
 

Report to London Advisory Committee on Heritage 

To: Chair and Members 
 London Advisory Committee on Heritage 
From: George Kotsifas, Deputy City Manager, Planning and 

Economic Development 
Subject: Heritage Alteration Permit application by the Incorporated 

Synod of the Diocese of Huron at 472 Richmond Street, Part 
IV and Downtown Heritage Conservation District  

Date: Wednesday February 9, 2022 

Recommendation 

That, on the recommendation of the Director, Planning and Development, with the 
advice of the Heritage Planner, the application under Section 42 of the Ontario Heritage 
Act seeking approval for the alteration of the beaver fence, a heritage attribute of the 
heritage designated property at 472 Richmond Street, individually designated and 
located within the Downtown Heritage Conservation District, BE APPROVED as 
submitted and consistent with the Conservation Plan attached as Appendix C. 
It being noted that the Heritage Planner will be circulated on any submittals to assist in 
ensuring compliance with the Conservation Plan for the beaver fence. 

Executive Summary 

St. Paul’s Cathedral, 472 Richmond Street, is a significant heritage landmark 
designated pursuant to the Ontario Heritage Act. The beaver fence, along the property’s 
Queens Avenue and Richmond Street frontages, is an important heritage attribute. The 
construction of the Downtown Loop Phase 2 will directly impact the beaver fence, 
therefore requiring mitigation. The proposed mitigation solution is to relocate the beaver 
fence along a new alignment. As this alteration directly affects a heritage attribute of the 
heritage designated property, Heritage Alteration Permit approval is required. 

To inform the relocation of the beaver fence, a Conservation Plan has been developed 
and was submitted as part of the Heritage Alteration Permit application. The 
Conservation Plan provides direction on how the beaver fence will be conserved 
through the relocation process. The Heritage Alteration Permit, with the appended 
Conservation Plan, should be approved. 

Linkage to the Corporate Strategic Plan 

This recommendation supports the following 2019-2023 Strategic Plan area of focus: 
• Strengthening Our Community: 

o Continue to conserve London’s heritage properties and archaeological 
resources  

Analysis 

1.0 Background Information 

1.1  Location 
The property at 472 Richmond Street is St. Paul’s Anglican Cathedral. It is located on 
the northeast corner of Richmond Street and Queens Avenue (Appendix A).  
 
1.2  Cultural Heritage Status 
The property at 472 Richmond Street is “double designated” pursuant to both Parts IV 
and V of the Ontario Heritage Act. It was designated pursuant to Part IV of the Ontario 
Heritage Act by By-law No. L.S.P.-3373-297, which was passed on August 29, 2005 
(Appendix B). The property is also designated pursuant to Part V of the Ontario 



 

Heritage Act as part of the Downtown Heritage Conservation District by By-law No. 
L.S.P.-3419-124, which came into force and effect on June 27, 2013. The property is A-
rated by the Downtown Heritage Conservation District Plan. The property’s entry in the 
Downtown Heritage Conservation District Plan refers to the property’s individual 
heritage designating by-law. 
 
1.3  Description  
St. Paul’s Cathedral, located at 472 Richmond Street, is the seat of the Diocese of 
Huron of the Anglican Church of Canada. It is a well recognized landmark in London 
(Appendix C). In 1832-1833, a wooden church building was moved from its original 
location at Dundas Street/Ridout Street North to the current location at 472 Richmond 
Street. In 1834, a new wooden church was constructed on the site, but was destroyed in 
a fire on Ash Wednesday in 1844. Architect William Thomas, of Toronto, was awarded 
the design and contract for a new brick church. Since the completion of the church in 
1846, several alterations have been completed and has retained its English Gothic 
Revival architectural style in the Cathedral building, tower and bells, windows, and hall. 
Cronyn Hall was built in 1894, and the Huron Church House (Synod Office) building 
built in 2000. 
 
The churchyard was an active cemetery prior to a by-law prohibiting the interment of the 
dead within the City limits in 1849. While it was reported that burials were moved to St. 
Paul’s Cemetery (now Western Fair area) and ultimately Woodland Cemetery (493 
Springbank Drive), previous disturbance in historic or former cemeteries has indicated 
this is not always accurate.  
 
