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Clearview Township  - Planning Department 
217 Gideon Street 
Stayner ON L0M 1S0 
Attention: Rossalyn Workman 
Via Email: rworkman@clearview.ca 
 
Re:  Zoning Application/Response to Township Comments 
For Creemore Commercial Residential Located At 143-145 Mill Street (19-122) 
City File #2021-036-ZB 
 
Dear Rossalyn, 
 
As a response to the Town Hall comments provided by the Township regarding Rezoning, we are pleased 
to submit the following document for your review and information.  
 
Our response is formatted per the comments numbering/bulleting and is in a larger font and in bold. 
 
We trust that the attached response letter and corresponding SPA resubmission will satisfy the 
requirements and that you will contact us if you have further requirements or require further information. 
 

Sincerely, 
 
__________________________________ 
Nolan Bentley, Architect and Applicant 
M.Arch., OAA 
 
 
Cc/ 
Owner – Frank Domenichiello, Mark Domenichiello 
PDF copy via SharePoint online link 
 
Enclosure – Response Letter. 
NB/tf 
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BIA Comments (Letter dated August 20, 2021):  
 
Parking  
 

1.Reduction of parking spaces is incumbent upon the developer to ensure there is adequate 
parking for tenants as well as retail staff.  

 

Response: Correct.  
 

2. Dwelling(s) should have a minimum of two spaces in accordance to By-law Section 
2.14.2.1.  

 
Response: According to the By-law, in Historic Downtown Parking & Loading 
Exceptions, the by-law states that: “Any new residential use accessory to a 
commercial use shall be required to provide a minimum of 2 parking spaces 
per dwelling unit on the same lot.” 
 
The subject lands are not large enough to accommodate any additional 
parking than what is being proposed, therefore the developer has agreed to 
contribute cash-in-leu which would be used for future communal parking lot. 
 
Additionally, the size of the units will be one-bedroom apartments and the 
occupants of both the commercial and residential uses will be notified of the 
limited parking before occupancy.  
 

 
2. In s.2.14.2.2 the commercial minimum parking by-law requires further examination to 
determine if the developer has correctly calculated the number of parking spots needed to 
fulfil commercial development.  

 
Response: Below are the parking calculations from the Township Planning 
Department:   
  
“They are proposing 420 m2 of Gross Floor Area (GFA), based on the parking 
calculation for parking spaces for retail space : 1 space plus 1 parking space 
per 20 m2 GFA, plus 2 spaces per dwelling unit.  
  
If this was a new building with no existing development, 30 parking spaces 
would be required.    
420 m2/20 = 21 +1 = 22.  
Residential spaces 4 units x 2 = 8   
Total 30 
 

They get a credit of 13 spaces based on the existing buildings, and 30% 
expansion requirements Section 2.17 Historic Downtown Parking and Loading 
Exceptions, in the Zoning By-law 06-54.    
   
GFA of existing = 199 m2   
30% expansion = 59.7 m2  
Total GFA exemption = 199 + 59.7 = 258.7 m2/20 = 13 spaces  
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They are providing 10 spaces on site for the tenant parking.  One of those 
spaces is Barrier Free.  
  
Shortage of parking spaces – 7 

   
30 – 23 (13+10) = 7” 

   
3. Ensure that snow removal is completely removed from the parking area and not pushed to 
the neighbours parking area.  

 
Response: Snow will be removed and trucked to an off-site location.  

  
4. Hold all new developments to the same standard for parking. A reduction will set a 
precedent for the future.  

 
Response: There are other developments already that have received a 
reduction in parking and therefore this would not be a precedent. The subject 
lands are not large enough to accommodate any additional parking than what 
is being proposed, therefore the developer has agreed to contribute cash-in-
leu which would be used for future communal parking lot. 
 

 
Laneway - Right of Way Access  

 

1. Request that special attention to paid to the back laneway (right of way) so that Home 
Hardware can continue to receive 48’ delivery trucks to their rear entrance.  

 
Response:  The size of the laneway will be unchanged. 

  
2. It is our understanding that the laneway to the back is a designated fire route and should 
remain clear.  

 
Response: We have not been told by the Township that this is an existing fire 
route.    

  
3. Please take care to understand that there are sewer lines running under the right of way 
laneway.  

 
Response: Noted.  No building will occur over this easement, locates will be 
performed in advance of advance constructing the parking lot and Molok 
garbage containers.  

   
Garbage 

 

1. The garbage compound as detailed in the developers plans appears too small for the new 
Simcoe County bins that have recently been provided. Each household and 
business is mandated to use these new bins resulting in upwards of 32 bins for this building. 
Bins will constantly be a nuisance to the beautification of Mill St. if tenants of the 8 units fail to 
bring in their bins before store opening. We suggest that the developers pay for a private 
waste management service that supplies one or two large metal bins within your garbage 
compound and it is removed at the expense of the property management.  
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Response:  Adequate private collection is planned for both the residential and 
commercial components and therefore there will be no bins on Mill Street.  

  
Construction Zone 

 

1. Members have expressed concern over the construction zone and have requested that 
developers install hoarding around the zone. Beautification of the hoarding should be taken 
into consideration. Developers should provide a budget to hire a local artist to create a mural 
or design on the hoarding in order to keep up with the beautification of Mill St. We would like 
the hoarding around the Village Green to be used as an example.   

 

Response:  Plywood construction hoarding will be provided around the 
proposed building site.  It will be used for marketing and can be used for 
artwork.  

