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 AGENDA 
 

Public Information Meeting  

Planning Advisory Committee 

Monday, January 13, 2020 at 4:30 p.m. 

Lunenburg Town Hall, 2nd Floor, 120 Cumberland Street 
 

 
 
1. Agenda - approval 

 
2. Opening of the Public Information Meeting 

A public information meeting provides members of the public with an opportunity 
to learn about a proposal and make their views known to the Planning Advisory 
Committee. A public information meeting is required under the Town of 
Lunenburg’s Public Participation Program. 
 
In terms of process, after the public information meeting is held, PAC will make a 
recommendation to Council.  The public will have another opportunity for input 
should Council forward the proposal to a public hearing.  After the public hearing, 
Council will make the final decision. 
 

3. Review of General Rules of Conduct 
There are a few general rules of conduct that are to be observed so that 
everyone who wishes to speak can do so in an open and respectful environment. 
The general rules of conduct are: 
∙ We ask that those who wish to speak, to please go to the podium. 
∙ Please state your name and civic address clearly so that it may be 

recorded in the minutes. 
∙ We ask that you be respectful of others opinions and speak only from the 

podium microphone so that everyone is able to hear you. 
∙ Speakers will be limited to one presentation unless called upon by the 

Chair for further comment. Speakers are limited so that all may have an 
opportunity to participate. 

∙ PAC members may question each speaker. 
∙ Comments and questions by the public are to be directed to the Chair. 
 

4. Public Information Meeting  
(a) Amero request to remove Lot A1 from the Architectural Control Area along 
Dufferin Street 
  (i) Presentation by Town Planner Dawn Sutherland    

(ii) Opportunity for presentation by Joe Amero   
  (iii)  Written submissions 

(iv) Public input (oral submissions) 
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(b) ABCO Industries Inc. request to remove 6 properties from the 
Architectural Control Area along Tannery Road 
  (i) Presentation by Town Planner Dawn Sutherland    

(ii) Opportunity for presentation by ABCO Industries Inc.   
  (iii)  Written submissions 

(iv) Public input (oral submissions) 
 

 
5. Next Meeting Dates – Monday, February 10th.  

 
6. Adjournment      
 

Attachments: 

1. Public Information Report for the Amero request to remove Lot A1 from 
the Architectural Control Area along Dufferin Street 
 
2.  Public Information Report for the ABCO Industries Inc. request to remove 
6 properties from the Architectural Control Area along Tannery Road 
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Attachment: 

1. Public Information Report for the Amero request to 
remove Lot A1 from the Architectural Control Area along 
Dufferin Street 
 

  

Page 3 of 48



   
Document No:  
Meeting: January 13, 2020 
Circulate To: PAC, BR, DS, HM 
File: PAC 

 
M E M O R A N D U M 

 
TO:  PLANNING ADVISORY COMMITTEE   
 
FROM: DAWN SUTHERLAND, DEVELOPMENT/PLANNING MANAGER 
 
DATE:   JANUARY 6, 2020 
 
RE:   PUBLIC INFORMATION MEETING REPORT (Amero) 

Proposed amendments to the Municipal Planning Strategy’s Map 2 
Future Land Use Map to remove Lot A1 (PID 60642741) from the 
Architectural Control Area along Dufferin Street.  
(Amero application) 

 
Applicant Joseph Amero & Eldona Amero  
Land Owner Joseph Amero & Eldona Amero 
Proposal Application for MPS map amendments to remove Lot A1, PID 

60642741 from the architectural control area along Dufferin 
Street 

Lot Area 10641.0 sq. ft 
Designation Residential 
Zone Residential (R)  
Surrounding 
uses 

residential 

Architectural 
Controls 

Yes 

Heritage -NOT within the Heritage Conservation District 
-NOT a designated heritage property (municipal, provincial, 
federal)  

  
1. Purpose of a Public Information Meeting 

 A public information meeting provides members of the public with an opportunity to 
learn about an application and make their views known to the Planning Advisory 
Committee (PAC). No decisions have been made. This public information meeting 
report provides background information on the application only.  
 
A public information meeting is required under the Town of Lunenburg’s Public 
Participation Program. 
 
In terms of process, after the public information meeting is held, PAC will make a 
recommendation to Council. The public will have another opportunity for input should 
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Council forward the proposal to a public hearing.  After the public hearing, Council will 
make the final decision. Detailed information on the process is contained in Section 3 
below. 

 
 
2. A. Application  

Joseph and Eldona Amero, have submitted an application to amend the Municipal 
Planning Strategy’s Map 2 Future Land Use Map to remove Lot A1, PID 60642741 
from the architectural control area along Dufferin Street.  Mr. Amero appeared before 
Council on 27 August 2019 to seek permission to apply. Council invited Mr. Amero to 
apply and referred the matter to the Planning Advisory Committee.  The application 
form and accompanying documentation are attached as Schedule A. 
 
Mr. Amero has related that he has had Lot A1 for sale for a number of years and 
believes that the architectural control area restrictions have hindered its sale. He 
wishes to be removed from the architectural control area and be subject only to the 
Residential (R) Zone provisions. 
 
 
B. Property Information  
The subject property is in the Residential designation 
and Residential (R) Zone. Part 5 Residential (R) Zone 
of the Land Use By-law sets out the permitted 
developments and additional zoning information. It is 
attached as Schedule B. The surrounding uses are all 
residential. The lot is currently vacant.  
 
The lot was originally part of the property next door at 
95 Dufferin Street. The Ameros severed the parent 
property in 2005 to create Lot A1 (subject property) and 
Lot A2, which contains the home at 95 Dufferin. 95 
Dufferin Street is no longer owned by the Ameros.  
 
The property slopes from a higher elevation at Dufferin 
Street to a lower elevation at the rear. The rear of the 
property was found to be quite wet during the site visit 
on 16 October 2019. The property to the north at 107 
Dufferin Street is at a higher elevation as fill was 
brought in at the time of construction. Drainage from 
this property has been a concern from some adjoining neighbours. Figure 1 shows the 
change in grade from the rear of the lot to the front of the lot abutting Dufferin Street. 
 