In addition to the Cathedral and Synod buildings on the site, a portion of the present 
property was formerly the Customs House. The Customs House was built in 1872-1873, 
to the design of architect William Robinson, on land acquired from the Diocese of  
Huron at the corner of Richmond Street and Queens Avenue by the Federal 
government. The Customs House was designed in the Second Empire style, popular for 
institutional and government buildings at the time. In 1884, the Customs House was 
enlarged. In its later history, the Customs House was used by the Canadian army. 
Following its demolition in 1971, the property was re-acquired by Diocese of Huron. 
 
1.3.1  Beaver Fence 
The grounds of St. Paul’s Cathedral are surrounded on its Richmond Street and 
Queens Avenue frontage by a metal fence set on a stone and concrete foundation, 
which features a beaver motif in its medallion (“beaver fence”). The fence is short but 
demarcates the Cathedral’s ground from the public sidewalk.  
 
Specifically regarding the “beaver fence,”, the heritage designating by-law states,  

The cast-iron fence with the beaver motif owes its origin to the federal Customs 
House building, which was located at the corner of Richmond Street and Queens 
Avenue, and was demolished in 1971. The fence was purchased by the 
Cathedral in 1887 and moved to demarcate the property along Richmond Street. 
In 1974, after the purchase of the property where the Customs House stood, the 
Cathedral extended the fence, continuing the original design, to mark the entire 
frontage on Richmond Street and Queens Avenue. 

 
The beaver motif, featured on the medallion of the beaver fence, is an important 
symbol. Owing to fur trade origins, the beaver is recognized as the official national 
animal of Canada. Its representation on the fence at the Customs House symbolized 
the Canadian government and trade in Canada. The beaver is also featured on the 
Diocese of Huron’s coat of arms, as well as appearing in the arms of the Bishopric of 
Huron and as a totem animal of the Huron-Wendat Nation.  



 

2.0 Discussion and Considerations 

2.1.1  Legislative and Policy Framework 
Cultural heritage resources are to be conserved and impacts assessed as per the 
fundamental policies of the Provincial Policy Statement (2020), the Ontario Heritage 
Act, and The London Plan and the Official Plan (1989, as amended).  

2.1.2 Provincial Policy Statement 
Heritage conservation is a matter of provincial interest (Section 2.d, Planning Act). The 
Provincial Policy Statement (2014) promotes the wise use and management of cultural 
heritage resources and directs that “significant built heritage resources and significant 
cultural heritage landscapes shall be conserved.” 
 
“Conserved” is defined in the Provincial Policy Statement (2020), “means the 
identification, protection, management and use of built heritage resources, cultural 
heritage landscapes and archaeological resources in a manner that ensures their 
cultural heritage value or interest is retained. This may be achieved by the 
implementation of recommendations set out in a conservation plan, archaeological 
assessment and/or heritage impact assessment that has been approved, accepted or 
adopted by the relevant planning authority and/or decision-maker. Mitigative measures 
and/or alternative development approaches can be included in these plans and 
assessments.” 

2.1.3 Ontario Heritage Act 
Where a property is designated under both Parts IV and V of the Ontario Heritage Act, 
the process of Part V is followed for alterations per Section 41 (2.3) of the Ontario 
Heritage Act. 
 
Section 42 of the Ontario Heritage Act requires that a property owner not alter, or permit 
the alteration of, the property without obtaining Heritage Alteration Permit approval. The 
Ontario Heritage Act enables Municipal Council to give the applicant of a Heritage 
Alteration Permit: 

a) The permit applied for, 
b) Notice that the council is refusing the application for the permit, or 
c) The permit applied for, with terms and conditions attached (Section 42(4), 

Ontario Heritage Act) 
 
Municipal Council must make a decision on the Heritage Alteration Permit application 
within 90 days or the request is deemed permitted (Section 42(4), Ontario Heritage Act). 

2.1.4 The London Plan 
The policies of The London Plan found in the Cultural Heritage chapter support the 
conservation of London’s cultural heritage resources. Policy 554_ of The London Plan 
articulates one of the primary initiatives as a municipality is to “ensure that new 
development and public works are undertaken to enhance and be sensitive to our 
cultural heritage resources.” To help ensure that new development is compatible, Policy 
594_ (under appeal) of The London Plan provides the following direction: 

1. The character of the district shall be maintained by encouraging the retention of 
existing structures and landscapes that contribute to the character of the district. 

2. The design of new development, either as infilling, redevelopment, or as 
additions to existing buildings, should complement the prevailing character of the 
area. 

