
 

 22ND REPORT OF THE 
 

PLANNING AND ENVIRONMENT COMMITTEE 
 
Meeting held on November 20, 2017, commencing at 4:00 PM, in the Council 
Chambers, Second Floor, London City Hall.   
 
PRESENT:  Councillor T. Park (Chair) and Councillors M. Cassidy, J. Helmer, A. 
Hopkins and S. Turner and H. Lysynski (Secretary).   
 
ALSO PRESENT:  Mayor M. Brown and M. van Holst; I. Abushehada, G. Bailey, E.L. 
Conway, L. Dent, A. Dunbar, M. Elmadhoon, M. Feldberg, J.M. Fleming, G. Kotsifas, P. 
Kokkoros, J. MacKay, D. MacRae, H. McNeely, L. Mottram, B. O’Hagan, C. Parker, M. 
Pease, L. Pompilii, M. Ribera, C. Saunders, C. Smith, E. Soldo, M. Tomazincic and J. 
Yanchula. 
 
 
I. CALL TO ORDER 
 

1. Disclosures of Pecuniary Interest 
 

That it BE NOTED that no pecuniary interests were disclosed 
 
II. CONSENT ITEMS 
 

2. 10th and 11th Reports of the Advisory Committee on the Environment 
 

That the 10th and 11th Reports of the Advisory Committee on the Environment 
(ACE) from its meetings held on November 1 and November 14, 2017 BE 
RECEIVED. 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

3. 2015 State of the Downtown Report 
 

That the staff report dated November 20, 2017, entitled "2015 State of the 
Downtown Report", BE RECEIVED for information.   (2017-D32) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

4. Property located at 1880 Phillbrook Drive (H-8824) 
 

That consideration of the application by Adelaide and Phillbrook Centre Inc., 
relating to the property located at 1880 Phillbrook Drive BE POSTPONED to a 
future Planning and Environment Committee meeting.  (2017-D09) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

5. Property located at 8076 Longwoods Road - OMB Appeal Report (Z-8735) 
 

That, on the recommendation of the Managing Director, Planning and City 
Planner, in response to the letter of appeal to the Ontario Municipal Board, 
received August 23, 2017, submitted by Jacqueline Caranci, relating to Zoning 
By-law Amendment Z-8735 concerning 8076 Longwoods Road, the Ontario 
Municipal Board BE ADVISED that the Municipal Council has reviewed its 
decision relating to this matter and sees no reason to alter it.   (2017-L01) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
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6. Property located at 1156 Dundas Street - Property Tax Assistance By-law 
 

That, on the recommendation of the Managing Director, Planning and City 
Planner, with respect to the application made under the Community 
Improvement Plan for Brownfield Incentives by McCormick Villages Inc. 
(“McCormick”), relating to the property located at 1156 Dundas Street, the 
proposed by-law appended to the staff report dated November 20, 2017 BE 
INTRODUCED at the Municipal Council meeting to be held on November 28, 
2017 to cancel a portion of the Municipal and Education property taxes.  (2017-
F22A) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

7. Foxwood Subdivision (39T-11503) 
 

That, on the recommendation of the Manager, Development Planning, the 
following actions be taken with respect to entering into a Subdivision Agreement 
between The Corporation of the City of London and Foxwood Developments 
(London) Inc., for the subdivision of land over Part of Lots 24 and 25, 
Concession 5, (Geographic Township of London), City of London, County of 
Middlesex, situated on the east side of Hyde Park Road, all north of Dyer Drive, 
north of Fanshawe Park Road West: 
 
a) the Special Provisions, to be contained in a Subdivision Agreement 

between The Corporation of the City of London and Foxwood 
Developments (London) Inc., for the Foxwood Subdivision, Phase 2 
(39T-11503) appended to the staff report dated November 20, 2017 as 
Schedule “A”,  BE APPROVED; 

 
b) the applicant BE ADVISED that Development Finance has summarized 

the claims and revenues appended to the staff report dated November 
20, 2017 as Schedule “B”; 

 
c) the financing for this project BE APPROVED as set out in the Source of 

Financing Report appended to the staff report dated November 20, 2017 
as Schedule “C”; and, 

 
d) the Mayor and the City Clerk BE AUTHORIZED to execute this 

Agreement, any amending agreements and all documents required to 
fulfill its conditions.   (2017-D12) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

8. West 5 Subdivision Phase 2 - Stage 1 (39T-14503) 
 

That, on the recommendation of the Manager, Development Planning, the 
following actions be taken with respect to entering into a Subdivision Agreement 
between The Corporation of the City of London and Sifton Properties Limited, for 
the subdivision of land over Part of Lots 50 and 51, Concession B, (Geographic 
Township of Westminster), City of London, County of Middlesex, situated on the 
north side of Oxford Street West, east of Westdel Bourne, all south of Shore 
Road, municipally known as 1080 Westdel Bourne: 
 
a) the Special Provisions, to be contained in a Subdivision Agreement 

between The Corporation of the City of London and Sifton Properties 
Limited for the West 5 Subdivision, Phase 2, Stage 1 (39T-14503) 
appended to the staff report dated November 20, 2017 as Schedule “A”,  
BE APPROVED; 

 
b) the applicant BE ADVISED that Development Finance has summarized 

the claims and revenues appended to the staff report dated November 
20, 2017 as Schedule “B”; 
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c) the financing for this project BE APPROVED as set out in the Source of 
Financing Report appended to the staff report dated November 20, 2017 
as Schedule “C”; and, 

 
d) the Mayor and the City Clerk BE AUTHORIZED to execute this 

Agreement, any amending agreements and all documents required to 
fulfill its conditions.   (2017-D12) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

9. Property located at 255 South Carriage Road Phase 2 (H-8791) 
 

That, on the recommendation of the Senior Planner, Development Services, 
based on the application of Kenmore Homes (London) Inc., relating to the 
property located at 255 South Carriage Road, the proposed by-law appended to 
the staff report dated November 20, 2017 BE INTRODUCED at the Municipal 
Council meeting to be held on November 28, 2017 to amend Zoning By-law No. 
Z.-1, (in conformity with the Official Plan), to change the zoning of the subject 
property FROM a Holding Residential R1 Special Provision (h-100*R1-3 (4)) 
Zone, a Holding Neighbourhood Facility/Residential R1 Special Provision (h-
100*NF1/R1-3 (4)) Zone, a Holding Residential R1 Special Provision (h-100*R1-
3 (8)) Zone, a Holding Residential R1 Special Provision (h-100*R1-13 (6)) Zone, 
a Holding Residential R1 Special Provision (h-100*R1-3 (4)) Zone, a Holding 
Residential R1 Special Provision (h*h-100*R1-13 (8)) Zone, a Holding 
Residential R1 Special Provision (h*h-100*R1-3 (4)) Zone, Holding Residential 
R1 Special Provision (h*h-100*R1-3 (8)) Zone, a Holding Residential R4 Special 
Provision (h*h-100*R4-4 (1)) Zone and a Holding Residential R4 (h*h-100*R4-4) 
Zone TO a Residential R1 Special Provision (R1-3 (4)) Zone, a Neighbourhood 
Facility/Residential R1 Special Provision (NF1/R1-3 (4)) Zone, a Residential R1 
Special Provision (R1-3 (8)) Zone, a Holding Residential R1 Special Provision 
(R1-13 (6)) Zone, a Residential R1 Special Provision (R1-3 (4)) Zone, a 
Residential R1 Special Provision (R1-13 (8)) Zone, a Residential R4 Special 
Provision (R4-4 (1)) Zone and a Residential R4 (R4-4) Zone to remove the h. 
and h-100 holding provisions.   (2017-D09) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

10. Property located at 275 Callaway Road (H-8820) 
 

That, on the recommendation of the Senior Planner, Development Services, 
based on the application of Richmond Village (London) Inc., relating to the 
property located at 275 Callaway Road, the proposed by-law appended to the 
staff report dated November 20, 2017, BE INTRODUCED at the Municipal 
Council meeting to be held on November 28, 2017 to amend Zoning By-law No. 
Z.-1, (in conformity with the Official Plan), to change the zoning of the subject 
property FROM a Holding Residential R6 Special Provision/ Residential R7 
Special Provision (h-100*R6-5 (26)/R7 (10)) Zone TO a Residential R6 Special 
Provision/ Residential R7 Special Provision (R6-5 (26)/R7 (10)) Zone to remove 
the h-100 holding provision.  (2017-D09) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

11. Highland Ridge Sanitary Trunk Sewer Post Construction Restoration 
Works and Monitoring 

 
That, the staff report dated November 20, 2017, entitled "Highland Ridge 
Sanitary Trunk Sewer Post Construction Restoration Works and Monitoring 
Plan”, BE RECEIVED for information. 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
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12. Properties located at 1635 Commissioners Road East and 2624 Jackson 
Road, 1663, 1685 Commissioners Road East and 2652 Jackson Road - 
(39T-06507/OZ-7176/O-7178) 

 
That, on the recommendation of the Senior Planner, Development Services, the 
following actions be taken with respect to the application of 748094 Ontario Ltd. 
and 2624 Jackson Road Inc., for the lands located at 1635 Commissioners Road 
East and 2624 Jackson Road and the application by the City of London, relating 
to Official Plan Amendments for 1663 Commissioners Road East, 1685 
Commissioners Road East and 2652 Jackson Road: 
 
a) the staff report dated November 20, 2017, entitled “Application by: 

748094 Ontario Ltd. & 2624 Jackson Road Inc., for Approval Of Draft 
Plan Of Subdivision, Official Plan And Zoning By-Law Amendments, 
1635 Commissioners Road East And 2624 Jackson Road and 
Application by: City of London, Official Plan Amendment, 1663 & 1685 
Commissioners Road East and 2652 Jackson Road”, BE RECEIVED; it 
being noted that this report summarizes the results of further discussions 
undertaken with the applicant as to how the proposed subdivision design 
could potentially be modified to improve the views onto natural heritage 
areas, consistent with Chapter Two, Physical Context, of the 
Placemaking Guidelines and Policy 204 of the London Plan; 

 
b) pursuant to Section 34(17) of the Planning Act, as determined by the 

Municipal Council, no further notice BE GIVEN in respect of the proposed 
by-law noted in clause h) below for the following reasons: 

 
i) the revisions to the proposed by-law are minor in nature; and, 
ii) it continues to implement a subdivision design that is generally 

consistent with the proposed Draft Plan of Subdivision and Zoning 
By-law Amendment circulated with the Notices of Application and 
Public Meeting; 

 
c) the Approval Authority BE ADVISED that no issues were raised at the 

public meeting held on September 25, 2017, with respect to the 
application for Draft Plan of Subdivision by 748094 Ontario Ltd. and 2624 
Jackson Road Inc., relating to lands located at 1635 Commissioners 
Road East and 2624 Jackson Road; 

 
d) the Approval Authority BE ADVISED that Municipal Council supports 

issuing Draft Approval of the proposed plan of subdivision as submitted 
by 748094 Ontario Ltd. and 2624 Jackson Road Inc., prepared by 
Stantec Consulting Ltd. and certified by Terry P. Dietz O.L.S. (Project No. 
1614-03884 Drawing No.1, dated May 2, 2017), which shows thirty-nine 
(39) low density residential blocks, seventeen (17) medium density 
residential blocks, three (3) open space blocks, two (2) open space buffer 
blocks, six (6) park blocks, three (3) park/walkway blocks, one (1) part 
block, one (1) access/servicing  block, one (1) school block, one (1) 
stormwater management block, one (1) existing hydro corridor block, two 
(2) future development blocks, twelve (12) reserve blocks, and four (4) 
road widening blocks, SUBJECT TO minor design modifications being 
incorporated into the proposed plan of subdivision as outlined in the 
information report received in clause a) above, and the conditions 
contained in Appendix “D” appended to the staff report dated November 
20, 2017; 
 

e) the proposed by-law appended to the staff report dated November 20, 
2017 as Appendix “A” BE INTRODUCED at the Municipal Council 
meeting to be held on November 28, 2017 to amend the Official Plan for 
lands located at 1635 Commissioners Road East and 2624 Jackson 
Road to change the land use designations on Schedule ‘A’ – Land Use 
FROM “Urban Reserve - Community Growth” and “Environmental 
Review” TO “Low Density Residential”, “Multi-family, Medium Density 
Residential”, and “Open Space”; and to amend Schedule ‘C’ – 
Transportation Corridors to add “Secondary Collectors”; 
 

f) the proposed by-law appended to the staff report dated November 20, 
2017 as Appendix “B” BE INTRODUCED at the Municipal Council 
meeting to be held on November 28, 2017 to amend the Official Plan for 
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lands located at 1663 Commissioners Road East and 1685 
Commissioners Road East to change the land use designation on 
Schedule ‘A’ – Land Use FROM “Urban Reserve - Community Growth” 
TO “Multi-family, Medium Density Residential”; 

 
g) based on the City-initiated review of the Official Plan land use 

designations, NO FURTHER ACTION be taken with respect to lands 
located at 2652 Jackson Road.  The property is adjacent a phase of the 
subdivision intended for future development requiring further detailed 
planning, and no changes to the land use designation are proposed at 
this time; 
 

h) the proposed by-law appended to the staff report dated November 20, 
2017 as Appendix “C” BE INTRODUCED at the Municipal Council 
meeting to be held on November 28, 2017 to amend Zoning By-law No. 
Z.-1, (in conformity with the Official Plan, as amended in  clause e) 
above, to change the zoning of the subject lands FROM an Urban 
Reserve (UR4) Zone, an Environmental Review (ER) Zone, and an 
Agricultural (AG1) Zone TO: 
 
i) a Holding Residential R1 Special Provision (h•h-100•R1-13( )) 

Zone to permit single detached dwellings on lots with a minimum 
lot frontage of 9.0 metres and minimum lot area of 270 square 
metres; together with a special provision for a minimum rear yard 
depth of 6.0 metres; 

ii) a Holding Residential R1 (h•h-100•R1-4) Zone to permit single 
detached dwellings on lots with a minimum lot frontage of 12.0 
metres and minimum lot area of 360 square metres; 

iii) a Holding Residential R4/R5/R6 (h•h-71•h-100•R4-6/R5-4/R6-5) 
Zone to permit street townhouse dwellings; townhouses and 
stacked townhouses up to a maximum density of 40 units per 
hectare and maximum height of 12 metres; and various forms of 
cluster housing including single detached, semi-detached, duplex, 
triplex, fourplex, townhouse, stacked townhouse, and apartment 
buildings up to a maximum density of 35 units per hectare and 
maximum height of 12 metres; 

iv) a Holding Residential R4/R5/R6 (h•h-54•h-71•h-100•R4-6/R5-
4/R6-5) Zone to permit street townhouse dwellings; townhouses 
and stacked townhouses up to a maximum density of 40 units per 
hectare and maximum height of 12 metres; and various forms of 
cluster housing including single detached, semi-detached, duplex, 
triplex, fourplex, townhouse, stacked townhouse, and apartment 
buildings up to a maximum density of 35 units per hectare and 
maximum height of 12 metres; 

v) a holding Neighbourhood Facility / Residential R1 (h•h-
100•NF/R1-4) Zone to permit such uses as elementary schools, 
places of worship, and day care centres; and to permit single 
detached dwellings on lots with a minimum lot frontage of 12.0 
metres and minimum lot area of 360 square metres;  

vi) an Open Space (OS1) Zone to permit public parks, conservation 
lands, and  recreational buildings associated with conservation 
lands and public parks; 

vii) an Open Space (OS5) Zone to permit conservation lands, 
conservation works, passive recreation uses which include hiking 
trails and multi-use pathways, and managed woodlots; 

viii) an Urban Reserve Special Provision (UR4(  )) Zone to permit 
such uses as existing dwellings, agricultural uses, conservation 
lands, passive recreation uses, kennels, and private outdoor 
recreation clubs; together with a special provision for a minimum 
lot area of 7.0 hectares;  

ix) a holding Urban Reserve Special Provision (h-82•UR4(  )) Zone to 
permit such uses as existing dwellings, agricultural uses, 
conservation lands, passive recreation uses, kennels, and private 
outdoor recreation clubs; together with a special provision for a 
minimum lot area of 160 square metres and no minimum lot 
frontage requirement; 

x) an Agricultural Special Provision (AG1( )) Zone to permit 
agricultural uses, kennels, conservation lands, nursery, passive 
recreation uses, farm markets, and greenhouses; together with a 
special provision for a minimum lot area of 2.6 hectares; and, 
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xi) an Agricultural Special Provision (AG1( )) Zone to permit 
agricultural uses, kennels, conservation lands, nursery, passive 
recreation uses, farm markets, and greenhouses; together with a 
special provision for a minimum lot area of 1.5 hectares and 
minimum lot frontage of 50 metres; 

 
it being noted that the following holding provisions have also been 
applied: 
 
• (h) - to ensure orderly development and adequate provision of 

municipal services, the “h” symbol shall not be deleted until the 
required security is provided and that the conditions of draft plan 
approval will ensure the execution of a subdivision agreement 
prior to development; 

• (h-54) - to ensure completion of noise assessment reports and 
implementation of mitigation measures for development adjacent 
arterial roads; 

• (h-71) ) - to encourage street oriented development the Owner 
shall prepare a building orientation plan to be incorporated into the 
approved Site Plan and Development Agreement; 

• (h-82) – to ensure consistent lotting pattern and that any part 
blocks are consolidated with adjacent lands; and, 

• (h-100) – to ensure there is adequate water service and 
appropriate access, a looped watermain system must be 
constructed and a second public access must be available; 

 
it being noted that modifications to Map 1 – Place Types and Map 3 – 
Street Classifications in The London Plan reflecting the amendments as 
recommended in clauses c) and d) above will be undertaken by the Civic 
Administration and will be brought forward to the Municipal Council as 
part of a future comprehensive review; and, 

 
i) the applicant BE ADVISED that Development Finance has summarized  

the estimated costs and revenues information appended to the staff 
report dated November 20, 2017 as Appendix "E".    (2017-D09) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

13. Building Division Monthly Report for September 2017 
 

That the Building Division Monthly Report for the month of September, 2017 BE 
RECEIVED.   

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 
III. SCHEDULED ITEMS 
 

14. 13th and 14th Reports of the London Advisory Committee on Heritage 
 

That, the following actions be taken with respect to the 13th and 14th Reports of 
the London Advisory Committee on Heritage from its meetings held on 
November 8 and November 16, 2017, respectively: 
 
a) on the recommendation of the Managing Director, Planning and City 

Planner, with the advice of the Heritage Planner, the following actions be 
taken with respect to a request for the demolition of the heritage listed 
property located at 491 Base Line Road East: 

 
i) the property located at 491 Base Line Road East BE REMOVED 

from the Inventory of Heritage Resources (the register); 
ii) the Managing Director, Development and Compliance Services 

and Chief Building Official BE ADVISED that Municipal Council 
consents to the requested demolition of the above-noted property; 
and, 
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iii) the property owner BE REQUESTED to salvage the decorative 
wood paneled front door alcove and surround; 

 
it being noted that the London Advisory Committee on Heritage (LACH) 
received the presentation appended to the 13th Report of the LACH from 
L. Dent, Heritage Planner and verbal delegations from T. Dingman, 
Consultant and R. Mostafa and S. Ameen, the property owners with 
respect to this matter; 

 
b) the City Clerk BE REQUESTED to amend the London Advisory 

Committee on Heritage Terms of Reference to remove the Agricultural 
Advisory Committee voting representative from the membership; it being 
noted that the Municipal Council resolution from the meeting held on 
October 17, 2017 with respect to the 3rd Report of the Agricultural 
Advisory Committee and its related request, was received; 

  
c) the following actions be taken with respect to the Notice of Application, 

dated October 30, 2017, from N. Pasato, Senior Planner, with respect to 
the application by MHBC Planning related to the properties located at 
3700 Colonel Talbot Road and 3645 Bostwick Road: 

 
i)  it BE NOTED that the property located at 3700 Colonel Talbot 

Road is currently listed in the Inventory of Heritage Resources 
(the register); and, 

ii)  all future Notices with respect to this property BE REFERRED to 
the Stewardship Sub-Committee for consideration; 

 
d) the Managing Director, Planning and City Planner and the Managing 

Director, Development and Compliance Services and Chief Building 
Official BE REQUESTED to provide a response with respect to the 
feasibility of requiring an approved Building Permit as a pre-condition for 
the approval of a request for demolition of a heritage designated property; 
it being noted that the London Advisory Committee on Heritage received 
a communication dated October 12, 2017 from S. Adamsson with respect 
to this matter; 

 
e) clauses 1, 2, 4, 7, 9 and 10 of the 13th Report of the London Advisory 

Committee on Heritage BE RECEIVED; 
 
f) the Municipal Council and the Civic Administration BE ADVISED of the 

following with respect to the staff report dated November 16, 2017, from 
the Director, Roads and Transportation, related to the Wharncliffe Road 
South Environmental Assessment and the property located at 100 
Stanley Street: 

 
i) the London Advisory Committee on Heritage (LACH) supports the 

property at 100 Stanley Street remaining in-situ; it being noted 
that the LACH appreciates the preliminary recommendation, as 
outlined in the above-noted staff report which includes the 
Heritage Impact Statement, to relocate the house but this is not 
the preferred option for the LACH; and, 

ii) the LACH has serious concerns about the impact of the proposed 
road widening on the property located at 100 Stanley Street; 

 
it being noted that the LACH received a presentation appended to the 
14th Report of the LACH from G. Thompson, WSP Group and R. 
Unterman, Unterman McPhail Associates and heard a verbal delegation 
from N. Finlayson, the property owner; and, 

 
g) clause 1 of the 14th Report of the London Advisory Committee on 

Heritage BE RECEIVED. 
 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
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15. Property located at 491 Base Line Road East - Request for Demolition of 
Heritage Listed Property 

 
That, on the recommendation of the Managing Director, Planning and City 
Planner, with the advice of the Heritage Planner, relating to the request for the 
demolition of a heritage listed property located at 491 Base Line Road East, the 
following actions be taken: 
 
a) 491 Base Line Road East BE REMOVED from the Inventory of Heritage 

Resources (the Register); 
 
b) the Chief Building Official BE ADVISED that Municipal Council consents 

to the requested demolition on this property; and, 
 
c) the property owner BE REQUESTED to salvage the decorative wood 

panelled front door alcove and surround; 
 
it being pointed out that at the public participation meeting associated with this 
matter, the individual indicated on the attached public participation meeting 
record made an oral submission regarding these matters; 
 
it being further noted that the Planning and Environment Committee reviewed 
and received a communication dated November 3, 2017, from K. Denkers, 495 
Base Line Road East, with respect to this matter.   (2017-R01) 

 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 

Voting Record: 
 

Motion to open the public participation meeting.  
 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 

Motion to close the public participation meeting.  
 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 

16. Property located at 447 Old Wonderland Road (555 Teeple Terrace) 
(SPA17-031) 

 
That on the recommendation of the Manager, Development Planning, the 
following actions be taken with respect to the site plan control approval 
application relating to the property located at 447 Old Wonderland Road 
(proposed address 555 Teeple Terrace): 
    
a) the Approval Authority BE ADVISED that the following issues were raised 

at the public participation meeting with respect to the application for Site 
Plan Approval to permit the construction of a two storey medical office at 
the north east corner of Wonderland Road South and Teeple Terrace: 

 
i) the loss of the trees approximately four years ago caused a 

significant loss of privacy and has scarred the community; 
ii) the loss of privacy, as the condominiums will be located in close 

proximity to the proposed building;  
iii) the light standard that is shown on the photometric plan is on the 

lot line and should be moved to the island in the parking lot, or 
further west on the property; 

iv) the grading where the hill is located, on city property, needs to 
have a noise attenuation barrier or be regraded; 

v) the tree in the northeast corner of the property is large and should 
be retained; noting that it is not shown on any of the plans; 

vi) the buffer zone should be increased to six metres; 
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vii) the proposed location for the storage of the snow will have a 
negative impact on the vegetation, drainage, will cause erosion 
and will result in the loss of parking spaces; 

viii) the number of parking spaces has been reduced from ninety-
seven to eighty-five without an explanation; 

ix) traffic concerns related to trucks stopping along Teeple Terrace to 
unload supplies, as there is no provision for the trucks to enter the 
property; 

x) the lack of a provision for garbage storage as it has not been 
determined who will be picking up the garbage and depending on 
where the garbage is stored, the amount of odour that it will 
generate and affect neighbouring properties; 

xi)  the design of the building is not in keeping with the character of 
the neighbourhood; 

xii) an eight foot property fence for increased privacy; 
xiii) a sound attenuation barrier to decrease the noise from the top of 

the proposed building from air conditioning, heating, etc.; 
xiv) frosted windows across the back of the building to ensure privacy; 
xv) the rear-lighting should be turned off or down at the back of the 

building at night; 
xvi) any lighted signage be placed on the Wonderland Road South 

side of the building; and, 
xvii) enhanced tree planting along the eastern boundary of the property 

between the parking lot and 525 Teeple Terrace be included in 
the plan; and, 

 
b) the Approval Authority BE ADVISED that the Municipal Council concurred 

in the concerns outlined by the public as noted in part a) above, and that 
the Municipal Council supports the Site Plan application subject to 
material measures addressing the concerns be undertaken; 

 
it being pointed out that at the public participation meeting associated with this 
matter, the individuals indicated on the attached public participation meeting 
record made oral submissions regarding these matters.  (2017-D11) 

 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 

Voting Record: 
 

Motion to open the public participation meeting  
 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 

Motion to close the public participation meeting.  
 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 
IV. ITEMS FOR DIRECTION 
 

17. Dundas Place Management and Dundas Field House 
 

That, on the recommendation of the Managing Director, Planning and City 
Planner, the following actions be taken with respect to Dundas Place 
Management and Dundas Place Field House: 
 
 
a) the Dundas Place, Place Management Model appended to the staff report 

dated November 20, 2017 as Appendix “B” BE ADOPTED; 
 
b) the Dundas Place Governance Model and the Dundas Place Operational 

Model appended to the staff report dated November 20, 2017 as 
Appendix “C” BE ADOPTED;  
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c) subject to the approval of the 2018 Budget Amendment through the 2018 
Budget Update process, appended to the staff report dated November 
20, 2017 as Appendix “A”, the Civic Administration BE DIRECTED to:  

 
i) provide funding through Main Street London for the hiring of one 

full-time employee as the Dundas Place Manager for up to a two-
year temporary term commencing in 2018;  

ii) provide operational funding to achieve increased standards of 
maintenance, security and activation on Dundas Place; and, 

iii) establish one Dundas Place Field House; 
 
d) the Core Area Steering Committee BE DIRECTED to set the mandate, 

goals, objectives, and performance measures of the Dundas Place 
Management entity and that the MainStreet London Board BE 
REQUESTED to execute management oversight of this entity; and, 

 
e) the Civic Administration BE DIRECTED to report back at a future 

Planning and Environment Committee meeting to report on results of 
monitoring all aspects of Dundas Place Management by mid-2019 in 
order to inform the development of the 2020-2023 Multi Year Budget.   
(2017-D19) 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (6) 
 

Voting Record: 
 

Motion to approve part c) ii) which reads as follows: 
 
“ii) provide operational funding to achieve increased standards of maintenance, 
security and activation on Dundas Place;” 

 
Motion Passed 
  
YEAS: M. Brown, T. Park, M. Cassidy, A. Hopkins, S. Turner (5) 
 
NAYS: J. Helmer (1) 
 

18. Tree Protection By-law - Implementation Review (C.P. 1515-228) 
 

That, the staff report dated November 20, 2017, entitled "The City of London 
Tree Protection By-Law C.P.-1515-228 Implementation Review" BE RECEIVED 
for information.   (2017-E04) 

 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 

19. Atlantis Realty Services 
 

That delegation status BE GRANTED to M. Zucchet, Vice President, Property 
Management, Atlantis.  

 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 
V. DEFERRED MATTERS/ADDITIONAL BUSINESS 
 

20. (ADDED) 4th Report of the Agricultural Advisory Committee 
 

That the following actions be taken with respect to the 4th Report of the 
Agricultural Advisory Committee from its meeting held on November 15, 2017: 
 
a) the following actions be taken with respect to the Notice of Application 

dated July 5, 2017, from J. Adema, Planner II, with respect to an 
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application by 2533430 Ontario Inc. related to the property located at 
6188 Colonel Talbot Road: 

 
i) Municipal Council and the Managing Director, Planning and City 

Planner BE ADVISED that the Agricultural Advisory Committee 
(AAC) supports the application by 2533430 Ontario Inc. regarding 
a hydroponic mushroom farm on the property located at 6188 
Colonel Talbot Road; and, 

ii) the Municipal Council and the Civic Administration BE 
ENCOURAGED to explore new, innovative agricultural 
businesses and opportunities in the City of London and to find 
solutions for the growth of these enterprises; 

 
b) support in the amount of $500.00 from the 2017 Agricultural Advisory 

Committee (AAC) budget for the Advisory Committee on the Environment 
Resilient Cities Conference BE APPROVED; it being noted that the AAC 
has sufficient funds in its 2017 Budget allotment for this expense; and, 

 
c) clauses 1 to 4 and 7, BE RECEIVED. 

 
Motion Passed 
  
YEAS: T. Park, M. Cassidy, J. Helmer, A. Hopkins, S. Turner (5) 
 
VI. CONFIDENTIAL 
 

(Confidential Appendix enclosed for Members only.) 
 

The Planning and Environment Committee convened in camera from 7:18 PM to 
7:19 PM after having passed a motion to do so, with respect to the following 
matters:  
 
C-1. A personal matter pertaining to identifiable individuals, including 

municipal employees, with respect to the 2018 Mayor's New Year's 
Honour List. 

 
C-2. A personal matter pertaining to identifiable individuals, including 

municipal employees, with respect to the 2018 Mayor's New Year's 
Honour List. 

 
VII. ADJOURNMENT 
 

The meeting adjourned at 7:19 PM. 
 
 



 

 
10TH REPORT OF THE 

 
ADVISORY COMMITTEE ON THE ENVIRONMENT 

 
Meeting held on November 1, 2017, commencing at 12:15 PM, in Committee Room #4, 
Second Floor, London City Hall.   
 
PRESENT:     S. Ratz (Chair), S. Brooks, M. Hodge, J. Howell, L. Langdon, N. St. Amour 
and D. Szoller and J. Bunn (Secretary).   
 
ABSENT:   K. Birchall, M. Bloxam, S. Hall, R. Harvey, G. Sass, T. Stoiber and A. 
Tipping. 
 
ALSO PRESENT:   T. Arnos, L. Maitland, J. Stanford and C. Warring.  
 

 
I. CALL TO ORDER 
 
 

The meeting adjourned at 12:45 PM due to lack of quorum. 

 
 
 
 

NEXT MEETING DATE: December 6, 2017 
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11TH REPORT OF THE 

 
ADVISORY COMMITTEE ON THE ENVIRONMENT 

 
Meeting held on November 14, 2017, commencing at 12:15 PM, in Committee Room #4, 
Second Floor, London City Hall.   
 
PRESENT:     S. Ratz (Chair), S. Brooks, S. Hall, M. Hodge, J. Howell, G. Sass, D. 
Szoller and A. Tipping and J. Bunn (Secretary).   
 
ABSENT:   K. Birchall, M. Bloxam, R. Harvey, L. Langdon, N. St. Amour and T. Stoiber. 

 

 
I. CALL TO ORDER 
 

1. Disclosures of Pecuniary Interest 

 
That it BE NOTED that no pecuniary interests were disclosed. 

 
II. SCHEDULED ITEMS 
 

None. 
 
III. CONSENT ITEMS 
 

None. 
 
IV. SUB-COMMITTEES & WORKING GROUPS 
 

None. 
 
V. ITEMS FOR DISCUSSION 
 

None. 
 
VI. DEFERRED MATTERS/ADDITIONAL BUSINESS 
 

None. 
 
VII. CONFIDENTIAL 
 

(Confidential Appendix enclosed for Members only.) 
 

The Advisory Committee on the Environment convened in closed session from 
12:15 PM to 12:19 PM after having passed a motion to do so, with respect to the 
following matter: 

 
C-1. A personal matter pertaining to identifiable individuals, including 

municipal employees, with respect to the 2018 Mayor’s New Year’s 
Honour List. 

 
VIII. ADJOURNMENT 
 

The meeting adjourned at 12:19 PM. 
 
 
 
 
 

NEXT MEETING DATE: December 6, 2017 
 

-13-

Item # II.2.



                                                                                  Agenda Item #     Page # 
   

  
  

Planners: C. Parker/K. Killen  

 
 

 
1 

  

   

 TO:  CHAIR AND MEMBERS  
PLANNING & ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: 2015 STATE OF THE DOWNTOWN REPORT 

 
MEETING ON NOVEMBER 20, 2017  

  

 

 RECOMMENDATION 

 

That the 2015 biennial State of the Downtown Report submitted by the Managing Director, 
Planning & City Planner, BE RECEIVED. 
 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 

Previous State of the Downtown Reports submitted in 2003, 2005, 2006, 2009, 2011 and 
2013. 
 

 BACKGROUND 

 

The 2015 State of Downtown report is the seventh report prepared by the City and 
contains information from 2014 and 2015. Normally the reports are prepared every two 
years. The City of London is one of the few Canadian municipalities which prepares a 
report which evaluates the impacts of Council’s and private sector investments in the 
Downtown. Calgary AB and the City of Waterloo ON have prepared reports but not on a 
recurring basis. It is a widespread practice in U.S. municipalities such as Cincinnati OH, 
Pittsburgh PA, Philadelphia PA, Washington D.C, Columbus OH, Baltimore MD and 
Kansas City MO. 
 
The importance of Downtowns to a city’s economy is increasingly being recognized in 
Canada. In May 2012 Phase 1 of a report (co-ordinated by the Canadian Urban 
Institute) entitled “The Value of Investing in Canadian Downtowns” was released for 
public review. It compared the characteristics, capital investments, issues and economic 
impact of ten of the largest Canadian municipalities which included London. Because of 
the success and interest in the Phase 1 report, and the growing interest in Downtown’s 
generally, an additional seven Canadian municipalities’ requested inclusion in the 
Phase 2 study released in October 2013. This was the first comprehensive, comparative 
study of Canadian Downtowns in the country.  
 
Recently, the International Downtown Association (IDA) created a Downtowns Canada 
national coalition to draw attention to the importance of Downtowns and has developed 
a toolkit, which includes a series of measures, to evaluate Downtowns. This is a country 
wide set of measures which can be used to compare Canadian cities. Some of these 
measures have already been used in the completion of the attached report. 
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Why Do We Need to Track the Impact of Revitalization Measures? 
 
Planning Services, with the assistance of other City Service Areas, agencies and 
organizations, tracks changes in the Downtown to assess the impacts of both short term 
and long term investments in the Downtown. It also provides empirical evidence to the 
private sector to help inform investments in the Downtown. Downtowns are complex; 
investments in one area can have a significant impact on other land uses. For instance, 
the construction of the John Labatt Centre (now Budweiser Gardens) in 2002 had an 
overall positive impact on the street level retail space along King Street as well as other 
businesses in the Downtown. On average that facility attracts about 700,000 people to 
the Downtown on an annual basis which increases business to other uses and exposes 
City residents and out-of-town visitors to the Downtown. Also, regularly tracking 
changes helps to measure progress being achieved through the Downtown Community 
Improvement Plan (CIP). Financial incentives programs for the Downtown were initiated 
through the Community Improvement Plan in 1995 and continue to this day. 
 
Changes to the Report Format and Measures 
  
The six previous City of London reports were very similar in terms of format, 
presentation and measures used to evaluate revitalization. Following completion of the 
2013 report Planning Services wanted to expand the number of revitalization measures 
and improve the presentation and graphics associated with each report. A 
comprehensive review of other North American cities reports was undertaken to identify 
other approaches. Most major Canadian cities were reviewed as well as a number of 
major cities in the U.S. A comparative analysis was undertaken and additional 
revitalization measures that could be used were identified. 
 
Planning staff then set out to determine whether the information was readily available 
for London. In some cases the information was difficult to obtain but over time it is 
hoped that a data collection process can be established so that data can be collected 
easily on a bi-annual basis for subsequent reports. 
 

2015 Report Highlights 
 
At the end of 2015; 
 

• The Downtown still contained over 80% of the City’s office market, comprising 
approximately 35,000 employees or 303 jobs per hectare; 

• Office vacancy rates are still high, especially in Class “B” and “C” space in older 
buildings which varied between 20-30%. Class “A” space (newer space) was 
closer to expected norms, being  between 8-10% vacant, down from 15% in 2004; 

• The development incentive programs offered by the City of London contributed 
approximately $800,000 in loans during this two-year period, leveraging nearly 
$2.6 million in construction value through private sector investment. 

• A number of new businesses opened in 2014-2015. Retail vacancy has gradually 
declined to between 6-8%; 

• There were approximately 4,300 people living in 2,800 dwelling units in the 
Downtown; 

• 25% of the Downtown (Official Plan boundary) land area is vacant, primarily 
occupied by surface parking lots; 
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• Downtown represented 0.2% of the City’s land area (Official Plan boundary) but 
generated 5.45% of the City’s property tax revenues; 

• Assessment value of Downtown reached $1.6 billion or approximately 
$504,000/hectare; and, 

• Downtown London also provided an additional $194,000 in loans and grants in 
2014-2015 for building façade improvements; 

 
 
Future Reports 
 
Planning Services has already begun collecting information from 2016 and 2017 for the 
2017 State of the Downtown Report. Unlike this report where 2011 Census information 
was used with estimates for population information, the 2017 report will use 2016 Census 
information for the demographic portion of the report. It is still our intent to broaden the 
range of revitalization measures, verify the accuracy of the information and present the 
results in a clear informative format for Council, City staff, private investors and the public. 
 

PREPARED BY: SUBMITTED BY: 
 
 
 
 

 

W.J. CHARLES PARKER, M.A. 

SENIOR PLANNER -  
URBAN REGENERATION 

JIM YANCHULA, MCIP, RPP 
MANAGER, URBAN REGENERATION 

RECOMMENDED BY: 

 
 
 
 

JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 
October 26, 2017 
cp 
      
Y:\Shared\policy\Downtown\State of the Downtown Reports\State of the Downtown 2015\Cover Report November 2017.docx 
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Executive Summary

The City of London has been tracking information on the health of 
the downtown since 2003. This report is the seventh edition of the 
State of the Downtown report and addresses the two-year period 
of January 1, 2014 through December 31, 2015. This edition provides 
the most comprehensive review of London's downtown to date, 
with new indicators and measures to track the future progress of 
the downtown.

Between 2014 and 2015, the downtown has experienced a great 
deal of investment from the public and private sectors. The 
development incentive programs offered by the City of London 
contributed approximately $800,000 in loans during this two-year 
period, leveraging nearly $2.6 million in construction value through 
private sector investment. Major building renovations, such as the 
former Kingsmill's building and "The Cube", as well as proposed 
new construction of high-rise mixed-use residential development 
highlight interest in the downtown. 

In 2015, the downtown retained approximately 80% of London's 
total supply of office space. However, 2014 and 2015 experienced 
a relatively high overall office vacancy rate. Retail vacancy rates 
remained healthy throughout this time period, with a net gain of 18 
new businesses in 2015.

People are continually drawn to the downtown for its many major 
destinations, which provide venues for arts, culture, music and 
entertainment. In 2015, approximately 3.6 million people attended 
indoor and outdoor events in the downtown. 

-19-

Item # II.3.



-20-

Item # II.3.



iii2015 State of the Downtown

i	 Executive Summary

1	 Introduction
2	 Noteworthy Moments Since 2013
3	 London's Downtown Boundaries

4	 Investing in Downtown
5	 Assessment Value
6	 Development
7	 Future Opportunities
8	 Development Incentives
10	 Heritage

11	 Working Downtown
12	 Employment
13	 Business Openings & Closings
14	 Office Supply
15	 Office Vacancy
16	 Retail Supply & Vacancy Rates

17	 Living Downtown
18	 Population
19	 Rental Market
21	 Public Realm

22	 Downtown Vibrancy
23	 Downtown Destinations
26	 Festivals & Events

27	 Downtown Transportation
28	 Transportation Options

29	 Appendices
30	 Appendix A: Background
33	 Appendix B: Historical Data
47	 Bibliography

Table of Contents

-21-

Item # II.3.



"Invest in London’s 
downtown as the 
heart of our city.

—  2015-2019 Strategic Plan for the City of London 
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Introduction
This report is the seventh edition of the State of the Downtown. 
Since 2003, the City of London has been reporting on the health 
and progress of its downtown through standardized indicators. As 
directed by Our Move Forward: London's Downtown Plan, the 2015 
State of the Downtown report refines and edits these indicators 
and introduces new measures to track the downtown's evolution 
with this new direction in mind. As a result, this edition provides 
the most comprehensive review of the downtown to date and 
establishes a new baseline for future reports.

New measures and topics are clearly highlighted throughout the 
report and indicated with the "new" icon. These new measures are 
intended to help track the strategic directions of Our Move Forward: 
London's Downtown Plan and to provide a more comprehensive 
view of the downtown.

With the adoption of the Downtown Heritage Conservation District 
(HCD) in 2013 and expansion of the Downtown Business Association 
(BIA) boundary at the end of 2014, how we define the limits of the 
downtown is a constant consideration. While reading through this 
report keep in mind that the boundary used for data collection 
purposes may change based on the information being collected. 
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Noteworthy Moments Since 2013

January 2014Fanshawe College Phase 1 
opened to 400 students and staff

May 2014 Hosted the Canadian Hockey 
League (CHL) Memorial Cup

October 2014Hosted Rogers Hometown 
Hockey 

The City won the International 
Downtown Association 
(IDA) Pinnacle Award for the 
implementation of the Downtown 
Millennium Plan 

November 2014

December 2014

Downtown Business 
Improvement Area (BIA) expands 

to include Richmond Row and 
308 new businesses

April 2015
Our Move Forward: London's 
Downtown Plan approved by 

Council

February 2015
Draft Downtown Design Manual 
prepared and circulated for 
review
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The downtown is defined by multiple boundaries, 
each adapted for a specific circumstance. For 
the purpose of this report, three boundaries are 
useful to understand. The first boundary covers 
the largest area and is that of the Downtown 
Business Improvement Area (BIA). The Downtown 
BIA is managed by the London Downtown 
Business Association. The boundary determines 
the business owners that contribute financially to 
the improvement and promotion of the downtown 
through an annual levy on their property tax. 

The second boundary is that which defines the 
Downtown Heritage Conservation District (HCD). 
The Downtown HCD was established through 
a study that identified properties of heritage 
value, which together with their overall landscape 
establish a collective heritage character. The 
Downtown HCD establishes a policy framework 
to protect, conserve, and enhance the heritage 
character of the downtown.

The final boundary is the downtown as defined 
by the Official Plan. This boundary determines the 
land use permissions for the properties contained 
within it and guides the long-term growth and 
development of this area. It is also the Downtown 
Community Improvement Plan boundary within 
which financial incentive programs may be offered, 
and until 2015 was the Downtown BIA boundary.  
In most instances in this report, the territory within 
this boundary is the one referenced. 

London's Downtown Boundaries NEW

Downtown Heritage Conservation District

Downtown Official Plan Designation

Downtown Business Improvement Area
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Investing in 
Downtown

1
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In 2015, the downtown 
made up 0.2% of 
London's land area and 
contributed 5.45% of 
the total municipal taxes.
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Assessment Value

In 2015, the downtown as defined by the Official 
Plan downtown boundary represented 0.2% of the 
city’s land area. This same area generated 5.45% 
of the city property tax revenues, contributing a 
significant share in that regard. Over time, this 
percentage has varied little with a high of 7.13% 
in 2001 and a low of 5.17% in 2010, which directly 
related to changing overall city growth rates. This 
is consistent with studies of other North American 
cities where “healthy” downtowns pay a higher 
proportion of a city's property tax than suburban 
property owners. 