C. Architectural Control Area  
This lot is on the south west boundary of the Architectural Control Area. It had been 
part of the parent lot when this boundary was defined. The property to the north of Lot 
A1 at 107 Dufferin Street is not within the boundary. The property directly across the 
street at 102 Dufferin Street is within the boundary. While the Georgian style home 
home at 95 Dufferin, beside Lot A1 at the corner of Dufferin and Tupper Streets, was 
built sometime after 1946, the homes that are across Dufferin Street at 90 Dufferin 

 

FigurFIGURE 1ntague 
Street 
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Street (1888-1890), 96 Dufferin Street (1891-1893) and 102 Dufferin Street (1910) are 
much older.  Please refer to Schedule C for a map showing the Amero lot, Lot A1, in 
Architectural Control Area on Dufferin Street.  
 
Part 10 Architectural Heritage in the Municipal Planning Strategy contains the policies 
that enable the architectural control areas. Please refer to Schedule D. Regulation is 
through the Land Use By-law. Please refer to Schedule E for Part 26G Architectural 
Control Area of the Land Use By-law. Simply, if the design meets the criteria set out 
in Part 26G, then Development Officer issues a Development Permit. There are 
requirements for new main buildings and additions to be similar to those pre-1940 
buildings within 300 ft. There are restrictions on size of additions and such things as 
cladding, roof shape, style. Mr. Amero wishes his property to be removed from these 
restrictions. He has related that assessment on Lot A1 has decreased from when it 
was first created. This appears to be the case as shown by the assessment history 
from Viewpoint.ca (Schedule F). 
  
Policy 10.6 in the Municipal Planning Strategy sets out that Council can consider the 
future expansion of the Heritage Conservation District to include areas of architectural 
control. The Heritage Conservation District Plan and By-law are currently under review 
by the Heritage Advisory Committee. The draft includes the Falkland Street/Dufferin 
Street Architectural Control Area becoming part of an expanded Heritage 
Conservation District.  Mr. Amero has also related that pending sales have been lost 
when buyers become aware of the restrictions in the Architectural Control Area. He 
has asked that Lot A1 be removed from the Architectural Control Area  and does not 
wish to be included in a new Heritage Conservation District.  
 
 

3. Process 
Planning processes are legislated under the Municipal Government Act and are 
subject to Town of Lunenburg Public Participation Program as well. There are statutory 
requirements for notification of members of the public as well as Town policies in place 
in order for the public to become informed of proposed changes to our planning 
documents and to provide an opportunity for meaningful engagement. Changes to 
policies are to be given careful consideration by Council and those affected are to be 
given an opportunity to have their voices heard.  
 
Below is a flow chart of the process for a Municipal Planning Strategy Amendment:  
 
1. Applicant wishes to make a planning 
application and makes a request to apply 

  

2. Council hears the request.  
If willing to consider/learn more, Council 
will invite the applicant to apply. Referral 
to the Planning Advisory Committee 
(PAC). 

-Applicant submits application.  
-PAC schedules a Pubic Information 
Meeting (PIM), applicant notified  
-Approved advert sent to paper 
-PIM letter mailed to assessed owners 
within 30 m, notice posted in Town Hall, 
-Applicant notified  
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-PIM advert published (did this twice as 
it was advertised in December)  

3. PAC holds PIM  -PAC learns about application 
-Public learns about application and asks 
questions 
-no decisions at this time 

4. PAC meeting, recommendation to 
Council 

-Staff report with analysis 
-PAC may ask for additional information 
or changes 
-PAC makes a recommendation to 
Council  
 

5. Council – First Reading and sets a 
Public Hearing date 

-Approved advert sent to paper  
-Notice of Intent and PH date to appear 
14 days before public hearing, applicant 
notified, abutting municipality notified 
-PH letter mailed to assessed owners 
within 30 m 
First advert, Second advert 

6. Council  - Public Hearing  Public input – make presentation, email, 
letter 

7. Council – Second Reading (decision 
made)  

-Negative: refuse - no appeal - ends  
-Positive: approve, then 4 certified 
copies to Province along with all 
supporting documentation 

8. If positive (Approved by Council) 
Province reviews 

30 days  

9. Province 
Approval required – 60 days , approve 
with or with amendments or refuse 
OR 
Approval not required   
 

 

10. Notice in newspaper setting out that 
MPS amendment is in effect  

Effective date of amendment is upon 
publication in paper. 
(NO APPEAL TO UARB) 

 
 

4.  Next Steps 
The next meeting of the Planning Advisory Committee (PAC) is scheduled for Monday, 
10 February 2020. There will be a staff report containing an analysis and a copy of the 
PIM meeting minutes will be attached. PAC may make a recommendation to Council 
at that time or may ask for additional information or changes. If a recommendation is 
made, the application will proceed to Council for First Reading.  
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5.  Appendices 
 Schedule A, application form and accompanying letter 
 Schedule B,  Part 5 Residential (R) Zone 
 Schedule C, Map showing Amero lot, Lot A1, in Architectural Control Area on 

Dufferin Street  
 Schedule D, Part 10 Architectural Heritage in the Municipal Planning Strategy 
 Schedule E, LUB Part 26G Architectural Control Area  
  Schedule F, Assessment History from Viewpoint.ca 
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PART 5 RESIDENTIAL (R) ZONE

5.1 Permitted Developments

(a) Developments Permitted

existing commercial uses as follow:

Civic Address Use

60 Dufferin Street part-time upholstery business in accessory

building

195 Green Street retail florist

existing multi-unit dwellings as follow:

Civic Address Number of Units

37 Blockhouse Hill Road 15

30-36 Broad Street 8

138-146 Centennial Avenue 5

119 Cornwallis Street 15

23 James Road 14

41 James Road 14

28 Sawpit Road 12

36 Sawpit Road 12

existing visitor-oriented commercial uses as follow:

Civic Address Use

18 Lower Street (1) use of 528 square feet of the basement level

floor of the dwelling for the creation,

painting and retail sale of wooden toys

(2) use of 450 square feet of the property for

outdoor sales and display

(3) use of two signs, each a maximum of 5

square feet in area

34 Linden Avenue (1) use of 518 square feet of the ground floor of

the dwelling for the retail sale of quilts,

quilt-related craft and art goods, and

handmade hooked rugs

(2) use of 100 square feet of the property for

outdoor sales and display

(3) use of three signs:

• one 25 square foot quilt hung on the

dwelling

• one 13.6 square foot ground sign;

and

• one 3.5 square foot flat fixed wall

sign
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guest houses up to 3 units subject to Section 3.1

parking lots associated with uses permitted in the Residential (R) Zone

single-unit dwelling

two-unit dwellings

(b) Developments Permitted by Development Agreement

(i) institutional developments in accordance with Municipal Planning

Strategy policy 5.5

(ii) multi-unit dwellings in accordance with Municipal Planning Strategy

policy 5.9

(iii) expansion of existing multi-unit dwellings listed above in accordance with

Municipal Planning Strategy policy 5.9

(iv) guest houses over 3 units in accordance with Municipal Planning Strategy

policy 5.10

(v) Dining Rooms in conjunction with guest houses in accordance with

Municipal Planning Strategy Policy 5.10A.