3. Regard shall be had at all times to the guidelines and intent of the heritage 
conservation district plan. 

2.1.5 Downtown Heritage Conservation District Plan 
The Downtown Heritage Conservation District was designated pursuant to Part V of the 
Ontario Heritage Act, by By-law No. L.S.P.-3419-124, and came into force and effect on 
June 27, 2013. The Downtown Heritage Conservation District Plan provides policies 
and guidelines to help manage change.  
 



 

The cultural heritage value of the Downtown Heritage Conservation District is articulated 
in the Heritage Character Statement in Section 2.2 of the Downtown Heritage 
Conservation District Plan. St. Paul’s Cathedral is noted as part of “the concentration of 
key public buildings within the Downtown” in Section 2.2 of the Downtown Heritage 
Conservation District Plan, defining its architectural character, as well as being noted as 
part of the “public open spaces” within the Downtown. 
 
While the goals of Section 3.2 of the Downtown Heritage Conservation District Plan 
focus on buildings, spaces are also recognized for their contributions to the Downtown 
Heritage Conservation District. The principles of Section 3.1 equally apply to attributes 
(character defining elements) and spaces, as well as buildings.  
 
St. Paul’s Cathedral is identified as having a civic/institutional landscape (institutional 
and public realm) character by Section 6.2 of the Downtown Heritage Conservation 
District Plan. This character is distinguished from the residential, commercial, and 
industrial/warehouse landscape characters as “a composite of several parks, plazas, 
gardens, green spaces and public gathering areas that have evolved in London’s 
Downtown over time and are important to its character” (Section 6.2, Downtown 
Heritage Conservation District Plan). 
 

 
Figure 1: Extract from Section 6.2 of the Downtown Heritage Conservation District Plan highlighting the 
institutional/public realm landscape character of St. Paul’s Cathedral (472 Richmond Street).  

The policies of Section 6.2, Downtown Heritage Conservation District Plan, support the 
preservation and reinforcement of features and characteristics of significant cultural 
gardens and landscapes, as well as their conservation and re-introduction.  
 
The significant view of St. Paul’s Cathedral, looking eastwards along Fullarton Street, is 
also identified in Section 6.2.7, Downtown Heritage Conservation District Plan. 
 
2.2   Rapid Transit 
 
2.2.1 Cultural Heritage Screening Report 
A Cultural Heritage Screening Report (CHSR; WSP, 2019) was prepared as part of the 
Transit Project Assessment Process (TPAP) for Rapid Transit. The CHSR identified the 
recognized (heritage listed properties and heritage designated properties) and potential 
cultural heritage resources within and adjacent to the proposed rapid transit corridors. 
The CHSR recommended further cultural heritage studies, including a Heritage Impact 
Assessment for specific properties and Heritage Conservation Districts.  
 
2.2.2 Downtown Loop Heritage Impact Assessment  
As part of the assignment for the Detailed Design of the Downtown Loop segment of the 
Rapid Transit system, a Heritage Impact Assessment (HIA; AECOM, 2021) was 
prepared. The HIA identified and assessed the potential impacts of the proposed 
Downtown Loop construction on the cultural heritage resources present within the area. 
The HIA identified potential adverse impacts to the heritage designated property at 472 
Richmond Street, primarily a dedicated right turn lane for vehicles turning north onto 
Richmond Street from Queens Avenue and its direct impacts to the beaver fence. 
Therefore, a Conservation Plan was recommended to mitigate those impacts on the 
property’s heritage attributes.  
 



 

2.2.3 Conservation Plan  
Recognizing the significance of the beaver fence as a heritage attribute to the St. Paul’s 
Cathedral property, a Conservation Plan (AECOM, 2022) was prepared and is included 
as Appendix D. The Conservation Plan provides direction on how to conserve the 
beaver fence, through refinement of the relocation alignment and construction-level 
drawings for the beaver fence. “This Conservation Plan identifies and promotes change 
that will retain the historical association of the beaver fence within 472 Richmond Street, 
and will provide guidance in order to avoid damaging its significant cultural heritage 
value” (AECOM, 2022, p.3). The scope of the Conservation Plan is focused on the 
impacts arising from the Downtown Loop construction project. 
 
2.2.3.1  Engagement 
Representatives of St. Paul’s Cathedral/Diocese of Huron were engaged in 
consideration of alternatives for the beaver fence, including its alignment, and consulted 
in the development of the Conservation Plan. 
 