The downtown reached $1 billion in assessment 
value in 2007 and has continued to increase 
each year. By 2015, the assessment value of 
the downtown reached $1.6 billion. This figure 
translated into approximately $504,000 generated 
per hectare. 
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Development

Development
Supported by City Council in Fall 2014 with $9 
million in municipal funding and a $1 million 
commitment from the Mainstreet London 
organization, phase two of Fanshawe College's 
downtown satellite location construction began 
in 2015. This project, located at 128-134 Dundas 
Street, will incorporate the facade of the historic 
former Kingsmill's building and construct three 
additional storeys to accommodate an estimated 
1,600 students.

In December 2015, Tricar broke ground at 505-511 
Talbot Street to begin construction of a 29-storey 
apartment building. The building is anticipated 
to contain 176 residential units and retail on the 
ground floor.

In 2015, York Developments invested about $3 
million to renovate the industrial building located at 
304 Talbot Street. The former building, coined "The 
Cube", was retrofitted to become the new home of 
Arcane Digital.

Future Development
Between 2014 and 2015, five zoning by-law 
amendment applications were received and/or 
processed within the downtown. These applications 
included properties at 50 King Street, 356 Dundas 
Street, 505-511 Talbot Street, 89 York Street and 455 
Clarence Street. 

In 2015, a site plan application was in progress for 
356 Dundas Street, a 6-storey, 69-unit apartment 
building.

Building Permits & Construction Value
The total number of building permits issued in  
2014 within the downtown was 196 with an 
approximate construction value of just over  
$10 million. In 2015, a total of 172 building  
permits were issued with a total estimated value of 
over $18 million.

The Cube underwent extensive renovations 
in 2015 to house Arcane Digital.

NEW
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Future Opportunities NEW

Approximately 25% of the downtown land area is 
undeveloped land primarily occupied by surface 
commercial parking lots. Surface parking lots 
provide optimal opportunities for redevelopment.

Undeveloped Land within the downtown is indicated in red.
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Development Incentives

In 2014, the City-funded forgivable loan programs, 
which included the Forgivable Upgrade to Building 
Code and the Forgivable Facade Improvement 
programs, were no longer offered. At the end 
of 2015, the City of London had three active 
municipal financial incentive programs, which 
included the Upgrade to Building Code Loans, 
Facade Improvement Loans, and the Downtown 
Rehabilitation and Redevelopment Grant program. 
Funding for previously offered programs, however, 
continued through to the end of 2015 for 
applications made prior to the program end dates. 

In 2014, $389,293 was provided in loans, which 
leveraged just over $1.1 million in private sector 
investment. In 2015, the total value of loans 
increased slightly to $404,901 and the private 
sector investment leveraged increased as well, 
reaching nearly $1.5 million in construction value.

Downtown London provides two additional 
programs, funded through the Downtown London 
Business Improvement Association. The About Face 
Grant program contributed $62,590 in 2014 and 
$68,064 in 2015 to property owners to improve 
their building face. The Tenant Improvement Loan 
contributed $46,000 in 2014 and $17,310 in 2015.

In April 2015, a new incentive program was 
introduced for a trial two-year period. The "Last 
Mile" Fibre Optic Connection Grant Program was 
funded jointly by the City of London, Downtown 
London, and the London Economic Development 
Corporation (LEDC), with the intention to help 
connect downtown businesses to fibre optic 
broadband services.
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Upgrade to Building Code Loan
An interest-free loan for eligible interior building upgrades.

Facade Improvement Loan
An interest-free loan for eligible exterior building improvements.

Downtown Rehabilitation and Redevelopment Grant
An annual grant to defer tax increase resulting from a rehabilitation and/
or redevelopment project.

About Face Grant
A grant for eligible property owners to improve their building face.

Tenant Improvement Loan
An interest-free loan for eligible businesses and/or property owners to 
complete tenant improvements.

Fibre Optic Connection Grant
A grant to provide financial assistance for eligible properties for the 
installation and connection of fibre optic broadband services and/or to 
provide high-capacity broadband service.

NEW
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NEWHeritage

Heritage Designations
In 2013, the Downtown Heritage Conservation 
District was adopted by Council. This included 
369 properties designated under Part V of the 
Ontario Heritage Act and 20 properties designated 
individually under Part IV. 

In 2014, one property, 142 Dundas Street, was 
individually designated under Part IV of the 
Ontario Heritage Act, bringing the total number of 
individually designated properties to 21 at the end 
of 2015.  

Heritage Alterations & Demolitions
There were four heritage alteration permits 
processed in 2014 and 15 in 2015, the most  
notable of which was 128-134 Dundas Street to 
facilitate phase two of the construction of the 
Fanshawe College downtown satellite location.

The demolition of one property was approved 
in 2015 at 505-511 Talbot Street to facilitate the 
construction of a 29-storey apartment building. A 
demolition request for 183 King Street was received 
and refused. 

Part IV Designated Properties within the Downtown 
Heritage Conservation District are identified by the red dotted lines.
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Working 
Downtown

2
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In 2015, an estimated 
35,000 office 
workers came 
downtown each day.

12 2015 State of the Downtown

Employment

Office Sector
Since the early 1990s, the downtown has 
consistently had between 30,000 and 35,000 office 
employees. However, these figures are based on 
a series of assumptions and projections, as there 
has been no comprehensive survey to gather 
employment data for the downtown.

At the end of 2013, there was an estimated 35,000 
daytime employees working in the downtown, 
representing approximately 303 jobs per hectare. 

A 2012 International Council of Shopping Centers 
(ICSC) Study of North American cities found 
that the average worker spends $8,372 in the 
downtown per year. Using an estimate of 35,000 
employees currently working in the downtown, that 
translates to approximately $30 million each year 
spent downtown.

Education Sector
In 2014 and 2015, the downtown continued to 
have a number of noteworthy post-secondary 
institutions including Western Continuing Studies, 
College Boreal and Fanshawe's Centre for Digital 
and Performance Arts. In early 2015, Everest 
College locations closed throughout Ontario, 
including the location in downtown London.

Western Continuing Studies has been located in 
Citi Plaza since 2001. In 2015, almost 1,400 students 
attended 165 courses in professional development, 
post-degree diplomas, and personal interest. Total 
enrollment was 2,510 registrations in two-day 
workshops, three to 12-week courses and 13-week 
terms, and resulted in 15,057 (19,724 including 
instructors and staff) visits to the downtown during 
the year. All of these figures show growth since 
2013.

Fanshawe's Centre for Digital and Performance 
Arts, located on Dundas Street, officially opened in 
January 2014. This location has attracted over 400 
students and created a number of support jobs 
in the downtown. Plans for the second phase of 
Fanshawe's downtown campus were well underway 
in 2015, which is planned to bring an additional 
1,600 students and support staff to the downtown.

Also within the downtown, the London 
International Academy offers boarding programs 
for international secondary school students 
looking to improve English prior to post-secondary 
entrance.
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Business Openings & Closings

Business openings and closings fluctuate 
considerably over time and are tracked by the 
Downtown Business Improvement Association. 
In 2014, 17 new businesses opened and eight 
businesses closed, for a net gain of nine businesses. 
In 2015, the figures reflect an expanded Downtown 
Business Improvement Area boundary, with a 
net gain of 18 new businesses as a result of 29 
openings and 11 closings.

Wich is Wich opened in March 2015 at 125 
King Street.
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Office Supply

There was approximately 409,666 square metres 
(4.4 million square feet) of office space in the 
downtown in 2015, which is an increase of about 
60,000 square metres (645,855 square feet) since 
2002. A portion of this overall increase was a result 
of the conversion of Citi Plaza from retail space to 
office space. 

One London Place and Dufferin Corporate Centre 
were the most recent major office buildings to be 
added to the supply in 1991. The last new office 
space built downtown was 431 Richmond Street in 
2011, which added two floors or office space to the 
supply.

In 2015, the downtown had approximately 80% 
of London’s total office space. Strong policies in 
London's Official Plan established in the early 1990s, 
which limited the size of office space to 5,000 
square metres outside of the downtown, helped 
to maintain this centralized concentration of office 
space.

One London Place provides 382,000 
square feet of leasable office space downtown.
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Office Vacancy

The downtown office vacancy rates overall were 
high in 2014 and 2015 as reported by CBRE, with 
the overall core vacancy rates at 16.1% and 15.7%, 
respectively. A rate of 5-8% is considered “healthy".

The Core Class A office vacancy rate was reported 
as 8.1% in 2014 and 9.9% in 2015. The Class A 
vacancy rate has generally been in decline since 
reaching a high of nearly 15% in 2004.

The Core Class B and Class C office space tends to 
be in older buildings with fewer office amenities. 
The vacancy rate for Core Class B remains relatively 
consistent over the years, the rate being 21.5% in 

Classification of Office Space

Class A: High-quality finishes, state-of-the-
art systems, and excellent accessibility.

Class B: Average quality buildings with 
average rents. Building finishes are fair to 
good. Systems are adequate.

Class C: Buildings of below-average rents.

2014 and 28.0% in 2015. Core Class C vacancy rates 
remain the highest at 22.6% and 30.6% for 2014 
and 2015, respectively.  
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Retail Supply & Vacancy Rates

In 2014 and 2015, there were approximately 
230,000 square metres (2.48 million square feet) 
of retail space in the downtown. Since 2000, the 
total retail space has gradually increased by 21,000 
square metres (225,00 square feet) even with 
significant department store closures of The Bay 
and Eaton's as well as the conversion of Citi Plaza 
from retail to office space. 

Between 2000 and 2015, the retail vacancy rate 
has fluctuated considerably. The period between 
2000 and 2007 experienced high vacancy rates 
ranging between 11% and 18%. In 2014 and 2015, 
the retail vacancy rate improved to 6.7% and 7.9%, 
respectively. Both of these figures were comparable 
to the city-wide vacancy rate for those years. A 
"healthy" vacancy rate is considered between 5% 
and 9%.
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Living 
Downtown

3
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Population

Population projections were completed by the 
City of London for 2015, as Census data has not 
yet been released for this time period. As the 
growth of the downtown has been increasing 
steadily since 1996, it was estimated that the total 
population of the downtown at the end of 2015 
was approximately 4,300. Refer to appendices for 
previous years' demographic information.

With approximately 2,000 students anticipated to 
attend classes at Fanshawe's downtown campus 
locations, the student population downtown is 
anticipated to increase as well. 
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Rental Market

Projections were completed by City of London staff 
for 2014 and 2015 based on building permit data, 
as Census data had not yet been released for this 
time period. In 2015, an estimated 2,800 dwelling 
units were located within the downtown, the vast 
majority of which were in apartment buildings. 

In 2015, an estimated 75% of the dwelling units 
were rental properties. Units purchased as 
condominium units and rented by the owner are 
not reflected in this statistic. 

The Canada Mortgage and Housing Corporation 
(CMHC) reported that the vacancy rate of 
apartment units in the downtown was 4.0% in 2014 
and remained relatively unchanged in 2015 at 4.3%. 
These figures are slightly higher than the city-wide 
average, with an apartment vacancy rate of 2.8% 
reported in 2014 and 3.0% in 2015. 

In 2014 and 2015 the average monthly rent 
remained relatively unchanged downtown at 
$1,001 and $1,007 respectively. The average rent 
downtown is greater than at of the city-wide 
average at $875 in 2014 and $890 in 2015.

Housing Options
Apartment buildings are the predominant option for living downtown. From left to right, the apartment 
buildings in this photo include Renaissance I, Renaissance II, and the Peter McGregor Tower.
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Construction of apartment buildings has remained 
fairly steady throughout the years as can be seen 
from the graph below. Most recently, Tricar began 
construction on Azure. The units constructed as 
a part of this project will be reflected in the in the 
2016-2017 statistics. 
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In 2015, 78,000 
users connected 
to London LAWN.
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Public Realm

Dundas Place
The first large-scale project planned following 
the adoption of Our Move Forward: London's 
Downtown Plan is the flexible street project 
known as Dundas Place. On February 9, 2015 City 
Council approved the funding for the Environment 
Assessment (EA) for Dundas Place. The launch of 
the EA process, known as "My Dundas", was held 
on September 26, 2015.

Street Trees
In 2014, the City of London invested $275,000 in 
the planting of street trees around Covent Garden 
Market and along Talbot Street, between York 
Street and Dundas Street. This project included the 
installation of Silva Cells and Strava Cells, which 
increase soil volume and improve the health and 
life span of street trees. 

London LAWN
London Area Wireless Network (LAWN) provides 
a free outdoor public Wi-Fi zone within the 
downtown. What began as a pilot project is now 
one of Canada’s largest free outdoor Wi-Fi hot 
spots. Downtown London and the City of London 
have invested in equipment and installation 
and the ongoing operating costs are funded by 
Downtown London.

Network usage is precisely tracked. In 2015, London 
LAWN had over 78,000 users, with peak time 
during downtown festivals and events.

NEW

Seasonal Outdoor Patios
In 2015, there were ten seasonal outdoor patios 
on or adjacent to the public sidewalk within the 
downtown Official Plan boundary. Five of these 
patios were located along Dundas Street.

Mas Cafe operated a seasonal sidewalk 
patio at 192 Dundas Street in 2015.

-43-

Item # II.3.



22 2015 State of the Downtown

Downtown 
Vibrancy

4
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Downtown Destinations

Central Library
In 2014, the Central Library welcomed 874,400 
visitors and an additional 43,100 people for 
specific programs. In 2015, 820,950 general 
visitors came to the library and 16,300 people 
visited for specific programs.

London Convention Centre
The London Convention Centre opened in 1993 
and operates as a multipurpose facility governed 
by a Board of Directors appointed by Municipal 
Council. The London Convention Centre attracts 
conventions, multi-day meetings and events. The 
City of London initially invested approximately 
$13 million in the facility and currently invests an 
additional $600,000 annually. 

In 2014, the London Convention Centre held 336 
events resulting in an estimated economic impact 
of $17.5 million. The 2015 figures were down 
slightly, with a total of 314 events resulting in an 
estimated economic impact of $16.4 million.
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Budweiser Gardens
Budweiser Gardens provides a venue to hold a 
range of sports events and entertainment. The 
9,046 seat entertainment centre is operated as a 
public/private partnership, which is home to the 
London Knights of the Ontario Hockey League and 
the London Lightning of the National Basketball 
League of Canada.

In 2014 and 2015, the facility has attracted 
approximately 670,000 people each year. Since 
its opening in 2002, over 8.5 million people have 
visited Budweiser Gardens and it has increased City 
revenues by over $6 million.

The Grand Theatre
In 2014 and 2015, a combined total of over 100,000 
people attended performances at the Grand 
Theatre. Approximately 85% of the Grand Theatre's 
revenue is generated by patrons.
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Covent Garden Market
In 2014, 1.4 million people visited Covent Garden 
Market, with this figure increasing to 1.5 million 
visitors in 2015. 

Museum London
In 2015, Museum London welcomed 108,000 
visitors attending 16 exhibitions. Of this total, 10,000 
students went on exhibition and studio tours and 
11,700 people attended travelling exhibitions. The 
museum also provided outreach programming 
for 1,000 elementary students and 180 volunteers 
contributed 12,350 hours of service.

London Music Hall
The London Music Hall reopened in 2013  
after major renovations. In 2015, the venue  
held approximately 145 music-related events, 60 
non-music events, and 15 corporate events. An 
estimated 135,000 attendees visited the venue in 
2015.

NEW
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Festivals & Events

The number of indoor events at cultural venues 
increased from 2014 to 2015, with 640 and 646 
events respectively; the attendance also increased 
from approximately 1.8 million to approximately 2.0 
million between 2014 and 2015.

Attendance at outdoor festivals and events 
increased as well between 2014 and 2015. An 

estimated 345 events attracted over 767,000 
people in 2014 and 365 events brought over 
859,000 people to the downtown in 2015. 

Overall the total number of events and the overall 
attendance at both indoor and outdoor events 
increased over the two-year period.

Victoria Park holds events and festivals throughout the year, with the majority of events occurring 
during the summer months.  
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Downtown 
Transportation
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Transportation Options

Intracity Transportation
The London Transit Commission (LTC) serviced 
the downtown with 19 bus routes in 2015. 
Approximately 11 percent of trips to and from the 
downtown were by transit.

In September 2014, Council initiated an 
Environmental Assessment (EA) process (also called 
Shift London) to identify and examine options for 
Rapid Transit in London. The downtown would act 
as major transit hub in this plan. 

The Downtown London Parking Study 2014 Update
and the 2014 Downtown London Parking Needs 
Assessment were completed by MMM Group. 
Detailed parking counts were undertaken as a part 
of this work in September 2014, which found a total 
of approximately 9,900 publicly available parking 
spaces in the downtown with a peak demand of 
7,660 spaces (77% occupied).

Intercity Transportation
The downtown is home to the London VIA 
Rail station, which is a major transfer hub for 
passengers in southwestern Ontario. The Toronto-
London-Sarnia-Windsor VIA Rail Corridor saw 
962,520 passengers in 2014 and 920,250 in 2015.

NEW
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Appendices
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Appendix A: Background
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The importance of a city's downtown to its economy is finally 
being recognized on an international and national level. In May 
2012, Phase 1 of a report titled The Value of Investing in Canadian 
Downtowns was released by the Canadian Urban Institute for public 
review. It compared the characteristics, capital investments, issues, 
and economic impact of ten of the largest Canadian municipalities. 
Because of the success and interest in the Phase 1 report, and 
the growing interest in downtowns generally, an additional seven 
Canadian municipalities requested inclusion in the Phase 2 study 
released in October 2013. This was the first comprehensive, 
comparative study of Canadian downtowns. Recently the International 
Downtown Association (IDA) created a downtowns Canada national 
coalition to draw attention to the importance of downtowns.

Downtowns represent the essence of a city. They are a visual 
representation of the health and well-being of their communities and 
provide meeting places for the region's residents. Downtowns act as 
entertainment and cultural centres. They draw businesses and provide 
employment opportunities, driving gross domestic product (GDP) and 
providing a strong tax base. Downtowns are models for sustainable 
development and innovation. For these reasons, it is important to 
understand the state of the downtown. 

The Importance of Downtowns
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The Downtown Millennium Plan was approved by Council in 1998 
and resulted in over $100 million in City investment and construction 
of major public projects which provided the structure for future 
public and private investment. Prior to this, the City had invested in 
the London Convention Centre ($40.5 million) and initiated some 
programs.

These projects were intended to show City leadership in Downtown 
investment and to encourage private investment which it did.
These projects included; 
1.	 John Labatt Centre/Budweiser Gardens	  ($52.8 M)
2.	 Central Library					      ($25.6 M)
3.	 Covent Garden Market				     ($16.9 M)
4.	 Forks of the Thames				       ($6.1 M)
5.	 Downtown Lighting
6.	 Mainstreet Program

Over time additional investments were made including the Downtown 
Development Charge Exemptions ($9.7 million) and the J. Allyn Taylor 
Building at 267 Dundas Street ($3.6 million).

Catalyst Projects and Initiatives
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Appendix B: Historical Data
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Table 1: Downtown Taxes as a Proportion of City Taxes (1998-2015)

Year
Downtown 
Assessment
(in millions)

Downtown Total 
Taxes¹ 

(in millions)

City Assessment 
(in millions)

Total City Taxes² 
(in millions)

Downtown Taxes 
as a percentage 

of City Taxes
1998³ $835.4 17.4 $17,322.6 258.2 6.75%
1999 $830.4 17.6 $17,473.8 259.7 6.76%
2000 $831.9 17.6 $17,740.5 263.6 6.69%
2001 $781.5 19.6 $18,114.9 275.6 7.13%
2002 $799.4 19.0 $18,495.6 293.4 6.48%
2003 $824.9 18.8 $19,569.2 307.8 6.09%
2004 $886.1 19.7 $21,575.2 337.3 5.83%
2005 $883.4 20.3 $22,034.6 366.4 5.55%
2006 $976.6 20.0 $25,436.4 384.8 5.21%
2007 $1,090.8 22.1 $25,941.9 402.8 5.49%
2008 $1,108.8 22.8 $26,455.8 420.5 5.43%
2009 $1,149.4 23.1 $28,302.1 441.2 5.23%
2010 $1,205.0 23.6 $29,944.7 456.4 5.17%
2011 $1,382.8 25.2 $31,825.7 462.7 5.45%
2012 $1,409.1 24.9 $33,537.9 467.4 5.32%
2013 $1,482.9 25.7 $34,853.3 479.6 5.36%
2014 $1,529.4 26.7 $36,291.5 498.7 5.35%
2015 $1,645.3 28.2 $37,795.9 517.2 5.45%

Source: City of London Taxation and Revenue Division

¹ Within the Downtown Official Plan boundary and previous Downtown BIA boundary and includes general 
and transit taxes. The Downtown BIA boundary expanded January 1, 2015.
² Excludes education but includes general and transit taxes.
³ Adoption of the Millennium Plan	
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Table 2: Downtown Residential Apartment Buildings Constructed Since 1998

Year Address Name Developer
Total 

Residential 
Units

Construction 
Cost

1998 22 Picton Street Picton Place Tricar 140 $7,300,000
1999 536 Ridout Street Ridout Place Drewlo 44 $2,291,000
1999 330 Clarence Street Sterling Manor Spriet 29 ¹ $800,000

2001 310-320 Dundas 
Street City Place Drewlo 440 $23,992,000

2004 520 Talbot Street Bluestone Properties Bluestone/Old 
Oak 175 $15,000,000

2005 129 Dundas Street 129 Dundas 
Developments Inc.

Stuart 
McCulloch 25 $1,800,000

2005 186 King Street Park Tower Premier Alliance 176 ¹ $7,213,813²
2006 500 Ridout Street The Harriston Auburn 200 $29,000,000
2009 71 King Street The Renaissance Tricar 278 $35,000,000
2007 435 Colborne Street Woodfield Walk Rentals Prespa Sales 45 $5,000,000
2011 70 York Street Renaissance II Tricar 193 $42,500,000
2015 505 Talbot Street Azure Tricar 199 $60,000,000
Total $229,883,000

¹ Residential units in a renovated building
² Estimated value
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Table 3: Part IV Designated Properties within the Downtown Heritage 
Conservation District

Property Year Designated
481 Ridout Street North 1977
471 Richmond Street 1978
399 Ridout Street North A 1980
399 Ridout Street North B 1986
350 Talbot Street 1987
476 Richmond Street 1988
229 Dundas Street 1989
231 Dundas Street 1989
194 Dundas Street 1991
176 York Street 1994
330 Clarence Street 1998
353 Richmond Street 2000
1 Dundas Street 2000
435 Ridout Street North 2001
441 Ridout Street North 2001
451 Ridout Street North 2001
119 Carling Street 2003
267 Dundas Street 2003
472 Richmond Street 2005
167 Dundas Street 2007
142 Dundas Street 2014

Source: City of London
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Table 4: Upgrade to Building Code Loan; Forgivable Upgrade to Building Code 
Loan; and Awning, Lighting and Signage Grant Activity Since 2000

Year
Upgrade to Building Code 

Loan
Forgivable Upgrade to 

Building Code Loan
Awning, Lighting and 

Signage Grant
Number Cost Number Cost Number Cost

2000 0 $0 N/A N/A N/A N/A
2001 7 $276,929 N/A N/A N/A N/A
2002 3 $91,470 N/A N/A N/A N/A
2003 3 $108,990 N/A N/A N/A N/A
2004 2 $90,439 N/A N/A N/A N/A
2005 6 $117,874 N/A N/A N/A N/A
2006 2 $53,671 N/A N/A N/A N/A
2007 6 $123,343 N/A N/A N/A N/A
2008 6 $210,000 0 $0 0 $0
2009 1 $50,000 3 $79,877 1 $2,750
2010 4 $126,025 7 $245,248 7 $18,341
2011 3 $150,000 3 $148,779 1 $3,000
2012 0 $0 5 $123,121 1 $3,000
2013 1 $43,223 6 $215,296 2 $4,404
2014 1 $49,324 5 $216,096 3 $8,783
2015 0 $0 8 $327,101 0 $0
Total 45 $1,491,387 37 $1,355,519 15 $40,277

Source: City of London
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Year Façade Improvement Loan Forgivable Façade 
Improvement Loan

Non-Street Façade 
Improvement Loan

Number Cost Number Cost Number Cost
2000 4 $51,305 N/A N/A N/A N/A
2001 4 $72,940 N/A N/A N/A N/A
2002 1 $7,440 N/A N/A N/A N/A
2003 5 $62,269 N/A N/A N/A N/A
2004 1 $25,000 N/A N/A N/A N/A
2005 0 $0 N/A N/A N/A N/A
2006 2 $23,743 N/A N/A N/A N/A
2007 1 $7,103 N/A N/A N/A N/A
2008 4 $85,567 0 $0 0 $0
2009 1 $19,422 0 $0 0 $0
2010 3 $94,567 5 $126,596 3 $58,127
2011 2 $45,659 1 $25,000 0 $0
2012 1 $14,530 2 $30,339 0 $0
2013 0 $0 2 $33,164 0 $0
2014 0 $0 6 $98,873 1 $25,000
2015 2 $50,000 2 $27,800 0 $0
Total 31 $559,546 18 $341,772 4 $83,127

Source: City of London

Table 5: Facade Improvement Loan; Forgivable Facade Improvement Loan; Non-Street  
Facade Improvement Loan Activity Since 2000

-60-

Item # II.3.



392015 State of the Downtown

Table 6: Downtown Rehabilitation and Redevelopment Grant Program

Year Number of New 
Applications

Number of 
Grants

Value of 
Grants

2000 2 2 $15,192
2001 2 3 $43,024
2002 5 8 $266,311
2003 2 8 $264,655
2004 0 7 $227,199
2005 1 8 $228,494
2006 0 8 $192,228
2007 2 9 $465,628
2008 2 11 $822,008
2009 1 11 $738,988
2010 0 11 $620,742
2011 0 10 $496,203
2012 1 8 $1,060,030
2013 4 11 $746,576
2014 1 12 $720,979
2015 2 13 $580,611
Total 25 140 $7,488,868

Source: City of London

Table 7: Western Continuing Studies 

Year Courses Students Registrations Classes Student 
Visits

Staff & Visitor 
Visits

2013 130 1,303 1,898 1,024 13,457 4,660
2014 144 1,259 2,256 1,116 14,522 15,057
2015 165 1,375 2,510 1,130 4,752 4,766

Source: Western Continuing Studies
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Table 8: Office Vacancy Rates (1993-2015)

Year

Total Core¹ 
Office 

Inventory 
Space 

(Square 
metres)

Core Q4 
Rate

Core 
Class A² 

(Q4)

Core 
Class B² 

(Q4)

Core 
Class C² 

(Q4)

Overall 
City Rate 

(Q4)
Notes

1993 25.00% 23.80%
1994 19.60% 19.70%
1995 19.40% 20.00%
1996 21.10% 20.10%
1997 19.20% 18.80%

1998 14.50% 13.90% Millennium Plan adopted 
by Council

1999 10.20% 10.10%
2000 11.40% 11.10%
2001 15.70% 14.70%
2002 348,311 14.50% 9.5% 20.5% 10.9% 12.80%
2003 348,311 16.60% 11.9% 20.9% 21.3% 14.60%
2004 349,078 16.10% 14.8% 16.9% 18.2% 14.00%
2005 382,285 16.60% 13.2% 17.9% 33.5% 15.30%
2006 387,887 17.30% 15.1% 17.2% 30.8% 15.50% Bell Canada left
2007 400,342 16.40% 12.5% 18.3% 25.0% 15.40%
2008 402,697 14.80% 13.8% 14.0% 26.0% 13.60%
2009 407,713 15.10% 10.6% 16.5% 27.8% 13.70%
2010 408,204 14.90% 10.9% 17.4% 19.0% 13.60%

2011 407,303 15.40% 9.4% 20.7% 13.1% 14.70% 431 Richmond Street 
constructed

2012 405,132 14.30% 9.5% 17.5% 18.1% 13.80%
2013 408,626 16.40% 8.7% 21.7% 21.8% 15.60%
2014 408,626 16.10% 8.1% 21.5% 22.6% 15.20%

2015 409,666 15.70% 9.9% 18.0% 30.6% 14.30%
Our Move Forward: 
London's Downtown Plan 
adopted by Council

Source: CBRE and CBRE Marketview Quarterly Reports

¹ CBRE defines Core as bounded by Oxford Street, Adelaide Street, York Street and the Thames River.
² As defined by CBRE
³ The industry considers 5-8% a “healthy” vacancy rate
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Table 9: London Core¹ Retail Vacancy Rates

Year
Total Core 

Retail Space Q4 
(square metres)

Core Q4 
Vacancy Rate

Overall City Q4  
Vacancy Rate Notes

1993 16.2%
1994 12.0% 10.0%
1995 15.2%
1996 12.8%
1997 9.6%

1998 13.7% 6.0% New Covent Garden Market opened
Millennium Plan adopted by Council

1999 16.3% Eaton’s closed
2000 209,143 11.2% 6.8% The Bay closed
2001 209,143 12.2% 7.2% Central Library opened
2002 213,035 12.3% 6.2% John Labatt Centre opened
2003 215,583 14.8% 7.1%
2004 216,270 18.5% 8.4%
2005 212,102 14.4% 7.6%
2006 214,309 14.5% 8.7%
2007 211,533 12.2% 7.9%
2008 206,220 4.3% 4.0%
2009 206,313 6.0% 5.0% Galleria becomes CitiPlaza
2010 206,406 8.2% 5.1%
2011 209,946 8.1% 6.7%
2012 208,301 8.9% 6.3%
2013 210,317 8.6% 6.8%
2014 229,705 6.7% 6.1%
2015 231,837 7.9% 8.2%

Source: CBRE (2000-2015) and CBRE Marketview Quarterly Reports; City of London Commercial Planning 
Review, UrbanMetrics, June 2007; City of London Review of Commercial Supply and Demand, Malone Given 
Parsons, January 2005; Downtown London; City of London State of the Downtown Reports

¹ CBRE defines Core as bounded by Oxford Street, Adelaide Street, York Street and Thames River. Includes 
all retail types, mall and non-mall.
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Table 10: Population (1996-2011)

Year Female Male Total 
Population

1996 1,245 1,265 2,510
2001 1,425 1,375 2,800
2006 1,665 1,770 3,430
2011 1,940 2,065 4,010

Source: StatsCan

Table 11: Age Structure (1996-2011)

Table 12: Marital Status (1996-2011)

Year 0-19 years 20-44 years 45-64 years 64 years and 
over

1996 195 1,445 460 400
2001 150 1,575 610 460
2006 220 2,035 635 530
2011 215 2,450 785 560

Source: StatsCan

Year Single Married Other
1996 1,225 690 675
2001 1,415 750 900
2006 1,965 780 1,380
2011 1,850 920 1,125

Source: StatsCan
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Table 13: Downtown Dwellings (1996-2015)

1996 2001 2006 2011 2015¹
Total Occupied Dwellings 1,540 1,795 2,135 2,600 2,820
Detached,Semi-Detached and Duplex 10 10 5 5
Apartments Less than 5 Storeys        475 635 575  615 645
Apartments Greater than 5 Storeys 1,060 1,155 1,545 1,975 2,165
Owned 310 480 615 545 735
Rented 1,230 1,315 1,520 2,065 2,035
Average Value $125,588 $104,192 $169,391 $172,447 -

Source: 1996, 2001, 2006, and 20011 Census

¹ Estimates based on building permit data issuance, 2012-2015, City of London 

Table 14: Downtown Rental Market (2013-2015)

October 2013 October 2014 October 2015
Private Apartment, Vacancy Rate 5.6% 4.0% 4.3%
Private Apartment, Average Rent $980 $1,001 $1,007

Source: Canada Mortgage and Housing Corporation

Table 15: London Convention Centre Economic Impact

Year¹ Delegate 
Days

Number of 
Events

Economic Impact 
(millions)

2006 $15.0
2007 $13.0
2008 134,810 407 $19.6
2009 128,458 372 $18.0
2010 117,362 385 $16.4
2011 137,056 353 $19.4
2012 128,744 343 $18.6
2013 107,496 335 $15.5
2014 118,493 336 $17.5
2015 110,941 314 $16.4

Source: London Convention Centre Annual Reports

¹ The London Convention Centre opened in 1993. Data between 1993 and 2005 is not available.
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Table 16: John Labatt Centre/ Budweiser Gardens

Year Number of 
Events Attendance Total City 

Proceeds
2003¹ 85 458,860 $75,446
2004 121 612,546 $150,033
2005 139 772,294 $151,099
2006 171 769,575 $436,487
2007 151 704,445 $446,261
2008 148 644,791 $732,094
2009 129 574,531 $432,554
2010 155 672,985 $594,047
2011 135 604,857 $513,330
2012 141 654,207 $465,459
2013 147 675,631 $577,347
2014 155 669,497 $972,947
2015 124 669,499 $572,695
Total 1801 8,483,718 $6,119,799

Source: Corporate Services/Board of Control/Finance and Administration/ Investment and Economic 
Prosperity Committee Reports, 2009-2016, Corporate Services and City Treasurer

¹The first full calendar year the John Labatt Centre/Budweiser Gardens was open.
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Table 17: Attendance at Indoor Cultural Venues

Location
2014 2015

SourceNumber of 
Events Attendance Number of 

Events Attendance

Centennial Hall 169 90,864 112 66,778

London Music Hall 135 - 220 135,000 Culture Office; London 
Music Hall

London 
Convention Centre 336 118,493 314 110,941 LCC

Grand Theatre - 53,886 - 53,886 ED-Grand Theatre
Eldon House - 10,215 - 7,423 Their Report
Museum London - 92,159 - 107,978 Their Report
Canadian Medical 
Hall of Fame - 1,854 - 1,676 Their report

1st Hussars 
Museum - 1,974 - 1,980 Their report

The Arts Project - 34,000 - 38,246 Arts Project
Covent Garden 
Market - 1,400,000 - 1,500,000 CEO

Total for all Venues 640 1,803,445 646 2,023,908

Note: The data identified above is an estimate as most events do not have gates or admission/tickets, 
accurate attendance figures are difficult to obtain

Table 18: Attendance at Outdoor Festivals and Events

Location
2014 2015

Source/NotesNumber of 
Events Attendance Number of 

Events Attendance

Home County 
Music & Arts 
Festival

4 40,000 4 55,310 24,500 unique visitors

Forest City Beer 
Fest 2,200 5,000 2014 was the first year

Kids Expo 30,000 30,000 Organizers
International Food 
Festival 100,000 100,000 Organizers

London Ribfest 200,000 200,000 Organizers
London Lesbian 
Film Festival 5 2,600 1 1,000 Organizers

Dundas Street 
Festival 20,000 Estimate from Sponsor 

Package
Lighting of the 
Lights 15,000 Attended
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Location
2014 2015

Source/NotesNumber of 
Events Attendance Number of 

Events Attendance

Festival of Lights 20,000
Forest City Comic 
Con 2,300 5,000 Centennial Hall (14)/

LCC(15)
Sunfest Global 
Arts Program 28 250,000 28 265,000 Organizers

London Fringe 
Theatre (includes 
Nuit Blanche, 
Street Festival 
Visual Fringe and 
Lost Soul Stroll)

300 42,276 318 37,464 Organizers

Flux London 
Dance Festival 4 350 4 569 Organizers

London One Act 
Dance Festival 1 350 1 250 Organizers

Expressions in 
Chalk 1 10,000 No 2014 Event 

Organizers
Serenata Music 4 750 Organizers

Words Festival 1 1,900 No 2014 Event 
Organizers

Fiesta London 15,000 15,000 Organizers
Canada Day 1 40,000 1 40,000 Report
Pride London 1 12,500 1 15,000 Report
Doors Open 
London 1 30,000 1 22,000 Annual Report

Total for all 
Festivals and 
Events

345 767,576 365 859,243

Note: The data identified above is an estimate as most events do not have gates or admission/tickets, 
accurate attendance figures are difficult to obtain

Table 18, Continued: Attendance at Outdoor Festivals and Events
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For more information, contact:

The City of London Planning Services
Urban Regeneration Division
206 Dundas Street, London ON
(519) 661-4980
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 TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: APPLICATION BY: ADELAIDE AND PHILLBROOK CENTRE INC.  
1880 PHILLBROOK DRIVE 

MEETING ON NOVEMBER 20, 2017 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, based on 
the application of Adelaide and Phillbrook Centre Inc. relating to the property located at 1880 
Phillbrook Drive, the attached proposed by-law BE INTRODUCED at the Municipal Council 
meeting on November 28, 2017 to amend Zoning By-law No. Z.-1 in conformity with the Official 
Plan, to change the zoning of the subject lands FROM a holding Office Special Provision (h-
103*OF4(4)) Zone TO an Office Special Provision (OF4(4)) Zone to remove the “h-103” holding 
provision. 
 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

May 9, 2016 – Report to Planning and Environment Committee and Public Participation Meeting 
for Official Plan and Zoning By-law amendment OZ-8584 to permit a three storey mixed use 
commercial office development.   

Nov 6, 2017 – Report to Planning and Environment Committee and Public Participation Meeting 
for the Site Plan Approval Application SP17-069. 
 

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of this action is to remove the holding provision at 1880 Phillbrook Drive 
to facilitate the development of a three storey mixed use, commercial and office development.  
 

 RATIONALE 

 
1. The condition requiring the “h-103” holding provision has been satisfied and the 

recommended amendment will allow the development of a mixed-use commercial and 
office development, in compliance with the Official Plan and Zoning By-law. 

 
2. A development agreement has been entered into between Adelaide and Phillbrook Centre 

Inc. and the City of London.   
 

 BACKGROUND 

 
In May, 2016, Municipal Council approved an amendment to the Official Plan and Z.-1 Zoning 
By-law to change from a Multi-Family, Medium Density Residential Designation, to an Office 
Area Designation, and from a Neighbourhood Facility/Residential R1 (NF/R1-1) Zone to a 
holding Office Special Provision (h-103*OF4(4)) Zone.  The “h-103” holding provision was 
applied to ensure that the positive urban design features identified at the time of Official Plan 
and Zoning By-law Amendment were implemented through the Site Plan Approval Process.  
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Date Application Accepted: September 19, 2017 Agent: York Development  

REQUESTED ACTION:  Request to remove the h-103 holding provision at 1880 Phillbrook 
Drive.   

 
 

PUBLIC 
LIAISON: 

Notice of the Intent to Remove Holding Provision was 
published in the Public Notices and Bidding Opportunities 
section of The Londoner on October 5, 2017. 

 

2 replies were 
received 
requesting more 
information.  

 
 

 ANALYSIS 

 
 
The “h-103” holding provision forms part of the zone on the subject site to ensure urban design 
is implemented through the development agreement.  The “h-103” holding provision is as 
follows: 
 

Purpose: To ensure that urban design is addressed at site plan, a site plan will be 
approved and a development agreement will be entered into which, to the satisfaction of 
the General Manger of Planning and Development, incorporates the design objectives as 
identified in the Council resolution. A requirement of the site plan submission will include 
an urban design brief and building elevations which detail how the objectives have been 
achieved.  

 
An Urban Design Brief has been submitted which is consistent with the initial design considered 
through the Official Plan and Zoning By-law Amendment Application.  A development 
agreement has been prepared and entered into following the public site plan meeting which was 
held on November 6, 2017.   
 
The City’s Urban Design staff have reviewed the submitted site plan materials and advised on 
October 13, 2017 that the proposal has satisfied the stated purpose for the h-103 holding 
provision. 
 

 
Figure 1: Proposed Landscape Plan 
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 CONCLUSION 

 
The “h-103” holding provision requirement has been satisfied and it is appropriate to remove the 
holding symbol to allow for the development of the mixed-use, office and commercial building. 
 

PREPARED BY: SUBMITTED BY: 

 
 
 
 

 

SONIA WISE  
PLANNER II, CURRENT PLANNING 

MICHAEL TOMAZINCIC, MCIP, RPP 
MANAGER, CURRENT PLANNING 

RECOMMENDED BY: 

 
 
 
 

JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

November 10, 2017 

/SW 

"Attach."           

\\FILE2\users-z\pdpl\Shared\implemen\DEVELOPMENT APPS\2017 Applications 8723 to\8824H - 1880 Phillbrook Dr (SW)\PEC 

Report\H-8824 - PEC Report.doc 
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Bill No. (Number to be inserted by Clerk's Office) 

       2017 
 
       By-law No. Z.-1-   

 
       A by-law to amend By-law No. Z.-1 to 

remove the holding provision from the 
zoning on lands located at 1880 Phillbrook 
Drive. 

 
  WHEREAS Adelaide and Phillbrook Centre Inc. has applied to remove the 
holding provision from the zoning for the lands located at 1880 Phillbrook Drive, as shown on 
the  map attached to this by-law, as set out below; 
 
  AND WHEREAS it is deemed appropriate to remove the “h-103” holding 
provision from the zoning of the said lands; 
 
  THEREFORE the Municipal Council of The Corporation of the City of London 
enacts as follows: 
 
1.  Schedule "A" to By-law No. Z.-1 is amended by changing the zoning applicable 
on the lands located at 1880 Phillbrook Drive, as shown on the attached map, to remove the “h-
103” holding provision so that the zoning of the lands as an Office Special Provision (OF4(4)) 
Zone comes into effect. 
 
2.  This By-law shall come into force and effect on the date of passage. 
 
 
 PASSED in Open Council on November 28, 2017. 
 
 
 
 
 
 
  
 
 
       Matt Brown 
       Mayor 
 
 
 
 
 
 
       Catharine Saunders 
       City Clerk  
  
 
 
First Reading – November 28, 2017 
Second Reading – November 28, 2017 
Third Reading – November 28, 2017 
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  TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: APPLICATION BY: MIKE ABUALHAYJA 
8076 LONGWOODS ROAD 

NOTICE OF APPEAL TO THE ONTARIO MUNICIPAL BOARD 
MEETING ON NOVEMBER 20, 2017 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, in response 
to the letter of appeal to the Ontario Municipal Board, received August 23, 2017 submitted by 
Jacqueline Caranci relating to the Zoning By-law Amendment Z-8735 concerning 8076 
Longwoods Road, the Ontario Municipal Board BE ADVISED that the Municipal Council has 
reviewed its decision relating to this matter and sees no reason to alter it.  

 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
Z-8735: May 23, 2017 - Public Participation Meeting before Planning and Environment Committee 
to consider the Zoning by-law Amendment Application to permit a livestock facility and an abattoir.  
 
Z-8735: July 17, 2017 – Report to Planning and Environment Committee to consider appropriate 
maintenance for the deferred Zoning By-law Amendment Application.  
   

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The recommended action would advise the Ontario Municipal Board that Municipal Council is in 
agreement with their previous decision on July 25, 2017 to approve the requested amendment to 
the Zoning By-law to permit the livestock facility and an abattoir.   
  

 BACKGROUND 

 
An application to amend the Z.-1 Zoning By-law was received by the City and deemed complete 
on January 11, 2017.  The application was to allow the adaptive reuse of an existing structure 
(barn) to facilitate two individual and related uses including a livestock facility, and an abattoir. 
 
A Public Participation Meeting was held before the Planning and Environment Committee on May 
23, 2017, to consider the matter.  The Committee recommended deferral to allow staff to consider 
a livestock facility use that is contingent upon an abattoir use.   
 
At Municipal Council on May 30, 2017, the matter was referred back to staff to report back with a 
revised by-law to ensure that the livestock operation would be maintained appropriately.  Council 
approved the recommended amendment on July 25, 2017.  
 
A copy of the appeal letter from Jacqueline Caranci, and the reasons for the appeal, are attached 
as Appendix 'B' to this report. The Ontario Municipal Board has scheduled this hearing for 
February 7 – 9, 2018.  
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Figure 1: Subject Site 

 

CONCLUSION 

 
The proposed abattoir and livestock facility are appropriate land uses within the Agricultural 
designation, and are consistent with the contemplated uses within prime agricultural areas as 
specified by the PPS.  The proposed adaptive reuse enhances the agricultural function of the 
subject site and contributes to the overall viability of the agricultural area.  Planning staff have 
reviewed the appeal letter and see no reason for Council to alter its decision relating to this matter.  
 