5.2 Residential (R) Zone Standards

Minimum Front Yard 6 metres (20 feet)

Minimum Rear Yard 6 metres (20 feet)

Minimum Side Yard 2.4 metres (8 feet)

Minimum Side Yard on 0 metres (0 feet)

Side with Common Wall

Minimum Flankage Yard 6 metres (20 feet)

Maximum Height of Buildings 10.5 metres (35 feet)

Minimum Lot Area 558 square metres (6000 square feet)

Minimum Lot Frontage 18.2 metres (60 feet)

5.3 Attached Dwellings on Separate Lots

Where two lots are created for the development of an attached two-unit dwelling to be

located on the common lot line, the total area, added together, of both lots must be 558

square metres (6000 square feet) and the total frontage of both lots must be 18.2 metres

(60 feet) and each lot must have a minimum frontage of 20 feet.

5.4 Special Requirements: Existing Visitor-Oriented Commercial Uses in the

Residential (R) Zone

In the Residential (R) Zone visitor-oriented commercial uses listed in the zone may:

(a) continue the use;

(b) expand the building for residential purposes in accordance with the requirements

of the Residential (R) Zone;

(c) replace the building;

(d) move the use to a different location within the building, provided that

(i) there is no increase in the size of the use beyond that listed in the
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Residential (R) Zone;

(ii) the is no increase in the area of outdoor display and sales beyond that

listed in the Residential (R) Zone;

(iii) there is no change in the type of item available for retail sale from those

items listed in the Residential (R) Zone; and

(iv) all other activity related to the business use, such as parking, is in

accordance with the requirements of Section 5.1 of the Land Use By-law.
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Schedule C – Map showing Amero lot, Lot A1, in Architectural Control Area on 
Dufferin Street 

 

 

 

Lot A1 
(AMERO) 
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10.0 ARCHITECTURAL HERITAGE

BACKGROUND

Lunenburg has a distinct heritage rooted in the Germanic origins of its first settlers, its

unique architectural character, and its historical association with the growth of the Atlantic

fishery and the bygone age of sail.  This strong heritage is recognized as an important

element of community life, important not only to residents of the Town but to the growing

tourism industry as well.  The term "heritage" encompasses many things, from vernacular

forms of speech, to local food, traditional skills, crafts, and means of livelihood, and the

historic built environment.  Most aspects of Lunenburg's heritage are protected,

preserved, and promoted through the activities of the Fisheries Museum of the Atlantic,

the South Shore Genealogical Society, the German Canadian Cultural Society of

Lunenburg, the Lunenburg Heritage Society and the Lunenburg Academy Foundation, the

latter two organizations focusing particularly on the preservation of historic buildings.

The Town's architectural character is perceived as being a particularly important

component of its heritage and Town Council has taken a number of initiatives to

conserve, maintain, and improve that character.  Involvement in the Provincial Main street

Program from 1979 to 1994, in cooperation with the downtown merchants, facilitated both

public and private sector improvements to the built environment in the designated

downtown Business Improvement District.  Although the Main street Program no longer

exists, the Town will continue to seek similar programs to assist the business community.

In 1981, the Heritage Property By-law was adopted under the Heritage Property Act,

enabling Council to designate historic buildings, streetscapes, and areas in the Town and

to control any substantial alteration to them.  Implementation of the By-law began in 1982

when research was undertaken to document the historic and architectural character of the

Town. This research culminated, in February 1984, in the publishing of an inventory of

historic buildings, which laid the groundwork for subsequent designations of Municipal

Heritage Properties under the Heritage Property By-law.  Additional information collected

in 1992 and subsequent years will be used to update the Heritage Inventory when funds

become available.  

In 1991, Lunenburg received the distinction of having Old Town designated as a National

Historic District.

  

In 1994, with the assistance of the Provincial Department of Housing and Municipal

Affairs and a consultant, a background study was undertaken on the possible

establishment of the Old Town as a heritage conservation district under the Heritage

Property Act, with the district consisting of the National Historic District plus adjacent

historic areas. A working group of 
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residents assisted in the preparation of a draft conservation plan and bylaw that included 

policies restricting demolition of historic (pre-1940) buildings and design guidelines for

new buildings, alterations to existing buildings, and signs, fences, and utility structures.

The establishment of the heritage conservation district was also intended to qualify

property owners for conservation assistance programs available from the provincial

government.  

A series of opinion surveys, public meetings, workshops, and media presentations on the

proposed district were subsequently conducted. Establishment of the district was

significantly delayed, however, by the need for certain prior amendments to the Heritage

Property Act and the Provincial Regulations for Heritage Conservation Districts, and by

uncertainties about funding for a Heritage Officer to administer the conservation plan and

bylaw.  These amendments and funding uncertainties were not fully settled until late 1999,

and the establishment of the heritage conservation district and the adoption of the

conservation plan and bylaw remained on hold for the intervening years. 

In 1995, the Old Town was designated as a W orld Heritage Site by the United Nations

Educational, Scientific and Cultural Organization (U.N.E.S.C.O.).

In 1996, following the Five-Year Review, limited architectural controls were introduced into

the municipal planning strategy and land use bylaw.  Three architectural control areas

were established, one encompassing the Old Town National Historic District / W orld

Heritage Site, another in the Dufferin Street and Falkland Street area, and a third in the

Tannery Road area. W ithin these areas, architectural controls regulated the design of

new main buildings and alterations to pre-1920 main buildings.

In 1997, with assistance from the Federal and Provincial Governments, the Town

commissioned a Strategic Plan for conservation and management of the Town as a

W orld Heritage Site.  The resulting Lunenburg W orld Heritage Community Strategy,

adopted by Council in 1998, identified numerous initiatives relating to cultural preservation

and economic development. It also affirmed the need for the establishment of a heritage

conservation district, comprehensive  architectural controls, and financial incentives. 