2.3   Heritage Alteration Permit Application (HAP22-003-L) 
As the beaver fence is a heritage attribute of the St. Paul’s Cathedral property at 472 
Richmond Street and it will be directly affected by the Phase 2 of the Downtown Loop 
construction project, Heritage Alteration Permit approval is required.  
 
A Heritage Alteration Permit (HAP22-003-L) was received for the proposed alterations 
to the beaver fence on January 19, 2022. The Incorporated Synod of the Diocese of 
Huron has authorized the City of London to make the Heritage Alteration Permit 
application on its behalf. Given the significance of the beaver fence to the cultural 
heritage value of St. Paul’s Cathedral, this Heritage Alteration Permit application 
requires consultation with the LACH and a decision by Municipal Council. 
 
The Heritage Alteration Permit application seeks approval to: 

• Remove approximately 50m of the beaver fence, including the cast iron, 
sandstone coping, and concrete foundation, from approximately the chamfered 
corner of the fence at Richmond Street and Queens Avenue to the gate post 
along Queens Avenue. 

• Restore the cast iron railing, including beaver medallions.  
• Reinstate the beaver fence, including the cast iron, sandstone coping and gate 

posts, and concrete foundation, along the new alignment.  
 
Other repairs and restoration to the beaver fence will be completed as feasible but do 
not include the relocation of any portions of the fence.  
 
The Conservation Plan was submitted to accompany the Heritage Alteration Permit 
application and provide direction the relocation and restoration of the beaver fence (see 
Appendix D). 
 
The work on the beaver fence will be undertaken by the City’s contractor as part of the 
Downtown Loop Phase 2 construction project. Per the Conservation Plan (see Section 
8.1) and Special Provisions for the project, the contractor will be required to provide the 
following for approval prior to commencement of work on the beaver fence: 

1. Removal Plan 
2. Refinishing/Refurbishment Plan 
3. Concrete Placement Plan  

 
These submission requirements are intended to ensure that the contractor’s plans and 
approach for work to the beaver fence adheres to the Conservation Plan. 

3.0 Financial Impact/Considerations 

None. 



 

4.0 Key Issues and Considerations  

The Downtown Loop Phase 2 construction project will directly affect a significant 
heritage attribute of the St. Paul’s Cathedral property. The widening of Queens Avenue 
and the construction of a new northbound turning lane will directly affect the beaver 
fence, therefore requiring mitigation to ensure that this heritage attribute is conserved.  
 
To mitigate the adverse impact of the road widening, the beaver fence is proposed to be 
relocated on the St. Paul’s Cathedral property.  
 
To ensure that the relocation of the beaver fence is appropriately completed, a 
Conservation Plan was required. 
 
Staff have been consulted in the development of the Conservation Plan and have 
reviewed its details and recommendation. Staff concur with the recommendations and 
strategies of the Conservation Plan as an appropriate articulation of how to conserve 
the beaver fence of St. Paul’s Cathedral in accord with the guidelines of the Downtown 
Heritage Conservation District Plan and best practice in heritage conservation. The 
proposed realignment of the beaver fence maintains the civic/institutional landscape 
(institutional and public realm) character by planning for the appropriate reinstatement 
of the beaver fence as described in the details of the Conservation Plan. 
 
The Conservation Plan also articulates the steps and processes required to conserve 
the beaver fence. Section 1.3 of the Conservation Plan notes the following steps in the 
conservation process: 

1. Identifying the relocation alignment. 
2. Documenting its existing condition.  
3. Preparing Special Provisions and construction level drawings. 
4. Methodologically removing and storing heritage components of the beaver fence 

prior to construction. 
5. Rehabilitating the beaver fence (repairing and replacing missing heritage 

elements). 
6. Reinstating the beaver fence at its new location, including the completion of new 

work. 
 
The preferred alignment minimizes awkward deflections, bends, and angles of some of 
the proposed alignments. The beaver fence will remain parallel to Richmond Street and 
transition at appropriate points in the fence’s alignment. 
 
The Conservation Plan has documented the existing condition of the beaver fence, but 
to assist in the restoration project detailed documentation of the existing condition of the 
beaver fence will be completed as part of the Removals Plan by the contractor. 
Documentation in the Removals Plan will include a catalogue all the components of the 
beaver fence, including dimensions, to assist in their successful reinstatement.  
 
