RU XQe[SecWed ePaLO. ***

 

This email and an\ attached files are priYileged and ma\ contain confidential information intended onl\ for the person or persons named
aboYe. An\ other distribXtion, reprodXction, cop\ing, disclosXre, or other dissemination is strictl\ prohibited. If \oX haYe receiYed this email in
error, please notif\ the sender immediatel\ b\ repl\ email and delete the transmission receiYed b\ \oX. This statement applies to the initial
email as Zell as an\ and all copies (replies and/or forZards) of the initial email 

BUeWWQe\.BUXQWRQ@H\dUROQe.cRP
7KX 12/10/2020 1:01 PM

TR:JXlie Hannah <JXlie.Hannah@thorold.ca>;
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Markham, Ontario  L3R 5Z5 
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Courier: 
185 Clegg Road 
Markham, Ontario  L6G 1B7      
 

 
VIA E-MAIL ONLY TO Julie.Hannah@thorold.ca  
 
December 11, 2020 
 
Planning and Development Services Department 
City of Thorold 
3540 Schmon Parkway, P.O. Box 1044 
Thorold, ON L2V 4A7 
 
Attention: Julie Hannah 
 
Dear Julie Hannah: 
 
Re: Site Plan Application, Allanburg Estates Ltd  

Roll no. 273100002621740 
City of Thorold  
File:  D12-02-2020 

 
Please be advised that Hydro One Networks Inc. (“HONI”) has completed a preliminary review of the 
proposed plan of the above noted site plan application. As the subject property is abutting and/or 
encroaching onto a HONI high voltage transmission corridor (the “transmission corridor”), HONI does 
not approve of the proposed site plan application at this time, pending review and approval of the 
required information. 
 
Please be advised that the transmission corridor lands affected by the proposed development and 
identified as such herein are subject to a statutory right in favour of HONI pursuant to Section 114.5(1) 
of The Electricity Act, 1998, as amended. The owner of these lands is Her Majesty, The Queen In 
Right of Ontario, as represented by The Minister of Infrastructure (“MOI”). Ontario Infrastructure & 
Lands Corporation (“OILC”) as agent for the Province, must review and approve all secondary land 
uses such as roads that are proposed on these lands. HONI is currently acting as a service provider 
to OILC, and undertakes this review on their behalf. 
 
The comments detailed herein do not constitute an endorsement of any element of the site plan 
design or road layout, nor do they grant any permission to access, use, proceed with works on, or in 
any way alter the transmission corridor lands, without the express written permission of HONI. 
 
Should the developer require any use of and/or access to the transmission corridor at any time, the 
developer must contact Jim Oriotis, Sr. Real Estate Coordinator at 647-938-6261 in order to ensure 
all of HONI’s technical requirements are met to its satisfaction, and acquire any applicable 
agreements. 
 
The following should be included in the Site Plan Agreement: 

 
1. Prior to HONI providing its final approval, the developer must make arrangements 

satisfactory to HONI for lot grading and drainage. Digital PDF copies of the lot grading and 
drainage plans (true scale), showing existing and proposed final grades, must be 

mailto:Julie.Hannah@thorold.ca


 
 

File: D12-02-2020 Page 2 of 2 

submitted to HONI for review and approval. The drawings must identify the transmission 
corridor, location of towers within the corridor and any proposed uses within the 
transmission corridor. Drainage must be controlled and directed away from the 
transmission corridor. 
 

2. Any development in conjunction with the site plan must not block vehicular access to any 
HONI facilities located on the transmission corridor.  During construction, there must be no 
storage of materials or mounding of earth, snow or other debris on the transmission 
corridor.  

 
3. At the developer’s expense, temporary fencing must be placed along the transmission 

corridor prior to construction, and permanent fencing must be erected along the common 
property line after construction is completed. 

 
4. The costs of any relocations or revisions to HONI facilities which are necessary to 

accommodate this site plan will be borne by the developer. The developer will be 
responsible for restoration of any damage to the transmission corridor or HONI facilities 
thereon resulting from construction of the site plan.  

 
In addition, HONI requires the following be conveyed to the developer as a precaution: 
 

5. The transmission lines abutting the subject lands operate at either 500,000, 230,000 or 
115,000 volts.  Section 188 of Regulation 213/91 pursuant to the Occupational Health and 
Safety Act, require that no object be brought closer than 6 metres (20 feet) to an energized 
500 kV conductor.  The distance for 230 kV conductors is 4.5 metres (15 feet), and for 115 
kV conductors it is 3 metres (10 feet).  It is the developer’s responsibility to be aware, and 
to make all personnel on site aware, that all equipment and personnel must come no 
closer than the distance specified in the Act.  They should also be aware that the 
conductors can raise and lower without warning, depending on the electrical demand 
placed on the line.       

 
Our preliminary review only considers issues affecting HONI’s transmission facilities and transmission 
corridor lands. For any proposals affecting distribution facilities (low voltage), the developer should 
consult the local distribution supplier. 
 
If you have any questions, please contact me at dennis.derango@hydroone.com or at 905-946-6237. 
 