Implementation of the strategy began in 1999 with the creation of a new Heritage Project

Manager position  within the  Town staff, whose responsibilities include administration of

the heritage conservation district plan and bylaw.

In early 2000, following formal notification of all affected property owners, the heritage

conservation district was established and the conservation plan and bylaw were adopted

by Council, along with concurrent amendments to the architectural control policies of this

Municipal Planning Strategy. 
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ARCHITECTURAL CONTROL  

Council recognizes the potential social and economic benefits of preserving the heritage

of Lunenburg and is committed to its protection. The designation of the Old Town as a

National Historic District and W orld Heritage Site also imposes upon Council significant

responsibility for its protection and management as a cultural resource of national and

international importance. At the same time, Council recognizes that the Town is a living

community, not a museum, and that architectural change must be accommodated.

In order to ensure the protection of Lunenburg's built heritage, Council has adopted a

three-fold approach to architectural control:

! Voluntary designation of individual Municipal Heritage Properties under the

Heritage Property Bylaw.

! Establishment of architectural control areas in the Dufferin Street, Falkland

Street, and Tannery Road areas, with limited architectural controls implemented

through the Land Use Bylaw. These architectural controls  will continue the

regulatory approach originally adopted in 1996 with the exception that the cut-off

date for architectural reference will be changed from 1920 to 1940.  W ithin the

architectural control areas, architectural controls will apply only to new main

buildings and alteration of pre-1940 main buildings.

! Establishment of a heritage conservation district comprised of the Old Town 

National Historic District & W orld Heritage Site and adjacent historic areas, with

architectural controls implemented through the policies and design guidelines of

the conservation plan and bylaw. Architectural controls in the heritage

conservation district will apply to demolition of any pre-1940 building; the design

of new buildings, including outbuildings; the alteration of any existing building,

regardless of age; the design of fences and signs, and the placement and

screening of utility structures. 

Council will also consider the future possibility of extending the heritage conservation district to

include the Dufferin Street, Falkland Street, and Tannery Road architectural control areas and

other historic parts of the Town by future amendment of the conservation plan and bylaw and this

municipal planning strategy.   
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POLICIES

It shall be the policy of Council to:

Registered Heritage Properties

10.1 regard the Heritage Property By-law as the principal means of control of substantial

alteration to registered Municipal Heritage Properties.

Architectural Control Area Designation

10.2 designate the areas shown as Architectural Control Areas on Map 2, the Future Land Use

Map, as the areas in which the appearance of buildings will be controlled through the

Land Use Bylaw.  These areas include the areas of Dufferin Street, Falkland Street, and

Tannery Road. 

Architectural Control Area Provisions

10.3 incorporate special provisions in the Land Use By-law for the area designated

Architectural Control with respect to:

(a) new buildings; and

(b) additions or alterations to buildings built prior to 1940, in order to ensure the

compatibility of new buildings and additions and alterations with the established

character of the Town.

These special provisions shall control architectural style, building length to width ratio, the

appearance of exterior cladding and roofing materials, height, shape and the size and

ratio of windows and doors.

Heritage Conservation District

10.4 designate the area shown as Heritage Conservation District on Map 2, Future Land Use

Map as the area within which demolition of pre-1940 buildings, the architectural design of

new buildings and alterations to existing buildings, including outbuildings, and the design

and placement of signs, fences, and utility structures will be controlled through the

heritage conservation district plan and bylaw with design guidelines. This area includes

the Old Town National Historic District and W orld Heritage Site and adjacent historic

areas.

  

Heritage Conservation District Plan and Bylaw

10.5 regard the heritage conservation district plan and bylaw with design guidelines as a

guiding policy and regulatory document with regard to architectural conservation and

architectural change in the designated heritage conservation district, in parallel with the

applicable provisions of this municipal planning strategy.
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Future Expansion of Heritage Conservation District

10.6 consider the future expansion of the heritage conservation district outside of the Old Town

to include other historically and architecturally significant areas including the Falkland

Street, Dufferin Street, and Tannery Road architectural control areas, the remainder of

the historic New Town and adjacent parts of Green Street, and the eastward extension of

Pelham Street. The inclusion of such areas shall be preceded by background studies and

public consultation, as required by sections 6 and 7 of the Regulations for Heritage

Conservation Districts and shall be governed by the applicable policies of the

conservation plan.  

General Policies

10.7 encourage the preservation of Lunenburg's heritage through cooperation with the

Fisheries Museum of the Atlantic, the Lunenburg Heritage Society, the Lunenburg

Academy Foundation, and other heritage and cultural organizations and through

continued involvement in programs similar to the Provincial Main street Program.

10.8 maintain Town owned public buildings, streets and signs in a state of good repair and to

carry out any alterations to them in a manner which enhances the historic character of the

Town.

10.9 ensure that when considering development agreements, the architectural character of any

proposed new main building, or addition to or alteration of a main building will be

compatible with the established architectural character of other buildings in the area in

terms of relationships of height, bulk, scale, roof shape, materials, relationships of

windows and doors and architectural details. 
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PART 26G ARCHITECTURAL CONTROL AREA

26G.1 New Main Buildings

In addition to all requirements governing land use, new main buildings within the

Architectural Control Area, as shown on Map 2, the Future Land Use Map, shall be

similar to any substantially intact pre-1940 main building located within 91 metres (300

feet) of the new building and fronting on the same street, with respect to:

(a) architectural style; and

(b) building length to width ratio; and

(c) height; and

(d) roof shape; and

(e) appearance of exterior cladding and roof materials; and

(f) architectural details and trim; and

(g) shape and size of porches, doors and windows; and

(h) window area to wall area ratio; and

(i) location, type, bulk and appearance of chimneys.

New main buildings located on corner lots may use either street as the street on which

they front.

26G.2 Additions and Alterations to Existing Buildings

In addition to all requirements governing land use, additions and alterations to any main

building constructed prior to 1940 within the Architectural Control Area as shown on

Map 2, the Future Land Use Map, shall be similar to the main building with respect to the

considerations set out in Section 26G.1.

26G.3 (a) The total ground floor area (footprint) of all additions shall not exceed 25% of the

ground floor area (footprint) of the building existing prior to 13 June 1996. 

(b) For the purposes of this section, the calculation of ground floor area (footprint)

does not include decks or verandas which do not enclose interior space.