PREPARED BY: SUBMITTED BY: 

 
 
 
 

 

SONIA WISE 
PLANNER II, CURRENT PLANNING 

MICHAEL TOMAZINCIC, MCIP, RPP 
MANAGER, CURRENT PLANNING 

RECOMMENDED BY: 

 
 
 
 

JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

\\FILE2\users-z\pdpl\Shared\implemen\DEVELOPMENT APPS\2017 Applications 8723 to\8735Z - 8076 Longwoods Rd (SW)\OMB 
Appeal\OMB PEC staff report\Z-8735 - OMB PEC report.docx 
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  TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: 1156 DUNDAS STREET – PROPERTY TAX ASSISTANCE BY-LAW 
MEETING ON NOVEMBER 20, 2017 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, with respect 
to the application made under the Community Improvement Plan for Brownfield Incentives by 
McCormick Villages Inc. (“McCormick”) relating to the property located at 1156 Dundas Street, 
the proposed by-law attached hereto as Appendix “A” BE INTRODUCED at the Municipal Council 
meeting on November 28, 2017 to cancel a portion of the Municipal and Education property taxes. 
 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
Planning and Environment Committee - Application for Brownfield Incentives by McCormick 
Villages Inc. for 1156 Dundas Street – April 24, 2017 
 

 BACKGROUND 

 
At its meeting held on May 2, 2017, Municipal Council resolved:  
 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to the application made under the Community Improvement Plan 
for Brownfield Incentives and the business case submission received from McCormick Villages 
Inc. (“McCormick”), relating to the property located at 1156 Dundas Street:  
 

a) a total expenditure of up to a maximum of $2,500,000 in municipal brownfield financial 
incentives BE APPROVED and allocated under the following three programs in the 
Community Improvement Plan (CIP) for Brownfield Incentives: 

i. provide a rebate equivalent to 50% of the Development Charges that are required 
to be paid by McCormick Villages Inc. on the project; 

ii. provide tax increment equivalent grants on the municipal component of property 
taxes for up to three years post development; and, 

iii. provide for cancellation of 25% of municipal property taxes for up to three years 
during the rehabilitation period and development period, as defined in the CIP; 
 

b) the Civic Administration BE DIRECTED to introduce a by-law at a future Municipal Council 
meeting after the draft Property Tax Assistance by-law has been reviewed by the Ministry 
of Finance, which will provide for the cancellation of 25% of matching Education taxes by 
the Province during the rehabilitation and development period; it being noted that this 
separate request is subject to evaluation and approval by the Minister of Finance; 
 

c) the Civic Administration BE DIRECTED to process the brownfield incentive application to 
provide for eligibility for tax increment equivalent grants for up to three years for the 
development project under the Brownfields CIP and up to the full 10 year term of the Tax 
Increment Grant Program of the Heritage CIP for the project; 
 

d) the applicant BE REQUIRED to enter into an agreement with The Corporation of the City 
of London outlining the relevant terms and conditions for the incentives that have been 
approved by the Municipal Council under the Brownfield CIP; 
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it being noted that the Agreement between the Corporation of the City of London and McCormick 
Villages Inc. will be transferable and binding on any subsequent property owner(s); 
 

 DISCUSSION 

 
The purpose and effect of this report is to satisfy clause b) of the Municipal Council’s resolution 
from May 2, 2017. 
 
The Property Tax Assistance Program provides tax relief through the cancellation of 25% of 
current municipal and education property taxes for up to three years during the site rehabilitation 
and development period as defined under the Community Improvement Plan (CIP) for Brownfield 
Incentives.  
 
The matching education component which is under the jurisdiction of the Ministry of Finance is 
applied for separately by the City on behalf of McCormick Villages Inc. 
 
The potential value of incentive that may be provided under the Property Tax Assistance Program 
is limited to 25% of current property taxes. 
 
Revised estimates since the May 2, 2017 Municipal Council resolution are provided below: 
 

Table 1 – McCormick Villages Inc. – Property Tax Assistance Estimates – 
Combined Municipal and Education Component 

Year May 2, 2017 Estimate Revised Estimate Difference 

2018 $8,912.50 $9,167.98 $255.48 

2019 $8,912.50 $9,293.80 $381.30 

2020 $8,912.50 $9,352.41 $439.91 

Total $26,737.50 $27,814.19 $1,076.69 

 
The reason for the slight change in the estimate is the 2017 tax rates were used for the revised 
estimate (whereas, the earlier estimate used the 2016 tax rates). Also, a 1% increase in the 
general tax rate was assumed per year in the revised estimate. 
 
The City’s Taxation Division and the Ministry of Finance reviewed the draft Property Tax 
Assistance by-law and minor modifications were made based on the comments received. 
 
Staff are now recommending Municipal Council approve the by-law. Approving the by-law will 
allow the City’s application for the Province’s Brownfields Financial Tax Incentive Program 
(BFTIP) to be finalized and submitted to the Ministry of Finance. Approval of the BFTIP application 
by the Minister of Finance is required before the education portion of the property taxes can be 
cancelled.  
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PREPARED BY: SUBMITTED BY: 

 
 
 
 

 

GRAHAM BAILEY, MCIP, RPP 
URBAN REGENERATION 

JIM YANCHULA, MCIP, RPP 
MANAGER, URBAN REGENERATION 

RECOMMENDED BY: 

 
 
 
 

JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 
October 23, 2017 
GB/gb 
“Attach” 
 
c: Jim Logan 
 
Y:\Shared\policy\Brownfields\Applications\1156 Dundas Street (McCormick)\Property Tax Assistance\1156 Dundas Street - Property 
Tax Assistance Nov 20 PEC Report.docx 
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Appendix “A” 
 
 

Bill No. (number to be inserted by Clerks Office)  
2017 

 
      By-law No. C.P.-   
 

A by-law to cancel a portion of the Municipal and 
Education taxes at 1156 Dundas Street 
 

 

WHEREAS By-law No. C.P.-1450-56, which designated the lands within the City of London 

Urban Growth Boundary as a Community Improvement Project Area pursuant to Section 28(2) of 
the Planning Act, was passed by Council on February 6, 2006; 
 
AND WHEREAS By-law No. C.P.-1451-70, being “A by-law to adopt the City of London 
Community Improvement Plan for Brownfield Incentives”, was passed by Council on February 20, 
2006; 
 
AND WHEREAS Section 365.1 of the Municipal Act, 2001 enables municipalities to provide 
municipal property tax assistance in connection with a community improvement plan, and Minister 
of Finance approval is required before matching education property tax assistance will be 
provided; 
 
AND WHEREAS McCormick Villages Inc., the registered owner of the property known as 1156 
Dundas Street applied to the City of London for brownfield incentives including the cancellation 
of property taxes for this property, in accordance with the Community Improvement Plan and 
section 365.1 of the Municipal Act, 2001; 
 
AND WHEREAS the property is located within the Community Improvement Project Area and is 
eligible for Tax Assistance pursuant to section 365.1 of the Municipal Act; 
 
AND WHEREAS the subject property meets the definition of an “eligible property” as set out in 
subsection 365.1(1) of the Municipal Act, 2001; 
 
AND WHEREAS the Minister of Finance has approved this by-law as required by subsection 
365.1(6) of the Municipal Act, 2001; 
 
NOW THEREFORE the Municipal Council of the Corporation of the City of London enacts as 
follows: 
 
1.  In this By-law, 
      

a) “Development Period” means, with respect to the Eligible Property, the period of time 
starting on the date the Rehabilitation Period ends and ending on the earlier of, 

(i) the third anniversary of the passage of the by-law, or 
(ii) the date that the Tax Assistance provided for the Eligible Property equals the 

Remediation Costs; 
(iii) the date an occupancy certificate for any part of the Eligible Property is issued 

by the City; 
 

b) “Eligible Property” means 1156 Dundas Street, Assessment Roll Number 
030.060.11900.0000; 

 
c) “Owner” means McCormick Villages Inc., the owner of the Eligible Property; 

 
d) “Rehabilitation Period” means, with respect to the Eligible Property, the period of time 

starting on the date that Tax Assistance begins to be provided under this By-law for the 
property and ending on the earliest of, 

(i) the date that is 18 months after the date that the Tax Assistance begins to be 
provided, 
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(ii) the date that a record of site condition for the property is filed in the 
Environmental Site Registry under section 168.4 of the Environmental 
Protection Act, and 

(iii) the date that the Tax Assistance provided for the property equals the 
Remediation Costs; 

 
e) “Remediation Costs” means the cost of any action taken to reduce the concentration of 

contaminants on, in or under the Eligible Property to permit a record of site condition to be 
filed in the Environmental Site Registry under Section 168.4 of the Environmental 
Protection Act and the cost of complying with any certificate of property use issued under 
section 168.6 of the Environmental Protection Act, and as further specified in Brownfields 
Assistance Agreement; 

 
f) “Tax Assistance” means the deferral or cancellation of taxes for municipal and education 

purposes levied on the Eligible Property during the Rehabilitation Period and the 
Development Period pursuant to this By-law.  In the period before the Owner’s obligations 
under this By-law have been met, Tax Assistance shall take the form of a deferral of taxes.  
Once the City of London has confirmed that the Owner’s obligations under this By-law have 
been met, Tax Assistance shall take the form of cancellation of taxes. 

 
2. The City of London shall provide Tax Assistance for the Eligible Property subject to the 

provisions of this By-law and subject to confirmation that the Owner has paid all property taxes 
owing with respect to the Eligible Property for all years prior to the year in which this By-law 
is passed. 

 
3. The Tax Assistance shall commence when the Bylaw comes into effect. The Tax Assistance 

shall be effective only for the duration of the Rehabilitation Period and the Development 
Period.  In no event shall the Tax Assistance continue past the third anniversary of the 
passage of this By-law. 

 
4. The Tax Assistance shall be provided solely for the purpose of off-setting eligible remediation 

costs incurred by the property owner, as defined in this By-law and the Financial Incentives 
Agreement. 

 
5. The Tax Assistance available shall be a maximum of 25% of the taxes for municipal purposes 

and 25% of the taxes for education purposes levied during the Rehabilitation Period and the 
Development Period. The City of London may revise the level of Tax Assistance based on the 
Municipal Tax Roll as returned in any given year and said revision shall not require an 
amendment to this By-law, but the percentage of education taxes deferred or cancelled shall 
match the percentage of municipal taxes deferred of cancelled.  The City of London shall 
notify the Minister of Finance forthwith of any revision to the level of Tax Assistance. 

 
6. Where Tax Assistance is provided for a portion of any year, or where Tax Assistance 

represents only a portion of the taxes levied on the Eligible Property, the Owner is responsible 
for payment of all property taxes levied during the portion of the year when Tax Assistance is 
not provided, and for all taxes not subject to Tax Assistance. 

 
7. As of the date of passing of this By-law, the City of London may,  

a) Refund the taxes to the extent required to provide the Tax Assistance in the year this By-
law is passed, if the taxes for the Eligible Property have been paid; or 

b) Credit the amount to be refunded to an outstanding tax liability of the Owner with respect 
to the Eligible Property, if the taxes have not been paid in the year that this By-law is 
passed. 

 
8. The Treasurer shall alter the tax roll in accordance with the Tax Assistance to be provided for 

the Eligible Property. 
 
9. The Owner shall, within 18 months of the anniversary of the commencement of Tax 

Assistance (or such later date agreed to in writing by the City of London and the Minister of 
Finance, file a record of site condition with respect to the Eligible Property in the Environmental 
Site Registry under section 168.4 of the Environmental Protection Act.  The Owner shall, 
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within 30 days, notify the City of London of the filing.  Within 30 days after receiving the notice 
from the Owner, the City of London shall advise the Minister of Finance of the filing. 

 
10. The Owner shall provide to the City of London an annual report within 30 days of the 

anniversary of the commencement of the Tax Assistance for each year or part thereof that 
Tax Assistance is provided.  The annual report shall include: 
a) An update of the concentration and location of contamination on the Eligible Property; 
b) The status of remediation work completed to date; 
c) Costs expended to date and an estimate of costs not yet incurred; and 
d) Time estimates to complete the remedial and redevelopment work. 

 
11. Within 30 days of receiving the annual report from the Owner, the City of London shall provide 

a copy to the Minister of Finance; 
 

12. Tax Assistance shall be suspended, and either or both the municipal and education portions 
of it may be terminated, where any one of the following occur: 
a) The Owner is in default of any obligation pursuant to this By-law; 
b) The Owner is in default of any provision of the Tax Assistance Agreement entered into 

between the Owner and the City of London and attached as Schedule “A” to this By-law; 
or 

c) The Owner fails to commence or ceases remediation for any reason including not filing a 
record of site condition as outlined in Section 9. 

 
13. The municipal portion of the Tax Assistance shall be suspended, and may be terminated, 

where any one of the following occur: 
a) The Eligible Property has been severed and the severed parcels have each been 

assigned roll numbers and one of the severed parcels is subsequently sold, the by-law 
shall only be canceled on the parcel(s) that has been sold;; or 

b) Tax Assistance has been provided for three (3) years; 
 
14. The education portion of the Tax Assistance shall be terminated where any one of the 

following occur: 
a) The Eligible Property has been severed and the severed parcels have each been 

assigned roll numbers and one of the severed parcels is subsequently sold, the by-law 
shall only be canceled on the parcel(s) that has been sold;; or 

b) Tax Assistance has been provided for three (3) years; 
 
15. The Tax Assistance shall be terminated where the Tax Assistance equals or exceeds the 

Remediation Costs. 
 
16. The Owner shall notify the City of London forthwith if any of the events in Sections 12, 13a) 

or 14a) or 15 of this By-law occur.  The City of London shall then forthwith notify the Minister 
of Finance. 

 
17. If Tax Assistance has been suspended under Sections 12 or 13 of this By-law, the City of 

London may: 
a) Provide the Owner with notice that the Tax Assistance is terminated; or  
b) Provide the Owner with notice that it may cure the default within such period and on such 

terms as the City specifies in writing, and that the failure to do so will result in termination 
of the Tax Assistance. 

 
18. A notice under Section 17b) of this By-law is not effective with respect to education taxes 

unless it has been agreed to in writing by the Minister of Finance. 
 
19. In the event that Tax Assistance is terminated pursuant to Sections 12, 13, 14, 15, or 17 of 

this By-law, the City of London shall provide notice to the Owner under subsection 365.1(3.1) 
of the Municipal Act that the conditions under this By-law have not been met and order the 
Owner to pay all of the education taxes which were subject to the Tax Assistance, and all or 
a portion of the municipal taxes which were subject to Tax Assistance.  Where the City makes 
an order under this section, interest is payable on the taxes which become payable under the 
order, calculated at the standard rates established by the City as if the Tax Assistance had 
not been provided. 
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20. In the event that the Tax Assistance provided pursuant to this By-law exceeds the actual 

Remediation Costs for the Eligible Property, the amount that the Tax Assistance exceeds the 
Remediation Costs shall be paid by the Owner as property taxes. 

 
21. This By-law shall come into force and effect on the date of passage. 
 
 
 
 
PASSED in Open Council on November 28, 2017. 
 
 
 
 
 
 
      Matt Brown 
      Mayor 
 
 
 
      Catharine Saunders 
      City Clerk 
 
 
 
First Reading – November 28, 2017 
Second Reading – November 28, 2017 
Third Reading – November 28, 2017 
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Schedule “A” 
 

To By-law C.P.-    
 

FINANCIAL INCENTIVES AGREEMENT 
 

CITY OF LONDON COMMUNITY IMPROVEMENT PLAN FOR BROWNFIELD INCENTIVES 
BY-LAW No. C.P.-1451-70 

 
PROPERTY TAX ASSISTANCE PROGRAM 

DEVELOPMENT CHARGE REBATE PROGRAM 
TAX INCREMENT EQUIVALENT GRANT PROGRAM 

 
 

LANDOWNER INFORMATION    
LANDOWNER (REGISTERED PROPERTY OWNER)      

McCormick Villages Inc. 

LANDOWNER MAILING ADDRESS    

P.O. Box 20053 Woodstock CTR, Woodstock, ON N4S 8X8 

TELEPHONE    
519-421-7413 

SUBJECT PROPERTY MUNICIPAL ADDRESS 
1156 Dundas Street, London, ON N5W 5Y4 

E-MAIL 
info@sierraconstruction.ca 

SUBJECT PROPERTY DESCRIPTION 
PLAN 494 BLK E BLK F LOTS 98 TO 106 PT GLEESON ST RP 
33R19051 PARTS 1 TO 3 

ASSESSMENT ROLL NO. 
030.060.11900.0000 

 

     PROJECT INFORMATION                                                                           
STUDY RECEIVED BY CITY  (for information) 
 

Phase II ESA   
LVM Sendex – January 31, 2013 
Englobe – February 10, 2017 
 

Site Specific Risk Assessment  
 

Remedial Action Plan   
 

 

RECORD OF SITE CONDITION 
 

Registration Number:   
 

Filing Date:  
 

Certification Date:   
 

 

 
VERIFICATION OF REMEDIATION COSTS (list invoices & confirmation of payment for services) 

 McCormick Villages Inc. submitted a total claim in the amount of $X,XXX,XXX, which is more/less 
than total expenditure of up to $2.5 million as approved by City of London Council May 2, 2017. 

 
 
General Conditions: 
 
1. To be eligible for the financial incentives provided under this Community Improvement Plan, properties   

must not be in tax arrears. Unless otherwise provided for in this agreement, all taxes owing must be 
paid prior to the disbursement of any grant or tax assistance money. 

 
2. All outstanding work orders and/or requests to comply from municipal departments and agencies shall 

be addressed to the satisfaction of the City of London prior to the disbursement of any financial 
incentives. For the duration of the incentives program failure to address any work orders and/or 
requests to comply from municipal departments and agencies may result in the cancellation or 
postponement of the incentive(s). 

 
3. The landowner shall comply with all relevant Provincial legislation including, but not limited to the 

requirements and regulations prescribed under the Environmental Protection Act. A Record of Site 
Condition must be filed with the Ministry of the Environment prior to commencing development on the 
subject property. 

 
4. The landowner shall provide the City of London with all required information, including Environmental 

Site Assessment (ESA) reports, and findings on the environmental condition of the subject property, 
prior to receiving any incentives under this Community Improvement Plan. All reports and information 
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received by the City will be retained on file, and available for review by City personnel, members of the 
public and potential investors. 

 
5. A total expenditure of up to $2.5 million will be provided by the City of London in municipal financial 

incentives under the Property Tax Assistance, Development Charge Rebate Grant Program and/or Tax 
Increment Equivalent Grant Program. Notwithstanding the maximum potential expenditure amount of 
up to $2.5 million, the total value of municipal financial incentives provided under the Community 
Improvement Plan for Brownfield Incentives will be capped at a lower amount when it reaches the value 
of eligible remediation costs that have been incurred by the landowner. 

 
6. Eligible remediation costs shall include:  underground fuel oil tank decommissioning, petroleum 

impaired soils remediation, metals & PAH compound fill material remediation, groundwater 
assessment, decommission 11 groundwater test wells, environmental site decommissioning including 
removal of designated substances and hazardous materials, decommission four in-ground elevator 
systems, and the environmental liabilities contingency. Eligible remediation costs shall not include costs 
associated with building demolition and the removal of the hazardous materials associated with the 
demolition. 

 
7. The project approved for municipal financial incentives is generally comprised of retaining the original 

historic portion of the McCormick factory building and the candy store addition and repurposing them 
for mixed-use residential, commercial, office and/or indoor parking. The later additions to the 
McCormick factory will be demolished to provide open space in the site’s northwest corner and allow 
for the construction of two mid-rise apartment buildings, a low-rise seniors apartments building, and 
townhouses. Any substantial variation in the size or configuration of the project may result in changes 
to the value of municipal financial incentives under this Community Improvement Program. 

 
8. The landowner acknowledges that the City of London retains the right to refuse to provide tax 

assistance and grant monies to the landowner solely at its discretion where the cost of the remediation 
work is deemed by the City, acting reasonably, to be inflated, over-stated, or where unnecessary or 
inappropriate works were undertaken. 

 
9. The terms and conditions of this agreement shall run with the subject property and ensure to the benefit 

of and be binding upon the parties hereto and their respective successors, heirs, executors, 
administrators and assigns. 

 
10. This agreement will be registered on title of the subject property until such time as the incentives have 

been provided in accordance with the stated terms and conditions. 
 
Property Tax Assistance Program: 
 

11. The financial assistance provided under the Property Tax Assistance Program will be subject to 
meeting all of the General Conditions and other relevant conditions in this agreement.   

  

 
12. A portion of the Municipal and Education taxes on the “eligible property” will be cancelled during the 

“development period” and the “rehabilitation period”, in accordance with the provisions of By-law No. 
C.P.-______________, a copy of which is appended to this agreement. 

 

 
Development Charge Rebate Grant Program: 
 

13. The financial assistance provided under the Development Charge Rebate Grant Program will be 
subject to meeting all of the General Conditions and other relevant conditions in this agreement. 
 

14. After the Record of Site Condition is filed, upon payment of Development Charges by the landowner to 
the City of London, the City will provide a grant back to the landowner for up to 50% of the Development 
Charges for any eligible site remediation costs incurred by the landowner, provided the total value of 
municipal financial incentives provided under this agreement does not exceed $2.5 million. 

 
Tax Increment Equivalent Grant Program: 
 

15. The financial assistance provided under the Tax Increment Equivalent Grant Program will be subject 
to meeting all of the General Conditions and other relevant conditions in this agreement. 
 

16. After the Record of Site Condition is filed, where improvements made result in an increase in assessed 
value of the property the City will provide a grant back to the landowner equal to a portion of the increase 
between the pre-development and post-development municipal component of property taxes after 
development has taken place, for up to three (3) years from the date of the increase in assessed value. 

 
17. Notwithstanding any other calculations relating to the grant amount, the value of grant(s) provided for 

the municipal component of property taxes under this Tax Increment Equivalent Grant Program, the 

-96-

Item # II.6.



                                                                                    Agenda Item #      Page #  
 

 

 

 

 
 

Planner:  G. Bailey 

 

10 
 

Heritage Community Improvement Plan Tax Increment Grant Program and any other program(s), shall 
not exceed the total value of the municipal component of property taxes in any year. 

 
18. The term applicable tax (mill) rate refers to the General of Municipal component only of the total tax 

(mill) rate paid.  It does not include such taxes/charges as Education, Transportation, Local 
Improvement, or other “area charges”, Business Improvement Area (BIA) levy, or any Phase In or 
Encroachment Fee. Changes in the tax (mill) rate or phased-in assessment increases after the post-
improvement date is established will not be incorporated into the calculation of the annual tax 
increment. 

 
19. Grants are not payable by the City until such time as all additional assessment eligible for grant has 

been added to the assessment roll by the Municipal Property Assessment Corporation, all taxes eligible 
for grant have been billed by the City, and all taxes outstanding including billed taxes that have not yet 
become due are paid in full for all years by the taxpayer. Grants are also not payable by the City until 
such time as all possible assessment appeals have been filed and decided. If property taxes are owing 
on a property for more than one full year, the City will have the option, without notice and at its own 
discretion, of terminating all future grant payments, thereby eliminating all grant obligations to the 
applicant. 

 
20. Tax increases that result from a general reassessment, a change in tax legislation or an increase in the 

mill rate will not be considered for the purpose of calculating the grant. The annual tax increment will 
be held constant and changes in the mill rate after the post-improvement date is established will not be 
incorporated into the calculation of the annual tax increment. 

 
 

BROWNFIELD GRANT PROGRAM GRANT AGREEMENT 
 

GRANT CALCULATION: 

Year Schedule 1 

 

1  

 

To be determined 

 

2 

 

To be determined 

3 To be determined 

 
 
Transfer of Property: 
 
21. If the ownership of the lands described in this agreement (or any portion thereof) is transferred to any 

person other than the signatory of this agreement (Landowner) by sale, assignment, or otherwise, then 
this agreement shall no longer apply. The City may enter into an agreement with any subsequent owner 
subject to the same or similar conditions. 

 
 
 
 

LANDOWNER AND CITY OF LONDON AUTHORIZATION                                             

 
 
 
 
I ___________________________, have the authority to bind McCormick Villages Inc. and agree to abide 
by the above-stated conditions: 
 
 
 
___________________________________    _________________________ 
Landowner Authorized Signature     Date 
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Municipal financial incentives under the Tax Assistance Program, the Development Charge Rebate 
Program and the Tax Increment Equivalent Program, are hereby approved by the City of London in 
accordance with the above-stated terms and conditions: 
 
 
 
 
___________________________________    _________________________ 
City of London Authorized Signature                 Date 
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 TO:  CHAIR AND MEMBERS  

PLANNING AND ENVIRONMENT COMMITTEE 

 

 FROM: GEORGE KOTSIFAS, P. ENG. 

MANAGING DIRECTOR, DEVELOPMENT AND COMPLIANCE SERVICES 

AND CHIEF BUILDING OFFICIAL 

 
 SUBJECT 

 SUBDIVISION SPECIAL PROVISIONS 

 FOXWOOD DEVELOPMENTS (LONDON) INC. 

FOXWOOD SUBDIVISION 

 39T-11503 

MEETING ON NOVEMBER 20, 2017 

 

 
 RECOMMENDATION 

 
 

That, on the recommendation of the Manager, Development Planning, the following actions be taken 
with respect to entering into a Subdivision Agreement between The Corporation of the City of 
London and Foxwood Developments (London) Inc. for the subdivision of land over Part of Lots 24 
and 25, Concession 5, (Geographic Township of London), City of London, County of Middlesex, 
situated on the east side of Hyde Park Road, all north of Dyer Drive, north of Fanshawe Park Road 
West.  
 
(a) the Special Provisions, to be contained in a Subdivision Agreement between The 

Corporation of the City of London and Foxwood Developments (London) Inc. for the 

Foxwood Subdivision , Phase 2 (39T-11503) attached as Schedule “A”,  BE APPROVED; 
 

(b) the applicant BE ADVISED that Development Finance has summarized the claims and 
revenues attached as Schedule “B”, 
 

(c) the financing for this project BE APPROVED as set out in the Source of Financing Report 
attached as Schedule “C”; and  
 

(d) the Mayor and the City Clerk BE AUTHORIZED to execute this Agreement, any amending 
agreements and all documents required to fulfill its conditions. 

 
 

 
 BACKGROUND 

 
On January 23, 2013, the City of London Approval Authority granted Draft Approval for the Plan of 
Subdivision. Draft Approval was appealed to the Ontario Municipal Board. On July 31, 2013, the 
Ontario Municipal Board issued a notice advising the City of London Approval Authority that the 
appeal was withdrawn by letter dated June 25, 2013. As per Section 51 (51) of the Planning Act, the 
draft approval lapse date is June 26, 2016. 
 
On May 31, 2016 requested that the Approval Authority approve a three year extension of Draft Plan 
of Subdivision Approval for this subdivision subject to revised conditions of draft approval.  The Draft 
Approval expiry date is June 26, 2019 
 
The applicant has registered the 1st phase of this subdivision (Plan, 33M-685) consisting of 95 single 
detached lots, one(1) medium density residential block, and various reserve blocks served by 1 new 
street and the extension of Dyer Drive and Tokala Trail on October 6, 2015. 
   
This subdivision shall be registered in one (1) phase, consisting of 110 single detached lots and 1 
medium density block along with several 0.3 metre reserves, all served by the extension of 
secondary collector and five new streets. 
 
Development Services has reviewed these special provisions with the Owner who is in agreement 
with them. -99-
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This report has been prepared in consultation with the City’s Solicitors Office. 
 
The anticipated reimbursements from the Development Charge Reserve Funds are: 

 
(i) for the construction of eligible watermains in conjunction with this Plan, subsidized at 

an estimated cost of which is $57,000, excluding HST 
 

(ii) for the construction and engineering cost of left turn and right turn channelization on 
Hyde Park Road at Twilite Boulevard, the estimated cost of which is $267,498, 
excluding HST, as per the accepted work plan; 

 
(iii) for the construction and engineering costs of pavement widening on Twilite 

Boulevard at Hyde Park Road consistent with the City’s standard practice of paying 
claims where a secondary collector is widened at a primary collector or an arterial 
road, the estimated cost of which is $23,045, excluding HST, as per the accepted 
work plan.   

 

LOCATION MAP 
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SUBDIVISION PLAN 
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PREPARED BY: RECOMMENDED BY: 

 
 
 
 
 

 
 
 
 

C. SMITH 

SENIOR PLANNER,  

(SUBDIVISIONS)   

LOU POMPILII MCIP RPP  

MANAGER, DEVELOPMENT PLANNING 

(SUBDIVISIONS)   

REVIEWED BY: CONCURRED IN BY: 

 

 

 

 

 

 

 

 

 

MATT FELDBERG 
MANAGER, DEVELOPMENT SERVICES 
(SUBDIVISIONS)   

PAUL YEOMAN, RPP, PLE  
DIRECTOR, DEVELOPMENT SERVICES 

SUBMITTED BY: 

 

 

 

 

 

G. KOTSIFAS, P.ENG 

MANAGING DIRECTOR, DEVELOPMENT AND COMPLIANCE SERVICES  

AND CHIEF BUILDING OFFICIAL 

 
CS/fg 
Attach. 
November   10, 2017 
  

 
Y:\Fgerrits\Doumentation Coordinator\Working Files\39T-11503 - Foxwood Phase 2\39T-11503 - Foxwood Phase 2 - PEC REPORT.Doc 
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 Schedule “A” 

SPECIAL PROVISIONS 

 

 
 

5.  STANDARD OF WORK 
   

Remove Subsection 5.7 and replace with the following:    
 
5.7 The Owner shall provide minimum side yard setbacks as specified by the City for buildings 

which are adjacent to rear yard catch basin leads which are not covered by an easement on 
Lots in this Plan. 
 
The Owner shall register against the title of Lots which incorporate rear yard catchbasins, 
which includes Lots 15, 16 and 22 in this Plan and all other affected Lots shown on the 
accepted plans and drawings,  and shall include this information in the Agreement of 
Purchase and Sale or Lease for the transfer of each of the affected Lots, a covenant by the 
purchaser or transferee to observe and comply with the minimum building setbacks and 
associated underside of footing (U.S.F.) elevations, by not constructing any structure within 
the setback areas, and not disturbing the catchbasin and catchbasin lead located in the 
setback areas.  This protects these catchbasins and catchbasin leads from damage or 
adverse effects during and after construction.  The minimum building setbacks from these 
works and associated underside of footing (U.S.F.) elevations have been established as 

indicated on the subdivision lot grading plan, attached hereto as Schedule “I” and on the 
servicing drawings accepted by the City Engineer.   

 
 

16. PROPOSED SCHOOL SITES  
 

Remove Subsection 16.3 to 16.9 as there are no school sites in this Plan. 
 
16.3 The Owner shall set aside an area or areas (being Block(s) ______) as a site or sites for 

school purposes to be held subject to the rights and requirements of any School Board 
having jurisdiction in the area. 
 

16.4 The School Boards shall have the right, expiring three (3) years from the later of the date on 
which servicing of the relevant site is completed to the satisfaction of the City or the date on 
which seventy percent (70%) of the Lots in the subdivision have had building permits issued, 
to purchase the site and may exercise the right by giving notice to the Owner and the City as 
provided elsewhere in this Agreement and the transaction of purchase and sale shall be 
completed no later than two (2) years from the date of giving notice. 
 

16.5 The School Boards may waive the right to purchase by giving notice to the Owner and the 
City as provided elsewhere in this Agreement. 
 

16.6 Where all School Boards have waived the right to purchase, the City shall then have the 
right for a period of two (2) years from the date on which the right to purchase by the School 
Board has expired or has been was waived as the case may be, to purchase the site for 
municipal purposes and may exercise the right by giving notice to the Owner as provided 
elsewhere in this Agreement and the transaction of purchase and sale shall be completed 
no later than sixty (60) days from the date of giving notice. 
 

16.7 The Owner agrees that the school blocks shall be: 
 

(a) graded to a one percent (1%) grade or grades satisfactory to the City, the timing for 
undertaking the said works shall be established by the City prior to the registration of 
the Plan; and 
 

(b) top soiled and seeded to the satisfaction of the City, the timing for undertaking the 
said works to be established prior to assumption of the subdivision by the City.  -103-

Item # II.7.



 Agenda Item #           Page # 

 
 File Number:   39T-11503 

C. Smith / F. Gerrits 
 

6 

 
16.8 Where the Owner has been required to improve the site by grading, top-soil and seeding, 

the responsibility of the Owner for the maintenance of the site shall cease upon completion 
by the Owner of his obligations under this Agreement. 

 
16.9 If and when the City purchases the site, the City may establish a policy with respect to the 

ultimate use or disposition of the site. 
 
 

25.1 STANDARD REQUIREMENTS 
 

Remove Subsection 25.1 (h) as there are no walkways in this Plan. 
 

i) Prior to the issuance of a Certificate of Conditional Approval, or as otherwise agreed to by 
the City, the Owner shall construct a chain link fence without gates, adjacent to the 
walkway(s) (Block(s) ______) in in accordance with City Standard No. SR-7.0. 
 

Add the following new Special Provisions: 
 
#1 The Owner shall make all necessary arrangements with any required owner(s) to have any 

existing easement(s) in this Plan quit claimed to the satisfaction of the City and at no cost to 
the City.  The Owner shall protect any existing municipal or private services in the said 
easement(s) until such time as they are removed and replaced with appropriate municipal 
and/or private services at no cost to the City. 
 
Following the removal of any existing municipal or private services from the said easement 
and the appropriate municipal services and/or private services are installed and operational, 
the Owner shall make all necessary arrangements to have any section(s) of easement(s) in 
this Plan, quit claimed to the satisfaction of the City, at no cost to the City. 
 

#2 The Owner shall include in all Purchase and Sale Agreements the requirement that the 
homes to be designed and constructed on all corner lots (22, 36, 40, 56, 66, 70, 83, 84, 93, 
94, 100, 104 and 110) in this Plan, shall have design features, such as but not limited to 
porches, windows or other architectural elements that provide for a street oriented design 
and limited chain link or decorative fencing along no more than 50% of the exterior sideyard 
abutting the exterior side yard road frontage. 

 
#3 The Owner shall install a 3 metre high noise barrier, 5 metre in length with 2 metre return on 

private property of Lots 20, 21 and 22 and a 2.7m high noise barrier, 5m long with a 2m 
return on private property of Lot 104 as recommended in the Noise Assessment prepared by 
Development Engineering (London) Ltd. dated May 14, 2012. Property Owners of these lots 
are to be advised that they shall not tamper with the barrier and will be responsible for its 
long term maintenance.  The City of London shall not be held responsible for the repair, 
maintenance and/or replacement of the noise barrier. 

 
#4 The Owner shall include in any submission for a building permit application for Lots 20, 21, 

22 and 104 the following warning clause: 
 

Purchasers/tenants are advised that despite the inclusion of noise control 
features in the development and within the building units, sound levels due to 
increasing road and rail traffic may on occasions interfere with some 
activities of the dwelling occupants as the sound levels exceed the sound 
level limits of the Municipality and the Ministry of Environment.” 

 
 
#5 The Owner shall include in any submission for a building permit application for Lots 22, 36-

40, 66-70, and 100-104 that central air conditioning is required. 
 
#6 The Owner shall include in all Agreements of Purchase and Sale and or Lease for Lots 22, 

36-40, 66-70, and 100-104, the following warning clause: 
 

“This dwelling unit has been supplied with a central air conditioning system 
which will allow windows and exterior doors to remain closed, thereby 
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ensuring that the indoor sound levels are within the sound level limits of the 
Municipality and the Ministry of the Environment. (Note:  The location and 
installation of the air conditioning device should be done so as to minimize 
the noise impacts and comply with criteria of MOECC Publication NPC-216, 
Residential Air Conditioning Devices). 
 
“Purchasers/tenants are advised that despite the inclusion of noise control 
features in the development and within the building units, sound levels due to 
increasing road and rail traffic may on occasions interfere with some 
activities of the dwelling occupants as the sound levels exceed the sound 
level limits of the Municipality and the Ministry of Environment.” 

 
#7 The Owner shall include in any submission for a building permit application for Lots 20 and 

21 that a forced air heating system adequately size to accommodate the future installation of 
central air conditioning is required.  

 
#8 The Owner shall include in all Agreements of Purchase and Sale and or Lease for Lots 20 

and 21, the following warning clause: 
 
This dwelling unit has been designed with the provision for adding central air 
conditioning at the occupant’s discretion. Installation of central air 
conditioning by the occupant in low and medium density developments will 
allow windows and exterior doors to remain closed, thereby ensuring that the 
indoor sound levels are within the sound level limits of the Municipality and 
the Ministry of Environment. (Note: The location and installation of the 
outdoor air conditioning device should be done so as to minimize the noise 
impacts and comply with criteria of MOECC Publication NPC-216, 
Residential Air Conditioning Devices.)" 

 
#9 The Owner shall include in any submission for a building permit application for Lots 22, 36-

40, 66-70, and 100-104  that for these units an EW5 construction or equivalent rating from 
foundation to rafters shall be utilized along with the installation of glazed windows for all 
building faces that have exposure to Hyde Park Road is required. 

 
#10 The Owner shall include in all Agreements of Purchase and Sale and or Lease for all Lots 

within this Plan, the following warning clause: 
 

“The City of London assumes no responsibility for noise issues which may 
arise from the existing or increased traffic of Hyde Park Road as it relates to 
the interior or outdoor living areas of any dwelling unit within the 
development. The City of London will not be responsible for constructing any 
form of noise mitigation for this development.” 

 
 

25.2 CLAIMS  

 

Remove Subsection 25.2 and replace with the following: 
 
(b) If the Owner alleges an entitlement to any reimbursement or payment from a Development 

Charge Reserve Fund as a result of the terms hereof, the Owner may, upon approval of this 
Agreement and completion of the works, make application to the Director – Development 
Finance for payment of the sum alleged to be owing, and as confirmed by the City Engineer 
(or designate) and the Director – Development Finance and the payment will be made 
pursuant to any policy established by Council to govern the administration of the said 
Development Charge Reserve Fund. 

 
The anticipated reimbursements from the Development Charge Reserve Funds are: 

 
(iv) for the construction of eligible watermains in conjunction with this Plan, subsidized at 

an estimated cost of which is $57,000, excluding HST 
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(v) for the construction of left turn and right turn channelization on Hyde Park Road at 
Twilite Boulevard, the estimated cost of which is $236,698, excluding HST, as per 
the accepted work plan; 
 

(vi) for the engineering costs for the left turn and right turn channelization on Hyde Park 
Road at Twilite Boulevard, the estimated cost of which is $30,800, excluding HST, as 
per the accepted work plan; 

 
(vii) for the construction of pavement widening on Twilite Boulevard at Hyde Park Road 

consistent with the City’s standard practice of paying claims where a secondary 
collector is widened at a primary collector or an arterial road, the estimated cost of 
which is $20,045, excluding HST, as per the accepted work plan.   
 

(viii) for the engineering costs for the pavement widening on Twilite Boulevard at Hyde 
Park Road, the estimated cost of which is $3,000, excluding HST as per the 
accepted work plan. 
 

The estimated amounts herein will be adjusted in accordance with contract prices in the year 
in which the work is carried out. 

 
Funds needed to pay the above claims will be committed (on a subdivision by subdivision 
basis) from approved capital budgets at the time of approval of this agreement, unless funds 
in approved capital budgets are insufficient to accommodate commitment to the full extent of 
the estimated claims.  In this case (ie. insufficient capital budget), the excess of the 
estimated claim over the approved budget shall be submitted for Council approval in the 
next following budget year. 

 
Claims approvals shall generally not materially exceed approved and committed funding in 
the capital budget for the estimated claims listed in this agreement. 

 
Any funds spent by the Owner pending future budget approval (as in the case of insufficient 
capital budget described above), shall be at the sole risk of the Owner pending Council 
approval of sufficient capital funds to pay the entire claim. 

 

Add the following new Special Provisions: 
 
#11 Where the proposed development calls for the construction of works, and where the Owner 

is of the opinion that such works are eligible to be funded in whole or in part from 
development charges as defined in the DC By-law, and further, where such works are not 
oversized pipe works (sanitary, storm or water – the reimbursement of which is provided for 
in subsidy tables in the DC By-law), then the Owner shall submit through their consulting 
engineer an engineering work plan for the proposed works satisfactory to the City Engineer 
(or designate) and City Treasurer (or designate).  The Owner acknowledges that: 

 
i) no work subject to a work plan shall be reimbursable until both the City Engineer (or 

designate) and City Treasurer (or designate) have reviewed and approved the 
proposed work plan; and 
 

 ii) in light of the funding source and the City’s responsibility to administer development 
charge funds collected, the City retains the right to request proposals for the work 
from an alternative consulting engineer. 

 
#12 The following works required by this subdivision shall be subject to a work plan: 
 

i) channelization on Hyde Park Road at Street ‘A’/Twilite Boulevard, and  
 

 ii) internal widening on Street ‘A’/Twilite Boulevard at Hyde Park Road 
 

 

25.6 GRADING REQUIREMENTS 

 

Add the following new Special Provisions: 
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#13 The Owner shall grade the portions of Lots and Blocks in this Plan, which have a common 
property line with Hyde Park Road, to blend with the ultimate profile of Hyde Park Road, in 
accordance with the City Standard “Subdivision Grading Along Arterial Roads” and at no 
cost to the City. 

 
The Owner shall direct its professional engineer to establish and have accepted by the City 
Engineer the grades to be taken as the future centreline grades of Hyde Park Road.  From 
these, the Owner’s Professional Engineer shall determine the elevations along the common 
property line which will blend with the reconstructed road.  These elevations shall be shown 
on the subdivision Lot Grading Plan submitted for acceptance by the City. 

 

25.7 STORM WATER MANAGEMENT 
 

Remove Subsection 25.7 (a) and replace with the following: 
 

(a) The Owner shall have its Professional Engineer supervise the construction of the stormwater 
servicing works, including any temporary works, in compliance with the drawings accepted 
by the City Engineer, and according to the recommendations and requirements of the 
following, all to the satisfaction of the City Engineer:  
 
i) The SWM criteria and environmental targets for the Medway Creek Subwatershed 

Study and any addendums/amendments; 
 

ii) The approved Storm/Drainage and SWM Servicing Functional Report for the subject 
lands; 

 
iii) The requirements of the Hyde Park Road Widening and Improvements Municipal 

Class EA (January 2012); 
 
iv) The accepted Fox Hollow Development Area Municipal Class Environmental 

Assessment (EA) Schedule ‘C’ report for the Storm/Drainage, Stormwater 
Management and Sanitary Servicing Works (September 2010) and any 
addendums/amendments; 

 
v) The approved Functional Stormwater Management Plan for Fox Hollow Stormwater 

Management System Functional Design Report Community SWM System; 
 
vi) The City’s Design Requirements for Permanent Private Stormwater Systems 

approved by City Council and effective as of January 1, 2012.  The stormwater 
requirements for PPS for all medium/high density residential, institutional, 
commercial and industrial development sites are contained in this document, which 
may include but not be limited to quantity/quality control, erosion, stream 
morphology, etc.; 

 
vii) The Stormwater Letter/Report of Confirmation for the subject development prepared 

and accepted in accordance with the file manager process; 
 
viii) The City’s Waste Discharge and Drainage By-laws, lot grading standards, policies, 

requirements and practices; 
 
ix) The City of London Design Specifications and Requirements Manual, as revised; 
 
x) The Ministry of the Environment and Climate Change (MOECC) SWM Practices 

Planning and Design Manual (2003); and 
 
xi) Applicable Acts, Policies, Guidelines, Standards and Requirements of all required 

approval agencies.  
 

Add the following new Special Provisions: 

 
#14 The Owner shall direct overland flow to the existing woodlot, east of Tokala Trail, external to 

this Plan, as per the accepted engineering drawings, to the satisfaction of the City. 
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#15 Prior to assumption of this Plan, the Owner shall operate, monitor and maintain the 
stormwater works associated with this Plan.  The Owner shall ensure that any removal and 
disposal of sediment is to an approved site in accordance with the Ministry of the 
Environment and the Ministry of Natural Resources. 