   
2. Care should be taken to not block Mill St. throughout the construction and that trucks 
should not be parked on Mill St. or Elizabeth St. that would disrupt restaurant patio patrons at 
the Old Mill Pub or other businesses.  
 

Response: Noted.  
 

 Facade Design 

 

1. Consider bringing the store windows out to the sidewalk to provide better integration with 
the other heritage buildings on Mill St. The recessed windows under an overhang will look 
dark and not inviting.  
 

Response: The ground floor has been pushed out to the street as 
requested.  The floor-to-floor height of the ground floor is to be raised 3’-0” to 
allow more day-light into the commercial space.  

   
2. Developers should be aware of the sign by-laws and ensure that signs conform to the by-
law. Hanging signs or perpendicular signs are preferred and examples can be seen at 
the Creemore Village Pharmacy and Heirloom142.   
 

Response: All provision from Township of Clearview Sign By-law 20-43 will be 
followed. Awnings and perpendicular signs have been noted to the developer 
as preferred signage and has been updated on the site plan. As stated in the 
comment above the sign design will follow the example of the Village 
Pharmacy as shown below:   
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3. Suggest that the brick colour integrate into the village and should match surrounding 
buildings.  
 

Response: Noted.  
  
Peer Review Letter from ERA Architects Inc. (dated August 20, 2021):  
Some aspects of the proposed design that could be modified to improve the design’s compatibility, and to 
ensure that this newly constructed building will be legible as a new intervention, and of it’s time. 
The Standards and Guidelines For the Conservation of Historic Places In Canada (2010) recommends 
that new development be “compatible in terms of materials and massing with the exterior form of the 
historic building and its setting” without “Duplicating the exact form, material, style and detailing of the 
original building in a way that makes the distinction between old and new unclear”. ERA recommends the 
following:  

 

1. Development at-grade should be parallel to Mill Street and have a zero lot-line condition. 
This will reinforce the streetwall and promote window shopping and visibility of other 
commercial programming. Should an arcade be included, the ground floor facade should be 
parallel to Mill Street.   
 

Response: The ground floor has been pushed out to the street as requested.   
  

2. Detailing of the principal facade should be further restrained, to ensure the facade remains 
referential, but not pastiche.   
 
3. General Façade: 

a. The bevel detail on the brick piers should be simplified or removed;  
b. The window arches should be designed in a simple brick pattern, removing the 

keystone;  
c. The decorative cornice should simplified;  
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d. Openings on the second storey of the principle elevation should maintain the 
facade’s balanced and symmetrical proportions, with all openings being equal in 
width. Openings may be configured in series of three single, or two double openings, 
rather than a combination of both;  

e. If included, the Juliet balconies should be inset, with the railing coplanar to the brick 
facade to reduce visual impact.  

f. Foundation Comments - Stuart Lazier: Doors and windows should be of heritage 
design, not as currently proposed.   

 

Response:  John G. Williams Architect is the Township’s Peer Review 
Architect and will review these comments and advise.  

  
3. Signage:  

a. The vertical scale of the signage band should be reduced to match nearby 
storefronts. Materiality and font choice should be selected to remain contextual with 
adjacent existing signs (commented upon by Stuart Lazier). 

b. Where blade signs are used, variation in material, design, and location should be 
encouraged.  
 

Response: Noted.  All requirements from Township of Clearview Sign By-law 
20-43 will be followed in the sign design. Vertical signage band has been 
reduced. Times New Roman Font has been proposed as per the existing 
Village Pharmacy. 

   
4. Further Recommendations: The Township of Clearview Official Plan (2001) provides 
Design Guidelines (Section 8.12) intended to provide high-level direction regarding the 
municipality’s preferred form of future development. While these guidelines provide broad 
direction, the development of guidelines specific to the Mill Street context should be 
considered.  
 

Response: These guidelines have been considered and responded to in the 
Planning Justification Report.  

  
Foundation Comments in addition to ERA peer review comments (Stuart Lazier, email of August 
20, 2021):  

 

1. Retail store front windows should not be set back from the street, storefronts brought 
forward parallel to the street, angle and relationship to adjacent buildings (?). 

 
Response: The ground floor will be pushed out to the street as requested.   

  
2. Additional Elevations – view looking north and south on Mill Street.  

 
Response: Noted.  

  
3. Retail ceiling heights too low.  
 

Response: The floor-to-floor height of the ground floor is to be raised 3’-0” to 
allow more daylight into the commercial space.  

  
4. Signage. 
 

Response: See above comments from ERA and response.  
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5. Doors and Windows should be of heritage design. 
 

Response: Noted.  
  
General Public Comments:  

 

Construction Safety and Access: (Comments by: Carol Sperandeo – Old Mill House Pub at 141 Mill 
Street)  

 

1. Concern for access to surrounding businesses/apartments during construction including 
parking and delivery trucks for supplies.  
 
2. Safety for restaurant guests, staff, and other tenants during construction.  
 
3. Noise  
 
4. Equipment protection  

 
Response:  Noted.  A permit to use the sidewalk is necessary to build the new 
building. A Construction Plan will be submitted with the submission and will 
include details on all the above.  

   
Parking Should Not Be Reduced: (Comments by Carol Sperandeo, Elise Beauregard, Keith Boulter, 
Tracy Ferguson, Trevor Stevenson - emails)  

 
Response:  Noted.  It is not feasible to provide the required parking on this 
site, however the Township has a lot in the area that parking can be provided 
on and the developer can contribute to paving that lot for the shortage of 
parking spaces.  

 
 
 
 
 

END OF RESPONSE LETTER 
 
 
 