Yours truly, 
 

 
Dennis De Rango 
Specialized Services Team Lead, Real Estate 
Hydro One Networks Inc. 
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RE: AllanbXrg EsWaWes- NoWice of CompleWe ApplicaWion and PXblic MWg
(CommenWs- b\ Frida\ Dec. 11Wh)

GŽŽd aŌeƌŶŽŽŶ JƵlie͕
 
NPCA Ɛƚaff  ŶŽƚe ƚhaƚ ƚheƌe aƌe ŶŽ NPCA ƌegƵlaƚed feaƚƵƌeƐ ǁiƚhiŶ ƚhe ƉŽƌƟŽŶ Žf ƚhe laŶdƐ ƚŽ be deǀelŽƉed aƚ ƚhiƐ Ɵme͘
 
If fƵƚƵƌe deǀelŽƉmeŶƚ iƐ ƚŽ be cŽŶƐideƌed͕ NPCA ŶŽƚeƐ ƚhe ƚhaƚ ƚheƌe aƌe ƉŽƚeŶƟallǇ ƵŶeǀalƵaƚed ǁeƚlaŶdƐ iŶ ƚhe ƐŽƵƚhǁeƐƚ
ƉŽƌƟŽŶ Žf ƚhe Ɛiƚe aƐ ǁell ǁeƚlaŶd bƵffeƌ fŽƌ ƚhe PƌŽǀiŶciallǇ SigŶificaŶƚ SŽƵƚh AllaŶbƵƌg SlŽƵgh FŽƌeƐƚ WeƚlaŶd CŽmƉleǆ͘
OƵƌ Žffice maǇ haǀe addiƟŽŶal cŽmmeŶƚ aƚ ƚhaƚ Ɵme deƉeŶdiŶg ŽŶ aŶǇ ƉƌŽƉŽƐed deǀelŽƉmeŶƚ adjaceŶƚ ƚŽ ƚhŽƐe feaƚƵƌeƐ͘
 
PleaƐe leƚ me kŶŽǁ if ǇŽƵ haǀe aŶǇ ƋƵeƐƟŽŶƐ͘
 
BeƐƚ͕
 
NLcKROaV GRdIUe\, B.URPO, M.A.
WaWeUVKed POaQQeU
Niagara PeninsXla ConserYation AXthorit\ (NPCA)
250 Thorold Road West, 3rd Floor, Welland, ON, L3C 3W2
905-788-3135, e[t. 278
ngodfre\@npca.ca
ZZZ.npca.ca 
 
DXe to the COVID-19 pandemic, the NPCA has taken measXres to protect staff and pXblic Zhile proYiding
continXit\ of serYices. The NPCA main office is open b\ appointment onl\ Zith limited staff, please refer to the
Staff Director\ and reach oXt to the staff member \oX Zish to speak or meet Zith directl\.
 
Updates regarding NPCA operations and actiYities can be foXnd at Get InYolYed NPCA Portal, or on social media
at [facebook.com/NPCAOntario]facebook.com/NPCAOntario & tZitter.com/NPCA_Ontario.
 
For more information on Permits, Planning and Forestr\ please go to the Permits & Planning Zebpage at
https://npca.ca/administration/permits.
 
For mapping on featXres regXlated b\ the NPCA please go to oXr GIS Zebpage at https://gis-npca-
camaps.opendata.arcgis.com/ and Xtili]e oXr Watershed E[plorer App or GIS YieZer.
 
To send NPCA staff information regarding a potential Yiolation of Ontario RegXlation 155/06 please go to the
NPCA Enforcement and Compliance Zebpage at https://npca.ca/administration/enforcement-compliance.
 
 
 
FƌŽŵ͗ JƵlie HaŶŶah фJƵlie͘HaŶŶahΛƚhŽƌŽld͘caх  
SeŶƚ͗ NŽǀembeƌ ϮϬ͕ ϮϬϮϬ ϭϭ͗ϯϵ AM 
TŽ͗ AŶdƌeǁ CaƌƌigaŶ фAŶdƌeǁ͘CaƌƌigaŶΛCaŶadaƉŽƐƚ͘caх͖ Bell CaŶada фciƌcƵlaƟŽŶƐΛmmm͘caх͖ DŽƵg CƌŽǁŶ

NichRlaV GRdfUe\ <QgRdfUe\@QSca.ca>
FUL 12/11/2020 1:50 30

TR:JXlie Hannah <JXlie.Hannah@WhRURld.ca>;

mailto:ngodfrey@npca.ca
http://www.npca.ca/
https://npca.ca/contact
https://getinvolved.npca.ca/npca-operations-covid19
https://twitter.com/NPCA_Ontario
https://npca.ca/administration/permits
https://gis-npca-camaps.opendata.arcgis.com/
https://npca.ca/administration/enforcement-compliance
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Via Email Only 

December 15, 2020 

File No¶V.: D.18.09.ZA-20-0080  
  D.11.09.SD-20-0044 
 
Julie Hannah, MCIP, RPP 
Senior Planner, Planning Services 
City of Thorold 
3540 Schmon Parkway 
P.O. Box 1044 
Thorold, ON L2V 4A7 

Dear Ms. Hannah, 

 Re: Regional and Provincial Comments 
 Draft Plan of Subdivision –Allanburg Estates 
 Zoning By-law Amendment and 
 Agent: Upper Canada Consultants 
 Applicant: Allanburg Estates Ltd. 
 Part Unit 15, Plan D-5, Barron Road  
 City of Thorold 
 
Regional Planning and Development Services staff has reviewed the above noted 
applications for a Draft Plan of Subdivision and concurrent Zoning by-law Amendment 
submitted by Upper Canada Consultants on behalf of Allanburg Estates Ltd. for lands 
known municipally as Part Unit 15, Plan D-5 on the south side of Barron Road in the 
City of Thorold. A pre-consultation meeting for these applications was held on 
November 1, 2018 at City Hall with the Owner, Agent and staff from the Region and City 
in attendance. 
 