 
 

25.8 SANITARY AND STORM SEWERS  
 

Remove Subsection 25.8 (c) and replace with the following: 
 

(c) The Owner shall construct the storm sewers to service the Lots and Blocks in this Plan, 
which is located in the Medway Creek Subwatershed, and connect them to the City’s existing 
storm sewer system being the 300 mm diameter storm sewer on Dyer Drive, 600 mm 
diameter storm sewer on Tokala Trail and 825 mm diameter storm sewer on Tokala Trail. 

 
The storm sewers required in conjunction with this Plan shall be sized to accommodate all 
upstream lands to the specifications of the City Engineer and at no cost to the City unless 
otherwise specified herein. 

 

Remove Subsection 25.8 (d) as it is not applicable. 

 
(d) The Owner shall provide a maintenance access for all sanitary sewer manholes which will be 

located in easements on private property or ensure the manholes will be located within a 
paved area in a location acceptable to the City Engineer to facilitate maintenance of the 
sanitary sewer system.  The Owner shall ensure all storm sewer manholes which will be 
located in easements on private property, shall be located within a paved area or alternative 
location which will allow access to the satisfaction of the City Engineer.  

 

Remove Subsection 25.8 (e) as there are no park/school blocks in this Plan. 
 
(e) Where required, storm and sanitary sewer easements on park/school blocks shall be to the 

satisfaction of the City and the appropriate school board.  Maintenance access requirements 
shall be provided to the satisfaction of the City Engineer. 
 

Remove Subsection 25.8 (j) as it is not applicable. 
 

(f) The Owner shall register on title of Block ____ in this Plan and include in the Purchase and 
Sale Agreement, a covenant that the owner of Block ____ in this Plan shall be responsible 
for installing a sanitary private drain connection, at the owner’s expense, from the said block 
to the proposed municipal sanitary sewer to the (North, South, East, West)  of this Block in 
City owned lands ____described___, or an alternative sanitary outlet, to the satisfaction of 
the City Engineer, at no cost to the City, should the said block not be developed in 
conjunction with or serviced through other lands to the east of this block intended to be 
jointly developed as a school. 
 

Remove Subsection 25.8 (o) and replace with the following: 
  
(o) The Owner shall construct the sanitary sewers to service the Lots and Blocks in this Plan 

and connect them to the City’s existing sanitary sewage system being the 200 mm diameter 
sanitary sewer on Dyer Drive, 200 mm diameter sanitary sewer on Tokala Trail and 250 mm 
diameter sanitary sewer on Tokala Trail.   
 
The sanitary sewers required in conjunction with this Plan shall be sized to accommodate all 
upstream lands to the specifications of the City Engineer and at no cost to the City unless 
otherwise specified herein. 
 

Add the following new Special Provisions: 
 
#16 Prior to the issuance of any Certificate of Conditional Approval, the Owner shall construct 

new services and make adjustments to the existing works and services on Dyer Drive and 
Tokala Trail in Plan 33M-685, adjacent to this Plan to accommodate the proposed works 
and services on this street to accommodate the lots in this Plan fronting this street (eg. 
private services, street light poles, traffic calming, etc.) in accordance with the approved -108-
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design criteria and accepted drawings, al to the satisfaction of the City Engineer, at no cost 
to the City. 

 
 

25.9 WATER SERVICING  
 

Remove Subsection 25.9 (c) and replace with the following: 
 
(c) Prior to the issuance of any Certificates of Conditional Approval, and in accordance with City 

standards, or as otherwise required by the City Engineer, the Owner shall complete the 
following for the provision of water service to this draft Plan of Subdivision: 

 
(i) construct watermains to serve this Plan and connect them to the existing low-

level/high-level municipal system, namely, the existing 300 mm diameter watermain 
on Dyer Drive and the 300 mm diameter watermain on Tokala Trail; 

 
(ii) extend the existing 300 mm diameter watermain on Hyde Park Road from Twilite 

Boulevard to Dyer Drive, across the frontage of this Plan; and  
 
(iii) deliver confirmation that the watermain system has been looped to the satisfaction of 

the City Engineer when development is proposed to proceed beyond 80 units. 
 

Remove Subsection 25.9 (d) and replace with the following: 
 

(d) Prior to the issuance of any Certificates of Conditional Approval, the Owner shall install and 
commission the accepted water quality measures required to maintain water quality within 
the water distribution system during build-out, all to the satisfaction of the City Engineer, at 
no cost to the City.  The measures which are necessary to meet water quality requirements, 
including their respective flow settings, etc. shall be shown clearly on the engineering 
drawings. 

 

Add the following new Special Provisions: 
 
#17 The Owner shall ensure implemented water quality measures shall remain in place until 

there is sufficient occupancy demand to maintain water quality within the Plan of Subdivision 
without their use.  The Owner is responsible to meter and pay the billed costs associated 
with any automatic flushing devices including water discharged from any device from the 
time of their installation until removal/assumption.  Any incidental and/or ongoing 
maintenance of the automatic flushing devices is/are the responsibility of the Owner. 

 
#18 The Owner shall ensure the limits of any request for Conditional Approval shall conform to 

the staging or phasing plan as set-out in the accepted water servicing design study and shall 
include the implementation of the interim water quality measures.  In the event the requested 
Conditional Approval limits differ from the staging or phasing as set out in the accepted 
design study, and the watermains are not installed to the stage or phase limits, the Owner 
would be required to submit revised plan and hydraulic modeling as necessary to address 
water quality. 

 
#19 The available fire flows for development Blocks within this Plan of Subdivision have been 

established through the subdivision water servicing design study.  Future development of 
these Blocks shall be in keeping with the established fire flows in order to ensure adequate 
fire protection is available. 

 
#20     With respect to the proposed blocks, the Owner shall include in all agreements of purchase 

and sale, and/or lease of Blocks in this Plan, a warning clause advising the 
purchaser/transferee that should these develop as a Vacant Land Condominium or in a form 
that may create a regulated drinking water system under O.Reg. 170/03, the Owner shall be 
responsible for meeting the requirements of the legislation. 

 
If deemed a regulated system, there is potential the City of London could be ordered to 
operate this system in the future.  As such, the system would be required to be constructed 
to City standards and requirements.  
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#21 The Owner shall not develop Lots in this Plan as identified on the accepted engineering 
drawings which provide connections to the temporary automatic flushing device, until such 
time as the temporary automatic flushing devices are removed, to the satisfaction of the City. 
 

 

25.11 ROADWORKS 

 

Remove Subsection 25.11 (b) and replace with the following: 
 
(b) The Owner shall construct or install all of the following required works to the specifications of 

the City and in accordance with the plans accepted by the City: 
 

(i) a fully serviced road connection where Jim Hebb Way in this Plan connects with 
Dyer Drive in Plan 33M-685, including all underground services and all related works 
as per the accepted engineering drawings;   
 

(ii) a fully serviced road connection where Tokala Trail in this Plan connects with Tokala 
Trail in Plan 33M-685, including all underground services and all related works as 
per the accepted engineering drawings; 

 
(iii) a fully serviced road connection where Henrica Avenue in this Plan connects with 

Tokala Trail in plan 33M-685, including all underground services and all related 
works as per the accepted engineering drawings; 

 
(iv) a fully serviced road connection where Twilite Boulevard in this Plan connects with 

Hyde Park Road, including all underground services and all related works as per the 
accepted engineering drawings; 

 
(v) installation of a watermain and all associated works on Hyde Park Road as per the 

accepted engineering drawings; 
 
(vi) install temporary street lighting on Hyde Park Road at the intersection of Twilite 

Boulevard; and 
 
(vii) construct left and right turn lanes on Hyde Park Road at Twilite Boulevard and 

regrading of the ditch on Hyde Park Road and all associated works as per the 
accepted engineering drawings. 

 
The Owner shall complete all work on the said street(s) in accordance with current City 
standards, procedures and policies, and restore the road(s), and ensure that adequate 
precautions are taken to maintain vehicular and pedestrian traffic and existing water and 
sewer services at all times during construction, except as approved otherwise by the City 
Engineer.  The Owner shall provide full-time supervision by its Professional Engineer for all 
works to be constructed on Tokala Trail, Dyer Drive and Hyde Park Road in accordance with 
current City policies.  Upon completion of these works, a Certificate of Completion of Works 

is to be supplied to the City, pursuant to the General Provisions and Schedule ‘G’ of this 
Agreement. 

 
The Owner shall complete the works specified above on a schedule acceptable to the City or 
as otherwise specified herein.  Where the Owner is required to close any City of London 
road section the Owner shall have available for submission to the City a Traffic Protection 
Plan acceptable to the City Engineer (or his/her designate), a schedule of construction for 
the proposed works on the above-noted street(s) and a detail of the proposed timing and 
duration of the said works in accordance with the Ministry of Labour and Ministry of 
Transportation requirements within the Ontario Traffic Manual Book 7.  Further, the Owner 
shall obtain a Permit for Approved Works from the City prior to commencing any 
construction on City land or right-of-way. 

 
Where required by the City Engineer, the Owner shall establish and maintain a Traffic 
Management Plan (TMP) intended to harmonize a construction project’s physical 
requirements with the operational requirements of the City, the transportation needs of the 
travelling public and access concerns of area property owners in conformity with City 
guidelines and to the satisfaction of the City Engineer for any construction activity that will 
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occur on existing public roadways needed to provide services for this Plan of Subdivision.  
The Owner’s contractor(s) shall undertake the work within the prescribed operational 
constraints of the TMP.  The TMP shall be submitted by the Owner at the time of submission 
of servicing drawings for this Plan of Subdivision, and shall become a requirement of the 
said drawings. 

 

Remove Subsection 25.11 (n) as there are no walkways in this Plan. 
 

(n) Prior to the issuance of any Certificate of Conditional Approval, concrete sidewalks shall be 
constructed on all pedestrian walkways shown in this Plan in accordance with City Standard 
SR-7.0 and accepted design drawings and shall extend to the travelled portion of the streets 
connected by the walkway.  Concrete drainage swales and chain link fence shall be provided 
in accordance with City standard SR-7.0 and accepted design drawings along both sides of 
such walkways for their entire length.  Alternative concrete sidewalks with a flat cross-
section, without swales, may be substituted upon approval of the City.  Ornamental obstacle 
posts shall be provided in all walkways as required by the City. 
 

Remove Subsection 25.11 (q) (iv) and replace with the following: 
 

(q) Where traffic calming measures are required within this Plan:  
 
(iv) The Owner shall register against the title of all Lots and Blocks on Street ‘A’/Twilite 

Boulevard and Tokala Trail in this Plan, and shall include in the Agreement of 
Purchase and Sale or Lease for the transfer of each of the said Lots and Blocks, a 
covenant by the purchaser or transferee stating the said owner shall locate the 
driveways to the said Lots and Blocks away from the traffic calming measures on the 
said streets, including traffic calming circles, raised intersections and splitter islands 
and speed cushions,  to be installed as traffic control devices, to the satisfaction of 
the City Engineer.  

 

Remove Subsection 25.11 (r) and replace with the following: 
 

(r) The Owner shall direct all construction traffic including all trades related traffic associated 
with installation of services and construction of dwelling units in this Plan to access the site 
from Hyde Park Road or other routes as designated by the City Engineer. 

 

Add the following new Special Provisions: 
 
#22 The Owner shall ensure access for Block 111 is through internal subdivision streets.  Access 

is prohibited from Twilite Boulevard, Hyde Park Road and Tokala Trail, to the satisfaction of 
the City. 

 
#23 Prior to assumption, the Owner shall incorporate the gateway treatment for Twilite Boulevard 

into the Street Tree Planting plans, to the satisfaction of the City.  
 
#24 Prior to the issuance of any Certificate of Conditional Approval, the Owner shall install 

temporary street lighting at the intersection of Twilite Boulevard and Hyde Park road, to the 
satisfaction of the City, at no cost to the City. 

 
#25 The Owner shall construct the window streets in this Plan abutting the arterial roads in 

accordance with the accepted engineering drawings, to the satisfaction of the City Engineer 
and at no cost to the City. 

 
#26 The Owner shall provide sidewalk links from Henrica Avenue to the proposed sidewalks on 

Hyde Park Road in accordance with the City of London Window Street Standard Guidelines 
UCC-2M to the satisfaction of the City, at no cost to the City. 

 
#27 Prior to the issuance of any Certificate of Conditional Approval, the Owner shall construct left 

and right turn lanes on Hyde Park Road at Twilite Boulevard in accordance with the 
accepted engineering drawings, to the satisfaction of the City. 

 
#28 Prior to the issuance of any Certificate of Conditional Approval, temporary signs shall be 

installed and maintained on Twilite Boulevard and Tokala Trail adjacent to the roundabout 
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location that indicate Future Roundabout Location, as identified on the accepted engineering 
drawings, to the satisfaction of the City Engineer. 
 

#29 Prior to assumption or when required by the City Engineer, the Owner shall install the 
roundabout at Twilite Boulevard and Tokala Trail, including permanent signage and 
pavement marking in a location, to the satisfaction of the City Engineer.  

 
#30 Prior to the issuance of any Certificate of Conditional Approval, temporary signs shall be 

installed and maintain on Tokala Trail adjacent to Lots 91 and 92 that indicate Future Speed 
Cushion Location, as identified on the accepted engineering drawings, to the satisfaction of 
the City Engineer. 

 
#31 Prior to assumption or when required by the City Engineer, the Owner shall install the speed 

cushion on Tokala Trail between Lots 91 and 92, including permanent signage and 
pavement markings in the location as per the accepted engineering drawings, to the 
satisfaction of the City Engineer. 

 
#32 The Owner shall construct traffic calming measures along Tokala Trail as per the accepted 

engineering drawings, to the satisfaction of the City. 
 
#33 The Owner shall be required to make minor boulevard improvements on Hyde Park Road 

adjacent to this Plan, to the specifications of the City and at no cost to the City, consisting of 
clean-up, grading and sodding as necessary. 

 
#34 The Owner shall remove all existing accesses and restore all affected areas, all to the 

satisfaction of the City, at no cost to the City. 
 
 

25.12 PARKS – Delete this section in its entirety as there is no parkland in this Phase. 

 
(a) Within one (1) year of registration of this Plan or otherwise approved by the City, the 

Owner shall grade, service and seed all Park Blocks and Open Space Blocks, 
transferred to the City as part of the parkland dedication requirements, pursuant to 
current City Park development standards, to the satisfaction of City, and at no cost to 
the City.  
 
Within (1) year of registration of this Plan, the Owner shall have its consultant 
provide a certificate that identifies that the Block has been rough graded as per the 
approved plan and receive City approval of rough grades prior to topsoil installation. 
 

(b) Within one (1) year of registration of this Plan or otherwise approved by the City, the 
Owner shall install a 1.5 metre chain link fence, without gates, along the property 
limit interface of all private Lots and Blocks adjacent to any park and/or open space 
Blocks, in accordance with City Standard S.P.O. 4.8, to the satisfaction of the City, 
and at no cost to the City.  Any alternative fencing arrangements shall be to the 
approval and the satisfaction of the City. 

 
Within (1) year of registration of this Plan, the Owner shall have its consultant 
provide a certificate to the City Plan that identifies that the fencing has been installed 
as per the approved plan.  

 
(c) The Owner shall not grade into any park or open space area.  Where Lots abut lands 

zoned as open space, all grading of the developing Lots at the interface with the park 
or open space areas are to match grades to maintain existing slopes, topography 
and vegetation.  In instances where this is not practical or desirable, any grading into 
the park or open space zones shall be to the satisfaction of the City. 
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SCHEDULE “C” 
 

 This is Schedule “C” to the Subdivision Agreement dated this ________ day of _______, 2017, 

between The Corporation of the City of London and Foxhollow Developments (London) Inc. to which 

it is attached and forms a part. 

 

 SPECIAL WORKS AND SERVICES 

Roadways 

 Twilite Boulevard and Tokala Trail shall have a minimum road pavement width (excluding 
gutters) of 9.5 metres) with a minimum road allowance of 21.5 metres. 
 

 Henrica Avenue (north and south legs), John Kenney Drive and Jim Hebb Way shall have a 
minimum road pavement width (excluding gutters) of 8.0 metres with a minimum road 
allowance of 20.0 metres. 
 

 Frieda Way shall have a minimum road pavement width (excluding gutters) of 6.0 metres 
with a minimum road allowance of 18 metres 
 

 Henrica Avenue (window street portion) shall have a minimum road pavement width 
(excluding gutters) of 8.0 metres with a minimum road allowance of 15.5 metres 
 

 Twilite Boulevard, from Hyde Park Road to 45 metres east of Hyde Park Road shall have a 
minimum road pavement width (excluding gutters) of 11.0 metres with a minimum road 
allowance of 28.0 metres.  The widened road on Twilite Boulevard shall be tapered back to 
the 9.5 metre road pavement width (excluding gutters) and 21.5 metre road allowance for 
this street, with 30 metre tapers in accordance with the accepted engineering drawings. 
 
 
 

Sidewalks 
 
A 1.5 metre sidewalk shall be constructed on both sides of Tokala Trail. 
 
A 1.5 metre sidewalk shall be constructed on one side of the following: 

(i) Twilite Boulevard – north boulevard 

(ii) Henrica Avenue (north leg) – north boulevard 

(iii) Henrica Avenue (south leg) – south boulevard 

(iv) Frieda Way – south and east boulevard 

(v) John Kenney Drive – south boulevard 

(vi) Jim Hebb Way – east boulevard 

 

A multi-use path shall be constructed on the south boulevard of Twilite Boulevard as per the 
accepted engineering drawings. 
 
 
 
Pedestrian Walkways   
 
There are no pedestrian walkways in this Plan.  

 

 

 

-113-

Item # II.7.



 Agenda Item #           Page # 

 
 File Number:   39T-11503 

C. Smith / F. Gerrits 
 

16 

 

SCHEDULE “D” 

 

 This is Schedule "D" to the Subdivision Agreement dated this ________ day of _______, 2017, 

between The Corporation of the City of London and Foxhollow Developments (London) Inc. to which 

it is attached and forms a part. 

 

 

 Prior to the Approval Authority granting final approval of this Plan, the Owner shall transfer to the 

City, all external lands as prescribed herein. Furthermore, within thirty (30) days of registration of the 

Plan, the Owner shall further transfer all lands within this Plan to the City. 

 

LANDS TO BE CONVEYED TO THE CITY OF LONDON: 

 

0.3 metre (one foot) reserves:   Blocks 115, 116, 117, 118 and 119 – ADD 

RESERVE BLOCKS ON Twilite Boulevard 
 
Road Widening (Dedicated on face of plan):  Block 114 
 
Walkways:      NIL 
 
5% Parkland Dedication:    Cash payment in lieu of the 5% parkland 

dedication pursuant to City of London By-law 
C.P.-9. 

 
 
Dedication of land for Parks in excess of 5%: NIL 
 
Stormwater Management:    NIL 
 

 

LANDS TO BE SET ASIDE FOR SCHOOL SITE: 

School Site:      NIL 

 

 

LANDS TO BE HELD IN TRUST BY THE CITY: 

 Temporary access:      NIL
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SCHEDULE “E” 

 

 This is Schedule “E” to the Subdivision Agreement dated this ________ day of _______, 2017, 

between The Corporation of the City of London and Foxhollow Developments (London) Inc. to which 

it is attached and forms a part. 

 

 

The Owner shall supply the total value of security to the City is as follows: 

 

 CASH PORTION:    $   726,524    

 BALANCE PORTION:    $4,116,968 

 TOTAL SECURITY REQUIRED   $4,843,492 

 

The Cash Portion shall be deposited with the City Treasurer prior to the execution of this agreement. 

 

The Balance Portion shall be deposited with the City Treasurer prior to the City issuing any 

Certificate of Conditional Approval or the first building permit for any of the lots and blocks in this 

Plan of subdivision. 

  
The Owner shall supply the security to the City in accordance with the City’s By-Law No. A-7146-255 

and policy adopted by the City Council on July 27, 2014. 

 

In accordance with Section 9 - Initial Construction of Services and Building Permits, the City may 

limit the issuance of building permits until the security requirements have been satisfied. 

 

The above-noted security includes a statutory holdback calculated in accordance with the Provincial 

legislation, namely the CONSTRUCTION LIEN ACT, R.S.O. 1990. 
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SCHEDULE “F” 

 

 This is Schedule “F” to the Subdivision Agreement dated this ________ day of _______, 2017, 

between The Corporation of the City of London and Foxhollow Developments (London) Inc. to which 

it is attached and forms a part. 

 

 Prior to the Approval Authority granting final approval of this Plan, the Owner shall transfer to the 

City, all external easements as prescribed herein. Furthermore, within thirty (30) days of registration 

of the Plan, the Owner shall further transfer all easements within this Plan to the City. 

 

 

Multi-Purpose Easements: 

 

(a) Multi-purpose easements shall be deeded to the City in conjunction with this Plan, over 

lands external to this Plan, on an alignment and of sufficient width acceptable to the City 

Engineer as follows: 

 
(i) For servicing stubs, DICB’s and associated works at the east limit of Twilite 

Boulevard and the north limit of Tokala Trail as per the accepted engineering 

drawings;  and 

 

(ii) For overland flow route to the existing woodlot as per the accepted engineering 

drawings at the east limit of Twilite Boulevard.   
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 Schedule “B” 

Related Estimated Costs and Revenues 
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 Schedule “C” 

SOURCE OF FINANCING 
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 TO:  CHAIR AND MEMBERS  

PLANNING AND ENVIRONMENT COMMITTEE 

 

 FROM: GEORGE KOTSIFAS, P. ENG. 

MANAGING DIRECTOR, DEVELOPMENT AND COMPLIANCE SERVICES 

AND CHIEF BUILDING OFFICIAL 

 
 SUBJECT 

 SUBDIVISION SPECIAL PROVISIONS 

 APPLICANT:  SIFTON PROPERTY LIMITED 

WEST 5 SUBDIVISION – PHASE 2, STAGE 1 

 39T-14503 

MEETING ON NOVEMBER 20, 2017 

 

 
 RECOMMENDATION 

 
 

That, on the recommendation of the Manager, Development Planning, the following actions be taken 
with respect to entering into a Subdivision Agreement between The Corporation of the City of 
London and Sifton Properties Limited for the subdivision of land over Part of Lots 50 and 51, 
Concession B, (Geographic Township of Westminster), City of London, County of Middlesex, 
situated on the north side of Oxford Street West, east of Westdel Bourne, all south of Shore Road, 
municipally known as 1080 Westdel Bourne;  
 
(a) the Special Provisions, to be contained in a Subdivision Agreement between The 

Corporation of the City of London and Sifton Properties Limited for the West 5 Subdivision, 

Phase 2, Stage 1 (39T-14503) attached as Schedule “A”,  BE APPROVED; 
 

(b) the applicant BE ADVISED that Development Finance has summarized the claims and 
revenues attached as Schedule “B”, 
 

(c) the financing for this project BE APPROVED as set out in the Source of Financing Report 
attached as Schedule “C”; and  
 

(d) the Mayor and the City Clerk BE AUTHORIZED to execute this Agreement, any amending 
agreements and all documents required to fulfill its conditions. 

 
 

 
 BACKGROUND 

 
Draft plan approval with conditions was granted for the Sifton West 5 lands on January 8, 2016.  
The draft plan consists of a number of multi-family, medium density residential, multi-family high 
density residential, and mixed use development blocks.  Pubic roads in the draft plan consist of a 
Primary Collector (Riverbend Road) and two local streets (The Linkway and Logans Run). 
 
Phase 1 was registered on October 20, 2016 as Plan 33M-706 consisting of one block for an 87 unit 
townhouse and stacked townhouse development.  This phase (Phase 2 – Stage 1) represents the 
westerly half of the Sifton West Five development lands.  The proposed plan also includes the 
completion of Riverbend Road from Shore Road to Oxford Street West, and The Linkway from 
Riverbend Road to Westdel Bourne. 
   
This subdivision shall be registered in one (1) phase, consisting of one (1) medium density block, 
one (1) commercial / mixed use block, and one (1) private park block, along with several 0.3 metre 
reserves. 
 
Development Services has reviewed these special provisions with the Owner who is in agreement 
with them. 
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This report has been prepared in consultation with the City’s Solicitors Office. 
 

The anticipated reimbursements from the Development Charge Reserve Funds are: 
 

(i) for the construction of eligible watermains in conjunction with this Plan, subsidized at 
an estimated cost of which is $30,600, excluding HST, as per the accepted work 
plan. 

 
(ii) for engineering fees and the construction of left turn and right turn channelization on 

Oxford Street at Riverbend Road and for the construction of left turn and right turn 
channelization on Westdel Bourne at The Linkway, the estimated cost of which is 
$174,837, excluding HST, as per the accepted work plan; 

 
(iii) for engineering fees and the construction of a concrete sidewalk/multi-use trail 

across the frontage of this Plan with Oxford Street West and Westdel Bourne, the 
estimated cost of which is $174,289, as per the accepted work plan; 
 

(iv) for engineering fees and the construction of street lights on Oxford Street West and 
Westdel Bourne across the frontage of this Plan, the estimated cost of which is 
$496,484, as per the accepted work plan; 
 

(v) for engineering fees and the construction of pavement widening on The Linkway at 
Westdel Bourne and on Riverbend Road at Oxford Street West consistent with the 
City’s claims where a secondary collector is widened at a primary collector or an 
arterial road, the estimated cost of which is $8,735, excluding HST, as per the 
accepted work plan; and 

 

LOCATION MAP 
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SUBDIVISION PLAN 
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RECOMMENDED BY/PREPARED BY:  

 

REVIEWED BY/RECOMMENDED BY 

 
 
 
 

 

Larry Mottram, MCIP, RPP 
Senior Planner, Development 

Services 

(Subdivision) 

Lou Pompilii MPA RPP 
Manager, Development Planning 

 

REVIEWED BY:  

 

CONCURRED IN BY: 

 
 
 
 

 

Matt Feldberg  
Manager, Development Services 

(Subdivision) 

Paul Yeoman, RPP, PLE 

Director, Development Services 

SUBMITTED BY:  

 
 
 
 

George Kotsifas, P.ENG 

Managing Director, Development and Compliance Services and Chief Building 

Official 

 
LM/fg 
Attach. 
November   10, 2017 
  

 
Y:\Fgerrits\Doumentation Coordinator\Working Files\39T-14503 - W5 Phase 2\39T-14503 - SPL - W5 Phase 2 - PEC REPORT.Doc 
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 Schedule “A” 

SPECIAL PROVISIONS 

 

 

5.  STANDARD OF WORK  
 

Remove Subsection 5.7 as there are no rear yard catchbasins.    

 

5.7 The Owner shall provide minimum side yard setbacks as specified by the City for buildings 
which are adjacent to rear yard catch basin leads which are not covered by an easement on 
Lots in this Plan. 
 
The Owner shall register against the title of Lots which incorporate rear yard catchbasins, 
which includes Lots __________ in this Plan and all other affected Lots shown on the 
accepted plans and drawings,  and shall include this information in the Agreement of 
Purchase and Sale or Lease for the transfer of each of the affected Lots, a covenant by the 
purchaser or transferee to observe and comply with the minimum building setbacks and 
associated underside of footing (U.S.F.) elevations, by not constructing any structure within 
the setback areas, and not disturbing the catchbasin and catchbasin lead located in the 
setback areas.  This protects these catchbasins and catchbasin leads from damage or 
adverse effects during and after construction.  The minimum building setbacks from these 
works and associated underside of footing (U.S.F.) elevations have been established as 

indicated on the subdivision lot grading plan, attached hereto as Schedule “I” and on the 
servicing drawings accepted by the City Engineer.   

 

16.  PROPOSED SCHOOL SITES  
 

Remove Subsection 16.3 to 16.9 as there are no school blocks within this Plan. 
 
16.3 The Owner shall set aside an area or areas (being Block(s) ______) as a site or sites 

for school purposes to be held subject to the rights and requirements of any School Board 
having jurisdiction in the area. 
 

16.4 The School Boards shall have the right, expiring three (3) years from the later of the date on 
which servicing of the relevant site is completed to the satisfaction of the City or the date on 
which seventy percent (70%) of the Lots in the subdivision have had building permits issued, 
to purchase the site and may exercise the right by giving notice to the Owner and the City as 
provided elsewhere in this Agreement and the transaction of purchase and sale shall be 
completed no later than two (2) years from the date of giving notice. 
 

16.5 The School Boards may waive the right to purchase by giving notice to the Owner and the 
City as provided elsewhere in this Agreement. 
 

16.6 Where all School Boards have waived the right to purchase, the City shall then have the 
right for a period of two (2) years from the date on which the right to purchase by the School 
Board has expired or has been was waived as the case may be, to purchase the site for 
municipal purposes and may exercise the right by giving notice to the Owner as provided 
elsewhere in this Agreement and the transaction of purchase and sale shall be completed 
no later than sixty (60) days from the date of giving notice. 
 

16.7 The Owner agrees that the school blocks shall be: 
 

(a) graded to a one percent (1%) grade or grades satisfactory to the City, the timing for 
undertaking the said works shall be established by the City prior to the registration of 
the Plan; and 
 

(b) top soiled and seeded to the satisfaction of the City, the timing for undertaking the 
said works to be established prior to assumption of the subdivision by the City.  

 
16.8 Where the Owner has been required to improve the site by grading, top-soil and seeding, 

the responsibility of the Owner for the maintenance of the site shall cease upon completion -123-
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by the Owner of his obligations under this Agreement. 
 
16.9 If and when the City purchases the site, the City may establish a policy with respect to the 

ultimate use or disposition of the site. 
 
 

25.1 STANDARD REQUIREMENTS 
 

Remove Subsection 25.1 (h) as there are no walkways in this Plan. 
 

i) Prior to the issuance of a Certificate of Conditional Approval, or as otherwise agreed to by 
the City, the Owner shall construct a chain link fence without gates, adjacent to the 
walkway(s) (Block(s) ______) in in accordance with City Standard No. SR-7.0. 
 

Add the following new Special Provisions: 
 

#1 The Owner shall make all necessary arrangements with any required owner(s) to have any 
existing easement(s) in this Plan quit claimed to the satisfaction of the City and at no cost to 
the City.  The Owner shall protect any existing municipal or private services in the said 
easement(s) until such time as they are removed and replaced with appropriate municipal 
and/or private services at no cost to the City. 
 
Following the removal of any existing municipal or private services from the said easement 
and the appropriate municipal services and/or private services are installed and operational, 
the Owner shall make all necessary arrangements to have any section(s) of easement(s) in 
this Plan, quit claimed to the satisfaction of the City, at no cost to the City. 

 
#2 Prior to assumption of this subdivision in whole or in part by the City, and as a condition of 

such assumption, the Owner shall pay to the City Treasurer the following amounts as set out 
or as calculated by the City, or portions thereof as the City may from time to time determine: 

 
(i) For the removal of the temporary turning circle on The Linkway outside this Plan, an 

amount of $5,000.      
 
#3 The Owner shall submit confirmation that they have complied with any requirements of 

Union Gas Limited with regards to buffers/setbacks from the high pressure gas pipeline 
easement over lands located along the east side of Westdel Bourne, to the satisfaction of 
the City.  The Owner shall not excavate, drill, install, erect, or permit to be excavated, drilled, 
installed or erected in, on, over or through the said lands any pit, well foundation, pavement, 
building or other structure or installation without first obtaining prior written approval from 
Union Gas Limited.  

 

25.2 CLAIMS  

 

Remove Subsection 25.2 (b) and replace with the following: 
 
(b) If the Owner alleges an entitlement to any reimbursement or payment from a Development 

Charge Reserve Fund as a result of the terms hereof, the Owner may, upon approval of this 
Agreement and completion of the works, make application to the Director – Development 
Finance for payment of the sum alleged to be owing, and as confirmed by the City Engineer 
(or designate) and the Director – Development Finance and the payment will be made 
pursuant to any policy established by Council to govern the administration of the said 
Development Charge Reserve Fund. 

 
The anticipated reimbursements from the Development Charge Reserve Funds are: 

 
(i) for the construction of eligible watermains in conjunction with this Plan, subsidized at 

an estimated cost of which is $30,600, excluding HST, as per the accepted work 
plan. 

 
(ii) for the construction of left turn and right turn channelization on Oxford Street at 

Riverbend Road and for the construction of left turn and right turn channelization on 
Westdel Bourne at The Linkway, the estimated cost of which is $152,032, excluding 
HST, as per the accepted work plan; -124-
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(iii) for the engineering fees for the construction of the left and right turn lane 

channelization on Oxford Street West and Westdel Bourne, the estimated cost of 
which is $22,805, excluding HST, as per the accepted work plan; 

 
(iv) for the construction of a concrete sidewalk/multi-use trail across the frontage of this 

Plan with Oxford Street West and Westdel Bourne, the estimated cost of which is 
$151,556, as per the accepted work plan; 
 

(v) for the engineering fees for the construction of the concrete sidewalk/multi-use trail 
on Oxford Street West and Westdel Bourne, the estimated cost of which is $22,733, 
excluding HST, as per the accepted work plan; 
 

(vi) for the installation of street lights on Oxford Street West and Westdel Bourne across 
the frontage of this Plan, the estimated cost of which is $431,725, as per the 
accepted work plan; 
 

(vii) for the engineering fees for the installation of street lighting on Oxford Street West 
and Westdel Bourne, the estimated cost of which is $64,759, excluding HST, as per 
the accepted work plan; 
 

(viii) for the construction of pavement widening on The Linkway at Westdel Bourne and 
on Riverbend Road at Oxford Street West consistent with the City’s standard 
practice of paying claims where a secondary collector is widened at a primary 
collector or an arterial road, the estimated cost of which is $7,596, excluding HST, as 
per the accepted work plan; and 
 

(ix) for the engineering fees for the construction of pavement widening on The Linkway 
at Westdel Bourne and on Riverbend Road at Oxford Street West, the estimated 
cost of which is $1,139, excluding HST, as per the accepted work plan; 

 
 

The estimated amounts herein will be adjusted in accordance with contract prices in the year 
in which the work is carried out. 

 
Funds needed to pay the above claims will be committed (on a subdivision by subdivision 
basis) from approved capital budgets at the time of approval of this agreement, unless funds 
in approved capital budgets are insufficient to accommodate commitment to the full extent of 
the estimated claims.  In this case (ie. insufficient capital budget), the excess of the 
estimated claim over the approved budget shall be submitted for Council approval in the 
next following budget year. 

 
Claims approvals shall generally not materially exceed approved and committed funding in 
the capital budget for the estimated claims listed in this agreement. 

 
Any funds spent by the Owner pending future budget approval (as in the case of insufficient 
capital budget described above), shall be at the sole risk of the Owner pending Council 
approval of sufficient capital funds to pay the entire claim. 

 

Add the following new Special Provisions: 
 
#3 Where the proposed development calls for the construction of works, and where the Owner 

is of the opinion that such works are eligible to be funded in whole or in part from 
development charges as defined in the DC By-law, and further, where such works are not 
oversized pipe works (sanitary, storm or water – the reimbursement of which is provided for 
in subsidy tables in the DC By-law), then the Owner shall submit through their consulting 
engineer an engineering work plan for the proposed works satisfactory to the City Engineer 
(or designate) and City Treasurer (or designate).  The Owner acknowledges that: 

 
i) no work subject to a work plan shall be reimbursable until both the City Engineer (or 

designate) and City Treasurer (or designate) have reviewed and approved the 
proposed work plan; and 
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ii) in light of the funding source and the City’s responsibility to administer Development 
Charge Funds collected, the City retains the right to request proposals for the work 
from an alternative consulting engineer. 

 
#4 The following works required by this subdivision shall be subject to a work plan: 
 
 i) channelization on Oxford Street West and Westdel Bourne; 
 ii) street lights on Oxford Street West and Westdel Bourne; 
 iii) multi-use trail on Oxford Street West; 
 iv) sidewalk on Westdel Bourne, and 
 v) internal widening on The Linkway and on Riverbend Road. 
 
 
#5 The Owner shall provide full-time supervision by its Professional Engineer for all claimable 

works to be constructed in accordance with current City policies.  Upon completion of these 
claimable works, a Certificate of Completion of Works is to be supplied to the City pursuant 
to the General Provisions and Schedule ‘G’ of this Agreement. 

 
#6 The Owner shall ensure that the City is formally invited to all construction site/progress 

meetings related to the claimable works associated with this Plan, including but not limited to 
providing a minimum of two weeks notice of meetings and copies of all agenda and minutes 
as appropriate, all to the satisfaction of the City. 

 
#7 The Owner shall review and seek approval from the City for any proposed use of 

construction contingency that relate to claimable works outlined in the work plan prior to 
authorizing works. 

 

25.6 GRADING REQUIREMENTS 

 

Add the following new Special Provisions: 
 
#8 Within one (1) of registration of this Plan, the Owner shall grade the portions of Blocks 1, 2 

and 3, which have a common property line with Westdel Bourne and Oxford Street West, 
respectively, to blend with the ultimate profile of Westdel Bourne and Oxford Street West, in 
accordance with the City standards and at no cost to the City. 

 
The Owner shall direct its Professional Engineer to establish and have accepted by the City 
Engineer the grades to be taken as the future centreline grades of Oxford Street West and 
Westdel Bourne.  From these, the Owner’s Professional Engineer shall determine the 
elevations along the common property line which will blend with the reconstructed road.  
These elevations shall be shown on the subdivision Lot Grading Plan submitted for 
acceptance by the City. 

 
 

25.7 STORM WATER MANAGEMENT 
 

Remove Subsection 25.7 (a) and replace with the following: 
 

(a) The Owner shall have its Professional Engineer supervise the construction of the stormwater 
servicing works, including any temporary works, in compliance with the drawings accepted 
by the City Engineer, and according to the recommendations and requirements of the 
following, all to the satisfaction of the City Engineer:  
 
i) the SWM criteria and environmental targets for the Downstream Thames 

Subwatershed Study and any addendums/amendments; 
 

ii) the Municipal Class Environmental Study Report – Schedule ‘C’ – Storm/Drainage 
and Stormwater Management, Transportation and Sanitary Trunk Servicing Works 
for Tributary ‘C’, Downstream Thames Subwatershed (AECOM, December 2013); 

 
iii) the Functional Design of the Tributary ‘C’ Storm Drainage and Stormwater 

Management Servicing Works Downstream Thames River Subwatershed Report 
(Matrix Solutions Inc., August 2015) for the subject lands; 
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iv) the City’s Design Requirements for Permanent Private Stormwater Systems 
approved by City Council and effective as of January 1, 2012.  The stormwater 
requirements for PPS for all medium/high density residential, institutional, 
commercial and industrial development sites are contained in this document, which 
may include but not be limited to quantity/quality control, erosion, stream 
morphology, etc. 

 

v) the Stormwater Letter/Report of Confirmation for the subject development prepared 
and accepted in accordance with the file manager process; 

 
vi) the City’s Waste Discharge and Drainage By-laws, lot grading standards, policies, 

requirements and practices; 
 
vii) the City of London Design Specifications and Requirements Manual, as revised; 
 
viii) the Ministry of the Environment and Climate Change (MOECC) SWM Practices 

Planning and Design Manual (2003); and 
 
ix) applicable Acts, Policies, Guidelines, Standards and Requirements of all required 

approval agencies.  
 

Add the following new Special Provisions: 
 
#9 Prior to the issuance of any Certificate of Conditional Approval for Blocks in this Plan, all 

storm/drainage and SWM related works to serve this Plan, including the Regional Tributary 
‘C’ SWM Facility ‘A’, interim SWM Facility ‘A’ and Facility ‘G’ must be constructed and 
operational in accordance with the Municipal Class Environmental Study Report – Schedule 
‘C’ – Storm/Drainage and Stormwater Management, Transportation and Sanitary Trunk 
Servicing Works for Tributary ‘C’, Downstream Thames Subwatershed (AECOM December 
2013), all to the satisfaction of the City Engineer. 

 
#10 The Owner acknowledges that the timing for construction of the Regional Tributary ‘C’ SWM 

Facilities ‘G’, ‘A’, ‘F’ and Interim ‘A’ shall be in accordance with the Design and Construction 
of Stormwater Management Facilities, Policies and processes identified in Appendix ‘B-1’ 
and ‘B-2’ Stormwater Management Facility “Just in Time” Design and Construction Process 
adopted by Council on July 30, 2013 as part of the Development Charges Policy Review:  
Major Policies Covering Report. 

 
#11 The Owner shall decommission and/or remove all temporary storm channels and servicing 

installed within the proposed draft Plan of Subdivision when warranted, all to the satisfaction 
of the City Engineer and at no cost to the City. 

  
#12 The Owner acknowledges that the City, in accordance with the City’s current Growth 

Management Implementation Strategy (GMIS) is constructing the Stormwater Management 
Facilities.  The Owner shall co-operate and co-ordinate with the City, as necessary, to 
complete the project, including providing access to their lands and easements as necessary. 

 
#13 Prior to the issuance of any Certificate of Conditional Approval for this Plan or as otherwise 

determined by the City Engineer, the Owner shall ensure that the splitter chamber located on 
Riverbend Road on the south side of Oxford Street West within the Registered Plan 33M-
638 and all associated outlet systems to the proposed SWM Facilities shall be constructed 
and be deemed functional and operational as per the Storm/Drainage and Stormwater 
Management, Transportation and Sanitary Trunk Servicing Works for Tributary ‘C’, 
Downstream Thames Subwatershed Municipal Class EA and the accepted Functional 
Design Report currently being prepared by Matrix Solution, all to the satisfaction of the City 
Engineer, and at no cost to the City.  Should the splitter chamber not be constructed on 
Riverbend Road as part of Plan 33M-638, the Owner shall make arrangements with the 
Owner of Plan 33M-638 to construct this splitter chamber, to the satisfaction of the City 
Engineer, at no cost to the City.  

 
#14 The Owner shall provide the winter maintenance operations protocol for all proposed road 

infrastructures within this Plan that have the potential to directly impact the Tributary ‘C’ 
environmentally sensitive area(s), all to the specifications and satisfaction of the City 
Engineer. -127-
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25.8 SANITARY AND STORM SEWERS  
 

Remove Subsection 25.8 (c) and replace with the following: 
 
(c) The Owner shall construct the storm sewers to service the Lots and Blocks in this Plan, 

which is located in the Downstream Thames Subwatershed, and connect them via the 
proposed Stormwater Management Facility ‘G’ within the Tributary ‘C’ Functional design 
area and the existing Mews SWM Facility via the internal storm sewer servicing for this Plan 
of Subdivision and the proposed storm sewer on Westdel Bourne Road (to be constructed 
by the City of London) and the existing external 1350 mm diameter storm sewer outlets on 
Shore Road. 

 
The storm sewers required in conjunction with this Plan shall be sized to accommodate all 
upstream lands to the specifications of the City Engineer and at no cost to the City unless 
otherwise specified herein. 

 

Remove Subsection 25.8 (e) as there are no park/school blocks in this Plan. 
 

(e) Where required, storm and sanitary sewer easements on park/school blocks shall be to the 
satisfaction of the City and the appropriate school board.  Maintenance access requirements 
shall be provided to the satisfaction of the City Engineer. 

 

Remove Subsection 25.8 (j) as this is not applicable. 
 

(j) The Owner shall register on title of Block ____ in this Plan and include in the Purchase and 
Sale Agreement, a covenant that the owner of Block ____ in this Plan shall be responsible 
for installing a sanitary private drain connection, at the owner’s expense, from the said block 
to the proposed municipal sanitary sewer to the (North, South, East, West)  of this Block in 
City owned lands ____described___, or an alternative sanitary outlet, to the satisfaction of 
the City Engineer, at no cost to the City, should the said block not be developed in 
conjunction with or serviced through other lands to the east of this block intended to be 
jointly developed as a school. 

 

Remove Subsection 25.8 (o) and replace with the following: 
  

(o) The Owner shall construct the sanitary sewers to service the Lots and Blocks in this Plan 
and connect them to the City’s existing sanitary sewage system being the 300 mm diameter 
sanitary sewer on Riverbend Road.  

 
The sanitary sewers required in conjunction with this Plan shall be sized to accommodate all 
upstream lands, to the specifications and satisfaction of the City Engineer and at no cost to 
the City unless otherwise specified herein. 
 