(c) An addition, less than ten per cent of which (by volume) is visible from the street

directly in front of the main building, or from any other street abutting the

property, in the case of a corner lot, and which is nor higher than the main

building, is permitted provided it does not exceed 100% of the footprint of the

existing structure.  Adopted October 2, 2012

26G.4 Renovations and Replacements

Any renovation or replacement of any part of an existing building in the Architectural

Control Area as shown on Map 2, the Future Land Use Map, shall be similar to the main

building as it existed prior to the renovation or replacement in terms of the considerations
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set out in Section 26G.1.
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Schedule F - Assessment History from Viewpoint.ca 

Source: Viewpoint.ca, accessed 30 August 2019 
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2.  Public Information Report for the ABCO Industries Inc. 
request to remove 6 properties from the Architectural Control 
Area along Tannery Road 
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Document No:  
Meeting: January 13, 2020 
Circulate To: PAC, BR, DS, HM 
File: PAC 

 
M E M O R A N D U M 

 
TO:  PLANNING ADVISORY COMMITTEE   
 
FROM: DAWN SUTHERLAND, DEVELOPMENT/PLANNING MANAGER 
 
DATE:   JANUARY 6, 2020 
 
RE:   PUBLIC INFORMATION MEETING REPORT (ABCO) 

Proposed amendments to the Municipal Planning Strategy’s Map 2 
Future Land Use Map to remove 6 properties (PIDs 60053188, 60053196, 
60053204, 60053212, 60386018, 606072839) from the Architectural 
Control Area along Tannery Road.  
(ABCO Industries Inc. application) 

 
Applicant ABCO Industrial Holdings Limited, Jason Huskilson 
Land Owner ABCO Industrial Holdings Limited 
Proposal Application for MPS map amendments to remove 6 properties 

from the architectural control area along Tannery Road 
Lot Area Combined: ≈7.3748 acres/321 247 sq ft./ 29 844.8229 sq. metres 
Designation Industrial 
Zone Marine Industrial (MI)  
Surrounding 
uses 

residential, marine industrial, institutional 

Architectural 
Controls 

Yes 

Heritage -NOT within the Heritage Conservation District 
-NOT a designated heritage property (municipal, provincial, 
federal)  
-Location of Camp Norway Monument 

  
1. Purpose of a Public Information Meeting 

 A public information meeting provides members of the public with an opportunity to 
learn about an application and make their views known to the Planning Advisory 
Committee (PAC). No decisions have been made. This public information meeting 
report provides background information on the application only.  
 
A public information meeting is required under the Town of Lunenburg’s Public 
Participation Program. 
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In terms of process, after the public information meeting is held, PAC will make a 
recommendation to Council. The public will have another opportunity for input should 
Council forward the proposal to a public hearing.  After the public hearing, Council will 
make the final decision. Detailed information on the process is contained in Section 3 
below. 

 
 
2. A. Application  

Jason Huskilson, on behalf of 
ABCO Industries Inc., has 
submitted his application to 
amend the Municipal Planning 
Strategy’s Map 2 Future Land 
Use Map to remove 6 properties 
(PIDs 60053188, 60053196, 
60053204,60053212, 60386018, 
606072839) from the 
Architectural Control Area along 
Tannery Road. Mr. Huskilson 
appeared before Council on 22 October 2019 to seek permission to apply. Council 
invited Mr. Huskilson to apply and referred the matter to the Planning Advisory 
Committee.  The application form and accompanying letter are attached as Schedule 
A. 
 
This application is for the removal of 6 properties from the architectural control area 
along Tannery Road only. This application does not contain any request related to 
acquisition of the sea bed or allowance for mixed residential/commercial development.  
  
 
B. Property Information  
The six (6) properties shown in Figure 1 are the subject of this application. These 
properties are in the Industrial designation and Marine Industrial (MI) Zone. A map 
showing the lot lines of the subject and surrounding properties is attached as Schedule 
B. Part 16 Marine Industrial (MI) Zone of the Land Use By-law sets out the permitted 
developments and additional zoning information. It is attached as Schedule C. 
 
Please note that the views and view planes are not protected. Design and use are 
currently regulated by the Land Use By-law.  
 
These lots are within the Architectural Control Area along Tannery Road. An excerpt 
from the Municipal Planning Strategy, Map 2, Future Land Use showing the 
Architectural Control Area along Tannery Road is attached as Schedule D. Please 
note that Little Island (AKA Burns Island) is not part of this application as it not within 
the Architectural Control Area. The island is within the Marine Industrial (MI) Zone.  
 
The lots are located off Tannery Road and are on south west side of Lunenburg 
Harbour. The lots are relatively flat and, with the exception of Lot 09-1, PID 60672839 
(#6 on the mapping), abut the shore. All are accessed off of Tannery Road.  
 

 

FigurFIGURE 1ntague 
Street 
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The uses on the lots vary. The Camp Norway monument is located on Lot A, PID 
60053188 (#1 on mapping). Briefly, Norwegian sailors were housed at Camp Norway 
after the Nazis invaded Norway during World War II. The camp was primarily a Royal 
Norwegian Navy training depot for over 1000 seamen and whalers who were being 
taken into the navy. The barracks were constructed and opened in November of 1940, 
with the first sailors arriving in 1941. The barracks now house ABCO Industries at 81 
Tannery Road. Camp Norway is an important part of the history of the South Shore.  
 
The ABCO Industries Inc. lands had 
been used for traditional fishing 
industries. In an undated post card, 
Figure 2 shows a fish shack and fish 
drying. The building at 81 Tannery Road 
has undergone a number of additions 
and internal modifications since ABCO 
was first founded in 1947. The current 
uses are considered marine industrial 
and industrial in nature as design and 
fabrication work occurs on site including 
purpose built aluminum boats. There are 
approximately 60 fulltime employees. 
Manufacturing plays an important role in 
the local economy.   
 
There are two residential properties (houses) at 57 and 61 Tannery Road. 57 Tannery 
Road is a rental property while 61 Tannery Road is currently used for ABCO storage. 
Three lots are currently vacant (#1, 5, 6 on mapping) with the exception of the Camp 
Norway monument on #1. 
 
The abutting properties and those across Tannery Road (south) are residential.  
 