The draft plan of subdivision is to allow for the creation of twenty-two (22) single 
detached dwellings. The concurrent zoning by-law amendment application proposes to 
amend the Zoning By-OaZ NR. 2140(97) fURP ReVLdeQWLaO FLUVW DeQVLW\ ³R1A´ ZRQe WR a 
VLWe VSecLfLc ³R1A´ ZRQe aQd WR aPeQd WKe adRSWed ZRQLQJ B\-law No. 60 (2019) (under 
aSSeaO) fURP ReVLdeQWLaO 1A ³R1A´ ZRQe WR a VLWe VSecLfLc ³R1A´ ZRQe. TKe UeOLef 
requested from both by-laws is for lot frontage, lot coverage, rear yard setback and to 
allow covered porches. The R1A zone, in both by-laws, permits single detached 
dwellings.  
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The following comments are provided below from a Regional and Provincial perspective 
to assist the City in considering these applications. 
 
Regional and Provincial Policies 

The subject lands are located within a Settlement Area under the Provincial Policy 
Statement (PPS) and designated Greenfield Area under the 2019 A Place to Grow: 
Growth Plan for the Greater Golden Horseshoe (Growth Plan). The PPS directs growth 
to Settlement Areas, and encourages the efficient use of land, resources, infrastructure, 
and public service facilities that are planned or available. The Growth Plan contains 
policies that call for development in Greenfield Areas to be planned, designated, zoned 
and designed in a manner that supports the achievement of complete communities, 
supports active transportation, and encourages the integration and sustained viability of 
transit services. The Growth Plan provides direction of minimum density targets for 
designated Greenfield Areas (currently, a target of 50 residents and jobs per hectare for 
Niagara is in effect). Based on the combined unit count for the new lots (22), an average 
persons per unit rate of 2.59, a work at home factor of 5% (i.e., 5% of units will have 
one person working from home), and an area of approx. 2.31 hectares (developable 
area), the proposal will provide a minimum density of approximately 25.1 residents and 
jobs per hectare. Although the development remains below the 50 residents and jobs 
per hectare target, Regional staff notes that the City is responsible for ensuring that the 
difference will be met elsewhere on other Greenfield lands within the municipality. The 
City may wish to encourage the applicant to consider adding additional housing types 
(i.e. semis or townhouses) to the proposed single dwelling lots to increase the density of 
the site and make more efficient use of urban serviced land.   
 
The subject lands are designated Urban Area (Greenfield) in the Regional Official Plan 
(ROP). A full range of residential, commercial and industrial uses are permitted 
generally within the Urban Area designation, subject to the availability of adequate 
municipal services and infrastructure. The ROP promotes higher density development in 
Urban Areas and supports growth that contributes to the overall goal of providing a 
sufficient supply of housing that is affordable, accessible, and suited to the needs of a 
variety of households and income groups in Niagara. The proposal aligns with Regional 
growth management policies, in principle, by providing consistent lot patterning with that 
of adMaceQW UeVLdeQWLaO VLQJOe faPLO\ deYeORSPeQWV (ZKLcK PeeWV WKe LQWeQW Rf WKe CLW\¶V 
Official Plan and Zoning by-law for this neighbourhood) and will allow for the efficient 
use of urban serviced land and existing infrastructure. As such, this development is 
consistent with the PPS and conforms with Provincial and Regional plans from a growth 
management perspective. 

Land Use Compatibility 
 
Regional staff notes that the southern portion of the property has not been included in 
the draft plan area as it is designated and zoned for Rural Industrial purposes. Although, 
the lands which are not currently connected to urban services, by way of this 
development, it is anticipated that the extension of municipal services and the new 
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roadway may facilitate their future development. Thus contributing to potential land use 
compatibility concerns.  
 
There are no active industrial operations within the Ministry of the Environment, 
CRQVeUYaWLRQ aQd PaUN¶V PLQLPXP D-6 series setback requirements from the proposed 
subdivision (more than 600 m to the east). Regional staff supports the evaluation within 
the Planning Justification Report prepared by Upper Canada Consultants (dated 
October 2020) which states that based on the surrounding area, there are no 
established uses that would be impacted by the proposed development. Accordingly, 
the proposed development is not considered to have any negative impact on existing 
uses or preclude the ability for the remnant lands to be developed for their intended 
employment purposes at a later date. Through future Planning Act processes, 
appropriate setbacks for development can be established for the prescribed industrial 
use (as permitted in the local OP) based on predicted nuisance and emissions. As the 
remnant employment lands (owned by the applicant) are in active agricultural 
production with no adjacent Class 3 industrial uses that may have a negative impact, 
there appears to be no land use compatibility concerns at this time for the proposed 
subdivision lands which are designated and zoned for residential uses. As such, 
appropriate warning clauses for future residents have been included in the draft plan 
conditions in the attached Appendix. 
 
Noise Study 
 
Regional staff have reviewed the Environmental Noise Feasibility Study by Valcoustics 
Canada Ltd. (dated October 9, 2020) and note that the significant noise sources in the 
vicinity are rail traffic on the Canadian National Railway (CN) Stamford Subdivision and 
spur lines adjacent to the site. The noise impact from road traffic on Allanport Road and 
LXQd\¶V LaQe, ZKLcK aUe ORcaWed faU aZa\ fURP WKe VLWe, was also included in the report. 
There are no stationary noise sources that are expected to have a significant impact at 
the subject site. The study concluded that with the incorporation of the recommended 
noise mitigation measures, the applicable Ministry of the Environment, Conservation 
and Parks (MECP) noise guidelines can be met. The noise mitigation recommendations 
for this development include:  
 

x Applicable Warning Clauses registered on title, 
x Mandatory air conditioning is recommended for all lots in the development,  
x Upgraded exterior wall and window construction is required: 

o Lots 13 to 22 require brick veneer, or masonry equivalent construction, from 
the foundation to the rafters, and upgraded exterior windows with an STC 
rating up to 35; and 

o Lots 1 to 12 require upgraded exterior walls meeting STC 54 (i.e. brick veneer 
or masonry equivalent) and upgraded exterior windows with an STC rating up 
to 29. 

o The final sound isolation requirements should be reviewed when architectural 
plans are developed at the time of building permit application. 
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As such, an appropriate clause with respect to noise mitigation measures has been 
included in the draft plan conditions in the attached Appendix. 