Add the following new Special Provisions: 
   
#15 Prior to the issuance of a Certificate of Conditional Approval, the Owner shall construct a 

municipal storm sewer traversing Block 1 in this Plan and transfer the necessary easements, 
as shown on the accepted engineering drawings, to the satisfaction of the City.  

 
#16 The Owner shall include in the Agreement of Purchase and Sale or Lease and in the 

transfer of deed for Block 1 affected by the proposed storm sewer and easement in this 
Plan, a covenant by the purchaser or transferee stating that the purchaser of transferee of 
the said Block to observe and comply with the City easements and sewer services needed 
for the servicing of this Plan.  No landscaping vehicular access, parking access, works or 
other features shall interfere with the above-noted municipal maintenance accesses, 
servicing, grading or drainage that services these lands. 

 
#17 The Owner shall include in the agreement of purchase and sale for the transfer of  Blocks 1, 

2 and 3, inclusive, in this Plan, a covenant by the purchaser or transferee stating that the 
purchaser or transferee of the Blocks may be required to construct sewage sampling 
manholes, built to City standards in accordance with the City’s Waste Discharge By-law No. 
WM-2, as amended, regulating the discharge of sewage into public sewage systems.  If -128-
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required, the sewage sampling manholes shall be installed on both storm and sanitary 
private drain connections, and shall be located wholly on private property, as close as 
possible to the street line, or as approved otherwise by the City Engineer. 

 
#18 The Owner shall remove the temporary Ditch Inlet Catchbasins (DICBs), etc. and the 

existing easements at the north limit of Riverbend Road within this Plan and constructed as 
part of Phase 1 and on Block 1 in this Plan and these easements may be quit claimed, all to 
the satisfaction and specifications of the City Engineer and at no cost to the City. 

 
#19 Prior to the issuance of any Certificate of Conditional Approval, the Owner shall construct 

new services and make adjustments to the existing works and services on Westdel Bourne 
and Oxford Street West, adjacent to this Plan to accommodate the proposed works and 
services on this street to accommodate the lots in this Plan fronting this street (eg. private 
services, street light poles, traffic calming, etc.) in accordance with the approved design 
criteria and accepted drawings, al to the satisfaction of the City Engineer, at no cost to the 
City. 

 
#20 Prior to the issuance of any Certificate of Conditional Approval, the Owner shall remove the 

existing storm sewer and headwall located on Block 2 in this Plan as per the accepted 
engineering drawings, to the satisfaction of the City Engineer, at no cost to the City. 

 

25.9 WATER SERVICING  
 

Remove Subsection 25.9 (d) and replace with the following: 
 
(d) Prior to the issuance of any Certificates of Conditional Approval, the Owner shall install and 

commission the accepted water quality measures required to maintain water quality within 
the water distribution system during build-out, all to the satisfaction of the City Engineer, at 
no cost to the City.  The measures which are necessary to meet water quality requirements, 
including their respective flow settings, etc. shall be shown clearly on the engineering 
drawings. 

 

Remove Subsection 25.9 (h) and replace with the following: 
 
(h) Prior to the issuance of any Certificates of Conditional Approval, and in accordance with City 

standards, or as otherwise required by the City Engineer, the Owner shall complete the 
following for the provision of water service to this Plan of Subdivision: 

 
(i) construct watermains to serve this Plan and connect them to the existing low-level 

municipal system, namely, the existing 600 mm diameter watermain on Westdel 
Bourne and the existing 600 mm diameter watermain on Shore Road; 

 
(ii) remove and realign a portion of the existing watermain on Riverbend Road as shown 

on the accepted engineering drawings, to the satisfaction of the City Engineer; 
 

(iii) deliver confirmation that the watermain system has been looped to the satisfaction of 
the City Engineer when development is proposed to proceed beyond 80 units; and 

 
(iv) have their consulting engineer confirm to the City that the watermain system has 

been constructed, is operational, and is looped from the watermain on Westdel 
Bourne through this Plan via The Linkway and Riverbend Road to Shore Road. 

 

Add the following new Special Provisions: 
 
#21 The Owner shall ensure that implemented water quality measures remain in place until there 

is sufficient occupancy demand to maintain water quality within the Plan of Subdivision 
without their use.  The Owner is responsible to meter and pay the billed costs associated 
with any automatic flushing devices including water discharged from any device from the 
time of their installation until removal/assumption.  Any incidental and/or ongoing 
maintenance of the automatic flushing devices is/are the responsibility of the Owner. 

 
#22 The Owner shall ensure that the limits of any request for Conditional Approval conform to 

the phasing plan as set-out in the accepted water servicing design study and shall include 
the implementation of the interim water quality measures.  In the event the requested -129-
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Conditional Approval limits differ from the phasing as set out in the accepted design study, 
and the watermains are no installed to the phase limits, the Owner would be required to 
submit revised plan and hydraulic modeling as necessary to address water quality. 

 
#23 The Owner acknowledges the available fire flows for development Blocks within this Plan of 

Subdivision have been established through the subdivision water servicing design study 
titled West 5 Subdivision Water Servicing Report dated March 1, 2017 as prepared by 
Stantec Consulting Ltd., as follows: 

 
- Blocks 1, 2 and 3 @ 151 litres per second 

 
Future development of these Blocks shall be in keeping with the established fire flows in 
order to ensure adequate fire protection is available. 

 
#24 The Owner shall service all Blocks in this Plan of Subdivision off of The Linkway and 

Riverbend Road, to the satisfaction of the City Engineer. 
 
#25 The Owner shall have the existing 300 mm diameter watermain, internal to this Plan, 

constructed along Riverbend Road from Shore Road to the site development on Block 2, 
inspected and assumed as part of this Plan of Subdivision, complete with the required 
engineer certifications, submission of a Certificate of Completion of Works and as-
constructed record drawings, all to the satisfaction of the City Engineer. 

 
#26     With respect to the proposed blocks, the Owner shall include in all agreements of purchase 

and sale, and/or lease of Blocks in this Plan, a warning clause advising the 
purchaser/transferee that should these develop as a Vacant Land Condominium or in a form 
that may create a regulated drinking water system under O.Reg. 170/03, the Owner shall be 
responsible for meeting the requirements of the legislation. 

 
If deemed a regulated system, there is potential the City of London could be ordered to 
operate this system in the future.  As such, the system would be required to be constructed 
to City standards and requirements.  

 

25.11 ROADWORKS 

 

Remove Subsection 25.11 (b) and replace with the following: 
 

(b) The Owner shall construct or install all of the following required works to the 
specifications of the City and in accordance with the plans accepted by the City: 

 
(i) a fully serviced road connection where Riverbend Road in this Plan connects with 

Riverbend Road in Plan 33M-706, including all underground services and all related 
works as per the accepted engineering drawings;   
 

(ii) a fully serviced road connection where Riverbend Road in this Plan connects with 
Oxford Street West, including all underground services and all related work as per 
the accepted engineering drawings; 

 
(iii) a fully serviced road connection where The Linkway in this Plan joins with The 

Linkway in Plan 33R-______, including all underground services and all related 
works as per the accepted engineering drawings; 

 
(iv) a fully serviced road connection where The Linkway on Part __, 33R-____ joins with 

Westdel Bourne, including all underground services and all related works as per the 
accepted engineering drawings;   

 
(v) the construction of left and right turn lanes on Westdel Bourne at The Linkway and 

all associated works as per the accepted engineering drawings; 
 
(vi) the construction of left and right turn lanes on Oxford Street West at Riverbend Road 

and all associated works as per the accepted engineering drawings; 
 
(vii) construction of a sidewalk and street lights on Westdel Bourne fronting this Plan, 

including all associated works, as per the accepted engineering drawings; -130-
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(viii) construction of street lights on Oxford Street West fronting this Plan, as per the 

accepted engineering drawings; 
 
(ix) construction of a sidewalk on Shore Road across the frontage of this Plan, as per the 

accepted engineering drawings; 
 
(x) connection of storm sewer on Shore Road and all associated works as per the 

accepted engineering drawings; 
 
(xi) installation of temporary DICB on Oxford Street West and all associated works, as 

per the accepted engineering drawings; and 
 
(xii) construction of multi-use trail along the frontage of Oxford Street West as per the 

accepted engineering drawings. 
 
The Owner shall complete all work on the said street(s) in accordance with current City 
standards, procedures and policies, and restore the road(s), and ensure that adequate 
precautions are taken to maintain vehicular and pedestrian traffic and existing water and 
sewer services at all times during construction, except as approved otherwise by the City 
Engineer.  The Owner shall provide full-time supervision by its Professional Engineer for all 
works to be constructed on Riverbend Road, Westdel Bourne, Shore Road and Oxford 
Street West in accordance with current City policies.  Upon completion of these works, a 
Certificate of Completion of Works is to be supplied to the City, pursuant to the General 

Provisions and Schedule ‘G’ of this Agreement. 
 

The Owner shall complete the works specified above on a schedule acceptable to the City or 
as otherwise specified herein.  Where the Owner is required to close any City of London 
road section the Owner shall have available for submission to the City a Traffic Protection 
Plan acceptable to the City Engineer (or his/her designate), a schedule of construction for 
the proposed works on the above-noted street(s) and a detail of the proposed timing and 
duration of the said works in accordance with the Ministry of Labour and Ministry of 
Transportation requirements within the Ontario Traffic Manual Book 7.  Further, the Owner 
shall obtain a Permit for Approved Works from the City prior to commencing any 
construction on City land or right-of-way. 

 
Where required by the City Engineer, the Owner shall establish and maintain a Traffic 
Management Plan (TMP) intended to harmonize a construction project’s physical 
requirements with the operational requirements of the City, the transportation needs of the 
travelling public and access concerns of area property owners in conformity with City 
guidelines and to the satisfaction of the City Engineer for any construction activity that will 
occur on existing public roadways needed to provide services for this Plan of Subdivision.  
The Owner’s contractor(s) shall undertake the work within the prescribed operational 
constraints of the TMP.  The TMP shall be submitted by the Owner at the time of submission 
of servicing drawings for this Plan of Subdivision, and shall become a requirement of the 
said drawings. 

 

Remove Subsection 25.11 (n) as there are no walkways in this Plan. 
 
(n) Prior to the issuance of any Certificate of Conditional Approval, concrete sidewalks 

shall be constructed on all pedestrian walkways shown in this Plan in accordance with City 
Standard SR-7.0 and accepted design drawings and shall extend to the travelled portion of 
the streets connected by the walkway.  Concrete drainage swales and chain link fence shall 
be provided in accordance with City standard SR-7.0 and accepted design drawings along 
both sides of such walkways for their entire length.  Alternative concrete sidewalks with a flat 
cross-section, without swales, may be substituted upon approval of the City.  Ornamental 
obstacle posts shall be provided in all walkways as required by the City. 
 

Remove Subsection 25.11 (q) and replace with the following: 
 

(q) Where traffic calming measures are required within this Plan:  
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(i) The Owner shall erect advisory signs at all street entrances to this Plan for the 
purpose of informing the public of the traffic calming measures implemented within 
this Plan prior to the issuance of any Certificate of Conditional Approval in this Plan. 
 

(ii) The Owner shall notify the purchasers of all lots abutting the traffic calming circle(s) 
in this Plan that there may be some restrictions for driveway access due to diverter 
islands built on the road. 

 
(iii) Where a traffic calming circle is located, the Owner shall install the traffic calming 

circle as a traffic control device, including the diverter islands, or provide temporary 
measures, to the satisfaction of the City prior to the issuance of a Certificate of 
Conditional Approval for that section of road. 

 
(iv) The Owner shall include in the Agreement of Purchase and Sale or Lease for the 

transfer of each of the said Lots and Blocks and register against the title of all Blocks 
on Riverbend Road and The Linkway in this Plan, a covenant by the purchaser or 
transferee stating the said owner shall locate the driveways to the said Blocks away 
from the traffic calming measures on the said streets, including raised intersections 
and raised pedestrian crosswalks, to be installed as traffic control devices, to the 
satisfaction of the City Engineer.  

 

Remove Subsection 25.11 (r) and replace with the following: 
 

(r) The Owner shall direct all construction traffic including all trades related traffic associated 
with installation of services and construction of dwelling units in this Plan to access the site 
from Oxford Street West via Riverbend Road. 

 

Add the following new Special Provisions: 
 

#27 The Owner shall construct a centre median on Riverbend Road at the Sifton Centre when 
warranted by the City, to the satisfaction of the City. 

 
#28      Prior to the issuance of a Certificate of Conditional Approval, the Owner shall construct the 

extension of The Linkway external to this Plan (from this Plan of Subdivision to Westdel 
Bourne) with all underground servicing and a minimum of granular ‘B’ road consistent with 
the servicing of The Linkway within this Plan as required herein, all to the specifications of 
the City Engineer, at no cost to the City. 

 
#29     The Owner shall maintain the extension of The Linkway external to this Plan until 

construction is fully complete, all deficiencies cleared, a Certificate of Completion of Works 
covering the road construction has been issued to the City by the Owner’s consulting 
professional engineer and the road is assumed by the City, all to the satisfaction of the City 
Engineer, at no cost to the City. 

 
#30     Prior to assumption, the Owner shall prepare a reference plan identifying the additional road 

widening (24.5m) to the City’s satisfaction and pay for the cost of registering and depositing 
the dedication by-law to create the portion of The Linkway external to this Plan. 

 
#31 The Owner shall construct a temporary turning circle at the east  limit of The Linkway, to the 

satisfaction of the City Engineer and at no cost to the City. 
 

If the Owner requests the City to assume The Linkway, all as shown on this Plan of 
Subdivision, prior to its extension to the east, the Owner shall pay to the City at the time of 
the assumption of this subdivision by the City the amount estimated by the City at the time, 
to be the cost of removing the temporary turning circle at the east limit of The Linkway and 
completing the curb and gutter, asphalt pavement,  Granular ‘A’, Granular ‘B’, sodding of the 
boulevard, 1.5 metre concrete sidewalks on one side, and restoring adjacent lands, including 
the relocation of any driveways, all to the specifications of the City.  The estimated cost, 
including legal fees for releasing easements and/or transferring blocks, and doing the 
above-noted work on this street is $ $5,000 for which amount sufficient security is to be 
provided in accordance with 28(a).  The Owner shall provide the cash to the City at the 
request of the City prior to assumption of the subdivision if needed by the City. 
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When the lands abutting this Plan of Subdivision develop and the temporary turning circle is 
removed, the City will quit claim the easements which were used for temporary turning circle 
purposes which are no longer required at no cost to the City. 

 
#32 The Owner shall remove the temporary turning circle on Riverbend Road and adjacent 

lands, in Plan 33M-706 to the north of this Plan, and complete the construction of Riverbend 
Road in this location as a fully serviced road, including restoration of adjacent lands, to the 
specifications of the City. 

 
If funds have been provided to the City by the Owner of Plan 33M-706 for the removal of the 
temporary turning circle and the construction of this section of Riverbend Road and all 
associated works, the City shall reimburse the Owner for the substantiated cost of 
completing these works, up to a maximum value that the City has received for this work. 

 
In the event that Riverbend Road in Plan 33M-706 is constructed as a fully serviced road by 
the Owner of Plan 33M-706, then the Owner shall be relieved of this obligation. 

 
#33 Barricades are to be maintained at limits of all streets until assumption of this Plan of 

Subdivision or as otherwise directed by the City.  At the time of assumption of this Plan or as 
otherwise directed by the City, the Owner shall remove the barricades and any temporary 
turning circles, restore the boulevards and complete the construction of the roadworks within 
the limits of both temporary turning circles, to the specifications of the City, all at no cost to 
the City. 

 
The Owner shall advise all purchasers of land within this subdivision that any traffic to and 
from this subdivision will not be permitted to pass the barricade(s) until the removal of the 

barricade(s) is authorized by the City.   

 
#34 Prior to the issuance of any Certificate of Conditional Approval, temporary signs shall be 

installed and maintained on Riverbend Road and The Linkway, adjacent to the raised 
intersection, raised pedestrian crosswalk and raised pedestrian crossover locations that 
indicate Future Raised Intersection and Future Pedestrian Crosswalk and Future Pedestrian 
Crossover Location, as identified on the accepted engineering drawings, to the satisfaction 
of the City Engineer. 
 

#35 Prior to assumption or when required by the City Engineer, the Owner shall install the raised 
intersection, raised pedestrian crosswalks and raised pedestrian crossovers, including 
permanent signage and pavement marking as per the accepted engineering drawings, to the 
satisfaction of the City Engineer.  

 
#36 The Owner shall align the right-of-way of Riverbend Road in this Plan with Riverbend Road 

to the south and north of this Plan, as per the accepted engineering drawings, to the 
satisfaction of the City Engineer. 

 
#37 Prior to the issuance of any Certificate of Conditional Approval or alternative timing as 

agreed to by the City, the Owner shall construct the following, all to the satisfaction of the 
City Engineer, as per the accepted engineering drawings: 

 
i) left and right turn lanes on Oxford Street West at Riverbend  Road; 
 
ii) left and right turn lanes on Westdel Bourne at The Linkway; and 
 
iii) left turn lane on Riverbend Road at Oxford Street West. 

  
#38 Prior to the issuance of any Certificate of Conditional Approval or alternative timing as 

agreed to by the City, the Owner shall install street lights along the frontage of Oxford Street 
West and Westdel Bourne, to the satisfaction of the City. 

 
#39 The Owner shall implement all recommendations outlined in the approved Transportation 

Impact Assessment, to the satisfaction of the City Engineer. 
 
#40 The Owner shall be required to make minor boulevard improvements on Westdel Bourne 

and Oxford Street West adjacent to this Plan, to the specifications of the City and at no cost 
to the City, consisting of clean-up, grading and sodding as necessary. -133-
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#41 The Owner shall remove all existing accesses and restore all affected areas, all to the 

satisfaction of the City, at no cost to the City. 
 
#42 In conjunction with the registration of this Plan, the Owner shall make all necessary 

arrangements to provide a multi-purpose easement to the City in relation to the storm sewer 
and maintenance access over Block 1 from The Linkway to Shore Road, to the satisfaction 
of the City Engineer and at no cost to the City. 

 
#43 The Owner shall construct a multi-use trail along the frontage of the plan on Oxford Street 

West, as per the accepted engineering drawings, all to the satisfaction of the City. 
 
 

SCHEDULE “C” 
 

 This is Schedule “C” to the Subdivision Agreement dated this ________ day of _______, 2017, 

between The Corporation of the City of London and Sifton Properties Limited  to which it is attached 

and forms a part. 

 

 SPECIAL WORKS AND SERVICES 

Roadways 

 The Linkway as a non-standard local road on a right of way width of 22.5 metres with a 

minimum road pavement width (excluding gutters) of 9.5 metres 

 Riverbend Road from The Linkway to Shore Road as a non-standard primary collector 

road on a right of way width of 21.5 metres with a minimum road pavement width 

(excluding gutters) of 9.5 metres. 

 Riverbend Road from Oxford Street West to The Linkway shall have a minimum road 

pavement width (excluding gutters) of 8.0 metres with a minimum road allowance of 20.0 

metres (66’). 

 Riverbend Road at Oxford Street West with 11.0 metres of pavement on a right of way width 

of 22.5 metres for a distance of 45 metres tapered over a distance of 30 metres back to a 20 

metre right of way.  Any landscaped gateway feature shall be installed within a widened 

boulevard area, to the specifications and satisfaction of the City Engineer. 

 The Linkway at Westdel Bourne with 11.0 metres of pavement on a right of way of 24.5 

metres tapered over a distance of 30 metres back to a 22.5 metre right of way.  Any 

landscape gateway feature shall be installed within a widened boulevard area, to the 

specifications and satisfaction of the City Engineer.  

 
Sidewalks 

 

A 1.5 metre (5 foot) sidewalk shall be constructed on one side of the following: 

i) Westdel Bourne – along entire frontage of plan 

ii) Riverbend Road – east boulevard 

iii) The Linkway – south boulevard  

 

Pedestrian Walkways   

There are no pedestrian walkways in this Plan. 
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SCHEDULE “D” 

 

 This is Schedule "D" to the Subdivision Agreement dated this ________  day of _______, 2017, 

between The Corporation of the City of London and Sifton Properties Limited to which it is attached 

and forms a part. 

 

 

 Prior to the Approval Authority granting final approval of this Plan, the Owner shall transfer to the 

City, all external lands as prescribed herein. Furthermore, within thirty (30) days of registration of the 

Plan, the Owner shall further transfer all lands within this Plan to the City. 

 

LANDS TO BE CONVEYED TO THE CITY OF LONDON: 

 

NOTE BLOCK NUMBERS MAY NEED CHANGED BASED ON REMOVAL ON SWM 

BLOCKS, 0.3 METRE RESERVES AND ROAD WIDENING BLOCKS 

 

0.3 metre (one foot) reserves:   Blocks 8, 9, 10, 11, 12, 13, 14, 15 and 16 
 
Road Widening (Dedicated on face of plan):  - Block 7 (street widening south side of 

Shore Road) 

       – A PORTION FRONTING WESTDEL 

BOURNE STILL REQUIRED NOT 

ADJACENT TO SWM 
 
Walkways:      NIL 
 
5% Parkland Dedication:    Cash payment in lieu of the 5% parkland 

dedication pursuant to City of London By-law 
C.P.-9. 

 
 
Dedication of land for Parks in excess of 5%: NIL 
 
Stormwater Management:    NIL 
 

 

LANDS TO BE SET ASIDE FOR SCHOOL SITE: 

School Site:      NIL 

 

 

LANDS TO BE HELD IN TRUST BY THE CITY: 

 Temporary access      NIL
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SCHEDULE “E” 

 

 This is Schedule “E” to the Subdivision Agreement dated this ________ day of _______, 2017, 

between The Corporation of the City of London and Sifton Properties Limited to which it is attached 

and forms a part. 

 

 

The Owner shall supply the total value of security to the City is as follows: 

 

 CASH PORTION:    $   365,103  

 BALANCE PORTION:    $2,068,917 

 TOTAL SECURITY REQUIRED   $2,434,020 

 

The Cash Portion shall be deposited with the City Treasurer prior to the execution of this agreement. 

 

The Balance Portion shall be deposited with the City Treasurer prior to the City issuing any 

Certificate of Conditional Approval or the first building permit for any of the lots and blocks in this 

Plan of Subdivision. 

  
The Owner shall supply the security to the City in accordance with the City’s By-Law No. A-7146-255 

and policy adopted by the City Council on July 27, 2014. 

 

In accordance with Section 9  Initial Construction of Services and Building Permits, the City may limit 

the issuance of building permits until the security requirements have been satisfied. 

 

The above-noted security includes a statutory holdback calculated in accordance with the Provincial 

legislation, namely the CONSTRUCTION LIEN ACT, R.S.O. 1990. 
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SCHEDULE “F” 

 

This is Schedule “F” to the Subdivision Agreement dated this ________ day of _______, 2017, 

between The Corporation of the City of London and Sifton Properties Limited  to which it is attached 

and forms a part. 

 

Prior to the Approval Authority granting final approval of this Plan, the Owner shall transfer to the 

City, all external easements as prescribed herein. Furthermore, within thirty (30) days of registration 

of the Plan, the Owner shall further transfer all easements within this Plan to the City. 

 

 

Multi-Purpose Easements: 

(a) Multi-purpose easements shall be deeded to the City in conjunction with this Plan, within 

this Plan, on an alignment and of sufficient width acceptable to the City Engineer as 

follows: 

 
(i) Over Block 1 for storm sewer  

 
(b) Temporary turning circle easements shall be deeded to the City in conjunction with this 

Plan over lands outside this Plan at the east limit of The Linkway. 

 

Road Easements:       

 

No road easements required  
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 Schedule “B” 

Related Estimated Costs and Revenues 
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 Schedule “C” 

SOURCE OF FINANCING 
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 1 

TO: 

 

 
CHAIR AND MEMBERS   

PLANNING & ENVIRONMENT COMMITTEE 
 

 FROM: 
 

G. KOTSIFAS, P.ENG. 
MANAGING DIRECTOR, DEVELOPMENT AND COMPLIANCE SERVICES 

AND CHIEF BUILDING OFFICIAL 
 

 SUBJECT: 
 

APPLICATION BY:  KENMORE HOMES (LONDON) INC. 
255 SOUTH CARRIAGE ROAD 

FOR: REMOVAL OF HOLDING PROVISIONS (H. AND H-100) 
 

MEETING ON NOVEMBER 20, 2017 
 

 

 RECOMMENDATION 

 
That, on the recommendation of the Senior Planner, Development Services, based on the 
application of Kenmore Homes (London) Inc. relating to the property located at 255 South 
Carriage Road, the attached proposed by-law BE INTRODUCED at the Municipal Council 
meeting on November 28, 2017 to amend Zoning By-law No. Z.-1 in conformity with the Official 
Plan to change the zoning of 255 South Carriage Road FROM a Holding Residential R1 Special 
Provision (h-100*R1-3 (4)) Zone, a Holding Neighbourhood Facility/Residential R1 Special 
Provision (h-100*NF1/R1-3 (4)) Zone, a Holding Residential R1 Special Provision (h-100*R1-3 
(8)) Zone, a Holding Residential R1 Special Provision (h-100*R1-13 (6)) Zone, a Holding 
Residential R1 Special Provision (h-100*R1-3 (4)) Zone, a Holding Residential R1 Special 
Provision (h*h-100*R1-13 (8)) Zone, a Holding Residential R1 Special Provision (h*h-100*R1-3 
(4)) Zone, Holding Residential R1 Special Provision (h*h-100*R1-3 (8)) Zone, a Holding 
Residential R4 Special Provision (h*h-100*R4-4 (1)) Zone and a Holding Residential R4 (h*h-
100*R4-4) Zone TO a Residential R1 Special Provision (R1-3 (4)) Zone, a Neighbourhood 
Facility/Residential R1 Special Provision (NF1/R1-3 (4)) Zone, a Residential R1 Special 
Provision (R1-3 (8)) Zone, a Holding Residential R1 Special Provision (R1-13 (6)) Zone, a 
Residential R1 Special Provision (R1-3 (4)) Zone, a Residential R1 Special Provision (R1-13 
(8)) Zone, a Residential R4 Special Provision (R4-4 (1)) Zone and a Residential R4 (R4-4) Zone 
to remove the h. and h-100 holding provisions. 
   

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of this zoning change is to remove the h and h-100 holding symbol to 
permit the development of six (6) multifamily street townhouse blocks and 94 single detached 
dwelling lots.   
 

 RATIONALE 

 
1. The removal of the holding provision will allow for development in conformity with the 

Zoning By-law. 
2. Through the subdivision approval process the required security has been submitted to 

the City of London, the execution of the subdivision agreement is imminent and the “h” 
holding provision is no longer required. 

3. The proposed subdivision public road access on South Carriage Way and Coronation 
Drive and the water system is looped. Removal of the h-100 holding provision is 
appropriate at this time.   
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 BACKGROUND 

 

Date Application Accepted: June 19, 2017 Owner: Kenmore Homes (London) Inc.  

REQUESTED ACTION: Removal of the h. and h.100 holding provisions from the low density 
residential zones. 
 

 

 

PUBLIC 
LIAISON: 

Notice of the application was published in the Londoner on July 6, 2017. 

Nature of Liaison:  
City Council intends to consider removing the h and h-100 holding provisions from the lands 
that ensures for the orderly development of land and for the provision of adequate water 
service and appropriate access a development agreement shall be entered into to the 
satisfaction of the City. Council will consider removing the holding provision as it applies to 
these lands no earlier than July 31, 2017. 

Responses: None 
 

 

 ANALYSIS 

 
Why is it Appropriate to remove this Holding Provision?      
 
The h. holding provision states that: 
 

“To ensure the orderly development of lands and the adequate provision of municipal 
services, the “h” symbol shall not be deleted until the required security has been provided 
for the development agreement or subdivision agreement, and Council is satisfied that the 
conditions of the approval of the plans and drawings for a site plan, or the conditions of the 
approval of a draft plan of subdivision, will ensure a development agreement or subdivision 
agreement is executed by the applicant and the City prior to development.” 
 

The applicant has submitted the required security to the City of London for the 2nd Phase of the 
Kenmore Homes (London) Inc. subdivision.  The special provisions have been endorsed by 
Council. The owner has provided the necessary security and the subdivision agreement is being 
finalized for execution by the owner and the City.  This satisfies the requirement for removal of the 
“h” holding provision.   
 
h-100 Holding Provision 
 
The (h-100) holding provision states that: 
 

“To ensure there is adequate water services and appropriate access, no more than 80 units 
may be developed until a looped watermain system is constructed and there is a second 
public access available to the satisfaction of the City Engineer, prior to the removal of the h-
100 symbol.” 

 
The h-100 holding provision requires that a looped watermain system be constructed and a 
second public road access is available for these lands.  The looped watermain has been 
constructed and public road access is available on Coronation Drive and South Carriage Way to 
the satisfaction of the City Engineer. It is appropriate to remove this holding provision at this 
time 
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 CONCLUSION 

 
It is appropriate to remove the h. and h-100 holding provisions from the subject lands at this time 
as second public road access and water looping has been provided and the required security has 
been submitted to the City of London and execution of the subdivision agreement is imminent. 
 

RECOMMENDED AND PREPARED BY: REVIEWED BY: 

 
 
 
 
 

 
 
 
 

C. SMITH 
SENIOR PLANNER, DEVELOPMENT 
SERVICES 

LOU POMPILII MCIP RPP  
MANAGER, DEVELOPMENT PLANNING 
(SUBDIVISION) 

RECEIVED BY: CONCURRED IN BY: 

 
 
 
 

 
 
 
 
 

MATT FELDBERG 
MANAGER, DEVELOPMENT SERVICES 
(SUBDIVISIONS)   

PAUL YEOMAN, RPP, PLE  
DIRECTOR, DEVELOPMENT SERVICES 

SUBMITTED BY: 

 
 
 
 
 

G. KOTSIFAS, P.ENG 
MANAGING DIRECTOR, DEVELOPMENT AND COMPLIANCE SERVICES  
AND CHIEF BUILDING OFFICIAL 

 
November 10, 2017 
CS/ 
 
"Attach."   
 
YY:\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2017\H-8791 - 255 South Carriage Way (CS)\PECreportH-8791.doc
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       Bill No. (Number to be inserted by Clerk's Office) 

       2017 
 
       By-law No. Z.-1-   

 
       A by-law to amend By-law No. Z.-1 to 

remove holding provisions from the zoning 
for lands located at 255 South Carriage 
Road. 

 
  WHEREAS Kenmore Homes (London) Inc. have applied to remove the holding 
provisions from the zoning for the lands located at 255 South Carriage Road, as shown on the 
map attached to this by-law, as set out below; 
  
  AND WHEREAS it is deemed appropriate to remove the holding provisions from 
the zoning of the said land; 
 
  THEREFORE the Municipal Council of The Corporation of the City of London 
enacts as follows: 
 
1.  Schedule "A" to By-law No. Z.-1 is amended by changing the zoning applicable 
to the lands located at 255 South Carriage Road, as shown on the attached map, to remove the 
h. and h-100 holding provisions so that the zoning of the lands as a Residential R1 Special 
Provision (R1-3 (4)) Zone, a Neighbourhood Facility/Residential R1 Special Provision (NF1/R1-
3 (4)) Zone, a Residential R1 Special Provision (R1-3 (8)) Zone, a Holding Residential R1 
Special Provision (R1-13 (6)) Zone, a Residential R1 Special Provision (R1-3 (4)) Zone, a 
Residential R1 Special Provision (R1-13 (8)) Zone, a Residential R4 Special Provision (R4-4 
(1)) Zone and a Residential R4 (R4-4) Zone comes into effect. 
 
2.  This By-law shall come into force and effect on the date of passage. 
 
 
  PASSED in Open Council on November 28, 2017. 
 
 
 
 
  
 
  
  
 
       Matt Brown 
       Mayor 
 
 
 
 
 
       Catharine Saunders 
       City Clerk  
  
 
 
 
 
 
First Reading    -November 28, 2017 
Second Reading –November 28, 2017 
Third Reading   - November 28, 2017 
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TO: 
 

CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

 

 FROM: 
 

G. KOTSIFAS, P.ENG. 
MANAGING DIRECTOR, DEVELOPMENT AND COMPLIANCE SERVICES 

AND CHIEF BUILDING OFFICIAL 
 

 SUBJECT: 
 

APPLICATION BY:  RICHMOND VILLAGE (LONDON) INC. 
275 CALLAWAY ROAD 

FOR: REMOVAL OF HOLDING PROVISION (H-100) 
 

MEETING ON NOVEMBER 20, 2017 
 

 
 

 RECOMMENDATION 

 
That, on the recommendation of the Senior Planner, Development Services based on the 
application of Richmond Village (London) Inc. relating to the property located at 275 Callaway 
Road, the attached proposed by-law BE INTRODUCED at the Municipal Council meeting on 
November 28, 2017 to amend Zoning By-law No. Z.-1 in conformity with the Official Plan to 
change the zoning of 275 Callaway Road FROM a Holding Residential R6 Special Provision/ 
Residential R7 Special Provision (h-100*R6-5 (26)/R7 (10)) Zone TO a Residential R6 Special 
Provision/ Residential R7 Special Provision (R6-5 (26)/R7 (10)) Zone to remove the h-100 
holding provision.   
  

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of this zoning change is to remove the h-100 holding symbol to permit 
the development of multi-family street townhouses.   
 
 

 RATIONALE 

 
1. The removal of the holding provision will allow for development in conformity with the 

Zoning By-law. 
2. The proposed subdivision has public road access at Callaway Road and the water 

system is looped. Removal of the h-100 holding provision is appropriate at this time.  
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 BACKGROUND 

 

Date Application Accepted: September 13, 
2017 

Owner: Richmond Village (London) Inc.  

REQUESTED ACTION: Removal of the h.100 holding provisions from the medium density 
residential zone. 
 

 

 

PUBLIC 
LIAISON: 

Notice of the application was published in the Londoner on September 28, 
2017. 

Nature of Liaison:  
City Council intends to consider removing the h-100 holding provisions from the lands that 
ensures for the orderly development of land and for the provision of adequate water service 
and appropriate access a development agreement shall be entered into to the satisfaction of 
the City. Council will consider removing the holding provision as it applies to these lands no 
earlier than October 23, 2017. 

Responses: None 
 

 

 ANALYSIS 

 
Why is it Appropriate to remove this Holding Provision?      
 
h-100 Holding Provision 
 
The (h-100) holding provision states that: 
 

“To ensure there is adequate water services and appropriate access, no more than 80 units 
may be developed until a looped watermain system is constructed and there is a second 
public access available to the satisfaction of the City Engineer, prior to the removal of the h-
100 symbol.” 

 
The h-100 holding provision requires that a looped watermain system be constructed and a 
second public access is available for these lands. By email dated August 31, 2017, the City of 
London Water Operation Department confirmed that “the site has a looped water main from 
Callaway Road to Sunningdale Road. It was put into service in two phases; the south phase 
was in service on December 10, 2014 and the north phase on April 8, 2014. Inspection and 
acceptance of all water main on private property will be covered under the Building Permit for 
the site.”  
 
The City has issued building permits for all units in this development, the looped watermain has 
been constructed and the public access is available on Callaway Road to the satisfaction of the 
City Engineer. It is appropriate to remove this holding provision at this time 
 

 CONCLUSION 

 
It is appropriate to remove the h-100 holding provisions from the subject lands at this time as 
access and water looping has been provided to the satisfaction of the City Engineer.   
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RECOMMENDED AND PREPARED BY: REVIEWED BY: 

 
 
 
 
 

 
 
 
 

C. SMITH 
SENIOR PLANNER, DEVELOPMENT 
SERVICES 

LOU POMPILII MCIP RPP  
MANAGER, DEVELOPMENT PLANNING 
(SUBDIVISION) 

RECEIVED BY: CONCURRED IN BY: 

 
 
 
 

 
 
 
 
 

MATT FELDBERG 
MANAGER, DEVELOPMENT SERVICES 
(SUBDIVISIONS)   

PAUL YEOMAN, RPP, PLE  
DIRECTOR, DEVELOPMENT SERVICES 

SUBMITTED BY: 

 
 
 
 
 

G. KOTSIFAS, P.ENG 
MANAGING DIRECTOR, DEVELOPMENT AND COMPLIANCE SERVICES  
AND CHIEF BUILDING OFFICIAL 

 
 
November 10, 2017 
CS/ 
 
"Attach."   
 
Y:\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2017\H-8820 - 275 Callaway Road (CS)\PECreportH-8820.doc  
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       Bill No. (Number to be inserted by Clerk's Office) 

       2017 
 
       By-law No. Z.-1-   

 
       A by-law to amend By-law No. Z.-1 to 

remove holding provisions from the zoning 
for lands located at 275 Callaway Road. 

 
  WHEREAS Richmond Village (London) Inc. have applied to remove the holding 
provisions from the zoning for the lands located at 275 Callaway Road, as shown on the map 
attached to this by-law, as set out below; 
  
  AND WHEREAS it is deemed appropriate to remove the holding provisions from 
the zoning of the said land; 
 
  THEREFORE the Municipal Council of The Corporation of the City of London 
enacts as follows: 
 
1.  Schedule "A" to By-law No. Z.-1 is amended by changing the zoning applicable 
to the lands located at 275 Callaway Road, as shown on the attached map, to remove the h-100 
holding provision so that the zoning of the lands as a Residential R6 Special Provision/ 
Residential R7 Special Provision (R6-5 (26)/R7 (10)) Zone comes into effect. 
 
2.  This By-law shall come into force and effect on the date of passage. 
 
 
  PASSED in Open Council on November 28, 2017. 
 
 
 
 
  
 
  
  
 
       Matt Brown 
       Mayor 
 
 
 
 
 
       Catharine Saunders 
       City Clerk  
  
 
 
 
 
 
First Reading    -November 28, 2017 
Second Reading – November 28, 2017 
Third Reading   - November 28, 2017 
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  TO:  CHAIR AND MEMBERS 
PLANNING & ENVIRONMENT COMMITTEE 

 ON  November 20, 2017 

 FROM: 
 J. M. FLEMING 

MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: 
HIGHLAND RIDGE SANITARY TRUNK SEWER POST CONSTRUCTION 

RESTORATION WORKS AND MONITORING 
PEC DEFERRED MATTER #1 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner regarding 
the Highland Ridge Sanitary Trunk Sewer post construction restoration works and monitoring 
plan, the following report BE RECEIVED. 

 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
a) Highland Ridge Sanitary Trunk Sewer Environmental Impact Study (Dillon Consulting 

July 2011), 
b) Municipal Council Resolution letter dated May 23, 2012 

 
 

 BACKGROUND 

 
The City of London proposed to construct the Highland Ridge Sanitary Trunk Sewer within the 
ecological buffer situated along the northern edge of the North Talbot Provincially Significant 
Wetland located northeast of Cranbrook Road. The Dillon Consulting Environmental Impact 
Study was to determine the feasibility of the proposed sewer alignment in a manner that would 
protect the significance and function of the Natural Heritage System.  The EIS was completed 
according to the scoped checklist created in conjunction with the City of London and it 
prescribed a detailed monitoring plan.  
 
As part of the approvals for the project, Council passed a resolution on May 23, 2012 that 
required the recommendations for monitoring as identified in Table 7 of the EIS Report be 
implemented and that the Ecologist Planner be directed to report back on the monitoring 
program. The Dillon Consulting EIS identified required mitigation measures that were intended 
to protect and enhance the North Talbot Provincially Significant Wetland.  The EIS identified that 
the buffer was to be ecologically restored.  This included seeding and plantings of various native 
species in multiple ‘cells’, turtle nesting habitat sites and a snake hibernacula. These were to be 
implemented post-construction and monitored for a period of 2 years. 

 

 REVIEW OF MONITORING REPORTS AND SITE VISIT 

The monitoring reports were completed over a period of 2 growing seasons in 2013 and 2014 
as required.  The reports identified some dead and dying vegetation over the course of these 
reports. However, the monitoring reports did not fully discuss the wildlife habitat creation 
components or monitor them for installation success or use. Staffing changes at the time, 
resulted in these deficiencies not being properly addressed. 

A site visit conducted by the City of London Ecologist during the summer of 2016 confirmed that 
some of the vegetation was dead or dying and should have been replaced.  It did not appear 
that any replacement plantings had been installed after the monitoring reports were filed with 
the City of London.  It also was clear in 2016 that there are no existing areas that would be 
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suitable turtle nesting sites based on the observed existing conditions.  The snake hibernacula, 
which was difficult to identify, likely was not created correctly and is not functioning as intended.  
There was some evidence of soil erosion in areas where seeding did not take and has exposed 
a hard clay surface with no topsoil present. 

Table 6 of the EIS clearly identified the restoration works required as part of this project and 
were detailed on the restoration drawings located in Appendix H.  Table 7 of the EIS identifies 
the monitoring requirements post-construction.  While the monitoring reports were completed, 
they did not fully address the wildlife habitat use of these areas. 

RECOMMENDATIONS 

 
In order to fully implement Table 6 and Table 7 requirements identified by the Dillon Consulting 
EIS (July 2011), the following actions are required: 
 

1) Suitable turtle nesting habitat needs to be recreated (in consultation with the UTRCA); 
 

2) A suitable snake hibernacula needs to be recreated (in consultation with the UTRCA); 
 

3) Replacement plantings for the dead and dying vegetation needs to be undertaken; 
 

4) Additional native seeding application for the area needs to be undertaken according to 
the City of London Construction Specification for Seeding and Cover (2015), and; 
 

5) The City will inspect and monitor all works for a further year after construction. 
 
Planning and Wastewater Engineering staff will work with Dillon and the UTRCA to implement 
these recommendations in the spring of 2018. 
 