 
C. Architectural Control Area  
The Architectural Control Areas are shown on the Municipal Planning Strategy’s Map 
2 Future Land Use Map. There are two areas: Falkland/Dufferin Streets and Tannery 
Road.  “Old Town” was originally an architectural control area before becoming a 
Heritage Conservation District. If a property is in one of these areas, then it is subject 
to the architectural controls that are contained with the Land Use By-law.  
 
Part 10 Architectural Heritage in the Municipal Planning Strategy contains the policies 
that enable the architectural control areas. Please refer to Schedule E. Regulation is 
through the Land Use By-law. Please refer to Schedule F for Part 26G Architectural 
Control Area of the Land Use By-law. Simply, if the design meets the criteria set out 
in Part 26G, then Development Officer issues a Development Permit. There are 
requirements for new main buildings and additions to be similar to those pre-1940 
buildings within 300 ft. There are restrictions on size of additions and such things as 
cladding, roof shape, style. ABCO Industries Inc. wishes to be removed from these 
restrictions. They wish to have the flexibility to expand their operation as needed 
(perhaps in excess of the 25% of the ground floor area found in LUB Part 26.G.3) and 

 
 
                                  Figure 2 
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be subject only to the standards of the Marine Industrial (MI) Zone. They would like 
the ability to use more modern cladding as well. Flexibility and timely permitting are 
concerns.  
 
Policy 10.6 in the Municipal Planning Strategy sets out that Council can consider the 
future expansion of the Heritage Conservation District to include areas of architectural 
control. The Heritage Conservation District Plan and By-law are currently under review 
by the Heritage Advisory Committee. The draft includes the Tannery Road 
Architectural Control Area becoming part of an expanded Heritage Conservation 
District.  ABCO Industries Inc. wishes to be removed from the Tannery Road 
Architectural Control Area and does not wish to be included in a new Heritage 
Conservation District.  
 
 

3. Process 
Planning processes are legislated under the Municipal Government Act and are 
subject to Town of Lunenburg Public Participation Program as well. There are statutory 
requirements for notification of members of the public as well as Town policies in place 
in order for the public to become informed of proposed changes to our planning 
documents and to provide an opportunity for meaningful engagement. Changes to 
policies are to be given careful consideration by Council and those affected are to be 
given an opportunity to have their voices heard.  
 
Below is a flow chart of the process for a Municipal Planning Strategy Amendment:  
 
1. Applicant wishes to make a planning 
application and makes a request to apply 

  

2. Council hears the request.  
If willing to consider/learn more, Council 
will invite the applicant to apply. Referral 
to the Planning Advisory Committee 
(PAC). 

-Applicant submits application.  
-PAC schedules a Pubic Information 
Meeting (PIM), applicant notified  
-Approved advert sent to paper 
-PIM letter mailed to assessed owners 
within 30 m, notice posted in Town Hall, 
-Applicant notified  
-PIM advert published (did this twice as 
it was advertised in December)  

3. PAC holds PIM  -PAC learns about application 
-Public learns about application and asks 
questions 
-no decisions at this time 

4. PAC meeting, recommendation to 
Council 

-Staff report with analysis 
-PAC may ask for additional information 
or changes 
-PAC makes a recommendation to 
Council  
 

5. Council – First Reading and sets a 
Public Hearing date 

-Approved advert sent to paper  
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-Notice of Intent and PH date to appear 
14 days before public hearing, applicant 
notified, abutting municipality notified 
-PH letter mailed to assessed owners 
within 30 m 
First advert, Second advert 

6. Council  - Public Hearing  Public input – make presentation, email, 
letter 

7. Council – Second Reading (decision 
made)  

-Negative: refuse - no appeal - ends  
-Positive: approve, then 4 certified 
copies to Province along with all 
supporting documentation 

8. If positive (Approved by Council) 
Province reviews 

30 days  

9. Province 
Approval required – 60 days , approve 
with or with amendments or refuse 
OR 
Approval not required   
 

 

10. Notice in newspaper setting out that 
MPS amendment is in effect  

Effective date of amendment is upon 
publication in paper. 
(NO APPEAL TO UARB) 

 
 

4.  Next Steps 
The next meeting of the Planning Advisory Committee (PAC) is scheduled for Monday, 
10 February 2020. There will be a staff report containing an analysis and a copy of the 
PIM meeting minutes will be attached. PAC may make a recommendation to Council 
at that time or may ask for additional information or changes. If a recommendation is 
made, the application will proceed to Council for First Reading.  
 
 

5.  Appendices 
 Schedule A, application form and accompanying letter 
 Schedule B, A map showing the lot lines of the subject and surrounding properties 
 Schedule C, Part 16 Marine Industrial (MI) Zone of the Land Use By-law

 Schedule D, Municipal Planning Strategy, Map 2, Future Land Use showing the 
Architectural Control Area along Tannery Road  

 Schedule E, Part 10 Architectural Heritage in the Municipal Planning Strategy 
 Schedule F, LUB Part 26G Architectural Control Area 
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To Whom it may concern, 

ABCO Industries Inc. is a world class supplier of manufactured metal products. Since 1947, 

ABCO has built a customer base that spans the globe. This customer base, coupled with new 

investment from the New Ownership, puts ABCO in a position to grow if we had an adequately 

sized facility. This is impossible with the current rules and by-laws which is why we are asking to 

be removed from the Architectural Control zone. This will give ABCO Industries the freedom to 

grow. Our current foot print has been pushed to the limit in recent years and we are looking to 

make a change.  

ABCO is looking to expand the existing floor space up to, and possibly beyond, 100% of the 

current foot print. ABCO would like to build new infrastructure that may include detached 

structures or additions to the existing building. Any new additions could be of similar shape and 

colour of the existing structure which Lunenburg has been accustomed to seeing for over 50 

years. We feel that this expansion will be a welcome part of the working waterfront of 

Lunenburg and we look forward to continued community investment.  

The Marine Industrial zoning would give ABCO the architectural freedom to manage our 

growth. Removal from the Architectural Control Zone will facilitate the transition to being 

limited only by the Marine Industrial controls. We appreciate the consideration thus far, and we 

look forward to continuing our growth within the Town of Lunenburg.  