Vibration Study 

Regional staff have reviewed the Railway Vibration Study by Valcoustics Canada Ltd. 
(dated October 9, 2020) and notes that the sources of vibration with the potential to 
impact the project is the rail traffic on the spur lines immediately to the east of the 
subject site. 

The report concluded that the measured ground-borne vibration velocity magnitudes 
due to the train movements did not exceed the Federation of Canadian Municipalities 
(FCM) and the Railway Association of Canada (RAC) vibration guideline limit at the 
location representing the building foundations of the proposed dwellings. Therefore, 
vibration mitigation measures are not considered mandatory for the proposed 
development but suggested that isolating the below grade foundation of the row of 
dwellings on the east side of the site, adjacent to the spur lines, from the surrounding 
soil and backfill and that the dwellings remain located no closer than 37.5 m from the 
railway right-of-way (ROW). Staff notes that this setback requirement has been 
addressed through the zoning by-law amendment application. As such, an appropriate 
clause with respect to vibration mitigation measures has been included in the draft plan 
conditions in the attached Appendix. 

While Regional staff offer no objection to the noise and vibration studies, the City should 
look to the Railway Operator(s) for confirmation of any other applicable mitigation 
measures as deemed necessary (i.e. safety setbacks/berming etc.).  

Archaeology 

During pre-consultation, Regional staff noted that the Archaeological Potential of the 
site remained low. However, Regional staff recommends the inclusion of a standard 
warning clause in the Subdivision Agreement relating to deeply buried archaeological 
materials that may be encountered during grading and construction activities. A 
condition requiring the clause has been included in the attached Appendix. 
 
Core Natural Heritage  
 
Regional Environmental Planning staff have reviewed the following documentation 
submitted in support of the development:   

x Environmental Impact Study prepared by Beacon Environmental Ltd.(dated 
September 2020) and 

x Functional Servicing Report by Upper Canada Consultants (dated September 
2020). 

 



SD-20-0080/ZA-20-0044 
December 15, 2020 
 

Page 5 of 10 
 

Significant Woodlands and Vegetation 

A treed area located adjacent to the western property line was assessed to meet 
Regional criteria to be designated Significant Woodland. Further, a cultural thicket 
community (CUT1) was identified between the extent of the Significant Woodland and 
the subject lands that separates the proposed development from the feature. Staff are 
satisfied that no development will occur within the ECA Significant Woodland and that 
the cultural thicket community (CUT1) provides a vegetated buffer to the edge of the 
Significant Woodland. As the extent of the Significant Woodland is a minimum of 10 m 
from the western boundary of the subject lands, buffer lands within the subject lands is 
not required. An edge management plan/restoration plan is also not required. However, 
consistent with Regional Official Plan (ROP) policy 7.B.1.19, staff do request the 
completion of a Tree Saving Plan as development is proposed within the adjacent lands 
of the Regional Core Natural Heritage System.  

Regional Environmental Planning staff are satisfied that the EIS demonstrates that the 
development can be accommodated without significant negative impact to the natural 
features, provided that the mitigation measures outlined in the EIS are implemented. 
Appropriate conditions of draft plan approval are included in the attached Appendix. 
  
Servicing 
 
Prior to final approval for registration of this plan of subdivision, the owner must obtain 
Ministry of the Environment, Conservation and Parks, Environmental Compliance 
Approval under the Transfer of Review Program for any municipal sanitary and storm 
sewers. The proposed site plan is within the drainage area of the Centre Street Sewage 
Pumping Station (SPS). The Region has reviewed the recently completed Master 
Servicing Plan (MSP) and provide the following comments: 

x This sewershed has been allocated growth out to 2041 in consultation and 
collaboration with the City of Thorold. The study was completed at a high level 
and did not allocate capacities to individual properties. 

x Currently the Centre Street SPS has a Operational firm capacity of 38.6 L/s, the 
calculated dry and wet weather flows completed during the MSP did not exceed 
the current capacity of the station therefore no projects were identified for the 
station. 

x The MSP can be found at the following link:  
http://www.niagararegion.ca/2041/master-servicing-plan/default.aspx. 

 
Stormwater Management 

TKe NLaJaUa ReJLRQ VWaff KaYe UeYLeZed µFXQcWLRQaO SeUYLQJ ReSRUW AOOaQbXUJ EVWaWeV 
(daWed SeSWePbeU 2020)¶. BaVed RQ the review, we offer the following comments: 
1) The Region requires that stormwater from the development be captured and treated 

to a Normal standard prior to discharge from the site. 
x The stormwater management (SWM) plan proposes installation an oil/grit 

separator (OGS) to meet this requirement. The Region requires supplemental 

http://www.niagararegion.ca/2041/master-servicing-plan/default.aspx
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information to justify the imperviousness 28.6% used in OGS sizing 
representing the land coverage character of the areas to this facility.  

x Please be advised that additional flows regardless of being treated or 
untreated from external development to this OGS unit will affect its 
operational effectiveness. If there would be future development to this storm 
sewer, the Region would suggest an off-line treatment measure be installed 
for this subject development.   

2) Niagara Region will require that detailed grading, storm servicing, stormwater 
management, and construction sediment control drawings be submitted to this office 
for review and approval. 

3) If the development will directly discharge into Welland Canal, the Region will not 
require stormwater quantity control. Otherwise, please confirm from the City that the 
additional flows from the development can be accommodated in their sewers or 
additional infrastructure upgrades that may be required. 