 

PREPARED BY: SUBMITTED BY: 

 
 
 
 

 
 
 

J. MACKAY, M.Sc. 
ECOLOGIST,  
ENVIRONMENTAL & PARKS PLANNING 

A. MACPHERSON, OALA 
MANAGER  
ENVIRONMENTAL & PARKS PLANNING  

RECOMMENDED BY: 

 
 
 

JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND  
CITY PLANNER 

 

Y:\Shared\parksplanning\EIS\Highland Ridge SS\2017 PEC - Highland Ridge Sanitary Sewer DRAFT Staff Report 

JamesMacKay_Oct_2017.doc 
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 TO:  CHAIR AND MEMBERS 
 PLANNING AND ENVIRONMENT COMMITTEE 

 FROM: 
  

GEORGE KOTSIFAS, P. ENG. 
MANAGING DIRECTOR, DEVELOPMENT & COMPLIANCE SERVICES 

AND CHIEF BUILDING OFFICIAL 

 SUBJECT: APPLICATION BY:  748094 ONTARIO LTD. & 2624 JACKSON ROAD INC. 
FOR APPROVAL OF DRAFT PLAN OF SUBDIVISION 

OFFICIAL PLAN AND ZONING BY-LAW AMENDMENTS 
1635 COMMISSIONERS ROAD EAST AND 2624 JACKSON ROAD  

 
APPLICATION BY:  CITY OF LONDON 

OFFICIAL PLAN AMENDMENT 
1663 & 1685 COMMISSIONERS ROAD EAST 

AND 2652 JACKSON ROAD 
 

MEETING ON NOVEMBER 20, 2017 

 
 

 RECOMMENDATION 

 
That, on the recommendation of the Senior Planner, Development Services, the following actions 
be taken with respect to the application of 748094 Ontario Ltd. and 2624 Jackson Road Inc. for 
the lands located at 1635 Commissioners Road East and 2624 Jackson Road; and the application 
by the City of London relating to Official Plan Amendments for 1663 Commissioners Road East, 
1685 Commissioners Road East and 2652 Jackson Road: 

(a) the following information report summarizing the results of further discussions undertaken 
with the applicant as to how the proposed subdivision design could potentially be modified 
to improve the views onto natural heritage areas, consistent with Chapter Two, Physical 
Context, of the Placemaking Guidelines; and Policy 204 of the London Plan, BE 
RECEIVED; 
 

(b) pursuant to Section 34(17) of the Planning Act, as determined by the Municipal Council, 
no further notice BE GIVEN in respect of the proposed by-law noted in Part (h) below for 
the reasons that: 
i) the revisions to the proposed by-law are minor in nature; and, 
ii) it continues to implement a subdivision design that is generally consistent with the 

proposed Draft Plan of Subdivision and Zoning By-law Amendment circulated with 
the Notices of Application and Public Meeting; 

(c) the Approval Authority BE ADVISED of the issues, if any, raised at the Public Participation 
Meeting held on September 25, 2017 with respect to the application for Draft Plan of 
Subdivision by 748094 Ontario Ltd. and 2624 Jackson Road Inc. relating to lands located 
at 1635 Commissioners Road East and 2624 Jackson Road; 

(d) the Approval Authority BE ADVISED that Municipal Council supports issuing Draft 
Approval of the proposed plan of subdivision as submitted by 748094 Ontario Ltd. and 
2624 Jackson Road Inc., prepared by Stantec Consulting Ltd. and certified by Terry P. 
Dietz O.L.S. (Project No. 1614-03884 Drawing No.1, dated May 2, 2017), which shows 
thirty-nine (39) low density residential blocks, seventeen (17) medium density residential 
blocks, three (3) open space blocks, two (2) open space buffer blocks, six (6) park blocks, 
three (3) park/walkway blocks, one (1) part block, one (1) access/servicing  block, one (1) 
school block, one (1) stormwater management block, one (1) existing hydro corridor block, 
two (2) future development blocks, twelve (12) reserve blocks, and four (4) road widening 
blocks, SUBJECT TO minor design modifications being incorporated into the proposed 
plan of subdivision as outlined in the information report received in Part (a) above, and the 
conditions contained in the attached Appendix “D”; 
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(e) the proposed by-law attached hereto as Appendix “A” BE INTRODUCED at the Municipal 
Council meeting on November 28, 2017 to amend the Official Plan for lands located at 
1635 Commissioners Road East and 2624 Jackson Road to change the land use 
designations on Schedule ‘A’ – Land Use FROM “Urban Reserve - Community Growth” 
and “Environmental Review” TO “Low Density Residential”, “Multi-family, Medium Density 
Residential”, and “Open Space”; and to amend Schedule ‘C’ – Transportation Corridors to 
add “Secondary Collectors”; 

(f) the proposed by-law attached hereto as Appendix “B” BE INTRODUCED at the Municipal 
Council meeting on November 28, 2017 to amend the Official Plan for lands located at 
1663 Commissioners Road East and 1685 Commissioners Road East to change the land 
use designation on Schedule ‘A’ – Land Use FROM “Urban Reserve - Community Growth” 
TO “Multi-family, Medium Density Residential”; 

(g) Based on the City-initiated review of the Official Plan land use designations, NO 
FURTHER ACTION be taken with respect to lands located at 2652 Jackson Road.  The 
property is adjacent a phase of the subdivision intended for future development requiring 
further detailed planning, and no changes to the land use designation are proposed at this 
time; 

(h) the proposed by-law attached hereto as Appendix “C” BE INTRODUCED at the Municipal 
Council meeting on November 28, 2017 to amend Zoning By-law No. Z.-1, in conformity 
with the Official Plan as amended in Part (e) above, to change the zoning of the subject 
lands FROM an Urban Reserve (UR4) Zone, an Environmental Review (ER) Zone, and 
an Agricultural (AG1) Zone TO: 

i) a Holding Residential R1 Special Provision (h•h-100•R1-13( )) Zone to permit 
single detached dwellings on lots with a minimum lot frontage of 9.0 metres and 
minimum lot area of 270 square metres; together with a special provision for a 
minimum rear yard depth of 6.0 metres; 

ii) a Holding Residential R1 (h•h-100•R1-4) Zone to permit single detached dwellings 
on lots with a minimum lot frontage of 12.0 metres and minimum lot area of 360 
square metres; 

iii) a Holding Residential R4/R5/R6 (h•h-71•h-100•R4-6/R5-4/R6-5) Zone to permit 
street townhouse dwellings; townhouses and stacked townhouses up to a 
maximum density of 40 units per hectare and maximum height of 12 metres; and 
various forms of cluster housing including single detached, semi-detached, duplex, 
triplex, fourplex, townhouse, stacked townhouse, and apartment buildings up to a 
maximum density of 35 units per hectare and maximum height of 12 metres; 

iv) a Holding Residential R4/R5/R6 (h•h-54•h-71•h-100•R4-6/R5-4/R6-5) Zone to 
permit street townhouse dwellings; townhouses and stacked townhouses up to a 
maximum density of 40 units per hectare and maximum height of 12 metres; and 
various forms of cluster housing including single detached, semi-detached, duplex, 
triplex, fourplex, townhouse, stacked townhouse, and apartment buildings up to a 
maximum density of 35 units per hectare and maximum height of 12 metres; 

v) a holding Neighbourhood Facility / Residential R1 (h•h-100•NF/R1-4) Zone to 
permit such uses as elementary schools, places of worship, and day care centres; 
and to permit single detached dwellings on lots with a minimum lot frontage of 12.0 
metres and minimum lot area of 360 square metres;  

vi) an Open Space (OS1) Zone to permit public parks, conservation lands, and  
recreational buildings associated with conservation lands and public parks; 

vii) an Open Space (OS5) Zone to permit conservation lands, conservation works, 
passive recreation uses which include hiking trails and multi-use pathways, and 
managed woodlots; 

viii) an Urban Reserve Special Provision (UR4(  )) Zone to permit such uses as existing 
dwellings, agricultural uses, conservation lands, passive recreation uses, kennels, 
and private outdoor recreation clubs; together with a special provision for a 
minimum lot area of 7.0 hectares;  

ix) a holding Urban Reserve Special Provision (h-82•UR4(  )) Zone to permit such 
uses as existing dwellings, agricultural uses, conservation lands, passive 
recreation uses, kennels, and private outdoor recreation clubs; together with a 
special provision for a minimum lot area of 160 square metres and no minimum lot 
frontage requirement; 

x) an Agricultural Special Provision (AG1( )) Zone to permit agricultural uses, 
kennels, conservation lands, nursery, passive recreation uses, farm markets, and 
greenhouses; together with a special provision for a minimum lot area of 2.6 
hectares; 
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xi) an Agricultural Special Provision (AG1( )) Zone to permit agricultural uses, 
kennels, conservation lands, nursery, passive recreation uses, farm markets, and 
greenhouses; together with a special provision for a minimum lot area of 1.5 
hectares and minimum lot frontage of 50 metres.  

it being noted that the following holding provisions have also been applied: 

 (h) - to ensure orderly development and adequate provision of municipal 
services, the “h” symbol shall not be deleted until the required security is 
provided and that the conditions of draft plan approval will ensure the execution 
of a subdivision agreement prior to development; 

 (h-54) - to ensure completion of noise assessment reports and implementation 
of mitigation measures for development adjacent arterial roads; 

 (h-71) ) - to encourage street oriented development the Owner shall prepare a 
building orientation plan to be incorporated into the approved Site Plan and 
Development Agreement; 

 (h-82) – to ensure consistent lotting pattern and that any part blocks are 
consolidated with adjacent lands; 

 (h-100) – to ensure there is adequate water service and appropriate access, a 
looped watermain system must be constructed and a second public access 
must be available. 

 
(i) IT BEING NOTED that modifications to Map 1 – Place Types and Map 3 – Street 

Classifications in The London Plan reflecting the amendments as recommended in Parts 
(c) and (d) above will be undertaken by Civic Administration and will be brought forward 
to Municipal Council as part of a future comprehensive review. 

 
(j) the applicant BE ADVISED that the Development Finance has summarized  the estimated 

costs and revenues information as attached in Appendix "E". 
 

 BACKGROUND 

 
Municipal Council, at its meeting held on October 3, 2017 resolved: 
 
12. That clause 12, of the 18th Report of the Planning and Environment Committee, with 
respect to the application of 748094 Ontario Ltd., and 2624 Jackson Road Inc., for the lands 
located at 1635 Commissioners Road East and 2624 Jackson Road and the application by the 
City of London, relating to the Official Plan Amendments for 1663 Commissioners Road East, 
1685 Commissioners Road East and 2652 Jackson Road BE REFERRED back to the Civic 
Administration to undertake and report back on the results of further discussions with the applicant 
as to how the proposed subdivision design could potentially be modified to: 
 

i) improve the views onto natural heritage areas, consistent with Chapter Two, 
Physical Context, of the Placemaking Guidelines, which includes the following 
considerations: 

 
•  visually integrate natural features, such as slopes, trees and water courses 

into the community design as visual and physical focal points; 
•  avoid a consistent pattern of backing onto natural features; 
•  incorporate significant natural features to enhance the community as visual 

or passive recreational amenities where appropriate, and 
•  where possible, design street patterns to use natural features as visual 

terminuses for views and streetscapes; and, 
 
ii) be consistent with Policy 204 of the London Plan, which states: 

 
204_ Natural heritage is an important contributor to the character of an area and influences the 
overall street network. Neighbourhoods should be designed to preserve view corridors to natural 
heritage features and landmarks through lotting patterns, window streets, and building placement. 
(2017-D09) (AS AMENDED) (12/18/PEC) 
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Following the Municipal Council direction, Development Services staff met with the applicant and 
their consultants to discuss modifying the subdivision design in a manner that would improve view 
corridors into the natural heritage feature and achieve better integration of open space with the 
community.  As a result of those discussions, further adjustments have been made to the 
proposed draft plan of subdivision presented to the Planning and Environment Committee on 
September 25, 2017.  Adjustments to the draft plan are identified on the following page and further 
described as follows: 
 

1. In the north easterly portion of the draft plan, Street ‘E’ has been extended easterly to align 
with the intersection of Street ‘D’, north of Street ‘B’.  The result is an improved road 
alignment and more functional intersection, whereas previously there was a slight jog in 
the alignment between the intersecting roads.  This adjustment has also resulted in the 
creation of a “window street” with increased exposure to the natural features and open 
space buffer.  The open space buffer block configuration as originally proposed has not 
changed.  However, a park access block at this location has been reconfigured to increase 
the exposure and access to park/open space land along the window street portion of 
Street ‘E’, and increased access to the multi-use pathway. 

 
2. In the middle portion of the draft plan, the park access block located on the outside bend 

of Street ‘I’ has been widened in order to improve the public view corridors to the natural 
feature along Street ‘I’ in both southerly and easterly directions.  As well as creating a 
more identifiable focal point for the community, it has improved the integration of public 
spaces including the neighbourhood park and school blocks, and access to the multi-use 
pathway.  Portions of the adjacent residential blocks on either side were given up in order 
to widen the park access block, an area roughly equivalent to 2 or 3 single detached 
residential lots. 
 

3. In the mid-to-north easterly portion of the draft plan, an approximately 11 metre wide public 
access block has been incorporated at the east end of Street ‘G’, east of Street ‘F’.  This 
is intended to replace a small park access block previously located further west along 
Street ‘F’, and is a better location to provide a closer pedestrian and cycling connection 
between the small neighbourhood park and the multi-use pathway and natural heritage 
feature.  The placement of this block will also improve views into the natural feature along 
Street ‘G’, consistent with direction provided by Council. 
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PROPOSED MODIFICATIONS TO DRAFT PLAN 

1 

2
1 

3
1 
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 CONCLUSION 

 
With the proposed design modifications as summarized above, the applicant and staff have 
agreed that these changes result in a better outcome achieving the objectives of the City’s 
Placemaking Guidelines and Policy 204 of The London Plan.  These policies require that new 
development integrate significant natural heritage features within the community, incorporate 
visual terminuses, and improve street exposure to public open spaces.  For the applicant it 
minimizes the potential of higher site engineering and development costs with respect to major 
changes to the design that would require significant grading and filling in order to maintain the 
overland flow and water balance to the wetland within the natural heritage feature.  Development 
Services wishes to acknowledge the efforts of the applicant and their consulting team for working 
with staff for a positive outcome. 
 
The staff recommendation on this application presented at the public participation meeting of the 
Planning and Environment Committee on September 25, 2017 (see attached report) has been 
reiterated in this report, including the conditions of Draft Plan Approval, Official Plan Amendments, 
and a revised Zoning By-law Amendment schedule reflecting the minor modifications to the 
proposed subdivision design.  It is also recommended that no further public notice be given as 
the revisions to the proposed by-law are minor in nature and generally consistent with the 
proposed Draft Plan of Subdivision and Zoning By-law Amendment circulated with the Notices of 
Application and Public Meeting. 
  

RECOMMENDED BY: REVIEWED BY: 

 
 
 
 
 
 

 
 
 
 

LARRY MOTTRAM, MCIP, RPP 
SENIOR PLANNER – DEVELOPMENT 
SERVICES 
  

LOU POMPILII, MPA, RPP 
MANAGER, DEVELOPMENT PLANNING 

REVIEWED BY: CONCURRED IN BY: 

 
 
 
 
 
 

 
 
 
 
 

MATT FELDBERG 
MANAGER, DEVELOPMENT SERVICES 
(SUBDIVISIONS)   
 

PAUL YEOMAN, RPP, PLE  
DIRECTOR, DEVELOPMENT SERVICES 

SUBMITTED BY: 

 
 
 
 
 
 
 

G. KOTSIFAS, P.ENG 
MANAGING DIRECTOR, DEVELOPMENT AND COMPLIANCE SERVICES  
AND CHIEF BUILDING OFFICIAL 
 

November 13, 2017 

GK/PY/MF/LP/LM/lm    "Attach."   
Y:\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2006\39T-06507 ~ 2624 Jackson Road & 1635 Commissioners Rd E\2016 

Revised Submission\Draft Approval\Modifications to Draft Plan\PEC Report.docx  
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APPENDIX “A” 
Official Plan Amendment  

 
 
 
 
  Bill No. (number to be inserted by Clerk's Office) 
  2018  
 
 
  By-law No. C.P.-1284-  

 
  A by-law to amend the Official Plan for the 

City of London, 1989 for lands located at 
1635 Commissioners Road East and 2624 
Jackson Road, east side of Jackson Road 
between Commissioners Road East and 
Bradley Avenue. 

 
 
  The Municipal Council of The Corporation of the City of London enacts as follows: 
 
1.  Amendment No. (to be inserted by Clerk's Office) to the Official Plan for the City of London 
Planning Area – 1989, as contained in the text attached hereto and forming part of this by-law, is 
adopted. 
 
2.  This by-law shall come into effect in accordance with subsection 17(38) of the 
Planning Act, R.S.O. 1990, c.P.13. 
 
 
  PASSED in Open Council on November 28, 2017.  
 
 
 
 
 
 
 
 
  Matt Brown 
  Mayor 
 
 
 
 
 
   
 
 
  Catharine Saunders 
  City Clerk  
 
 
 
 
 
 
First Reading – November 28, 2017  
Second Reading – November 28, 2017 
Third Reading – November 28, 2017  
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 AMENDMENT NO.    
 
 to the 
 
 OFFICIAL PLAN FOR THE CITY OF LONDON 
 
 
A. PURPOSE OF THIS AMENDMENT 
 

The purpose of this Amendment is: 
 
1. To change the land use designations for the subject lands on Schedule “A” – Land 

Use of the Official Plan FROM “Urban Reserve - Community Growth” and 
“Environmental Review” TO “Low Density Residential”, “Multi-family, Medium 
Density Residential” and “Open Space”. 

 
2. To change Schedule “C” – Transportation Corridors of the Official Plan to add 

“Secondary Collector” roads. 
 
 
B. LOCATION OF THIS AMENDMENT 
 

1. This Amendment applies to lands located at 1635 Commissioners Road East and 
2624 Jackson Road, east side of Jackson Road between Commissioners Road 
East and Bradley Avenue, in the City of London. 

 
 
C. BASIS OF THE AMENDMENT 
 

The subject of this amendment is an 82 hectare parcel of land, referred to as the Parker-
Jackson lands.  An application for approval of draft plan of subdivision has been submitted 
for development of a low-medium density residential subdivision.  Under Schedule ‘A’ - Land 
Use, the Parker-Jackson lands are designated as “Urban Reserve-Community Growth” and 
“Environmental Review”.  A portion of these lands in the southeast corner of the property, 
south of an existing hydro transmission corridor, are designated “Agriculture”.  This 
amendment is to change the land use designations from “Urban Reserve - Community 
Growth” and “Environmental Review” to “Low Density Residential”, “Multi-family, Medium 
Density Residential”, and “Open Space”; and amend Schedule ‘C’ – Transportation Corridors 
map to add “Secondary Collectors”. 

 
The subdivision draft plan was accompanied by a land use concept in support of the 
proposed amendments which demonstrates a compatible, connected, pedestrian oriented 
subdivision composed of a range of housing from single family, townhouse, cluster housing, 
street townhouse dwellings, school and parks, and natural heritage features to be protected 
and maintained as public open space.  The proposed subdivision plan is based on a network 
of Secondary Collector and local streets.  The subdivision road pattern incorporates a strong 
grid street pattern connected to north-south and east–west secondary collector roads which 
functions as the “spine” of the community 
 
The recommended amendments are appropriate and consistent with the 2014 Provincial 
Policy Statement; are in keeping with the intent of the Official Plan policies; will utilize existing 
municipal services and preserve significant natural heritage features; provide for an 
attractive, pedestrian-oriented and compatible development; and contributes to compact 
urban form through the proposed range and mix of uses. 
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D. THE AMENDMENT 
 

The Official Plan for the City of London is hereby amended as follows: 
 
1. Schedule "A", Land Use to the Official Plan for the City of London Planning Area is 

amended by designating those lands located at 1635 Commissioners Road East and 2624 
Jackson Road, east side of Jackson Road between Commissioners Road East and 
Bradley Avenue in the City of London, as indicated on "Schedule 1" attached hereto, from 
Urban Reserve - Community Growth and Environmental Review to Low Density 
Residential, Multi-family, Medium Density Residential and Open Space. 

 
2. Schedule “C”, Transportation Corridors to the Official Plan for the City of London is 

amended by adding Secondary Collector roads, as indicated on "Schedule 2" attached 
hereto. 
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APPENDIX “B” 
Official Plan Amendment 

 
 
 
 
  Bill No. (number to be inserted by Clerk's Office) 
  2018  
 
 
  By-law No. C.P.-1284-  

 
  A by-law to amend the Official Plan for the 

City of London, 1989 for lands located at 
1663 and 1685 Commissioners Road East, 
south side of Commissioners Road East, 
east of Jackson Road. 

 
 
  The Municipal Council of The Corporation of the City of London enacts as follows: 
 
1.  Amendment No. (to be inserted by Clerk's Office) to the Official Plan for the City of London 
Planning Area – 1989, as contained in the text attached hereto and forming part of this by-law, is 
adopted. 
 
2.  This by-law shall come into effect in accordance with subsection 17(38) of the 
Planning Act, R.S.O. 1990, c.P.13. 
 
 
  PASSED in Open Council on November 28, 2017.  
 
 
 
 
 
 
 
 
  Matt Brown 
  Mayor 
 
 
 
 
 
   
 
 
  Catharine Saunders 
  City Clerk  
 
 
 
 
 
 
First Reading – November 28, 2017  
Second Reading – November 28, 2017 
Third Reading – November 28, 2017  
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 AMENDMENT NO.    
 
 to the 
 
 OFFICIAL PLAN FOR THE CITY OF LONDON 
 
 
A. PURPOSE OF THIS AMENDMENT 
 

The purpose of this Amendment is: 
 
1. To change the land use designation for the subject lands on Schedule “A” – Land 

Use of the Official Plan FROM “Urban Reserve - Community Growth” TO “Multi-
family, Medium Density Residential” 

 
 
B. LOCATION OF THIS AMENDMENT 
 

1. This Amendment applies to lands located at 1663 and 1685 Commissioners Road 
East, south side of Commissioners Road East, east of Jackson Road, in the City 
of London. 

 
C. BASIS OF THE AMENDMENT 
 

An application for approval of draft plan of subdivision, Official Plan and Zoning By-law 
amendments, has been submitted for an 82 hectare parcel of land, located at 1635 
Commissioners Road East and 2624 Jackson Road, east side of Jackson Road between 
Commissioners Road East and Bradley Avenue.  The property is referred to as the Parker-
Jackson lands.  The lands for the proposed subdivision have frontage along Commissioners 
Road East which is broken up by two existing rural residential lots that are outside the limits 
of the draft plan.  In order to consider the proposed land use changes comprehensively, the 
City included these “orphan” parcels concurrently as part of the application review and 
Official Plan amendments. 
 

D. THE AMENDMENT 
 

The Official Plan for the City of London is hereby amended as follows: 
 
1. Schedule "A", Land Use to the Official Plan for the City of London Planning Area is 

amended by designating those lands located at 1663 and 1685 Commissioners Road 
East, south side of Commissioners Road East, east of Jackson Road in the City of London, 
as indicated on "Schedule 1" attached hereto, from Urban Reserve - Community Growth 
to Multi-family, Medium Density Residential. 
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APPENDIX “C” 

Zoning By-law Amendment  
 
 
 
 
 
      Bill No. (number to be inserted by Clerk's Office) 
      2018 
 
      By-law No. Z.-1-   
 
      A by-law to amend By-law No. Z.-1 to 

rezone lands located at 1635 
Commissioners Road East and 2624 
Jackson Road, east side of Jackson Road 
between Commissioners Road East and 
Bradley Avenue. 

 
 
  WHEREAS 748094 Ontario Ltd. and 2624 Jackson Road Inc. have applied to 
rezone lands located at 1635 Commissioners Road East and 2624 Jackson Road, as shown on 
the map attached to this by-law, as set out below; 
   
  AND WHEREAS upon approval of Official Plan Amendment Number (number to 
be inserted by Clerk’s Office) this rezoning will conform with the Official Plan; 
 
  NOW THEREFORE the Municipal Council of The Corporation of the City of 
London enacts as follows: 
 

1. Schedule "A" to By-law No. Z.-1 is amended by changing the zoning applicable to lands 
located at 1635 Commissioners Road East and 2624 Jackson Road, as shown on the 
attached map, from an Urban Reserve (UR4) Zone, an Environmental Review (ER) Zone 
and an Agricultural (AG1) Zone to a Holding Residential R1 Special Provision (h•h-
100•R1-13(  )) Zone; a Holding Residential R1 (h•h-100•R1-4) Zone; a Holding Residential 
R4/R5/R6 (h•h-71•h-100•R4-6/R5-4/R6-5) Zone; a Holding Residential R4/R5/R6 (h•h-
54•h-71•h-100•R4-6/R5-4/R6-5) Zone; a holding Neighbourhood Facility / Residential R1 
(h•h-100•NF/R1-4) Zone; an Open Space (OS1) Zone; an Open Space (OS5) Zone; an 
Urban Reserve Special Provision (UR4(*)) Zone; a holding Urban Reserve Special 
Provision (h-82•UR4(**)) Zone; an Agricultural Special Provision (AG1(*)) Zone; and an 
Agricultural Special Provision (AG1(**)) Zone. 

 
 
2. Section 5.4 of the Residential R1 Zone to By-law No. Z.-1 is amended by adding the 

following Special Provision: 
 

R1-13 (   ) 
 
(a)  Regulations 

 

i) Rear Yard Depth    6.0 metres 
(Minimum) 

   
 

3. Section 45.4 of the Agricultural AG Zone to By-law No. Z.-1 is amended by adding the 
following Special Provisions: 
 

AG1 ( * ) 
 
(a) Regulations 

 
  i) Lot Area (Minimum)   2.6 hectares 
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  AG1( ** ) 

 
(a) Regulations 

 
  i) Lot Area (Minimum)   1.5 hectares 
 
  ii) Lot Frontage (Minimum)  50.0 metres 

 
 
4. Section 49.3 of the Urban Reserve UR Zone to By-law No. Z.-1 is amended by adding the 

following Special Provisions: 
 

UR4 ( * ) 
 
(a) Regulations 

 
  i) Lot Area (Minimum)   7.0 hectares 
   

UR4( ** ) 
 
(a) Regulations 

 
  i) Lot Area (Minimum)   160 square metres 
 
  ii) No Minimum Lot  

Frontage Requirement 
 
 
This By-law shall come into force and be deemed to come into force in accordance with 
subsection 34(21) of the Planning Act, R.S.O. 1990, c. P.13, either upon the date of the passage 
of this by-law or as otherwise provided by the said subsection. 
 
 PASSED in Open Council on November 28, 2017. 
 
 
 
 
 
 
  
 
 
      Matt Brown 
      Mayor 
 
 
 
 
 
 
 
      Catharine Saunders 
      City Clerk 
  
 
 
 
 
 
First Reading – November 28, 2017 
Second Reading – November 28, 2017 
Third Reading – November 28, 2017 
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APPENDIX “D” 

(Conditions to be included for draft plan approval) 
 
THE CORPORATION OF THE CITY OF LONDON’S CONDITIONS AND AMENDMENTS TO 
FINAL APPROVAL FOR THE REGISTRATION OF THIS SUBDIVISION, FILE NUMBER 39T-
06507 ARE AS FOLLOWS: 
 
 
NO. CONDITIONS 
 
 
1. This draft approval applies to the draft plan as submitted by Stantec (File No. 39T-06507), 

prepared by Callon Dietz and certified by Terry P. Dietz, Ontario Land Surveyor dated May 
2, 2017 (Project No. 1614-03884), which shows 39 low density residential blocks, 17 
medium density residential blocks, 3 open space blocks, 2 open space buffer blocks, 6 
park blocks, 3 park/walkway blocks, 1 part block, 1 access/servicing  block, 1 school block, 
1 stormwater management block, 1 existing hydro corridor block, 2 future development 
blocks, 12 reserve blocks, and 4 road widening blocks. 
 

2. This approval applies for three years, and if final approval is not given by that date, the 
draft approval shall lapse, except in the case where an extension has been granted by the 
Approval Authority. 
 

3. The road allowances included in this draft plan shall be shown on the face of the plan and 
dedicated as public highways. 

 
4. The Owner shall request that street(s) be named to the satisfaction of the City.  
 
5. The Owner shall request that the municipal addresses be assigned to the satisfaction of 

the City. 
 
6. Prior to final approval, the Owner shall submit to the City a digital file of the plan to be 

registered in a format compiled to the satisfaction of the City of London and referenced to 
NAD83UTM horizon control network for the City of London mapping program. 

 
7. The Owner shall enter into the City’s standard subdivision agreement (including any added 

special provisions) which shall be registered against the lands to which it applies.  Prior to 
final approval the Owner shall pay in full all municipal financial obligations/encumbrances 
on the said lands, including property taxes and local improvement charges. 

 
8. In conjunction with registration of the plan, the Owner shall provide to the appropriate 

authorities such easements and/or land dedications as may be required for all municipal 
works and services associated with the development of the subject lands, such as road, 
utility, drainage or stormwater management (SWM) purposes, to the satisfaction of and at 
no cost to the City. 

 
9. Prior to final approval, for the purposes of satisfying any of the conditions of draft approval 

herein contained, the Owner shall file with the City a complete submission consisting of 
all required clearances, fees, and final plans, and to advise the City in writing how each of 
the conditions of draft approval has been, or will be, satisfied.  The Owner acknowledges 
that, in the event that the final approval package does not include the complete information 
required by the City, such submission will be returned to the Owner without detailed review 
by the City. 
 

10. Prior to final approval, for the purpose of satisfying any of the conditions of draft approval 
herein contained, the Owner shall file with the City complete submissions consisting of all 
required studies, reports, data, information or detailed engineering drawings, all to the 
satisfaction of the City.  The Owner acknowledges that, in the event that a submission 
does not include the complete information required, such submission will be returned to 
the Owner without detailed review by the City. 

 
 
 

-174-

Item # II.12.



Agenda Item #      Page # 
 

               File No:  39T-06507 / OZ-7176 / O-7178  
Planner:  L. Mottram  

 

19 

 

Planning 
 

11. In conjunction with the Design Studies submission, the owner shall prepare and submit a 
tree preservation report and plan for lands within the proposed draft plan of subdivision.  
The tree preservation report and plan shall be focused on the preservation of trees within 
lots and blocks.  The tree preservation report and plan shall be completed in accordance 
with current approved City of London guidelines for the preparation of tree preservation 
reports and tree preservation plans, to the satisfaction of the City Planner.  Tree 
preservation shall be established first and grading/servicing design shall be developed to 
accommodate maximum tree preservation as per the Council approved Tree Preservation 
Guidelines. 
 

12. The Owner shall construct a 1.5m high chain link fencing without gates in accordance with 
current City park standards (SPO 4.8) or approved alternate, along the property limit 
interface of all existing and proposed private lots adjacent to existing and/or future Park 
and Open Space blocks.  Fencing shall be completed to the satisfaction of the City 
Planner, within one (1) year of the registration of the plan. 
 

13. The Owner shall not grade into any open space areas.  Where lots or blocks abut an open 
space area, all grading of the developing lots or blocks at the interface with the open space 
areas are to match grades to maintain existing slopes, topography and vegetation.  In 
instances where this is not practical or desirable, any grading into the open space shall be 
to the satisfaction of the Manager of Environmental and Parks Planning. 
 

14. The Owner shall develop and deliver to all purchasers and transferees of the lots in this 
plan, a homeowner guide/education package as approved by the Manager of Parks 
Planning and Design that explains the stewardship of natural areas and the value of 
existing tree cover, as well as indirect suburban effects on natural areas.  The Owner shall 
submit the homeowner guide/education package for review and acceptance, in 
conjunction with the Design Studies submission. 

 
15. The Owner shall dedicate Open Space Blocks 57, 58 & 59, Open Space Buffer Blocks 60 

& 61, Park Blocks 62, 63, 64, 65, 66 & 67, and Park/Walkway Blocks 68, 69 & 70 as 
fulfillment of the required parkland dedication for the proposed Plan of Subdivision. 
 

16. In conjunction with the Design Studies submission, the Owner shall provide park concept 
plans  for Blocks 66 and 67, to the satisfaction of the Manager of Environmental and Parks 
Planning.  Appropriate amenities to be included in the park blocks (Blocks 66 and 67) will 
be determined in consultation with City’s Environmental and Parks Planning staff.  In 
addition, the Owner shall submit with the standard engineering servicing drawings 
submission, full design and construction plans to the satisfaction of the City. 
 

17. In conjunction with the Design Studies submission, the owner shall provide a conceptual 
park plan for Blocks 62, 63, 64 and 65 which may include plantings, pathways and trees, 
to the satisfaction of the City Planner. 
 

18. In conjunction with the Design Studies submission, the Owner shall provide a conceptual 
park plan delineating the alignment of the multi-use pathway through Blocks 68, 69 & 70; 
a multi-use pathway connection from Block 68 – through Street D to Commissioners Road 
East; and a conceptual buffer planting plan for Blocks 60 and 61, to the satisfaction of the 
Manager of Environmental and Parks Planning. 
 

19. Prior to undertaking any works or site alteration including filling, grading, construction or 
alteration to a watercourse in a Conservation Regulated Area, the Owner shall obtain a 
permit or receive clearance from the Upper Thames River Conservation Authority. 
 

20. In conjunction with the Design Studies submission, the Owner shall provide a report 
prepared by a qualified ecological consultant to address the UTRCA’s outstanding 
concerns regarding the protection of the wetland and watercourse features that are 
located on the subject lands.  The report shall address the water quality, timing and 
quantity to the swamp wetland communities as well as the Hampton - Scott Drain.  This 
submission should include additional strategies to protect and maintain these features as 
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well as a discussion regarding the need for additional run-off augmentation including how 
/ who / when that will be determined.  A monitoring program for the wetland as well as a 
hydrogeological assessment will also be required.  The Owner shall arrange a meeting 
with City and UTRCA staff to scope the terms of reference for the submission. 
 

21. In conjunction with the Design Studies submission, the Owner shall provide a woodland 
compensation plan to address the woodland feature that will be lost as a result of the 
crossing of Street J over the Hampton-Scott Drain.  
 

22. In conjunction with the Design Studies submission, the Owner shall have a qualified 
acoustical consultant prepare a noise study concerning the impact of traffic noise on future 
residential uses adjacent arterial roads.  The noise study shall be prepared in accordance 
with the Ministry of the Environment Guidelines and the City of London policies and 
guidelines.  Any recommended noise attenuation measures are to be reviewed and 
accepted by the City.  The final accepted recommendations shall be constructed or 
installed by the Owner, or may be incorporated into the subdivision agreement. 
 

23. Prior to the submission of Engineering Drawings, the Owner shall submit for approval an 
on-street parking plan for any lots with less than 11 metres frontage; whereby 1 parking 
space per 2.5 lots is to be used as the basis for the design, to the satisfaction of the City.  
The approved parking plan is required for each registered phase of development and will 
form part of the subdivision agreement. 
 

24. Prior to the acceptance of engineering drawings, the Owner shall submit confirmation that 
they have complied with any requirements of Hydro One Networks Inc. 
 

25. Prior to final approval, the Owner shall ensure that any block located adjacent to the hydro 
corridor easement shall have registered on title to the block the appropriate Hydro One 
Networks Inc. (HONI) warning clause(s), to the satisfaction of the City. 
 

26. In conjunction with the Design Studies submission, the Owner shall provide a confirmation 
letter that the Ministry of Tourism, Culture and Sport has reviewed and accepted the 
Archaeological Assessment (Stages 1, 2, & 3) report for the Jackson District Stormwater 
Management Facility prepared by Archaeologix Inc. dated April 2001; and the Stage 1 & 
2 and Stage 3 Archaeological Assessment reports for the Parker/Jackson lands prepared 
by Timmins Martelle Heritage Consultants Inc. dated June 2005, into the Ontario Public 
Register, to the satisfaction of the City. 
 

27. The Owner shall install appropriate boundary demarcation to the satisfaction of the City, 
which may include signage and property boundary monuments, along the easterly and 
southerly property lines with the property at 1944 Bradley Avenue, at no cost to the City. 
 
 

SEWERS & WATERMAINS   

Sanitary: 
 
28. In conjunction with the Design Studies submission, the Owner shall have his consulting 

engineer prepare and submit a Sanitary Servicing Study to include the following design 
information: 
i) Provide a sanitary drainage area plan, including the preliminary sanitary sewer 

routing and the external areas to be serviced, to the satisfaction of the City; 
ii) Propose a suitable routing for the sanitary sewer to be constructed through this 

plan.  Further to this, the consulting engineer shall be required to provide an 
opinion for the need for an Environmental Assessment under the Class EA 
requirements for this sanitary trunk sewer; 

iii) Demonstrate/Identify/Provide viable servicing options for the addresses known as 
1663 and 1685 Commissioners Road East, external lands to the south and east, 
and any other remnant parcels; 

iv) To meet allowable inflow and infiltration levels as identified by OPSS 410 and 
OPSS 407, provide an analysis to establish the water table level of lands within 
the subdivision with respect to the depth of the sanitary sewers and recommend 
additional measures, if any, which need to be undertaken; and  
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v) Demonstrate that the servicing to the proposed street townhouses can be 
constructed with adequate separation distances and avoid conflicts with City 
services, which meet City of London standards and requirements. 
 

29. Prior to the issuance of any Certificate of Conditional Approval and in accordance with 
City standards or as otherwise required by the City Engineer, the Owner shall complete 
the following for the provision of sanitary services for this draft plan of subdivision: 
i) Construct sanitary sewers to serve this Plan and connect them to the existing 

municipal sewer system, namely, the 825 mm (33”) diameter sanitary sewer stub 
constructed under Summerside Phase 9 and currently terminated approximately 
105 metres west of the west streetline of Jackson Road, adjacent to Summerside 
Block 57, Plan 33M-528 SWM pond.  The ultimate municipal sanitary outlet for this 
draft plan is the existing intake structure at the south limit of the existing 
Summerside District Combined Servicing Tunnel located on the extension of 
Lighthouse Road, south of Darnley Boulevard as identified in the Sanitary 
Drainage Area for Summerside District Sanitary Sewers by DelCan in Plan 33M-
331;  

ii) Construct single family private drain connections to the limits of the red-lined 
access block (Block 77) to 1663 Commissioners Road East, in accordance with 
approved engineering drawings; 

iii) Construct a maintenance access road and provide a standard municipal easement 
for any section of the sewer not located within the road allowance, to the 
satisfaction of the City; 

iv) Make provisions for oversizing of the internal sanitary sewers in this draft plan to 
accommodate flows from the upstream lands external to this plan, all to the 
satisfaction of the City.  This sewer must be extended to the limits of this plan 
and/or property line to service the upstream external lands; and 

v) Where trunk sewers are greater than 8 metres in depth and are located within the 
municipal roadway, the Owner shall construct a local sanitary sewer to provide 
servicing outlets for private drain connections, to the satisfaction of the City.  The 
local sanitary sewer will be at the sole cost of the Owner.  Any exception will require 
the approval of the City Engineer. 
 

30. In order to prevent any inflow and infiltration from being introduced to the sanitary sewer 
system, the Owner shall, throughout the duration of construction within this plan, 
undertake measures within this draft plan to control and prevent any inflow and infiltration 
and silt from being introduced to the sanitary sewer system during and after construction, 
satisfactory to the City, at no cost to the City, including but not limited to the following: 
i) Not allowing any weeping tile connections into the sanitary sewers within this Plan;  
ii) Permitting the City to undertake smoke testing or other testing of connections to 

the sanitary sewer to ensure that there are no connections which would permit 
inflow and infiltration into the sanitary sewer; 

iii) Installing Parson Manhole Inserts (or approved alternative satisfactory to the City 
Engineer) in all sanitary sewer maintenance holes at the time the maintenance 
hole(s) are installed within the proposed draft plan of subdivision.  The Owner shall 
not remove the inserts until sodding of the boulevard and the top lift of asphalt is 
complete, all to the satisfaction of the City Engineer. 

iv) Having his consulting engineer confirm that the sanitary sewers meet allowable 
inflow and infiltration levels as per OPSS 410 and OPSS 407; and 

v) Implementing any additional measures recommended through the Design Studies 
stage. 

 
31.      Prior to registration of this Plan, the Owner shall obtain consent from the City Engineer to 

reserve capacity at the Pottersburg Pollution Control Plant for this subdivision.  This 
treatment capacity shall be reserved by the City Engineer subject to capacity being 
available, on the condition that registration of the subdivision agreement and the plan of 
subdivision occur within one (1) year of the date specified in the subdivision agreement. 
 
Failure to register the Plan within the specified time may result in the Owner forfeiting the 
allotted treatment capacity and, also, the loss of his right to connect into the outlet sanitary 
sewer, as determined by the City Engineer.  In the event of the capacity being forfeited, 

-177-

Item # II.12.



Agenda Item #      Page # 
 

               File No:  39T-06507 / OZ-7176 / O-7178  
Planner:  L. Mottram  

 

22 

 

the Owner must reapply to the City to have reserved sewage treatment capacity 
reassigned to the subdivision. 
 

Storm and Stormwater Management (SWM) 
 
32. In conjunction with the Design Studies submission, the Owner shall have his consulting 

engineer prepare and submit a Storm/Drainage and SWM Servicing Functional Report or 
a SWM Servicing Letter/Report of Confirmation to address the following: 
i) Identifying the storm/drainage and SWM servicing works for the subject and 

external lands and how the interim drainage from external lands will be handled, 
all to the satisfaction of the City; 

ii) Identifying major and minor storm flow routes for the subject and external lands, to 
the satisfaction of the City; 

iii) Addressing the rerouting, enclosure and/or removal of any existing open 
watercourses in this plan and identify the needs for any setbacks from the open 
watercourses, if necessary; 

iv) Provide hydraulic analysis to confirm the sizing of the proposed culvert for the road 
crossing to ensure it is designed to convey the 250 year storm event flows and will 
not affect the ability to preserve the existing woodlot upstream of the crossing, 
prepared by a qualified engineer to support any proposed watercourse crossing, 
to the satisfaction of the City Engineer and at no cost to the City; 

v) Identifying how/where the existing tributary is to be diverted to the main tributary 
watercourse, if necessary, (may need additional land or right-of-way to 
accommodate additional pipe), to the satisfaction of the City Engineer, at no cost 
to the City. 

vi) Providing details of channel enhancements design, if necessary, at the Owner’s 
expense and all to the satisfaction of the UTRCA and the City. 

vii) Providing a preliminary plan demonstrating how the proposed grading and road 
design will match the grading of the proposed Stormwater Management Facility to 
be built by the City; 

viii) Developing an erosion/sediment control plan that will identify all erosion and 
sediment control measures for the subject lands in accordance with City of London 
and Ministry of the Environment standards and requirements, all to the satisfaction 
of the City.  This plan is to include measures to be used during all phases on 
construction; and  

ix) Implementing SWM soft measure Best Management Practices (BMP’s) within the 
Plan, where possible, to the satisfaction of the City.  The acceptance of these 
measures by the City will be subject to the presence of adequate geotechnical 
conditions within this Plan and the approval of the City Engineer. 

  
33. The above-noted Storm/Drainage and SWM Servicing Functional Report or a SWM 

Servicing Letter/Report of Confirmation, prepared by the Owner’s consulting professional 
engineer, shall be in accordance with the recommendations and requirements of the 
following: 

i) The SWM criteria and environmental targets for the Dingman Creek 
Subwatershed Study (updated 2005) and any addendums/amendments; 

ii) The approved Storm/Drainage and SWM Servicing Functional Report for the 
subject lands; 

iii) The Summerside District 2004 Storm and Stormwater Management (SWM) 
Master Plan (updated  to 2003 report) Report, Development Engineering 
(London) Limited,  September 2004 and any addendums/amendments; 

iv) The approved Functional Stormwater Management Plan for Parker Regional 
SWM Facilities or any updated Functional Stormwater Management Plans; 

v) The Stormwater Letter/Report of Confirmation for the subject development 
prepared and accepted in accordance with the File Manager Process; 

vi) The City Design Requirements for Permanent Private Stormwater Systems were 
approved by City Council and is effective as of January 1, 2012.  The stormwater 
requirements for PPS for all medium/high density residential, institutional, 
commercial and industrial development sites are contained in this document, 
which may include but not be limited to quantity/quality control, erosion, stream 
morphology, etc. 
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vii) The City of London Environmental and Engineering Services Department Design 
Specifications and Requirements, as revised; 

viii) The City’s Waste Discharge and Drainage By-laws, lot grading standards, 
Policies, requirements and practices; 

ix) The  Ministry of the Environment SWM Practices Planning and Design Manual, 
as revised; and  

x) Applicable Acts, Policies, Guidelines, Standards and Requirements of all required 
approval agencies. 

 
34. In accordance with City standards or as otherwise required by the City Engineer, the 

Owner shall complete the following for the provision of stormwater management (SWM) 
and stormwater services for this draft plan of subdivision: 
i) Construct storm sewers to serve this plan, located within the Dingman Creek 

Subwatershed, and connect them to the storm outlet which is the Proposed Parker 
Regional SWM Facility via the internal storm sewer servicing for this plan of 
subdivision. The Owner shall connect the proposed storm sewers to serve this plan 
to multiple storm outlets for these lands.  They are the proposed Parker Regional 
SWM Facility within this plan and the existing Summerside SWM Facility located 
to the west of these lands.  These SWM Facilities will be linked and will outlet the 
majority of stormwater flows to the existing Summerside Tunnel system and a 
minority of flows to the Hampton Scott Drain (Dingman Creek Tributary J);  

ii) Construct single family private drain connections to the limits of the red-lined 
access block (Block 77) to 1663 Commissioners Road East, in accordance with 
approved engineering drawings; 

iii) Make provisions to oversize and deepen the internal storm sewers in this plan to 
accommodate flows from upstream lands external to this plan; 

iv) Grade and drain the west boundary of Block 15 and Street ‘I’ boundary and Open 
Space Block 57, Street ‘J’ boundary and Jackson Road to blend in with the abutting 
SWM Facility on Block 72 in this plan, at no cost to the City; 

v) Construct and implement erosion and sediment control measures as accepted in 
the Storm/Drainage and SWM Servicing Functional Report or a SWM Servicing 
Letter/Report of Confirmation for these lands  and the Owner shall correct any 
deficiencies of the erosion and sediment control measures forthwith; and  

vi) Address forthwith any deficiencies of the stormwater works and/or monitoring 
program. 