 

Regards, 

  

Jason Huskilson 

Director ABCO Industries 

Oct 25, 2019 
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Schedule B – A map showing the lot lines of the subject and surround properties 

 

Property online Map showing ABCO Industries Holdings Limited properties that are within the 
Architectural Control Area on Tannery Road 

7 October 2019 

 PID OWNER PROPERTY ADDRESS/AREA 
1 60053188 ABCO Industries Holdings Limited Lot A, Tannery Road (2.37 acres) 
2 60053196 ABCO Industries Holdings Limited 81 Tannery Road (3.28 acres) 
3 60053204 ABCO Industries Holdings Limited 61 Tannery Road (19375 sq ft) residential 
4 60053212 ABCO Industries Holdings Limited 57 Tannery Road(19845 sq ft) residential 
5 60386018 ABCO Industries Holdings Limited Lot 2, Tannery Road (29900 sq ft) 
6 60672839 ABCO Industries Holdings Limited Lot 09-1 (6013 sq ft)  

 

 

 

 

1 

2 

3 4 

5 

6 
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Schedule D – Municipal Planning Strategy, Map 2, Future Land Use showing  

the Architectural Control Area along Tannery Road 

 

Property online search of “ABCO”  shown on excerpt from Town of Lunenburg, Municipal Planning 
Strategy, Map 2, Future Land Use, showing Architectural Control Area along Tannery Road with lands 
owned by ABCO Industries Holdings Limited numbered in red 

7 October 2019 

 PID OWNER PROPERTY ADDRESS/AREA 
1 60053188 ABCO Industries Holdings Limited Lot A, Tannery Road (2.37 acres) 
2 60053196 ABCO Industries Holdings Limited 81 Tannery Road (3.28 acres) 
3 60053204 ABCO Industries Holdings Limited 61 Tannery Road (19375 sq ft) residential 
4 60053212 ABCO Industries Holdings Limited 57 Tannery Road(19845 sq ft) residential 
5 60386018 ABCO Industries Holdings Limited Lot 2, Tannery Road (29900 sq ft) 
6 60672839 ABCO Industries Holdings Limited Lot 09-1 (6013 sq ft)  

 

 

 

1 

2 
3 

4 

5 

6 
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10.0 ARCHITECTURAL HERITAGE

BACKGROUND

Lunenburg has a distinct heritage rooted in the Germanic origins of its first settlers, its

unique architectural character, and its historical association with the growth of the Atlantic

fishery and the bygone age of sail.  This strong heritage is recognized as an important

element of community life, important not only to residents of the Town but to the growing

tourism industry as well.  The term "heritage" encompasses many things, from vernacular

forms of speech, to local food, traditional skills, crafts, and means of livelihood, and the

historic built environment.  Most aspects of Lunenburg's heritage are protected,

preserved, and promoted through the activities of the Fisheries Museum of the Atlantic,

the South Shore Genealogical Society, the German Canadian Cultural Society of

Lunenburg, the Lunenburg Heritage Society and the Lunenburg Academy Foundation, the

latter two organizations focusing particularly on the preservation of historic buildings.

The Town's architectural character is perceived as being a particularly important

component of its heritage and Town Council has taken a number of initiatives to

conserve, maintain, and improve that character.  Involvement in the Provincial Main street

Program from 1979 to 1994, in cooperation with the downtown merchants, facilitated both

public and private sector improvements to the built environment in the designated

downtown Business Improvement District.  Although the Main street Program no longer

exists, the Town will continue to seek similar programs to assist the business community.

In 1981, the Heritage Property By-law was adopted under the Heritage Property Act,

enabling Council to designate historic buildings, streetscapes, and areas in the Town and

to control any substantial alteration to them.  Implementation of the By-law began in 1982

when research was undertaken to document the historic and architectural character of the

Town. This research culminated, in February 1984, in the publishing of an inventory of

historic buildings, which laid the groundwork for subsequent designations of Municipal

Heritage Properties under the Heritage Property By-law.  Additional information collected

in 1992 and subsequent years will be used to update the Heritage Inventory when funds

become available.  

In 1991, Lunenburg received the distinction of having Old Town designated as a National

Historic District.

  

In 1994, with the assistance of the Provincial Department of Housing and Municipal

Affairs and a consultant, a background study was undertaken on the possible

establishment of the Old Town as a heritage conservation district under the Heritage

Property Act, with the district consisting of the National Historic District plus adjacent

historic areas. A working group of 
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residents assisted in the preparation of a draft conservation plan and bylaw that included 

policies restricting demolition of historic (pre-1940) buildings and design guidelines for

new buildings, alterations to existing buildings, and signs, fences, and utility structures.

The establishment of the heritage conservation district was also intended to qualify

property owners for conservation assistance programs available from the provincial

government.  

A series of opinion surveys, public meetings, workshops, and media presentations on the

proposed district were subsequently conducted. Establishment of the district was

significantly delayed, however, by the need for certain prior amendments to the Heritage

Property Act and the Provincial Regulations for Heritage Conservation Districts, and by

uncertainties about funding for a Heritage Officer to administer the conservation plan and

bylaw.  These amendments and funding uncertainties were not fully settled until late 1999,

and the establishment of the heritage conservation district and the adoption of the

conservation plan and bylaw remained on hold for the intervening years. 

In 1995, the Old Town was designated as a W orld Heritage Site by the United Nations

Educational, Scientific and Cultural Organization (U.N.E.S.C.O.).

In 1996, following the Five-Year Review, limited architectural controls were introduced into

the municipal planning strategy and land use bylaw.  Three architectural control areas

were established, one encompassing the Old Town National Historic District / W orld

Heritage Site, another in the Dufferin Street and Falkland Street area, and a third in the

Tannery Road area. W ithin these areas, architectural controls regulated the design of

new main buildings and alterations to pre-1920 main buildings.

In 1997, with assistance from the Federal and Provincial Governments, the Town

commissioned a Strategic Plan for conservation and management of the Town as a

W orld Heritage Site.  The resulting Lunenburg W orld Heritage Community Strategy,

adopted by Council in 1998, identified numerous initiatives relating to cultural preservation

and economic development. It also affirmed the need for the establishment of a heritage

conservation district, comprehensive  architectural controls, and financial incentives. 

Implementation of the strategy began in 1999 with the creation of a new Heritage Project

Manager position  within the  Town staff, whose responsibilities include administration of

the heritage conservation district plan and bylaw.

In early 2000, following formal notification of all affected property owners, the heritage

conservation district was established and the conservation plan and bylaw were adopted

by Council, along with concurrent amendments to the architectural control policies of this

Municipal Planning Strategy. 
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ARCHITECTURAL CONTROL  

Council recognizes the potential social and economic benefits of preserving the heritage

of Lunenburg and is committed to its protection. The designation of the Old Town as a

National Historic District and W orld Heritage Site also imposes upon Council significant

responsibility for its protection and management as a cultural resource of national and

international importance. At the same time, Council recognizes that the Town is a living

community, not a museum, and that architectural change must be accommodated.