 
Waste Collection 
Niagara Region provides curbside waste and recycling collection for developments that 
PeeW WKe UeTXLUePeQWV Rf NLaJaUa ReJLRQ¶V WaVWe CROOecWLRQ PROLc\. TKe VXbMecW 
property is eligible to receive Regional curbside waste and recycling collection provided 
that the owner bring the waste and recycling to the curbside on the designated pick up 
day, and that the following limits are not exceeded: 

� No limit blue/grey containers; 
� No limit green containers; and, 
� 2 garbage containers per property (Bi-weekly) 
x Collection will be at the curbside only  
 
For more information regarding the changes to Regional waste collection services 
SOeaVe YLVLW WKe NLaJaUa ReJLRQ¶V ZebVLWe aW WKe fROORZLQJ OLQN: 
https://niagararegion.ca/waste/ 

Regional staff have reviewed the road plans provided and ask that detailed road designs 
be submitted to ensure that Regional waste collections will be able to manoeuvre through 
the proposed cul-de-sac. Regional staff notes that the draft plan which shows a 
temporary easement for the cul-de-sac on abutting lands owned by the owner. The 
Region will require that the temporary easement on the abutting lands be granted to the 
Region for waste collection. 
 
As such, an appropriate condition has been included in the attached Appendix with 
respect to waste collection.  

Conclusion 

The proposed development is consistent with the PPS and conforms with Provincial and 
Regional plans from a Regional perspective, as such Regional Planning and 

https://niagararegion.ca/waste/
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Development Services staff offers no objection to the Draft Plan of Subdivision or the 
concurrent zoning by-law amendment subject to the inclusion of the Conditions outlined 
in the Appendix and noting the discussion above. 

If you have any questions or wish to discuss these comments, please contact me at 
Lindsay.Earl@niagararegion.ca. POeaVe VeQd QRWLce Rf CRXQcLO¶V decLVLRQ RQ WKeVe 
aSSOLcaWLRQV aQd a cRS\ Rf WKe dUafW aJUeePeQW SULRU WR e[ecXWLRQ fRU RXU UeYLeZ. 
 
Yours truly, 
 
 
 
Lindsay Earl, MCIP, RPP 
Senior Development Planner 
 
 
Attch:  Appendix I ± Regional Conditions of Draft Plan of Subdivision Approval  
 
cc: Susan Dunsmore, P. Eng., Manager, Development Engineering, Niagara Region 

Lola Emberson, MCIP, RPP, Acting Manager, Development Planning, Niagara 
Region   

  

mailto:Lindsay.Earl@niagararegion.ca
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APPENDIX I 
REGIONAL CONDITIONS OF DRAFT PLAN OF SUBDIVISION APPROVAL  

Allanburg Estates Subdivision, City of Thorold  
 

1. That the owner agrees to include the following warning clauses in all Agreements 
of Purchase and Sale or Lease or Occupancy for all Units, and that they also be 
included in the Subdivision Agreement between the owner and the City of 
Thorold:  

 
³The lands in the plan of subdivision may be exposed to noise, reduced air 
quality, odour, dust or vibrations from nearby and future industrial operations 
and associated operations (i.e. traffic) that may interfere with some activities 
of the owners/tenants who occupy these laQdV.´ 
 
³TheVe OaQdV in the plan of subdivision are in proximity to lands currently in 
agricultural production. The lands may be subject to noise, odour, and/or dust 
from nearby agricultural operations, which may interfere with some activities 
Rf Whe dZeOOLQg RccXSaQWV.´  

 
2. That the Subdivision Agreement contain provisions whereby the owner agrees to 

implement the recommendations of the approved Environmental Noise Feasibility 
Study by Valcoustics Canada Ltd. (dated October 9, 2020). 
 

3. That the Subdivision Agreement contain provisions whereby the owner agrees to 
implement the recommendations of the approved Railway Vibration Study by 
Valcoustics Canada Ltd. (dated October 9, 2020). 

 
4. That the following clauses shall be included in the Subdivision Agreement 

between the owner and the City of Thorold: 
 

³ShRXOd deeSO\ bXULed aUchaeRORgLcaO UePaLQV/UeVRXUceV be fRXQd dXULQg 
construction activities, all activities impacting archaeological resources must 
cease immediately, and the proponent must notify the Archaeology Programs 
Unit of the Ministry of Heritage, Sport, Tourism and Culture Industries (416-
212-8886) and contact a licensed archaeologist to carry out an archaeological 
assessment in accordance with the Ontario Heritage Act and the Standards 
and Guidelines for Consultant Archaeologists.´ 

 
³In the event that human remains are encountered during construction, all 
activities must cease immediately and the local police as well as the 
Cemeteries Regulation Unit of the Ministry of Government and Consumer 
Services (416-326-8800) must be contacted. In situations where human 
remains are associated with archaeological resources, MHSTCI should also 
be notified to ensure that the site is not subject to unlicensed alterations 
ZhLch ZRXOd be a cRQWUaYeQWLRQ Rf Whe OQWaULR HeULWage AcW.´ 
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5. That the Subdivision Agreement contain wording wherein the owner agrees to 
implement the mitigation measures and recommendations found in Section 5.0 of 
the Environmental Impact Study, prepared by Beacon Environmental Ltd., (dated 
December 9, 2020), including but not limited to:  

a. That vegetation removals be undertaken between October 1st and March 
14th, outside of both the breeding bird nesting period and active bat 
season. A survey for active bird nests should be conducted prior to any 
vegetation removal or site alteration planned to occur during this window.  

b. That any security lighting to be installed on buildings should be downward 
facing and directed away from natural areas to minimize ambient light 
exposure to the adjacent natural areas.  

c. That permanent rear-lot fencing be provided adjacent to the natural 
heritage features, along the rear of lots 1 through 12, to the satisfaction of 
the Niagara Region. A no-gate bylaw is recommended to reduce human 
encroachment and limit the movement of pets into the adjacent natural 
areas. 