 
35. Prior to the issuance of any Certificates of Conditional Approval for any lot in this plan, the 

Owner shall complete the following: 
i) For lots and blocks in this plan or as otherwise approved by the City Engineer, all 

storm/drainage and SWM related works, including the proposed Regional Parker 
SWM Facility, to serve this plan must be constructed and operational in 
accordance with the approved design criteria and accepted drawings, all to the 
satisfaction of the City; 

ii) Construct and have operational the major and minor storm flow routes for the 
subject lands, to the satisfaction of the City; 

iii) Implement all geotechnical/slope stability recommendations made by the 
geotechnical report accepted by the City; and 
 

36. Prior to the issuance of a Certificate of Conditional Approval, the proposed Regional 
Parker SWM Facility, to be built by the City, to serve this plan must be 
completed/constructed and operational, to the satisfaction of the City Engineer. 
 

37.      Prior to the acceptance of engineering drawings, the Owner’s professional engineer shall 
certify the subdivision has been designed such that increased and accelerated stormwater 
runoff from this subdivision will not cause damage to downstream lands, properties or 
structures beyond the limits of this subdivision.  Notwithstanding any requirements of, or 
any approval given by the City, the Owner shall indemnify the City against any damage or 
claim for damages arising out of or alleged to have arisen out of such increased or 
accelerated stormwater runoff from this subdivision.   
 

38. In conjunction with the Design Studies submission, the Owner shall have a report prepared 
by a qualified consultant, and if necessary, a detailed hydro geological investigation 
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carried out by a qualified consultant, to determine, including but not limited to, the 
following: 

 i) the effects of the construction associated with this subdivision on the existing 
ground water elevations and domestic or farm wells in the area; 

 ii) identify any abandoned wells in this plan; 
 iii) assess the impact on the water balance in the plan; 
 iv) any fill required in the plan; 
 v) provide recommendations for foundation design should high groundwater be 

encountered; 
 vi) identify all required mitigation measures including the design and implementation 

of Low Impact Development (LIDs) solutions; 
 vii) address any contamination impacts that may be anticipated or experienced as a 

result of the said construction; 
 ix) provide recommendations regarding soil conditions and fill needs in the location of 

any existing watercourses or bodies of water on the site; and, 
 x) to meet allowable inflow and infiltration levels as identified by OPSS 410 and 

OPSS 407, include an analysis to establish the water table level of lands within the 
subdivision with respect to the depth of the sanitary sewers and recommend 
additional measures, if any, which need to be undertaken, all to the satisfaction of 
the City. 

 
39. In conjunction with Design Studies submission, the Owner shall conduct a hydrogeological 

assessment to identify a target infiltration rate in millimeters per hectare and implement 
Low Impact Development (LID) measures to achieve the water balance and meet 
groundwater recharge objectives, to the satisfaction of the City Engineer.  Alternatively, 
the Owner shall implement Low Impact Development measures in accordance with the 
target infiltration rate and design criteria established by the Dingman Creek Stormwater 
Servicing Strategy Schedule C Municipal Class EA. 

 
40. Prior to the issuance of any Certificate of Conditional Approval, the Owner’s professional 

engineer shall certify that any remedial or other works as recommended in the accepted 
hydro geological report are implemented by the Owner, to the satisfaction of the City, at 
no cost to the City. 

 
41. The Owner shall ensure the post-development discharge flow from the subject site must 

not exceed capacity of the stormwater conveyance system.  In an event where the 
condition cannot be met, the Owner shall provide SWM on-site controls that comply to the 
accepted Design Requirements for permanent Private Stormwater Systems. 

 
42. The Owner shall develop the proposed plan of subdivision in accordance with the Design 

and Construction of Stormwater Management Facilities, Policies and processes identified 
in Appendix ‘B-1’ and ‘B-2’ Stormwater Management Facility “Just in Time” Design and 
Construction Process adopted by Council on July 30, 2013 as part of the Development 
Charges Policy Review:  Major Policies Covering Report. 

 
43. The Owner shall ensure that all existing upstream external flows traversing this plan of 

subdivision are accommodated within the overall minor and major storm conveyance 
servicing system(s) design, all to the specifications and satisfaction of the City Engineer. 

 
44. The Owner shall transfer sufficient lands to the City to enable the completion of the 

proposed SWM Facility and all related servicing in accordance with the Design and 
Construction of Storm Water Management Facilities policies and processes identified in 
Appendix ‘B-1’ and ‘B-2’ Stormwater Management Facility “Just in Time” Design and 
Construction Process. 

 
 45. The Owner shall ensure that the required land for the proposed Parker SWM Facility, 

located on Block 72, is sized in accordance with the final accepted Parker SWM Facility 
Functional Stormwater Management Report. 

 
 46. The Owner acknowledges that the low density Block 15 shall remain out of development 

until such time as the final Parker SWM Facility Functional Stormwater Management 
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Report is finalized, which will establish/confirm the SWM block frontage requirements onto 
Street ‘J’. 

 
Watermains 

 
47.      In conjunction with the Design Studies submission the Owner shall have their consulting 

engineer prepare and submit a water servicing report including the following design 
information, all to the satisfaction of the City Engineer: 

 
a) Water distribution system analysis & modeling and hydraulic calculations for the Plan 

of Subdivision confirming system design requirements are being met; 
b) Identify domestic and fire flows for the potential medium/high density Blocks from the 

high-level water distribution system; 
c) Address water quality and identify measures to maintain water quality from zero build-

out through full build-out of the subdivision; 
d) Include modelling for two fire flow scenarios as follows: 
- Max Day + Fire confirming velocities and pressures within the system as the design 

fire flows; and 
- Max Day + Fire confirming the available fire flows at fire hydrants at 20 PSI residual.  

Identify fire flows available from each proposed hydrant to be constructed and 
determine the appropriate colour hydrant markers (identifying hydrant rated capacity); 

e) Include a phasing report as applicable which addresses the requirement to maintain 
interim water quality; 

f) Develop a looping strategy when development is proposed to proceed beyond 80 
units; 

g) Provide a servicing concept for the proposed street townhouse (or narrow frontage) 
lots which demonstrates separation requirements for all services is being achieved; 

h) Identify any water servicing requirements necessary to provide water servicing to 
external lands, incorporating existing area plans as applicable; 

i) Identify any need for the construction of or improvement to external works necessary 
to provide water servicing to this Plan of Subdivision; 

j) Identify any required watermain oversizing, if necessary, and any cost sharing 
agreements; 

k) Identify the effect of development on existing water infrastructure – identify potential 
conflicts; 

l) Include full-sized water distribution and area plan(s); and, 
m) Identify on the water distribution plan the location of valves, hydrants, and the type and 

location of water quality measures to be implemented (including automatic flushing 
devices). 
 

48.     Prior to the issuance of any Certificates of Conditional Approval, the Owner shall install 
and commission the accepted water quality measures required to maintain water quality 
within the water distribution system during build-out, all to the satisfaction of the City 
Engineer, at no cost to the City.  The measures which are necessary to meet water quality 
requirements, including their respective flow settings, etc shall be shown clearly on the 
engineering drawings. 

 
49. The Owner acknowledges implemented water quality measures shall remain in place until 

there is sufficient occupancy demand to maintain water quality within the Plan of 
Subdivision without their use.  The Owner is responsible to meter and pay the billed costs 
associated with any automatic flushing devices including water discharged from any 
device from the time of their installation until removal/assumption.  Any incidental and/or 
ongoing maintenance of the automatic flushing devices is/are the responsibility of the 
Owner. 

 
50. The Owner acknowledges the limits of any request for Conditional Approval shall conform 

to the phasing plan as set out in the accepted water servicing design study and shall 
include the implementation of the interim water quality measures.  In the event the 
requested Conditional Approval limits differ from the phasing as set out in the accepted 
design study, the Owner would be required to submit revised plans and hydraulic modeling 
as necessary to address water quality. 

 

-181-

Item # II.12.



Agenda Item #      Page # 
 

               File No:  39T-06507 / OZ-7176 / O-7178  
Planner:  L. Mottram  

 

26 

 

51. Prior to the issuance of any Certificates of Conditional Approval, and in accordance with 
City standards, or as otherwise required by the City Engineer, the Owner shall complete 
the following for the provision of water service to this draft Plan of Subdivision: 

 
i) Construct watermains to serve this Plan and connect them to the existing high-

level municipal system, namely, the existing 900mm (36”) diameter watermain on 
Jackson Road and the 600mm (24”) watermain on Commissioners Road East.   

ii) Deliver confirmation that the watermain system has been looped to the satisfaction 
of the City Engineer when development is proposed to proceed beyond 80 units; 
and, 

iii. The available fire flow and appropriate hydrant colour code marker (in accordance 
with the City of London Design Criteria) are to be shown on the engineering 
drawings; the coloured fire hydrant markers will be installed by the City of London 
at the time of Conditional Approval.  

 
52. The Owner shall obtain all necessary approvals from the City Engineer for the servicing 

of Blocks in this Plan of Subdivision prior to the installation of any water services to or 
within these Blocks. 

 
53.       With respect to the proposed blocks, the Owner shall include in all agreements of purchase 

and sale, and/or lease of Blocks in this plan, a warning clause advising the 
purchaser/transferee that should these develop as a Vacant Land Condominium or in a 
form that may create a regulated drinking water system under O.Reg. 170/03, the Owner 
shall be responsible for meeting the requirements of the legislation. 

 
If deemed a regulated system, there is potential the City of London could be ordered to 
operate this system in the future.  As such, the system would be required to be constructed 
to City standards and requirements. 

 
 
STREETS, TRANSPORATION & SURVEYS 
 
Roadworks 
 
54. All through intersections and connections with existing streets and internal to this 

subdivision shall align with the opposing streets based on the centrelines of the street 
aligning through their intersections thereby having these streets centred with each other, 
unless otherwise approved by the City Engineer. 

 
55. In conjunction with the Design Studies submission, the Owner shall have its consulting 

engineer provide the following, all to the specifications and satisfaction of the City 
Engineer: 
i) provide a proposed layout plan of the internal road network including taper details 

for streets in this plan that change right-of-way widths with minimum 30 metre 
tapers for review and acceptance with respect to road geometries, including but 
not limited to, right-of-way widths, tapers, bends, intersection layout, daylighting 
triangles, etc., and include any associated adjustments to the abutting lots.  The 
roads shall be equally tapered and aligned based on the road centrelines and it 
should be noted tapers are not to be within intersections. 

ii) confirm that all streets in the subdivision have centreline radii which conforms to 
the City of London Standard “Minimum Centreline Radii of Curvature of Roads in 
Subdivisions”; and, 

iii) prepare a conceptual design for the window street for Street ‘C’, Street ‘D’ and 
Street ‘K’ to consider such issues as grading the common boulevard between 
Commissioners Road East and Jackson Sideroad and the window street, overland 
flow routes, sidewalk connections, landscaping, servicing, to the satisfaction of the 
City Engineer. 

 
56. At ‘tee’ intersection, the projected road centreline of the intersecting street shall intersect 

the through street at 90 degrees with a minimum 6 metre tangent being required along the 
street lines of the intersecting road, to the satisfaction of the City. 
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57. The Owner shall construct Streets ‘A’, ‘B’, and ‘N’ to secondary collector standards, to the 
satisfaction of the City Engineer.  

 
58. The Owner shall construct Street ‘I’ from Jackson Road to Street ‘J’ and Street ‘J’ from 

Street ‘B’ to Street ‘N’, to secondary collector road standards, to the satisfaction of the City 
Engineer.  

 
59. The Owner shall construct the following to the satisfaction of the City Engineer, to City 

standards: 
1. Street ‘B’ at Jackson Road to align with Reardon Boulevard 
2. Street ‘I’ at Jackson Road to align with Darnley Boulevard; and, 
3. Street ‘N’ at Jackson Road to align with Evans Boulevard. 

 
60. The Owner shall ensure internal connections to the remnant parcels, to the satisfaction of 

the City Engineer.   
 
61. The Owner shall convey a Future Development Block a minimum 9.0 metres in width 

across Block 26 for future access to 1663 Commissioners Road East, to the City for future 
use as needed, at no cost to the City.  Should the adjacent lands develop for residential 
use and the Future Development Block is required for a private access and servicing, the 
Future Development Block shall be sold at market value, as determined by the City acting 
reasonably to the owners of the adjacent lands for access and servicing purposes, and 
the City shall pay the net proceeds of that sale (minus any City costs) to the Owner of this 
plan (39T-06507) within 30 days of such sale.  If this Block is not needed upon 
development or redevelopment of the lands to the east of this block, the City agrees that 
the Block will be returned to the Owner for a nominal fee, for use as a building lot. 

 
62. The Owner shall provide a minimum of 5.5 metres (18’) along the curb line between the 

projected property lines of irregular shaped lots around the bends on Street ‘E’, Street ‘F’, 
Street ‘I’ and Street ‘L’.  

   
63. The Owner shall have it’s professional engineer design and construct the roadworks in 

accordance with the following road widths: 
 

i) Street “A’, Street ‘B’, Street ‘I’ (from Jackson Sideroad to Street ‘J’), Street ‘J’ and 
Street ‘N’ have a minimum road pavement with (excluding gutters) of 9.5 metres 
(31.2’) with a minimum road allowance of 21.5 metres (70’);  
 

ii) Street ‘C’, Street ‘F’ (from Street ‘J’ to Street ‘B’) and Street ‘I’ (from Street ‘J’ to 
Street ‘B’) have a minimum road pavement width (excluding gutters) of 8.0 metres 
(26.2’) with a minimum road allowance of 20 metres (66’); 
 

iii) Street ‘E’, Street “F’ (north of Street ‘B’), Street ‘G’, Street ‘H’, Street ‘K’, Street ‘L’ 
and Street ‘M’ have a minimum road pavement width (excluding gutters) of 7.0 
metres (23’) with a minimum road allowance of 19 metres (62’); 

 
iv) Street ‘D’ has a minimum road pavement width (excluding gutters) of 6.0 metres 

(19.7’) with a minimum road allowance of 18 metres (60’);  
 

v) Street ‘C’ (north leg – window street portion) and Street ‘K’ (window street portion) 
has a minimum road pavement width (excluding gutters) of 8.0 metres (26.2’) with 
a  minimum road allowance of 15.5 metres; 
 

vi) Street ‘D’ (north leg – window street portion) has a minimum road pavement width 
(excluding gutters) of 6.0 metres with a minimum road allowance of 14.5 metres; 

 
vii) The Owner shall construct gateway treatments on Street ‘B’, Street ‘I’ and Street 

‘N’ at the intersections of Jackson Road with a right of way width of 28.0 metres 
for a minimum length of 45.0 metres (150’) tapered back over a distance of 30 
metres to the standard secondary collector road right of way width of 21.5 metres, 
to the satisfaction of the City; and,  
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viii) The Owner shall construct enhanced boulevards on Street ‘A’ at the intersection 
of Commissioners Road East with a right of way width of 28.0 metres for a 
minimum length of 45.0 metres (150’) tapered back over a distance of 30 metres 
to the standard secondary collector road right of way width of 21.5 metres, to the 
satisfaction of the City.  

 
64. The Owner shall ensure access to lots and blocks adjacent to gateway treatments will be 

restricted to rights-in and rights-out only. 
 
65. The Owner agrees that, if a parking plan is required for this subdivision, and increased 

pavement width is proposed to accommodate the parking plan, the road allowance width 
will be increased a corresponding amount in order to maintain the standard 6.0 metre wide 
boulevards on either side of the road.  Further, the Owner agrees that any proposed 
widening of the pavement and the road allowance will be to the satisfaction of the City 
Engineer. 

 
66. The Owner shall construct the window street portion of Street ‘C’, Street ‘D’ and Street ‘K’ 

abutting Commissioners Road East and Jackson Sideroad in accordance with the City’s 
window street standard or as otherwise specified by the City Engineer, to the satisfaction 
of the City Engineer and at no cost to the City. 
 

67. Prior to the issuance of any Certificate of Conditional Approval, the Owner shall place 
barricades on Street ‘N’ and Street ‘B’ at the east limit, to the satisfaction of the City 
Engineer.  

 
Sidewalks 

 
68. The Owner shall construct a 1.5 metre (5’) sidewalk on both sides of the following streets: 

i) Street ‘A’; 
ii) Street ‘B’; 
iii) Street ‘I’ between Jackson Sideroad and Street ‘J’; 
iv) Street ‘J’; and, 
v) Street ‘N’. 

 
69. The Owner shall construct a 1.5 (5’) sidewalk on one side of the following streets: 

i) Street ‘C’ – east and west leg; 
ii) Street ‘D’ – east and west boulevard; 
iii) Street ‘E’ – outside boulevard; 
iv) Street ‘F’ – south boulevard; 
v) Street ‘G’ – south boulevard; 
vi) Street ‘H’ – south boulevard; 
vii) Street ‘I’ – outside boulevard (east and south boulevard); 
viii) Street ‘K’ – outside boulevard; 
ix) Street ‘L’ – outside boulevard (north and east boulevard) 
x) Street ‘M’ – east boulevard; and, 
xi) Jackson Sideroad – east boulevard along frontage of plan.  

 
70. The Owner shall construct a 2.4 metre sidewalk fronting the school block (Block 71) on 

Street ‘I’, Street ‘F’ and Street ‘J’, in accordance with City standards, to the satisfaction of 
the City Engineer. 

 
71. The Owner shall provide sidewalk links from Streets ‘C’ and Street ‘D’ to the proposed 

sidewalk on Commissioners Road East and Street ‘K’ to the proposed sidewalk on 
Jackson Road in accordance with the City of London Window Street Standard Guidelines 
UCC-2M to the satisfaction of the City, at no cost to the City.   
 

Street Lights 
 
72. Within one year of registration of the plan, the Owner shall install street lighting on all 

streets and walkways in this plan to the satisfaction of the City, at no cost to the City. 
Where an Owner is required to install street lights in accordance with this draft plan of 
subdivision and where a street from an abutting developed or developing area is being 
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extended, the Owner shall install street light poles and luminaires, along the street being 
extended, which match the style of street light already existing or approved along the 
developed portion of the street, to the satisfaction of the London Hydro for the City of 
London. 

 
Boundary Road Works 
 
73. In conjunction with the Design Studies submission, the Owner shall have his professional 

engineer submit the following: 
 i) a revised Traffic Impact Assessment (TIA), to the satisfaction of the City; 

 ii) design criteria for the left turn and right turn lanes on Commissioners Road East 
at Street ‘A’ for review and acceptance by the City; and, 

 iii) design criteria for a right turn lane on Commissioners Road East at Jackson Road 
for review and acceptance by the City. 

  
74. The Owner shall implement all recommendations outlined in the approved Transportation 

Impact Assessment to the satisfaction of the City Engineer. 
 

75. The Owner shall be required to make minor boulevard improvements on Commissioners 
Road East, Jackson Road and Bradley Avenue adjacent to this Plan, to the specifications 
of the City and at no cost to the City, consisting of clean-up, grading and sodding as 
necessary. 

 
76. Prior to the issuance of any Certificate of Conditional Approval, the Owner shall install 

temporary street lighting at the intersection of Commissioners Road East at Street ‘A’,  to 
the specifications of the City, at no cost to the City.  

 
77. Prior to the issuance of any Certificates of Conditional Approval, the Owner shall 

construct right and left turn lanes on Commissioners Road East at Street ‘A’, to the 
satisfaction of the City Engineer.   

 
78. Prior to the issuance of any Certificates of Conditional Approval, the Owner shall 

construct a right turn lane on Commissioners Road East at Jackson Road, to the 
satisfaction of the City Engineer. 

 
79. In conjunction with engineering drawing submission, the Owner shall provide a pavement 

marking plan, to include design criteria for the left turn lanes on Jackson Road for review 
and accepted by the City Engineer. 

 
80. Prior to the issuance of any Certificates of Conditional Approval, the Owner shall revise 

the pavement markings on Jackson Road to accommodate left turn lanes to Street ‘B’, 
Street ‘I’ and Street ‘N’, to the satisfaction of the City Engineer.   

 
81. The Owner shall reconstruct or relocate any surface or subsurface works or vegetation 

necessary to connect streets to Commissioners Road East and Jackson Sideroad, to the 
satisfaction of the City and at no cost to the City. 

 
Road Widening   
 
82. The Owner shall be required to dedicate sufficient land to widen Bradley Avenue and 

Commissioners Road East to 18.0 metres from the centreline of the original road 
allowance. 

 
83. The Owner shall be required to dedicate 6.0 m x 6.0 m ‘daylighting triangles’ at the 

following intersections, in accordance with the Z-1 Zoning By-law, Section 4.24: 
 i) Jackson Road and Commissioners Road East; 

ii) Jackson Road and Street ‘B’; 
iii) Jackson Road and Street ‘I’; 
iv) Jackson Road and Street ‘N’; and, 
v) Commissioners Road East and Street ‘A’. 
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Vehicular Access 
 

84. The Owner shall ensure that no vehicular access will be permitted to any Blocks fronting 
Jackson Road, Commissioners Road East and Bradley Avenue by establishing blocks for 
0.3 metre (1’) reserves along the entire frontages, to the satisfaction of the City Engineer.  
All vehicular access is to be via the internal subdivision streets. 

 
Traffic Calming  
 
85. In conjunction with the Design Studies submission, the Owner shall have it’s professional 

engineer provide the following:  
i) a conceptual design of the proposed traffic calming measures along Street ‘A’, 

Street ‘B’, Street ‘F’, Street ‘G’, Street ‘I’, Street ‘J’ and Street ‘N’, including 
roundabouts, speed cushions, parking bays, curb extensions and other measures, 
to the satisfaction of the City; and, 

ii) a concept of the raised intersections to ensure no negative impact on the overland 
flow route.  Should it be determined the raised intersections will affect the major 
overland flow route, the Owner shall construct alternative traffic calming measures, 
to the satisfaction of the City Engineer. 

 
86. Prior to the issuance of a Certificate of Conditional Approval or as otherwise directed by 

the City, the Owner shall construct traffic calming measures along all secondary collector 
streets as follows, to the satisfaction of the City Engineer: 

 i) Raised intersection on Street ‘J’, at Street ‘L’, ‘K’ and ‘G’; 
ii) Roundabout at Street ‘N’ and Street ‘J’; 
iii) Roundabout at Street ‘I’ and Street ‘J’; 
iv) Roundabout at Street ‘B’ and Street ‘J’; 
v) Roundabout at Street ‘A’ and Street ‘B’; 
vi) Parking bays on the east side of Street ‘J’ adjacent to Blocks 8, 61, 58, 67 and 71; 
vii) Raised crosswalk on Street ‘J’ adjacent to Block 68 across from the multi-use path; 
viii) Speed cushions along Street ‘B’ adjacent to Block 48; 
ix) Speed Cushions along Street ‘B’ adjacent to Block 43; 
x) Speed cushions along Street ‘I’ between Block 29 and 30; 
xi) Speed cushions along Street ‘I’ between Block 67 and 71; 
xii) Speed cushions along Street ‘F’ midpoint of Blocks 32 and 71; 
xiii) Speed cushions along Street ‘N’ between Blocks 10 and 11; and, 
xiv) Speed cushions along Street ‘G’ at the midpoint of Blocks 30 and 31. 
 
The traffic calming measures selected for these locations are subject to the approval of 
the Transportation Planning & Design Division and are to be designed and constructed to 
the satisfaction of the City Engineer.  

 
Construction Access/Temporary/Second Access Roads 

 
87. The Owner shall direct all construction traffic associated with this draft plan of subdivision 

to utilize Jackson Road or other routes as designated by the City. 
 

88. In conjunction with the Design Studies submission, should phasing be proposed within 
this plan of subdivision, the Owner shall provide a conceptual design and the location of 
the temporary/emergency access, to the satisfaction of the City.  The Owner shall also 
have it’s professional engineer verify the adequacy of decision sight distance at the 
temporary access road, to the satisfaction of the City.  If the sight lines are not adequate, 
the temporary access is to be relocated and/or road work undertaken to establish 
adequate decision sight distance at the intersection, to the satisfaction of the City.  

 
89. Should an emergency access be required to accommodate development, the Owner shall 

locate, construct, maintain and close the access to the satisfaction of the City Engineer.  
Should it be necessary to locate this access onto Commissioners Road East or Bradley 
Avenue, the Owner shall ensure it will be restricted to emergency vehicle use only. 

 
90. The Owner shall ensure any emergency access required is satisfactory to the City with 

respect to all technical aspects, including adequacy of site lines, provisions of 
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channelization, adequacy of road geometries and structural design, etc. and provide the 
City with any necessary easements, all to the specifications of the City and at no cost to 
the City. 

 
91. Should a temporary access be required, the Owner shall provide sufficient security for 

the removal of the temporary access road and all associated temporary works when 
required by the City. 

 
92. In the event any work is undertaken on an existing street, the Owner shall establish and 

maintain a Traffic Management Plan (TMP) in conformance with City guidelines and to the 
satisfaction of the City for any construction activity that will occur on existing public 
roadways.  The Owner shall have it’s contractor(s) undertake the work within the 
prescribed operational constraints of the TMP.  The TMP will be submitted in conjunction 
with the subdivision servicing drawings for this plan of subdivision. 

 
 
GENERAL CONDITIONS  
  
93. The Owner shall comply with all City of London standards, guidelines and requirements in 

the design of this draft plan and all required engineering drawings, to the satisfaction of 
the City.   Any deviations from the City’s standards, guidelines or requirements shall be 
satisfactory to the City. 

 
94. Prior to the issuance of a Certificate of Conditional Approval for each construction stage 

of this subdivision, all servicing works for the stage and downstream works must be 
completed and operational, in accordance with the approved design criteria and accepted 
drawings, all to the specification and satisfaction of the City. 

 
95. Prior to final approval, the Owner shall make arrangements with the affected property 

owner(s) for the construction of any portions of services or grading situated on private 
lands outside this plan, and shall provide satisfactory easements over these works, as 
necessary, all to the specifications and satisfaction of the City, at no cost to the City. 

 
96. In conjunction with the Design Studies submission, the Owner shall provide, to the City for 

review and acceptance, a geotechnical report or update the existing geotechnical report 
recommendations to address all geotechnical issues with respect to the development of 
this plan and related to slope stability associated with the open watercourses in this Plan, 
including, but not limited to, the following: 

 i) servicing, grading and drainage of this subdivision; 
 ii) road pavement structure; 
 iii) dewatering; 
 iv) foundation design; 
 v) removal of existing fill (including but not limited to organic and deleterious 

materials); 
 vi) the placement of new engineering fill; 
 vii) any necessary setbacks related to slope stability for lands within this plan; 
 viii) identifying all required mitigation measures including the design and 

implementation of Low Impact Development (LIDs) solutions; 
 ix) addressing all issues with respect to construction and any necessary setbacks 

related to erosion, maintenance and structural setbacks related to slope stability 
for lands within this plan and associated with open watercourses that services an 
upstream catchment, to the satisfaction and specifications of the City.  The Owner 
shall provide written acceptance from the Upper Thames River Conservation 
Authority for the final setback;  

 x) investigate along the east property limits of the plan and provide additional 
information regarding an oil/gas well as shown on the Official Plan Schedule B-2 
Natural Resources and Hazards Map.  Provide information regarding any 
contamination and provide any recommendations that may be required to be 
implemented to address this;  

 xi) Accurately delineate the Riverine Erosion Hazard Limit; 
 xii) Identify existing erosion and/or slope hazards; 
 xiii) assess the impact of the proposed development on existing hazards; 
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 xiv) assess the potential for the proposed development to create new hazards; and, 
 xv) Identify measures to safely avoid the potential hazards, including appropriate 

development setback from the River Erosion Hazard Limit. 
 
 In addressing the above, the report shall take into consideration the required/proposed fill 

within the area as well as the proposed channel improvements. 
 
  and any other requirements as needed by the City, all to the satisfaction of the City. 
 
97. The Owner shall implement all geotechnical recommendations to the satisfaction of the 

City. 
 
98. In conjunction with the Design Studies submission, the Owner shall submit a slope 

assessment report to address all slope issues with respect to construction, grading and 
drainage of this subdivision and any necessary setbacks related to erosion, maintenance 
and structural setbacks related to slope stability associated with open watercourses that 
services an upstream catchment, all to the satisfaction of the City Engineer and the 
UTRCA.  The Owner shall provide written acceptance from the UTRCA for the final 
setback. 

 
99. In conjunction with the Design Studies submission, the Owner must obtain approval from 

all required agencies as needed, to permit any proposed channel improvements within 
this plan, such as the UTRCA, MOECC, Fisheries and Oceans Canada and MNR. 

 
100. Once construction of any private services, ie: water storm or sanitary, to service the lots 

and blocks in this plan is completed and any proposed relotting of the plan is undertaken, 
the Owner shall reconstruct all previously installed services in standard location, in 
accordance with the approved final lotting and approved revised servicing drawings all to 
the specification of the City Engineer and at no cost to the City. 

 
101. The Owner shall connect to all existing services and extend all services to the limits of the 

draft plan of subdivision, at no cost to the City, all to the specifications and satisfaction of 
the City Engineer. 

 
102. In conjunction with Design Studies submission, the Owner shall have his consulting 

engineer submit a concept plan which shows how all servicing (water, sanitary, storm, 
gas, hydro, street lighting, water meter pits, Bell, Rogers, etc.) shall be provided to 
condominiums/townhouses indicated on streets in this plan of subdivision allowing street 
townhouses.  It will be a requirement to provide adequate separation distances for all 
services which are to be located on the municipal right-of-way to provide for required 
separation distance (Ministry of Environment Design Standards) and to allow for adequate 
space for repair, replacement and maintenance of these services in a manner acceptable 
to the City. 

 
103. Prior to the installation of any servicing for street townhouse units on streets in this plan 

of subdivision, the Owner must obtain site plan approval, to the satisfaction of the City 
Engineer.  

 
104. The Owner shall have the common property line of Commissioners Road East and Bradley 

Avenue graded in accordance with the City of London Standard “Subdivision Grading 
Along Arterial Roads”, at no cost to the City. 

 
 Further, the grades to be taken as the centreline line grades on Commissioners Road East 

and Bradley Avenue are the future ultimate centreline of road grades as determined by 
the Owner’s professional engineer, satisfactory to the City.  From these, the Owner’s 
professional engineer is to determine the ultimate elevations along the common property 
line which will blend with the ultimate reconstructed road, all to the satisfaction of the City. 

 
105. The Owner shall advise the City in writing at least two weeks prior to connecting, either 

directly or indirectly, into any unassumed services constructed by a third party, and to save 
the City harmless from any damages that may be caused as a result of the connection of 
the services from this subdivision into any unassumed services. 
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 Prior to connection being made to an unassumed service, the following will apply: 

i) In the event discharge is to unassumed services, the unassumed services must 
be completed and conditionally accepted by the City; 

 
ii) The Owner must provide a video inspection on all affected unassumed sewers; 

 
Any damages caused by the connection to unassumed services shall be the responsibility 
of the Owner. 
 

106. The Owner shall pay a proportional share of the operational, maintenance and/or 
monitoring costs of any affected unassumed sewers or SWM facilities (if applicable) to 
third parties that have constructed the services and/or facilities to which the Owner is 
connecting.  The above-noted proportional share of the cost shall be based on design 
flows, to the satisfaction of the City, for sewers or on storage volume in the case of a SWM 
facility.  The Owner’s payments to third parties shall: 

i) commence upon completion of the Owner’s service work, connections to the 
existing unassumed services;  and 

ii) continue until the time of assumption of the affected services by the City. 
 
 

107. With respect to any services and/or facilities constructed in conjunction with this Plan, the 
Owner shall permit the connection into and use of the subject services and/or facilities by 
outside owners whose lands are served by the said services and/or facilities, prior to the 
said services and/or facilities being assumed by the City. 

 
 The connection into and use of the subject services by an outside Owner will be conditional 

upon the outside Owner satisfying any requirements set out by the City, and agreement 
by the outside Owner to pay a proportional share of the operational maintenance and/or 
monitoring costs of any affected unassumed services and/or facilities. 
 

108. If, during the building or constructing of all buildings or works and services within this 
subdivision, any deposits of organic materials or refuse are encountered, the Owner shall 
report these deposits to the City Engineer and Chief Building Official immediately, and if 
required by the City Engineer and Chief Building Official, the Owner shall, at his own 
expense, retain a professional engineer competent in the field of methane gas to 
investigate these deposits and submit a full report on them to the City Engineer and Chief 
Building Official.  Should the report indicate the presence of methane gas then all of the 
recommendations of the engineer contained in any such report submitted to the City 
Engineer and Chief Building Official shall be implemented and carried out under the 
supervision of the professional engineer, to the satisfaction of the City Engineer and Chief 
Building Official and at the expense of the Owner, before any construction progresses in 
such an instance.  The report shall include provision for an ongoing methane gas 
monitoring program, if required, subject to the approval of the City Engineer and review 
for the duration of the approval program. 
 
If a permanent venting system or facility is recommended in the report, the Owner shall 
register a covenant on the title of each affected lot and block to the effect that the Owner 
of the subject lots and blocks must have the required system or facility designed, 
constructed and monitored to the specifications of the City Engineer, and that the Owners 
must maintain the installed system or facilities in perpetuity at no cost to the City.  The 
report shall also include measures to control the migration of any methane gas to abutting 
lands outside the Plan. 
 

109. Should any contamination or anything suspected as such, be encountered during 
construction, the Owner shall report the matter to the City Engineer and the Owner shall 
hire a geotechnical engineer to provide, in accordance with the   Ministry of the 
Environment “Guidelines for Use at Contaminated Sites in Ontario”, “Schedule A – Record 
of Site Condition”, as amended, including “Affidavit of Consultant” which summarizes the 
site assessment and restoration activities carried out at a contaminated site, in accordance 
with the requirements of latest Ministry of Environment and Climate Change “Guidelines 
for Use at Contaminated Sites in Ontario” and file appropriate documents to the Ministry 
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in this regard with copies provided to the City.  The City may require a copy of the report 
should there be City property adjacent to the contamination. 

 
 Should any contaminants be encountered within this Plan, the Owner shall implement the 

recommendations of the geotechnical engineer to remediate, removal and/or disposals of 
any contaminates within the proposed Streets, Lot and Blocks in this Plan forthwith under 
the supervision of the geotechnical engineer to the satisfaction of the City at no cost to the 
City. 

 
 In the event no evidence of contamination is encountered on the site, the geotechnical 

engineer shall provide certification to this effect to the City. 
 

110. The Owner’s professional engineer shall provide inspection services during construction 
for all work to be assumed by the City, and shall supply the City with a Certification of 
Completion of Works upon completion, in accordance with the plans accepted by the City 
Engineer. 
 

111. In conjunction with the Design Studies submission, the Owner shall have it’s professional 
engineer provide an opinion for the need for an Environmental Assessment under the 
Class EA requirements for the provision of any services related to this Plan.  All class EA’s 
must be completed prior to the submission of engineering drawings. 
 

112. The Owner shall have it’s professional engineer notify existing property owners in writing, 
regarding the sewer and/or road works proposed to be constructed on existing City streets 
in conjunction with this subdivision, all in accordance with Council policy for “Guidelines 
for Notification to Public for Major Construction Projects”. 
 

113. The Owner shall not commence construction or installations of any services (eg. clearing 
or servicing of land) involved with this Plan prior to obtaining all necessary permits, 
approvals and/or certificates that need to be issued in conjunction with the development 
of the subdivision, unless otherwise approved by the City in writing (eg. Ministry of the 
Environment Certificates, City/Ministry/Government permits: Approved Works, water 
connection, water-taking, crown land, navigable waterways, approvals: Upper Thames 
River Conservation Authority, Ministry of Natural Resources, Ministry of the Environment, 
City, etc.) 

 
114. Prior to any work on the site, the Owner shall decommission and permanently cap any 

abandoned wells located in this Plan, in accordance with current provincial legislation, 
regulations and standards.  In the event that an existing well in this Plan is to be kept in 
service, the Owner shall protect the well and the underlying aquifer from any development 
activity. 

 
115. In conjunction with the Design Studies submission, in the event the Owner wishes to phase 

this plan of subdivision, the Owner shall submit a phasing plan identifying all required 
temporary measures, and identify land and/or easements required for the routing of 
services which are necessary to service upstream lands outside this draft plan to the limit 
of the plan to be provided at the time of registration of each phase, all to the specifications 
and satisfaction of the City. 

 
116. If any temporary measures are required to support the interim conditions in conjunction 

with the phasing, the Owner shall construct temporary measures and provide all 
necessary land and/or easements, to the specifications and satisfaction of the City 
Engineer, at no cost to the City. 

 
117. The Owner shall remove any temporary works when no longer required and restore the 

land, at no cost to the City, to the specifications and satisfaction of the City. 
 

118. The Owner shall decommission any abandoned infrastructure, at no cost to the City, 
including cutting the water service and capping it at the watermain, all to the specifications 
and satisfaction of the City. 
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119. The Owner shall remove all existing accesses and restore all affected areas, all to the 
satisfaction of the City, at no cost to the City. 
 

120. All costs related to the plan of subdivision shall be at the expense of the Owner, unless 
specifically stated otherwise in this approval. 
 

121. Prior to the acceptance of engineering drawings, the Owner shall submit confirmation that 
they have complied with any requirements of Union Gas Limited with regards to their 
facilities at the southern limit of this plan of subdivision.    

 
122. In conjunction with the Design Studies submission, the proposed block lotting plan shall 

be reviewed and accepted with respect to City services, road geometries, easements 
requirements, etc., to the satisfaction of the City. 

 
123. The Owner shall co-ordinate the work associated with this Plan of Subdivision with the 

City’s proposed construction of the SWM Facility in this plan of subdivision, to the 
satisfaction of the City, at no cost to the City. 

 
124. Prior to Final Approval, the Owner shall make all necessary arrangements with any 

required owner(s) to have any existing easement(s) in this plan quit claimed to the 
satisfaction of the City and at no cost to the City.  The Owner shall protect any existing 
private services in the said easement(s) until such time as they are removed and replaced 
with appropriate municipal and/or private services at no cost to the City. 

 
 Following the removal of any existing private services from the said easement and the 

appropriate municipal services and/or private services are installed and operational, the 
Owner shall make all necessary arrangement to have any section(s) of easement(s) in 
this plan quit claimed to the satisfaction of the City, at no cost to the City. 

  
125. In conjunction with Design Studies submission, the Owner shall submit a Development 

Charge work plan outlining the costs associated with the design and construction of the 
DC eligible works.  The work plan must be approved by the City Engineer and City 
Treasurer (as outlined in the most current DC By-law) prior to advancing a report to 
Planning and Environment Committee recommending approval of the special provisions 
for the subdivision agreement. 

 
126. At the time this plan is registered, the Owner shall register all appropriate easements for 

all existing and proposed private and municipal storm and sanitary works required in this 
plan, to service external lands, all to the satisfaction of the City Engineer, at no cost to the 
City. 

 
127. The Owner shall either register against the title of Block 71 in this Plan, or shall include in 

the agreement of purchase and sale for the transfer of Block, a covenant by the purchaser 
or transferee stating that the purchaser or transferee of the Block may be required to 
construct sewage sampling manholes, built to City standards in accordance with the City’s 
Waste Discharge By-law No. WM-2, as amended, regulating the discharge of sewage into 
public sewage systems.  If required, the sewage sampling manholes shall be installed on 
both storm and sanitary private drain connections, and shall be located wholly on private 
property, as close as possible to the street line, or as approved otherwise by the City 
Engineer. 

 
128. In conjunction with the Design Studies submission, the Owner shall provide a concept of 

Street ‘J’ road crossing of the watercourses including all details (ie. culvert, watermain, 
sanitary sewer, road profile, etc.), all to the satisfaction of the City.  
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 TO:  CHAIR AND MEMBERS 
 PLANNING AND ENVIRONMENT COMMITTEE 

 FROM: 
  

GEORGE KOTSIFAS, P. ENG. 
MANAGING DIRECTOR, DEVELOPMENT & COMPLIANCE SERVICES 

AND CHIEF BUILDING OFFICIAL 

 SUBJECT: APPLICATION BY:  748094 ONTARIO LTD. & 2624 JACKSON ROAD INC. 
FOR APPROVAL OF DRAFT PLAN OF SUBDIVISION 

OFFICIAL PLAN AND ZONING BY-LAW AMENDMENTS 
1635 COMMISSIONERS ROAD EAST AND 2624 JACKSON ROAD  

 
APPLICATION BY:  CITY OF LONDON 

OFFICIAL PLAN AMENDMENT 
1663 & 1685 COMMISSIONERS ROAD EAST 

AND 2652 JACKSON ROAD 
 

MEETING ON SEPTEMBER 25, 2017 

 
 

 RECOMMENDATION 

 
That, on the recommendation of the Senior Planner, Development Services, the following actions 
be taken with respect to the application of 748094 Ontario Ltd. and 2624 Jackson Road Inc. for 
the lands located at 1635 Commissioners Road East and 2624 Jackson Road; and the application 
by the City of London relating to Official Plan Amendments for 1663 Commissioners Road East, 
1685 Commissioners Road East and 2652 Jackson Road: 

(k) the Approval Authority BE ADVISED of the issues, if any, raised at the Public Meeting 
with respect to the application for Draft Plan of Subdivision by 748094 Ontario Ltd. and 
2624 Jackson Road Inc. relating to lands located at 1635 Commissioners Road East and 
2624 Jackson Road; 

(l) the Approval Authority BE ADVISED that Municipal Council supports issuing Draft 
Approval of the proposed plan of subdivision as submitted by 748094 Ontario Ltd. and 
2624 Jackson Road Inc., prepared by Stantec Consulting Ltd. and certified by Terry P. 
Dietz O.L.S. (Project No. 1614-03884 Drawing No.1, dated May 2, 2017), which shows 
shows thirty-nine (39) low density residential blocks, seventeen (17) medium density 
residential blocks, three (3) open space blocks, two (2) open space buffer blocks, six (6) 
park blocks, three (3) park/walkway blocks, one (1) part block, one (1) access/servicing  
block, one (1) school block, one (1) stormwater management block, one (1) existing hydro 
corridor block, two (2) future development blocks, twelve (12) reserve blocks, and four (4) 
road widening blocks, SUBJECT TO the conditions contained in the attached Appendix 
“D”; 

(m) the proposed by-law attached hereto as Appendix “A” BE INTRODUCED at the Municipal 
Council meeting on October 3, 2017 to amend the Official Plan for lands located at 1635 
Commissioners Road East and 2624 Jackson Road to change the land use designations 
on Schedule ‘A’ – Land Use FROM “Urban Reserve - Community Growth” and 
“Environmental Review” TO “Low Density Residential”, “Multi-family, Medium Density 
Residential”, and “Open Space”; and to amend Schedule ‘C’ – Transportation Corridors to 
add “Secondary Collectors”; 

(n) the proposed by-law attached hereto as Appendix “B” BE INTRODUCED at the Municipal 
Council meeting on October 3, 2017 to amend the Official Plan for lands located at 1663 
Commissioners Road East and 1685 Commissioners Road East to change the land use 
designation on Schedule ‘A’ – Land Use FROM “Urban Reserve - Community Growth” TO 
“Multi-family, Medium Density Residential”; 
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(o) Based on the City-initiated review of the Official Plan land use designations, NO 
FURTHER ACTION be taken with respect to lands located at 2652 Jackson Road.  The 
property is adjacent a phase of the subdivision intended for future development requiring 
further detailed planning, and no changes to the land use designation are proposed at this 
time; 

(p) the proposed by-law attached hereto as Appendix “C” BE INTRODUCED at the Municipal 
Council meeting on October 3, 2017 to amend Zoning By-law No. Z.-1, in conformity with 
the Official Plan as amended in Part ‘C’ above, to change the zoning of the subject lands 
FROM an Urban Reserve (UR4) Zone, an Environmental Review (ER) Zone, and an 
Agricultural (AG1) Zone TO: 

xii) a Holding Residential R1 Special Provision (h•h-100•R1-13( )) Zone to permit 
single detached dwellings on lots with a minimum lot frontage of 9.0 metres and 
minimum lot area of 270 square metres; together with a special provision for a 
minimum rear yard depth of 6.0 metres; 

xiii) a Holding Residential R1 (h•h-100•R1-4) Zone to permit single detached dwellings 
on lots with a minimum lot frontage of 12.0 metres and minimum lot area of 360 
square metres; 

xiv) a Holding Residential R4/R5/R6 (h•h-71•h-100•R4-6/R5-4/R6-5) Zone to permit 
street townhouse dwellings; townhouses and stacked townhouses up to a 
maximum density of 40 units per hectare and maximum height of 12 metres; and 
various forms of cluster housing including single detached, semi-detached, duplex, 
triplex, fourplex, townhouse, stacked townhouse, and apartment buildings up to a 
maximum density of 35 units per hectare and maximum height of 12 metres; 

xv) a Holding Residential R4/R5/R6 (h•h-54•h-71•h-100•R4-6/R5-4/R6-5) Zone to 
permit street townhouse dwellings; townhouses and stacked townhouses up to a 
maximum density of 40 units per hectare and maximum height of 12 metres; and 
various forms of cluster housing including single detached, semi-detached, duplex, 
triplex, fourplex, townhouse, stacked townhouse, and apartment buildings up to a 
maximum density of 35 units per hectare and maximum height of 12 metres; 

xvi) a holding Neighbourhood Facility / Residential R1 (h•h-100•NF/R1-4) Zone to 
permit such uses as elementary schools, places of worship, and day care centres; 
and to permit single detached dwellings on lots with a minimum lot frontage of 12.0 
metres and minimum lot area of 360 square metres;  

xvii) an Open Space (OS1) Zone to permit public parks, conservation lands, and  
recreational buildings associated with conservation lands and public parks; 

xviii) an Open Space (OS5) Zone to permit conservation lands, conservation works, 
passive recreation uses which include hiking trails and multi-use pathways, and 
managed woodlots; 

xix) an Urban Reserve Special Provision (UR4(  )) Zone to permit such uses as existing 
dwellings, agricultural uses, conservation lands, passive recreation uses, kennels, 
and private outdoor recreation clubs; together with a special provision for a 
minimum lot area of 7.0 hectares;  

xx) a holding Urban Reserve Special Provision (h-82•UR4(  )) Zone to permit such 
uses as existing dwellings, agricultural uses, conservation lands, passive 
recreation uses, kennels, and private outdoor recreation clubs; together with a 
special provision for a minimum lot area of 160 square metres and no minimum lot 
frontage requirement; 

xxi) an Agricultural Special Provision (AG1( )) Zone to permit agricultural uses, 
kennels, conservation lands, nursery, passive recreation uses, farm markets, and 
greenhouses; together with a special provision for a minimum lot area of 2.6 
hectares; 

xxii) an Agricultural Special Provision (AG1( )) Zone to permit agricultural uses, 
kennels, conservation lands, nursery, passive recreation uses, farm markets, and 
greenhouses; together with a special provision for a minimum lot area of 1.5 
hectares and minimum lot frontage of 50 metres.  

it being noted that the following holding provisions have also been applied: 

 (h) - to ensure orderly development and adequate provision of municipal 
services, the “h” symbol shall not be deleted until the required security is 
provided and that the conditions of draft plan approval will ensure the execution 
of a subdivision agreement prior to development; 

 (h-54) - to ensure completion of noise assessment reports and implementation 
of mitigation measures for development adjacent arterial roads; 
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 (h-71) ) - to encourage street oriented development the Owner shall prepare a 
building orientation plan to be incorporated into the approved Site Plan and 
Development Agreement; 

 (h-82) – to ensure consistent lotting pattern and that any part blocks are 
consolidated with adjacent lands; 

 (h-100) – to ensure there is adequate water service and appropriate access, a 
looped watermain system must be constructed and a second public access 
must be available. 