In order to ensure the protection of Lunenburg's built heritage, Council has adopted a

three-fold approach to architectural control:

! Voluntary designation of individual Municipal Heritage Properties under the

Heritage Property Bylaw.

! Establishment of architectural control areas in the Dufferin Street, Falkland

Street, and Tannery Road areas, with limited architectural controls implemented

through the Land Use Bylaw. These architectural controls  will continue the

regulatory approach originally adopted in 1996 with the exception that the cut-off

date for architectural reference will be changed from 1920 to 1940.  W ithin the

architectural control areas, architectural controls will apply only to new main

buildings and alteration of pre-1940 main buildings.

! Establishment of a heritage conservation district comprised of the Old Town 

National Historic District & W orld Heritage Site and adjacent historic areas, with

architectural controls implemented through the policies and design guidelines of

the conservation plan and bylaw. Architectural controls in the heritage

conservation district will apply to demolition of any pre-1940 building; the design

of new buildings, including outbuildings; the alteration of any existing building,

regardless of age; the design of fences and signs, and the placement and

screening of utility structures. 

Council will also consider the future possibility of extending the heritage conservation district to

include the Dufferin Street, Falkland Street, and Tannery Road architectural control areas and

other historic parts of the Town by future amendment of the conservation plan and bylaw and this

municipal planning strategy.   
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POLICIES

It shall be the policy of Council to:

Registered Heritage Properties

10.1 regard the Heritage Property By-law as the principal means of control of substantial

alteration to registered Municipal Heritage Properties.

Architectural Control Area Designation

10.2 designate the areas shown as Architectural Control Areas on Map 2, the Future Land Use

Map, as the areas in which the appearance of buildings will be controlled through the

Land Use Bylaw.  These areas include the areas of Dufferin Street, Falkland Street, and

Tannery Road. 

Architectural Control Area Provisions

10.3 incorporate special provisions in the Land Use By-law for the area designated

Architectural Control with respect to:

(a) new buildings; and

(b) additions or alterations to buildings built prior to 1940, in order to ensure the

compatibility of new buildings and additions and alterations with the established

character of the Town.

These special provisions shall control architectural style, building length to width ratio, the

appearance of exterior cladding and roofing materials, height, shape and the size and

ratio of windows and doors.

Heritage Conservation District

10.4 designate the area shown as Heritage Conservation District on Map 2, Future Land Use

Map as the area within which demolition of pre-1940 buildings, the architectural design of

new buildings and alterations to existing buildings, including outbuildings, and the design

and placement of signs, fences, and utility structures will be controlled through the

heritage conservation district plan and bylaw with design guidelines. This area includes

the Old Town National Historic District and W orld Heritage Site and adjacent historic

areas.

  

Heritage Conservation District Plan and Bylaw

10.5 regard the heritage conservation district plan and bylaw with design guidelines as a

guiding policy and regulatory document with regard to architectural conservation and

architectural change in the designated heritage conservation district, in parallel with the

applicable provisions of this municipal planning strategy.
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Future Expansion of Heritage Conservation District

10.6 consider the future expansion of the heritage conservation district outside of the Old Town

to include other historically and architecturally significant areas including the Falkland

Street, Dufferin Street, and Tannery Road architectural control areas, the remainder of

the historic New Town and adjacent parts of Green Street, and the eastward extension of

Pelham Street. The inclusion of such areas shall be preceded by background studies and

public consultation, as required by sections 6 and 7 of the Regulations for Heritage

Conservation Districts and shall be governed by the applicable policies of the

conservation plan.  

General Policies

10.7 encourage the preservation of Lunenburg's heritage through cooperation with the

Fisheries Museum of the Atlantic, the Lunenburg Heritage Society, the Lunenburg

Academy Foundation, and other heritage and cultural organizations and through

continued involvement in programs similar to the Provincial Main street Program.

10.8 maintain Town owned public buildings, streets and signs in a state of good repair and to

carry out any alterations to them in a manner which enhances the historic character of the

Town.

10.9 ensure that when considering development agreements, the architectural character of any

proposed new main building, or addition to or alteration of a main building will be

compatible with the established architectural character of other buildings in the area in

terms of relationships of height, bulk, scale, roof shape, materials, relationships of

windows and doors and architectural details. 
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PART 26G ARCHITECTURAL CONTROL AREA

26G.1 New Main Buildings

In addition to all requirements governing land use, new main buildings within the

Architectural Control Area, as shown on Map 2, the Future Land Use Map, shall be

similar to any substantially intact pre-1940 main building located within 91 metres (300

feet) of the new building and fronting on the same street, with respect to:

(a) architectural style; and

(b) building length to width ratio; and

(c) height; and

(d) roof shape; and

(e) appearance of exterior cladding and roof materials; and

(f) architectural details and trim; and

(g) shape and size of porches, doors and windows; and

(h) window area to wall area ratio; and

(i) location, type, bulk and appearance of chimneys.

New main buildings located on corner lots may use either street as the street on which

they front.

26G.2 Additions and Alterations to Existing Buildings

In addition to all requirements governing land use, additions and alterations to any main

building constructed prior to 1940 within the Architectural Control Area as shown on

Map 2, the Future Land Use Map, shall be similar to the main building with respect to the

considerations set out in Section 26G.1.

26G.3 (a) The total ground floor area (footprint) of all additions shall not exceed 25% of the

ground floor area (footprint) of the building existing prior to 13 June 1996. 

(b) For the purposes of this section, the calculation of ground floor area (footprint)

does not include decks or verandas which do not enclose interior space.

(c) An addition, less than ten per cent of which (by volume) is visible from the street

directly in front of the main building, or from any other street abutting the

property, in the case of a corner lot, and which is nor higher than the main

building, is permitted provided it does not exceed 100% of the footprint of the

existing structure.  Adopted October 2, 2012

26G.4 Renovations and Replacements

Any renovation or replacement of any part of an existing building in the Architectural

Control Area as shown on Map 2, the Future Land Use Map, shall be similar to the main

building as it existed prior to the renovation or replacement in terms of the considerations
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set out in Section 26G.1.
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