 
6. That an Erosion and Sediment Control (ESC) Plan be prepared for review and 

approval by the Niagara Region. All ESC measures shall be maintained in good 
condition for the duration of construction until all disturbed surfaces have been 
stabilized. Muddy water shall not be allowed to leave the site. 
 

7. That the applicant/owner submit a Tree Saving Plan to the Niagara Region for 
review and approval as required under Regional Official Plan Policy 7.B.1.19. 
The Tree Saving Plan shall generally be prepared in accordance with Section 
1.36 of the Region of Niagara Tree and Forest Conservation By-law (By-law 30-
2008). 
 

8. That the owner provides a written acknowledgement to the Niagara Region stating 
that draft approval of this subdivision does not include a commitment of servicing 
allocation by the Niagara Region as servicing allocation will not be assigned until 
the plan is registered and that any pre-servicing will be at the sole risk and 
responsibility of the owner. 

 
9. That the owner provides a written undertaking to the Niagara Region stating that 

all Offers and Agreements of Purchase and Sale or Lease, which may be 
negotiated prior to registration of this subdivision, shall contain a clause indicating 
that servicing allocation for the subdivision will not be assigned until the plan is 
registered, and a similar clause be inserted in the Subdivision Agreement between 
the owner and the City.  

 
10. That prior to final approval for registration of this plan of subdivision, the owner 

shall submit the design drawings [with calculations] for the sanitary and storm 
drainage systems required to service this development and obtain the Ministry of 
the Environment, Conservation and Parks Environmental Compliance Approval 
under the Transfer of Review Program. 
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11. That prior to approval of the final plan or any on-site grading, the owner shall 

submit a detailed stormwater management plan for the subdivision and the 
following plans designed and sealed by a qualified professional engineer in 
accordance with the Ministry of the Environment, Conservation and Parks 
documents entitled Stormwater Management Planning and Design Manual 
March 2003 and Stormwater Quality Guidelines for New Development, May 
1991, or their successors to Niagara Region for review and approval: 

a) Detailed lot grading, servicing and drainage plans, noting both existing 
and proposed grades and the means whereby overland flows will be 
accommodated across the site; 

b) Detailed erosion and sedimentation control plans; and 
c) That prior to final approval for registration of this plan of subdivision, the 

owner shall submit the design drawings [with calculations] for the 
stormwater management facility required to service this development and 
obtain the necessary Ministry of the Environment Compliance Approval.  

 
12. That the Subdivision Agreement between the owner and the City contain 

provisions whereby the owner agrees to implement the approved plan(s) required 
in accordance with the condition above. 
 

13. That the owner ensure that all streets and development blocks can provide an 
access in accRUdaQce ZLWK WKe NLaJaUa ReJLRQ¶V CRUSRUaWe WaVWe CROOecWLRQ 
Policy, and by-laws relating to the curbside collection of waste. 
 

14. That in order to accommodate Regional Waste Collection service, a temporary 
easement will be required on the abutting lands for the construction of the 
proposed road for waste collection. 
 

Clearance of Conditions  
 
Prior to granting final plan approval, the City of Thorold must be in receipt of written 
confirmation that the requirements of each condition have been met satisfactorily and 
that all fees have been paid to the satisfaction of the Niagara Region:  
 
Regional Municipality of Niagara for Conditions 1 to 14. 
 
Subdivision Agreement: Prior to final approval for registration, a copy of the executed 
subdivision agreement for the proposed development should be submitted to the 
Niagara Region for verification that the appropriate clauses have been included. The 
Region recommends that a copy of the draft agreement also be provided in order to 
allow for the incorporation of any necessary revisions prior to execution. 
 



From: Ashkan Matlabi on behalf of Proximity
To: Paul Klassen
Subject: 2021-03-23_CN_RES_D12-02-2020, D14-10-2020 Allanburg Estates Subdivision, Thorold, ON
Date: March 23, 2021 5:20:28 PM
Attachments: image001.png

Hello Paul,
 
Thank you for circulating CN the proposed project mentioned in subject. The subject site is located adjacent to a CN branch Line. It should be noted that CN has
concerns of developing residential uses abutting our railway right-of-way. This is due to noise, vibration and potential trespass issues that will result.
Development of sensitive uses in proximity to railway operations cultivates an environment in which land use incompatibility issues are exacerbated. CN's
guidelines reinforce the safety and well-being of any existing and future occupants of the area.
 
Following my review of the documents submitted, my comments are:
 

-          The 37.5m setback from CN right of way is satisfactory,
-          It appears from the grades indicated on the site plan that a 2m above grade berm is proposed on the plan. However, we will need a site plan clearly

indicating the positioning and the height of the berm all along the property line shared with CN Rail. The site plan also needs to include the indication of
a chain link fence of minimum 1.83 metre height along the mutual property line.

-          I will provide you with CN feedback with regards to the N&V study and the SWM report as soon as I receive them from our engineering team.
-          Take note that in the event of the proposal moving forward, CN will be seeking to enter into a development agreement with the owner, the registration

of an environmental easement on title, as well as a warning clause.
 
We recommend implementing the following criteria as your conditions of project approval:
 

-          Safety setback of habitable buildings from the railway rights-of-way to be a minimum of 15 metres in conjunction with a safety berm. The safety berm
shall be adjoining and parallel to the railway rights-of-way with returns at the ends, 2.0 metres above grade at the property line, with side slopes not
steeper than 2.5 to 1.