Special Provisions and construction level drawings, articulating the general 
arrangement of the beaver fence in its new alignment are included in the Conservation 
Plan. 
 
Strategies to rehabilitate the beaver fence off-site are included within the Conservation 
Plan, as well as strategies for the reinstatement of the beaver fence in its new 
alignment.  The Refinishing/Refurbishment Plan and Concrete Placement Plan, as 
required submittals, will be reviewed for compliance with the Conservation Plan. 
 
For a comprehensive articulation of how the beaver fence will be conserved, see the 
Conservation Plan in Appendix C.  
 
To mitigate the risk of unintended discoveries during ground disturbing activities, a 
Stage 3 archaeological assessment was completed. Through thorough historical 
research and on-site assessment, it was determined that the area for the realignment of 
the beaver fence presents no further archaeological concern as it has been “extensively 



 

and deeply disturbed” (TMHC 2020, 16). The area for the relocation of the beaver fence 
has been affected by the construction and subsequent demolition of the former 
Customs House. No archaeological resources are anticipated to be encountered during 
the realignment. 

Conclusion 

The beaver fence is a heritage attribute of St. Paul’s Cathedral (472 Richmond Street). 
It is an important historic symbol that contributes to an understanding of the history of 
the property and a Canadian national identity. The Conservation Plan demonstrates 
how the beaver fence will be conserved during Phase 2 of the Downtown Loop 
construction project for Rapid Transit in a manner that is consistent with best practice 
and the Downtown Heritage Conservation District Plan. The Heritage Alteration Permit 
for the required changes to the beaver fence should be approved as submitted and 
consistent with the Conservation Plan. 

 
Prepared by:   Kyle Gonyou, CAHP  

Heritage Planner  
 

Reviewed by:  Britt O’Hagan, MCIP RPP  
Manager, Community Planning, Urban Design and 
Heritage  
 

Recommended by:  Gregg Barrett, AICP  
Director, Planning and Development 

 
Submitted by:   George Kotsifas, P. Eng. 

Deputy City Manager, Planning and Economic 
Development 

 
CC:  Jennie Dann, Director, Construction and Infrastructure Services 
 Ted Koza, Division Manager, Major Project Engineering 
 Jaden Hodgins, Construction Administration Engineer, Major Projects  
 
Appendices 
Appendix A Property Location 
Appendix B By-law No. L.S.P.-3373-297 
Appendix C Images 
Appendix D Conservation Plan (AECOM, 2022) 
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Miller, O. Gargoyles and Gentlemen: A history of St. Paul’s Cathedral, London, Ontario 
1834-1964. 1966. 
Ministry of Culture. Ontario Heritage Toolkit: Heritage Resources in the Land Use 
Planning Process, HIAs and Conservation Plans – InfoSheet #5. 2006. 
Timmins Martelle Heritage Consultants. Stage 3 Archaeological Assessment London 
Rapid Transit Corridor Lands Adjacent to St. Paul’s Anglican Church, 472 Richmond 
Street. June 26, 2020. P324-0491-2020. 
  



 

Appendix A – Property Location  

 
Figure 2: Location map of the subject property at 472 Richmond Street, St. Paul’s Cathedral. 



 

 
Figure 3: Figure from the Conservation Plan (AECOM, 2022) showing the existing alignment of the beaver fence (red 
dashed line) and the proposed alignment for the beaver fence (solid green line).  



 

Appendix B – By-law No. L.S.P.-3373-297 

 



 

 



 

 



 

 
  



 

Appendix C – Images  

 
Image 1: Detail of an aerial image, showing St. Paul’s Cathedral and the Customs House (Series 5, A1229, 1951-
1952). 

 
Image 2: Showing the Customs House, located on the northeast corner of Richmond Street and Queens Avenue, 
prior to 1971. Courtesy Mrs. Somerville, citing F. Little, Building Committee, Anglican Synod (City of London file). 



 

 
Image 3: View of St. Paul’s Cathedral, and the beaver fence, from the southwest corner of Richmond Street and 
Queens Avenue.  

 
Image 4: Detail view of a typical panel of the beaver fence, composed of its cast iron posts, rails, and medallions, 
sandstone cap stones, and concrete foundation. 

 
  



 

Appendix D – Conservation Plan 

Conservation Plan (AECOM, 2022) attached separately 
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