-          The Owner shall install and maintain a chain link fence of minimum 1.83 metre height along the mutual property line.
-          Any proposed alterations to the existing drainage pattern affecting railway property must receive prior concurrence from the Railway and be

substantiated by a drainage report to the satisfaction of the CN Railway. (Requirements, if any, with regards to the SWM system will be provided to you
so they can be implemented as conditions of approval)

-          The mitigation measures with regards to noise and vibration report must be to the satisfaction of the CN Railway. (Requirements, if any, with regards to
noise and vibration mitigation measures will be provided to you so they can be implemented as conditions of approval)

-          The Owner shall through restrictive covenants to be registered on title and all agreements of purchase and sale or lease provide notice to the public
that the safety berm, fencing and vibration isolation measures implemented are not to be tampered with or altered and further that the Owner shall
have sole responsibility for and shall maintain these measures to the satisfaction of CN.

-          Warning clauses should be inserted in all development agreements, offers to purchase, and agreements of Purchase and Sale or Lease of each dwelling
unit within 300m of the railway right-of-way.

 
Thank you Paul and don’t hesitate to contact me for any questions.
 
Regards
 
 
Ashkan Matlabi, Urb. OUQ.   
 
Urbaniste sénior / Senior Planner (CN Proximity)
Planning, Landscape Architecture and Urban Design
Urbanisme, architecture de paysage et design urbain
 

 
E : proximity@cn.ca
T : 1-438-459-9190
1600, René-Lévesque Ouest, 11e étage
Montréal (Québec)
H3H 1P9 CANADA
wsp.com
 
 
 
 

From: Paul Klassen <Paul.Klassen@thorold.ca> 
Sent: Tuesday, March 23, 2021 1:58 PM
To: Proximity <proximity@cn.ca>
Subject: D12-02-2020, D14-10-2020 Allanburg Estates Subdivision, Thorold, ON
 

CAUTION: This email originated from outside CN: DO NOT click links or open attachments unless you recognize the sender AND KNOW the content is safe.

AVERTISSEMENT : ce courriel provient d’une source externe au CN : NE CLIQUEZ SUR AUCUN lien ou pièce jointe à moins de reconnaitre l’expéditeur et d'avoir VÉRIFIÉ la sécurité du
contenu.

 
Good afternoon,

mailto:Ashkan.Matlabi@cn.ca
mailto:proximity@cn.ca
mailto:Paul.Klassen@thorold.ca
mailto:proximity@cn.ca
http://www.wsp.com/fr-GL
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PaXl KlaVVen

FUom: Sean DXnsmore
SenW: April 14, 2021 1:57 PM
To: PaXl Klassen
SXbjecW: RE: Engineering Comments - AllanbXrg Estates

yes 
 

FƌŽm͗ Paul Klassen фPaul.KlassenΛthorold.caх  
SeŶƚ͗ April ϭϰ, ϮϬϮϭ ϭ:ϱϳ PM 
TŽ͗ Sean Dunsmore фSean.DunsmoreΛthorold.caх 
SƵbjecƚ͗ RE: Engineering Comments - Allanburg Estates 
 
Okay, thanks. Is the Urbanization of Barron Road the only condition that you would like me to add to the conditions 
document? 
 
Paul 
 

FƌŽm͗ Sean Dunsmore  
SeŶƚ͗ April ϭϰ, ϮϬϮϭ ϭ:ϱϱ PM 
TŽ͗ Paul Klassen фPaul.KlassenΛthorold.caх 
SƵbjecƚ͗ RE: Engineering Comments - Allanburg Estates 
 
Does any portion of Centre Street need to be urbanized, or just Barron?  Just Baron. 
 
Also, just to be sure I cover everything, could you also respond to the following (from my other email): 
 
I realize we have discussed the traffic issue in Allanburg at length, and that steps are already being taken with other 
parties to study the issue in a broader sense. Can I please get your comments summarizing the City’s position on traffic 
in regards to this application, and the work that is in progress? 
 
The City is engaging a traffic engineer to evaluate the larger issue in the Allanburg Community. 
 
Another matter that has been raised is sewer capacity. I understand that capacity is constantly being monitored in this 
area of the City, and that measures have been implemented (i.e. ‘H’ provisions) for other projects. Can I please have 
your comments on this matter as well? Does Engineering anticipate sewer capacity  being a problem for this 
development or for the surrounding area? What measures (if any) are required in the implementing zoning by-
law/subdivision agreement to ensure adequate capacity? 
 
The sewer capacity is the same as in rolling meadows, meaning the “H” should be placed on the property at draft 
approval and removed at subdivision agreement.  We do not anticipate a problem unless development in the area 
accdelerates. 
 
Sean 
 

FƌŽm͗ Paul Klassen фPaul.KlassenΛthorold.caх  
SeŶƚ͗ April ϭϰ, ϮϬϮϭ ϭϮ:ϯϭ PM 
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TŽ͗ Sean Dunsmore фSean.DunsmoreΛthorold.caх 
SƵbjecƚ͗ RE: Engineering Comments - Allanburg Estates 
 
Thanks Sean, 
 
Does any portion of Centre Street need to be urbanized, or just Barron? 
 
Also, just to be sure I cover everything, could you also respond to the following (from my other email): 
 
I realize we have discussed the traffic issue in Allanburg at length, and that steps are already being taken with other 
parties to study the issue in a broader sense. Can I please get your comments summarizing the City’s position on traffic 
in regards to this application, and the work that is in progress? 
 
Another matter that has been raised is sewer capacity. I understand that capacity is constantly being monitored in this 
area of the City, and that measures have been implemented (i.e. ‘H’ provisions) for other projects. Can I please have 
your comments on this matter as well? Does Engineering anticipate sewer capacity  being a problem for this 
development or for the surrounding area? What measures (if any) are required in the implementing zoning by-
law/subdivision agreement to ensure adequate capacity? 
 
Thanks, 
Paul 
 

FƌŽm͗ Sean Dunsmore  
SeŶƚ͗ April ϭϰ, ϮϬϮϭ ϭϮ:Ϯϴ PM 
TŽ͗ Paul Klassen фPaul.KlassenΛthorold.caх 
SƵbjecƚ͗ RE: Engineering Comments - Allanburg Estates 
 
Paul, 
 

x Is the subject site in the ‘Peel Street Sewershed’? Has servicing capacity in this area improved over the years? I 
am trying to understand if/what capacity improvements have been made recently in this area. Our OP 
references servicing limitations in this area that would limit its development.  Yes this area is in the Peel Street 
sewer Shed, yes the capacity issues have improved we have approximately ϭϬϬϬ units of development to use up 
and we will start having problems again. 

 
x What is the extent of Barron Road that will require urbanization through these applications? Does any portion 

of Centre Street required urbanization through these applications? Will the applicant be required to provide 
sidewalks on Barron Road/Centre Street?  Yes, the road needs Urbanization, we are requiring them to urbanize 
across their Frontage, and yes that includes sidewalk. 
 

 
x Will Barron Road/Centre Street be widened through their urbanization?  The ROW will not require widening but 

the asphalt will be required to be ϴ.ϱm. 
 
Hope this helps let me know if more information is required. 
 
 

FƌŽm͗ Paul Klassen фPaul.KlassenΛthorold.caх  
SeŶƚ͗ April ϭϰ, ϮϬϮϭ ϳ:ϰϰ AM 
TŽ͗ Sean Dunsmore фSean.DunsmoreΛthorold.caх; Geoff Holman фGeoff.HolmanΛthorold.caх 
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Cc͗ Denise Landry фDenise.LandryΛthorold.caх 
SƵbjecƚ͗ RE: Engineering Comments - Allanburg Estates 
 
Geoff / Sean, 
 
Here is the link to the entire submission for your reference: http://files.thorold.ca/s/HPNdCbiaPϯoaFϮϳ. 
 
Further to Denise’s email, there are a few more Engineering-related matters I would like your clarification on: 
 

x Is the subject site in the ‘Peel Street Sewershed’? Has servicing capacity in this area improved over the years? I 
am trying to understand if/what capacity improvements have been made recently in this area. Our OP 
references servicing limitations in this area that would limit its development. 

x What is the extent of Barron Road that will require urbanization through these applications? Does any portion 
of Centre Street required urbanization through these applications? Will the applicant be required to provide 
sidewalks on Barron Road/Centre Street? 

x Will Barron Road/Centre Street be widened through their urbanization? 
 
I will also need responses to the points in my previous email so I can complete my report and address comments from 
the public. 
 
Thanks for your help with this. 
 
Regards, 
Paul 
 

FƌŽm͗ Denise Landry  
SeŶƚ͗ April ϭϮ, ϮϬϮϭ ϭϮ:Ϭϳ PM 
TŽ͗ Sean Dunsmore фSean.DunsmoreΛthorold.caх; Geoff Holman фGeoff.HolmanΛthorold.caх 
Cc͗ Paul Klassen фPaul.KlassenΛthorold.caх 
SƵbjecƚ͗ RE: Engineering Comments - Allanburg Estates 
 
Hi Geoff and Sean, 
 
Paul is taking draft plan approval to the April ϮϬth Council meeting. 
 
We need to ensure that engineering has reviewed the application and is comfortable with us bringing it forward. 
 
No comments have been received from engineering to date. If there are conditions of draft approval you would like 
added we need to know now. 
 
Can you please respond ASAP. 
 
Thank you 
Denise 
 
FƌŽm͗ Paul Klassen  
SeŶƚ͗ April ϴ, ϮϬϮϭ ϭ:ϮϬ PM 
TŽ͗ Sean Dunsmore фSean.DunsmoreΛthorold.caх; Geoff Holman фGeoff.HolmanΛthorold.caх 
Cc͗ Denise Landry фDenise.LandryΛthorold.caх 
SƵbjecƚ͗ Engineering Comments - Allanburg Estates 
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Hi Sean and Geoff, 
 
I am preparing my recommendation report for the Allanburg Estates Draft Plan of Subdivision and Zoning By-law 
Amendment applications and noticed that I do not have any comments on file from the Engineering Division except for 
a note from Sean to Julie that a TIS would not be required. 
 
I realize we have discussed the traffic issue in Allanburg at length, and that steps are already being taken with other 
parties to study the issue in a broader sense. Can I please get your comments summarizing the City’s position on traffic 
in regards to this application, and the work that is in progress? 
 
Another matter that has been raised is sewer capacity. I understand that capacity is constantly being monitored in this 
area of the City, and that measures have been implemented (i.e. ‘H’ provisions) for other projects. Can I please have 
your comments on this matter as well? Does Engineering anticipate sewer capacity  being a problem for this 
development or for the surrounding area? What measures (if any) are required in the implementing zoning by-
law/subdivision agreement to ensure adequate capacity? 
 
Please note that there is already an ‘H’ provision applicable to the property – would Engineering like this provision to 
remain or be removed through the zoning by-law amendment? 
 
Regards, 
 
PaƵl KlaƐƐeŶ͕ BES 
Senior Planner, Planning Services 
City of Thorold 
ϵϬϱ-ϮϮϳ-ϲϲϭϯ ext. Ϯϳϴ 
Paul.KlassenΛthorold.ca 
 