 
(q) IT BEING NOTED that modifications to Map 1 – Place Types and Map 3 – Street 

Classifications in The London Plan reflecting the amendments as recommended in Parts 
(c) and (d) above will be undertaken by Civic Administration and will be brought forward 
to Municipal Council as part of a future comprehensive review. 

 
(r) the applicant BE ADVISED that the Development Finance has summarized  the estimated 

costs and revenues information as attached in Appendix "E". 
 
 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

November 12, 2007 – Report to Planning Committee – General Manager of Planning and 
Development - Placemaking Demonstration Project Part 1 - Placemaking Design Guidelines 
(Agenda Item #6) 

 

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect is to recommend that the Approval Authority for the City of London issue 
Draft Approval of the proposed Plan of Subdivision, subject to conditions; and Municipal Council 
approve the recommended Official Plan and Zoning By-law amendments. 
 

 RATIONALE 

 
The rationale for approval of the recommended Official Plan and Zoning By-law amendments and 
support for the proposed draft plan of subdivision is as follows: 
 

i) The recommended Draft Plan, Official Plan and Zoning amendments conform to the 
policies of the Official Plan, and are consistent with the Provincial Policy Statement; 

 
ii) The proposal will utilize existing municipal services and preserve significant natural 

heritage features; provide for an attractive, pedestrian-oriented and compatible 
development; and contribute to compact urban form through the proposed range and mix 
of low and medium density residential uses. 
 

iii) In order to consider the proposed land use changes comprehensively, the City initiated a 
concurrent review of three existing residential lots that are located outside the limits of the 
Draft Plan of subdivision.  Based on that review, it is appropriate to include the two 
“orphan” parcels on Commissioners Road East in the amendments to the Official Plan.  At 
this time no action is recommended for the third property located at the corner of Jackson 
Road and Bradley Avenue as that part of the Draft Plan is being held for future 
development, and there are no proposed changes to the land use designation. 
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 BACKGROUND 

 

Date Application Accepted: April 2, 2015 Agent: Stantec Consulting Ltd. 

REQUESTED ACTIONS: 
 
Draft Plan of Subdivision 
Approval of a draft plan of subdivision consisting of 38 low density residential blocks (Blocks 1-
38), 17 medium density residential blocks (Blocks 39-55), 3 open space blocks (Blocks 56-58), 
2 open space buffer blocks (Blocks 59-60), 6 park blocks (Blocks 61-66), 1 school block (Block 
67), 1 stormwater management block (Block 68), 1 existing hydro corridor block (Block 69), 2 
future development blocks (Blocks 70-71), and 4 road widening blocks (Blocks 72-75). 
 
Official Plan Amendment 
Possible Amendment to Schedule ‘A’ – Land Use map to change the land use designations 
from “Urban Reserve - Community Growth” and “Environmental Review” to “Low Density 
Residential”, “Multi-family, Medium Density Residential”, and “Open Space”; and, an 
amendment to Schedule ‘C’ – Transportation Corridors map to add “Secondary Collectors”. 
 
Zoning By-law Amendment 
Amendment to Zoning By-law Z.-1 to change the zoning from an Urban Reserve (UR4) Zone, 
an Environmental Review (ER) Zone, and an Agricultural (AG1) Zone to the following zones: 
1. Residential R1 Special Provision (R1-13) with a special provision 

for a minimum rear yard depth of 6.0 metres 
2. Residential R1 (R1-4)  
3. Residential (R4-6 / R5-4 / R6-5)  
4. Neighbourhood Facility (NF) 
5. Open Space (OS1) 
6. Urban Reserve (UR4)  
 
NOTE: The original application request was for approval of a residential subdivision consisting 
of 36 low density residential blocks, 20 medium density residential blocks, 1 commercial block, 
3 open space blocks, 2 open space buffer blocks, 3 park blocks, 1 school block, 1 stormwater 
management block, 1 existing hydro corridor block, 2 future development blocks, and 4 road 
widening blocks.  In November 2016, based on responses received from the circulation of the 
draft plan, the applicant proposed further revisions summarized as follows: 

- Updated road network and block layout 
- Reconfigured collector roads 
- Reconfigured School and Neighbourhood Park blocks 
- Additional Park block 
- Removal of Neighbourhood Commercial block previously shown at the corner of 

Jackson Road and Commissioners Road East 
 

 
 

  SITE CHARACTERISTICS: 

 Current Land Use – agricultural (cash crops); woodlands and wetlands; three residential 
dwellings; and hydro transmission corridor  

 
 Frontage – Approx. 1600 metres (5,249 ft.) on Jackson Road 
 
 Depth – Approx. 835 metres (2,740 ft.) 
 
 Area –  Approx. 82 hectares (203 acres) 
 
 Shape – Irregular 
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Location Map 
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  SURROUNDING LAND USES: 

 North – agriculture   
 

 South – agriculture and hydro transmission corridor 
 

 East – agriculture and hydro transmission corridor 
 

 West –  low/medium density residential and SWM pond  (Summerside subdivision)   

 
 

  OFFICIAL PLAN DESIGNATIONS: (refer to map on page 7) 

 “Urban Reserve Community Growth”, “Environmental Review” and “Agriculture” 

   EXISTING ZONING: (refer to map on page 8) 

 Urban Reserve (UR4), Environmental Review (ER) and Agricultural (AG1) 

 
 

 PLANNING HISTORY 

 
In May 2006, an application was submitted to the City for approval of Draft Plan of Subdivision, 
Official Plan and Zoning By-law Amendments from 2624 Jackson Road Inc. and 748094 Ontario 
Limited for what was referred to at the time as the Parker-Jackson lands consisting of 
approximately 81 hectares on the east side of Jackson Road, just east of the present Summerside 
subdivision.  The draft plan application was processed and eventually it was put on hold for 
several reasons, including concerns with the Environmental Impact Study, which was not 
accepted by the City as it required further assessment of the significance of a large wooded area 
centrally located within the plan, possible changes to the stormwater management block 
configuration, and the timing of SWM works to service the subdivision.  In addition, the City at the 
time was conducting a Placemaking Demonstration Project, and this site was a candidate for the 
pilot project along with others.  The owners expressed an interest and agreed to participate jointly 
with the City on the understanding that they were under no obligation to implement any of the 
findings.  The application then remained inactive for quite some time while the Placemaking 
Project proceeded. 
 
There was very little activity on the file until a revised draft plan submission was brought forward 
at an Initial Proposal Review meeting in June 2014.  The revised plan was substantially different 
than the original submission.  Changes to the revised plan included preservation of the existing 
wooded area as Open Space and incorporating some of the placemaking principles and design 
concepts that were advanced through the Placemaking Project.  For example, the subdivision 
road network was redesigned on a grid pattern, replacing the previous pattern of closed loops, 
crescents and cul-de-sacs.  Street townhouse blocks were introduced to provide opportunities for 
pedestrian-oriented streetscapes, as well as “window” streets along Commissioners Road East 
and Jackson Road. 
 
Further refinements were required to the draft plan as a result of feedback received from the 
Thames Valley District School Board indicating specific concerns with the size and configuration 
of the elementary school site.  The applicant also wanted an opportunity to review options with 
respect to the open space buffer requirements adjacent the wooded area.  Subsequent revisions 
were made with the most recent version of the plan incorporating a revised school block and a 30 
metre wide buffer (25m plus 5m path) along the edge of the wooded area. 
 
The functional plan for the stormwater management facility has now been approved.  The Parker 
SWMF-Phase 1 is scheduled in accordance with the City’s 2018 Growth Management 
Implementation Strategy for construction in 2018. 
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Official Plan Map 
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Zoning Map 
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Proposed Land Use Concept Plan 
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Proposed Draft Plan of Subdivision 
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 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 

 
Bell Canada 

We have reviewed the circulation regarding the above noted application.  We have no conditions 
and/or objections to the application at this time. 

We hereby advise the Developer, however, to contact Bell Canada during detailed design to 
confirm the provision of communication/telecommunication infrastructure needed to service the 
development. 
 
Staff response: Bell Canada conditions are captured in the standard subdivision agreement. 
 
Thames Valley District School Board 
 
The updated application for draft plan of subdivision has been reviewed by this office.  The revised 
school block meets the requirements as requested by the Thames Valley District School Board 
(TVDSB). 

 
The proposed subdivision is presently within the attendance area of Westminster PS for Grades 
3K to 8 and Lord Dorchester SS for grade 9-12. Due to increased enrolment the TVDSB is 
requesting that the following clause be included as a condition of Draft Plan Approval for the 
subject plan: 
 
“The developer agrees to include in all of its agreements of purchase and sale with purchasers of 
residential lots and blocks, a provision advising such purchasers that the construction of additional 
public school accommodation is dependent upon funding approval from the Ontario Ministry of 
Education and, as a result, the property may be designated as part of a “Holding Zone” by Thames 
Valley District School Board and that any students residing in such Holding Zone may be 
designated to attend a “Holding School” until a long-term accommodation solution is in place. 
There can be no assurance that a new elementary or secondary school may be built to 
accommodate students residing within the Holding Zone.” 
 
Staff response:  An elementary school site for the Thames Valley District School Board has been 
identified within the draft plan.  The school board’s requested standard holding zone warning 
clause will be captured in the subdivision agreement. 
 
Agricultural Advisory Committee 

 
The following comments with respect to the application by 748094 Ontario Inc. and 2624 Jackson 
Road Inc., relating to the lands located on the east side of Jackson Road between Commissioners 
Road East and Bradley Avenue BE FORWARDED to the Civic Administration for consideration.  
The Agricultural Advisory Committee is not supportive of the application due to:  
 
i) the encroachment on the urban growth boundary;  
ii) the priority of the City of London should be preserving the rural/urban interface; and,  
iii) approving this application promotes urban sprawl within City limits;  
 
Staff response: The City’s Urban Growth Boundary is delineated by Bradley Avenue and an 
existing hydro transmission corridor which crosses the southeast corner of the subject lands.  
Development is not proposed to go beyond the Urban Growth Boundary.  However, the limits of 
the draft plan follow the legal property boundary which extends to Bradley Avenue resulting in the 
creation of a remnant parcel.  As mentioned, development within this draft plan will not be 
permitted to extend beyond the current Urban Growth Boundary.  As part of this recommendation, 
staff are recommending the resulting remnant parcel along Bradley Avenue (Block 75), as well as 
the hydro corridor block (Block 73), be zoned Agricultural (AG1( )) consistent with the Official Plan 
designation and in so doing maintaining the integrity of the Urban Growth Boundary. 
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Hydro One Networks Inc.  
 
Please be advised that Hydro One Networks Inc. (“HONI”) has no objection in principle to the 
proposed plan of subdivision, provided the following are included as conditions of draft approval:  
 
1. Prior to final approval, a copy of the lot grading and drainage plan, showing existing and final 
grades, must be submitted in triplicate to HONI for review and approval.  
 
2. Any development in conjunction with the subdivision must not block vehicular access to any 
HONI facilities located on the right of way. During construction, there will be no storage of 
materials or mounding of earth, snow or other debris on the right-of-way.  
 
3. Temporary fencing must be placed along the easement corridor during construction. 
Permanent fencing must be erected where subdivision lots directly abut the HONI easement at 
the developer’s expense. 
 
4. The subdivider shall make arrangements satisfactory to HONI for the crossing of the hydro 
right-of-way by any proposed roads. Separate proposals including detailed lighting and site 
servicing plans shall be submitted in triplicate to HONI for future road crossings. The developer 
must contact Joan Zhao, HONI Senior Real Estate Coordinator at (905) 946-6230 to begin the 
process of acquiring a Construction and Encroachment Agreement.  
 
5. The costs of any relocations or revisions to HONI facilities which are necessary to 
accommodate this subdivision will be borne by the developer.  
 
6. The easement rights of HONI and its legal predecessors are to be protected and maintained.  
 
7. If the proposed development is within close proximity to a Transmission or Distribution station 
the following applies:  
 
(a) The Developer hereby confirms and agrees that every agreement of purchase and sale heretofore and 
hereafter entered into by the Developer with any purchaser(s) of any unit or proposed unit in the 
Development contains the following notice/warning provisions (or clauses substantially similar thereto in all 
respects), namely: “Each unit purchaser and/or lessee specifically acknowledges and agrees that the 
development of the Lands upon which this Development is being (or has been) constructed, will be (or has 
been) undertaken and completed in accordance with any requirements that may be imposed from time to 
time by any Governmental Authorities, and that the proximity of this Development to facilities, installations 
and/or equipment owned and/or operated by HONI may result in noise, vibration, electro-magnetic 
interference and stray current transmissions (hereinafter collectively referred to as the “Interferences”) to 
this Development, and despite the inclusion of control features within this Development, Interferences from 
the aforementioned sources may, occasionally interfere with some activities of the occupants in this 
Development Notwithstanding the above, each unit purchaser and/or lessee agrees to indemnify and save 
HONI harmless, from and against all claims, losses, judgments or actions arising or resulting from any and 
all of the Interferences. In addition, it is expressly acknowledged and agreed that HONI does not, and will 
not, accept any responsibility or liability for any of the Interferences in respect of this Development and/or 
its occupants. Furthermore, there may be alterations and/or expansions by HONI to its facilities and/or 
transformer station which may temporarily affect the living environment of the residents notwithstanding the 
inclusion of any noise and vibration attenuating measures in the design of the Development. HONI will not 
be responsible for any complaints or claims or any kind howsoever arising from use, expansion and/or 
alterations of such facilities and/or operations on, over or under its transformer station. Furthermore, each 
unit purchaser and/or lessee acknowledges and agrees that an electro-magnetic, stray current and noise-
warning/vibration clause similar to the foregoing shall be inserted into any succeeding or subsequent sales 
agreement, lease or sublease, and that this requirement shall be binding not only on the Purchaser 
hereunder but also upon the Purchaser’s respective heirs, estate trustees, successors and permitted 
assigns, and shall not cease or terminate on the closing of this purchase and sale transaction with the 
Vendor/Declarant.”  
 
(b) The Developer covenants and agrees that so long as the City does not object thereto, the language set 
out in Section 3.1(d) hereof (or language substantially similar thereto) shall also be included in the Site Plan 
Agreement entered into by the Developer with City of London to be registered on title to the Development. 
 
Staff response: The recommended conditions of draft plan approval have captured the above 
requirements (Conditions #24 & #25). 
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Upper Thames River Conservation Authority (UTRCA) 
 
RECOMMENDATIONS  
As indicated, the UTRCA is generally satisfied with the proposed subdivision configuration and 
offers the following conditions of draft plan approval: 
  
1. That the Final Stormwater Management Report be circulated to the UTRCA for our review and 
approval.  
 
2. That a report be prepared by a qualified ecological consultant as part of the subdivision Design 
Studies submission to address the UTRCA’s outstanding concerns regarding the protection of the 
wetland and watercourse features that are located on the subject lands. The report shall address 
the water quality, timing and quantity to the swamp wetland communities as well as the Hampton 
- Scott Drain. This submission should include additional strategies to protect and maintain these 
features as well as a discussion regarding the need for additional run-off augmentation including 
how/who/when that will be determined. A monitoring program for the wetland as well as a 
hydrogeological assessment will also be required. We recommend that a meeting be arranged 
with City and UTRCA staff to scope the terms of reference for the submissions.  
 
3. That a woodland compensation plan be prepared to address the woodland feature that will be 
lost as a result of the crossing of Street J over the Hampton-Scott Drain.  
 
4. That a minimum 15 metre buffer be provided on both sides of the Hampton–Scott Drain. The 
blocks shall be sized appropriately to accommodate the necessary buffer. If there are any pinch 
points, the Conservation Authority would be prepared to consider a slightly smaller buffer on one 
side of the feature with an enhanced buffer on the opposite side. The draft plan shall be redlined 
accordingly to provide the required buffer which should also be applied to the feature which 
crosses Block 70 - Future Development.  
 
5. If a multi-use, paved pathway is to be included in the plan of subdivision, a separate block 
outside of the 30 metre buffer (Block 59) for the significant woodland and wetland should be 
identified on the draft plan. We recommend that the draft plan be redlined accordingly.  
 
6. That the necessary Section 28 approvals be obtained from the UTRCA prior to undertaking any 
site alteration or development within the regulated area. This approval process will also consider 
the two regulated wetland pockets that are located in the northwest corner of the subject lands.  
 
Staff response: The conditions of draft approval have captured the above recommendations 
(Conditions #19, #20, #21, #96, #98, #99 & #113).  The UTRCA response acknowledged that the 
Conceptual Stormwater Management Report – Parker Jackson Lands prepared by Stantec 
(February 25, 2015) attempted to address potential impacts on the wetland.  However, as part of 
the subdivision Design Study submission, the Conservation Authority will require the preparation 
of a report by an ecological consultant to address the water quality, timing and quantity to the 
swamp wetland communities as well as the Hampton - Scott Drain.  This requirement has been 
included in the conditions of Draft Plan approval. 
 
The submitted draft plan has been updated by the applicant to include the minimum 15 metre 
buffer on both sides of the Hampton-Scott Drain within an appropriately sized Open Space block 
(Block 57).  Buffer requirements along the Hampton-Scott Drain within Block 74 south of Street N 
will be addressed as part of a future phase draft plan approval and registration.  Until then this 
block will continue to remain in an Urban Reserve (UR4) Zone and is subject to the setback 
regulations under Zoning By-law Z.-1 Section 4.20(3) Municipal Drains and Natural Watercourses. 
 
Based on comments received from Environmental and Parks Planning staff regarding the 
proposed buffer and multi-use pathway, the buffer blocks are to be a minimum of 25 meters in 
width and shall include a minimum 5 meter pathway block between the buffer blocks and the 
residential development.  The applicant has revised the draft plan accordingly to provide separate 
blocks for the 25 metre buffer (Blocks 60 & 61) and 5 metre pathway (Blocks 68 & 69). 
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PUBLIC 
LIAISON: 

On December 8, 2016, an Updated Notice of Application 
for approval of Draft Plan of Subdivision, Official Plan and 
Zoning By-law Amendments was sent to 269 surrounding 
property owners.  Notice was published in “The Londoner” 
on December 22, 2016. 

A previous Notice of Revised Application was sent out on 
April 20, 2015, and published in “The Londoner” on April 
30, 2015.   

 

5 replies 
received  

Nature of Liaison: see “Requested Action” section. 
 

Responses:  Two telephone inquiries for further information and clarification, and three 
written correspondences were received.  Individual responses to the public liaison letter 
and publication in “The Londoner” are summarized at the end of this report. 

The main issues are: 
Lack of Commercial Services - Concern about the lack of commercial/retail facilities 
and services in this area.  Any plans for local grocery stores, public libraries, and 
community facilities? 
Reliance on Automobile – Feels proposed residential subdivision will rely heavily on 
automobile use.  There seems to be very few paths to through streets and 
neighbourhoods requiring people to walk much farther routes to homes, parks and 
schools.  Will bus routes be extended to the area? 

Impact on Adjacent Farm / Maple Syrup Operation - Concerned about trespassing 
and vandalism.  Owner requests chain link fence along perimeter of subdivision adjacent 
his farm and sugar bush.  There are maple syrup lines all through the bush that stay up 
all year long, and with no chain link fence to keep trespassers out feels they could be 
forced out of business. 

 

 
 

 ANALYSIS 

 
Existing Conditions   
 
This subdivision comprises a total area of 81.5 hectares with approximately 1600 metres of almost 
continuous frontage along the east side of Jackson Road, from Commissioners Road to Bradley  
Avenue.  There is approximately 760 metres of frontage along Commissioners Road East and 
approximately 350 metres of frontage on Jackson Road.  The frontage along Commissioners 
Road East is broken up by two existing rural residential lots, as well as a third residential parcel 
located at the northeast corner of Jackson Road and Bradley Avenue, which are outside the limits 
of the Draft Plan.  In order to consider the proposed land use changes comprehensively, the City 
included these “orphan” parcels concurrently as part of the application review and Official Plan 
amendments. 
 
The site currently consists of open fields in agricultural use (cash crops) and an existing patch of 
woodland consisting of some wetland along the central and easterly portion of the subject lands.   
A drainage tributary flows from the woodland west through the field towards Jackson Road and 
then south eventually crossing Bradley Avenue.  At this point it is an open channel drain referred 
to as the Scott-Hampton Drain.  The southwest corner of the site is traversed by a hydro corridor 
easement and a transmission tower.  There is a Union Gas pipeline and booster station located 
along the north side of Bradley Avenue. 
 
The topography of the site slopes gradually from the north to the south.  Elevations range from 
approximately 282 metres at the corner of Commissioners Road East and Jackson Road to 270 
metres at Jackson Road and Bradley Ave.   
 
 

-206-

Item # II.12.



Agenda Item #      Page # 
 

               File No:  39T-06507 / OZ-7176 / O-7178  
Planner:  L. Mottram  

 

51 

 

 
Surrounding land uses consist of vacant agricultural fields on the north side of Commissioners 
Road East, and Meadowlilly Woods and Thames River further to the north.  Farms and cultivated 
fields exist on the adjacent lands to the east and to the south of Bradley Avenue, and an existing 
residential subdivision known as “Summerside” exists immediately to the west of Jackson Road.      
     
There are three existing road connections to the Summerside subdivision along Jackson Road 
and they are Reardon Boulevard, Darnley Boulevard and Evans Boulevard.  There are also 
opportunities for pedestrian and bike pathway connections to existing public parks and open 
space, and a stormwater management pond on the west side of Jackson Road. 
 
Commissioners Road East and Bradley Avenue are classified as Arterial Roads, and Jackson 
Road is classified as a Primary Collector.  A Transportation Impact Assessment was prepared by 
Stantec Consulting Ltd. and submitted with the application to assess the characteristics of the 
roads and intersections in the area, impact on the existing road network, and need for future 
improvements such as traffic signals and road widening.            
 
Official Plan 
 
Under Schedule ‘A’ - Land Use, the Parker-Jackson lands are designated as “Urban Reserve-
Community Growth” and “Environmental Review”.  A portion of these lands in the southeast 
corner of the property, south of the existing hydro transmission corridor, are designated 
“Agriculture”.  Under Schedule ‘B-1’ – Natural Heritage Features, there are Unevaluated 
Vegetation Patch and Provincially Significant Wetland delineations overlapping on the central and 
easterly portion of the site.  The subject lands are within a Big Picture Meta-Cores and Meta 
Corridors delineation, and are also located on the dividing line between the South Thames and 
Dingman Creek subwatersheds.  Schedule ‘B-2’ – Natural Resources and Natural Hazards 
delineates a Conservation Authority Regulation Limit and a Riverine Erosion Hazard Limit for 
Confined Systems. 
 
The application request is to amend Schedule ‘A’ – Land Use map to change the land use 
designations from “Urban Reserve - Community Growth” and “Environmental Review” to “Low 
Density Residential”, “Multi-family, Medium Density Residential”, and “Open Space”; and, an 
amendment to Schedule ‘C’ – Transportation Corridors map to add “Secondary Collectors”. 
  
The Low Density designation primarily permits single, semi-detached and duplex forms of housing 
up to 30 units per hectare.  The Multi-family, Medium Density designation is primarily intended for 
multiple forms of housing including row and cluster housing, low rise apartment buildings, rooming 
and boarding houses, small scale nursing homes, rest homes and homes for the aged up to a 
density of 75 units per hectare.  This designation may also be developed for single detached, 
semi-detached and duplex housing.  The Open Space designation allows for a range of parks 
and recreation, and natural heritage uses. 
 
The draft plan of subdivision was accompanied by a colour concept plan illustrating the distribution 
of proposed land uses, development blocks, and road pattern.  The low density designation would 
be applied to the residential blocks located primarily in the interior of the subdivision, but also to 
some window streets adjacent to Jackson Road and Commissioners Road East.  The medium 
density blocks are oriented primarily towards the westerly and northerly perimeter of the site, 
adjacent the arterial and primary collector roads, and proposed secondary collector road system.  
This concept illustrates a transition in use, form and density from low density single detached 
dwellings to medium density housing, such as street townhouse, cluster townhouse and low-rise 
apartments. 
 
The neighbourhood park and school blocks provide a central location to facilitate active 
transportation from within the community, as well as convenient access to the local and secondary 
collector road system for students from within the subdivision, and potentially students coming 
from the Summerside subdivision.  A smaller neighbourhood park is located at the terminus of 
the main entrance to the community from Commissioners Road East.  The natural heritage 
features contained within the plan are all to be designated as Open Space.  These features 
include the 25 metre buffer from the surveyed drip-line of the wooded area and significant wetland, 
the 5.0 metre public pathway which runs contiguous with the buffer block, the open channel 
watercourse (Scott-Hampton Drain), and the planned future SWM facility.     
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An amendment to Schedule ‘C’ Transportation Corridors will be required to add the proposed 
Secondary Collector roads.  As shown on the draft plan, the Secondary Collector roads are  
Streets ‘A’, ‘B’, and ‘N’; Street ‘I’ from Jackson Road to Street ‘J’; and Street ‘J’ from Street ‘B’ to 
Street ‘N’.  Collector road intersections with Jackson Road are required to align with the existing 
roads in the Summerside subdivision, being Reardon Boulevard, Darnley Boulevard, and Evans 
Boulevard.  Provision has also been made for the future extension of collector roads (Streets B 
and N) to serve lands to the east at such time as they are developed.  Traffic calming is provided 
by roundabouts at key intersections within the subdivision road network. 
 
The land use designations to the south of Street ‘N’ will remain unchanged.  These lands are part 
of a phase of the subdivision intended for future development requiring further detailed planning.   
 
The proposed land use concept submitted in support of the Draft Plan and Official Plan 
amendments illustrates the distribution of uses, and range of housing from single family, 
townhouses, cluster housing, street townhouse dwellings, school and parks, and natural heritage 
features to be protected and maintained as public open space.  The recommended amendments 
to Land Use - Schedule ‘A’ and Transportation Corridors - Schedule ‘B’ are considered 
appropriate and generally in keeping with intent the Official Plan. 
 
With respect to The London Plan, which has been adopted by City Council but is not yet in force 
and effect, the subject lands are within the “Neighbourhoods” Place Type permitting a range of 
uses such as single detached, semi-detached, duplex, triplex, and townhouse dwellings, and 
small-scale community facilities.  “Green Space” and “Environmental Review” Place Types have 
also been applied to the subject lands.  Uses within the Green Space place type are dependent 
upon the natural heritage features and areas contained on the subject lands, the hazards that are 
present, and the presence of natural resources which are to be protected.  The recommended 
land uses are consistent with the Place Types in the London Plan, and the recommended Draft 
Plan implements such aspects as the walking and cycling routes identified in Active Mobility 
Network mapping.  In accordance with City Building policies, neighbourhood parks have been 
located and designed within the neighbourhood to achieve a minimum of 50% of their perimeter 
bounded by a public street.  It is noted in our recommendation that modifications to Map 1 – Place 
Types and Map 3 – Street Classifications in The London Plan will be undertaken by Civic 
Administration and will be brought forward to Municipal Council as part of a future comprehensive 
review. 
 
Servicing / Infrastructure 
 
The municipal sanitary sewer to service this development is the existing 825 mm (33”) diameter 
sanitary sewer stub located in the Summerside subdivision approximately 105 metres west of 
Jackson Road, adjacent to the Summerside SWM pond.  It is proposed that the sanitary sewer 
be extended from this point to Jackson Road where it will provide an outlet for the entire 
development as well as the future external lands located to the south and east.  The ultimate 
sanitary outlet is an intake structure at the south limit of the existing Summerside District 
Combined Servicing Tunnel located on the extension of Lighthouse Road, south of Darnley 
Boulevard. 
 
Sanitary servicing for the two properties at 1663 and 1685 Commissioners Road East will be 
provided by internal connections to the subdivision.  Provision has been made on the draft plan 
for an access block (Block 77), and conditions of draft approval include provisions for construction 
of a single family private drain connections to the limits of the block in order to service 1663 
Commissioners Road East.  The developer will be required to construct a maintenance access 
road and provide a standard municipal easement for any section of the sewer not located within 
the road allowance, to the satisfaction of the City. 
 
Access to an existing water supply is available along Commissioners Road East, Jackson Road 
and Bradley Avenue.  The subject lands are within the vicinity of two pressure zone variations 
(high and low).  Watermains for the subdivision will be required to connect to an existing high-
level municipal system being the existing 900mm (36”) diameter watermain on Jackson Road and 
the 600mm (24”) watermain on Commissioners Road East.  As part of the conditions of Draft Plan 
Approval, a full water servicing report will be required to be submitted to the City for approval, 
including water distribution system analysis and modeling. 
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Storm sewers to serve this plan will connect to the proposed Parker Regional SWM Facility to be 
constructed on Block 72 within this draft plan, and to the existing Summerside SWM Facility 
located west of Jackson Road within the Summerside subdivision.  These SWM Facilities will be 
linked and will outlet the majority of stormwater flows to the existing Summerside Tunnel system, 
and a minority of flows to the Hampton-Scott Drain (Tributary “J” to the Dingman Creek).  
Confirmation that the proposed SWM block is sized in accordance with the final accepted Parker 
SWM Facility Functional Stormwater Management Report will be required through the conditions 
of draft approval. 
 
With respect to road and transportation infrastructure, a Transportation Impact Assessment (TIA) 
has been prepared and submitted by the proponents.  The findings indicate the existing road 
network will require several improvement to accommodate background traffic and growth from 
new development.  Widening Commissioners Road and signalizing the intersections of 
Commissioners Road with Chelton Road and Jackson Road would be required under full build-
out of the Parker-Jackson subdivision lands and undeveloped phases in the Summerside 
subdivision.  The recommendations call for traffic signals to be installed at these intersections by 
2026 to accommodate forecasted traffic volumes.  Commissioners Road will require widening 
prior to 2028 with full build-out of the Parker-Jackson and Summerside subdivisions by 2026.  
Bradley Avenue is not expected to require additional capacity prior to its planned widening in 
2030.      
 
As a condition of this Draft Plan approval, sufficient land to widen Bradley Avenue and 
Commissioners Road East to 18.0 metres from the centreline of the original road allowance, will 
be required.  Draft Plan conditions also require a revised TIA to include design criteria for turning 
lanes at Commissioners Road East at Street ‘A’ and Jackson Road. 
   
The proposed draft plan features a continuous, multi-use pathway running contiguously with the 
open space buffer, connecting the development with the planned City-wide bicycle network.  
Sidewalks and pedestrian/bicycle connections to the path and public road system will provide 
direct and convenient routes through the subdivision and desirable conditions for cycling and 
walking. 
 
Recommended Zoning 
 
The following provides a synopsis of the recommended zones, permitted uses, regulations, and 
holding provisions to be applied to lots and blocks within the draft plan.  Reference should be 
made to the Zoning Amendment Map found in Appendix “C” of this report. 
 
Single Family Blocks 1 to 39 – Two types of Residential R1 Zone variations are recommended 
in order to accommodate a range and mix of lot sizes: 
 

1. Holding Residential R1 Special Provision (h•h-100•R1-13( )) Zone to permit single 
detached dwellings on lots with a minimum lot frontage of 9.0 metres and minimum lot 
area of 270 square metres; together with a special provision for a minimum rear yard depth 
of 6.0 metres.  The applicant has requested a minimum rear yard depth of 6.0 metres in 
place of 7.0 metres for the R1-13 Zone.  This zone variation has been applied in similar 
situations in small lot subdivisions elsewhere in the City, and staff have no issues with the 
requested special provision.  This zone would be applied mainly to the blocks fronting local 
streets within the draft plan, including the window streets. 

 
2. Holding Residential R1 (h•h-100•R1-4) Zone to permit single detached dwellings on lots 

with a minimum lot frontage of 12.0 metres and minimum lot area of 360 square metres. 
This zone would be applied mainly to blocks fronting along the secondary collector streets 
‘B’ and ‘J’, as well as Streets ‘E’, ‘F’ and ‘I’ adjacent the park/pathway and open space 
buffer blocks. 
 

Based on these Zone variations and standards for minimum lot area and frontage, the total lot 
yield for all blocks combined would be approximately 520 single detached lots.  
 
Medium Density Blocks 40 to 56 – Holding Residential R4/R5/R6 (h•h-71•h-100•R4-6/R5-4/R6-
5) Zone to permit a range of medium density forms, including street townhouse dwellings; 
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townhouses and stacked townhouses up to a maximum density of 40 units per hectare and 
maximum height of 12 metres; and various forms of cluster housing including single detached, 
semi-detached, duplex, triplex, fourplex, townhouse, stacked townhouse, and apartment buildings 
up to a maximum density of 35 units per hectare and maximum height of 12 metres.  The 
subdivision draft plan shows several street-fronting blocks specifically sized to accommodate 
street townhouse development.  Larger medium density blocks (Blocks 44, 47, 50, 51, 55 & 56) 
are located closer or adjacent to Commissioners Road and Jackson Road creating a transition 
from low to medium density forms of development.  Commissioners Road East is classified as an 
“Arterial” road and a holding (h-54) provision has been applied to the zoning of abutting residential 
blocks requiring a noise study and mitigation measures in accordance with City policy.   
 
Based on the Zone densities and block sizes, the total dwelling unit yield for all medium density 
blocks combined would be approximately 142 street townhouse units and 347 cluster townhouse 
units. 
 
School Block 71 – Holding Neighbourhood Facility / Residential R1 (h•h-100•NF/R1-4) Zone to 
permit such uses as elementary schools, places of worship, and day care centres; and to permit 
single detached dwellings on lots with a minimum lot frontage of 12.0 metres and minimum lot 
area of 360 square metres.  The school block within the subdivision plan was requested by the 
Thames Valley District School Board for a future elementary school.  The draft plan has been 
revised to accommodate a school site location and size that is suitable for the Board’s needs.  
Should the school block not be acquired in the future for elementary school purposes, the dual 
zoning applied to the block would yield a potential for 40 to 50 residential lots. 
 
Parks and Pathway Blocks 62 to 70 - Open Space (OS1) Zone to permit public parks, 
conservation lands, and recreational buildings associated with conservation lands and public 
parks.  This Zoning will be applied to the two neighbourhood parks, multi-use recreational pathway 
blocks, and trail access blocks.  The zoning is also appropriate for the stormwater management 
block (Block 72) and the open channel drain (Block 57). 
 
Open Space Blocks 58 to 61 – Open Space (OS5) Zone to permit conservation lands, 
conservation works, passive recreation uses which include hiking trails and multi-use pathways, 
and managed woodlots.  This zone is appropriate for the natural heritage features within the 
subdivision plan that are to be protected and maintained as Open Space, including the adjacent 
buffer blocks. 
 
Reserve Blocks 74 and 76 - Urban Reserve Special Provision (UR4(  )) Zoning is appropriate 
for the future development block (Block 74) fronting the south side of Street ‘N’.  This block will 
be held in reserve for future development until detailed plans (site plan or subdivision) are 
submitted together with a rezoning application.  A special provision is also recommended for 
minimum lot area.  The other UR4( ) Zone is recommended for a tiny remnant parcel of land which 
resulted from revisions to the Draft Plan to correct the alignment of Street ‘A’ at Commissioners 
Road East.  The intent is that the remnant parcel be consolidated with adjacent lands. 
 
Blocks 73 and 75 - Agricultural Special Provision (AG1( )) Zone to permit agricultural uses, 
kennels, conservation lands, nursery, passive recreation uses, farm markets, and greenhouses.  
The limits of the Draft Plan follow the legal property boundary which extends to Bradley Avenue 
resulting in the creation of a parcel outside of the Urban Growth Boundary.  Urban-related uses 
are not permitted to extend beyond the current Urban Growth Boundary.   Therefore, staff 
recommend that the resulting remnant parcel (Block 75), as well as the hydro corridor block (Block 
73), be zoned Agricultural (AG1( )) which would be appropriate and consistent with the Official 
Plan designation.  Special provisions are also recommended for specific lot area and frontage 
requirements.  
 
Holding Provisions 
 
Since this subdivision will be developed in phases, it is recommended that the standard holding 
(h) provision be applied to all proposed residential blocks.  The “h” provision is applied in almost 
all subdivision approvals for the purpose of ensuring adequate provision of municipal services, 
that the required security has been provided, and that a Subdivision Agreement or Development 
Agreement is entered into. 
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A holding (h-54) provision for completion of a noise assessment report and implementation of 
noise attenuation measures for residential development adjacent an arterial road is recommended 
for the medium density blocks adjacent Commissioners Road East.  The h-54 symbol would be 
deleted from the zoning upon the owner agreeing to implement all noise attenuation measures, 
acceptable to the City of London. 
 
A holding (h-71) provision to encourage street oriented development and requiring the Owner to 
prepare a building orientation plan to be incorporated into the approved Site Plan and 
Development Agreement is also recommended. 
 
A holding (h-82) provision intended to ensure a consistent lotting pattern and that any part blocks 
are consolidated with adjacent lands is recommended for the small remnant part block (Block 76). 
 
A holding (h-100) provision is recommended for all residential blocks in the Subdivision in order 
to ensure there is adequate water service and appropriate access, a looped watermain system 
must be constructed and a second public access must be available. 
 
Evaluation of the Draft Plan of Subdivision Design  
 
This proposed Draft Plan has undergone a number of revisions and refinements to the design in 
response to input from the school board, parks planning, and urban design, as well as numerous 
technical red-line revisions that were incorporated into the final plan.  A number of the subdivision 
design and placemaking features are summarized, as follows: 
 

 the subdivision road pattern incorporates a strong grid street pattern connected to north-
south and east–west secondary collector roads which functions as the “spine” of the 
community; 

 window streets along Jackson Road and Commissioners Road East with blocks designed 
to enable front-facing dwellings to the public streets; 

 potential for a variety of uses, forms, and scales along the street frontages of Jackson 
Road and Commissioners Road East; 

 good connectivity with the Summerside community utilizing three existing road 
connections at Jackson Road; and opportunities for connection to existing pathways, 
public parks and open spaces; 

 Street ‘A’ connection to Commissioners Road East provides a main entrance to the 
community and focal point in conjunction with a smaller neighbourhood park; 

 a larger neighbourhood park and school site centrally located within the community, 
completely bound by public streets, and within a convenient walking distance to all future 
residents; 

 natural heritage features are integrated with the community and public realm through the 
planned park/multi-use pathway system; 

 several public park access points have been provided connecting the neighbourhood to 
the multi-use pathway as well as providing access and views to the open space; and, 

 opportunities provided for future public road and pathway connections to adjacent lands 
to the east. 

               
Design details for the medium density residential blocks will be reviewed more closely at Site Plan 
approval stage.  The Site Plan process will include urban design and placemaking, site details 
related to the pedestrian interface between the proposed development and street sidewalks 
throughout subdivision, and details related to vehicular access.  Holding provisions in the zoning 
have been applied to the all medium density blocks in order to ensure street orientation along 
street frontages. 
 
Parks and Natural Heritage 
 
The following summarizes the key comments and conditions from the City’s Environmental and 
Parks Planning section: 
 
Natural Heritage System 
The woodland patch 10144 meets the criteria for designation as a Significant Woodland and 
contains a Provincial Significant Wetland. 

 

-211-

Item # II.12.



Agenda Item #      Page # 
 

               File No:  39T-06507 / OZ-7176 / O-7178  
Planner:  L. Mottram  

 

56 

 

The applicant has provided Blocks 60 and 61 as buffer to these natural heritage features. 
 

As discussed with staff, the buffer blocks are to be a minimum of 25 meters in width and shall 
include a minimum 5 meter pathway block between the buffer blocks and the residential 
development. Note: The draft plan has been revised to incorporate the pathway blocks (Blocks 
68 to 70) 
     
The owner shall develop and deliver to all purchasers and transferees of the lots in this plan, a 
homeowner guide/education package as approved by the Manager of Parks Planning and Design 
that explains the stewardship of natural areas and the value of existing tree cover as well as 
indirect suburban effects on natural areas.  The education package should form part of the Design 
Studies submission. (DP Condition No. 14) 
 
In conjunction with the Design Studies submission, the owner will be required to provide a buffer 
planting plan for Blocks 60 and 61 for the maintenance and enhancement of the open space 
features in Block 58 and 59, to the satisfaction of the City Planner. (DP Condition No. 18) 
 
In conjunction with the Design Studies submission, the Owner shall provide a woodland 
compensation plan to address the woodland feature that will be lost as a result of the crossing of 
Street J over the Hampton-Scott Drain. (DP Condition No. 21) 
 
As a component of the Design Studies submission, the owner shall prepare and submit a tree 
preservation report and plan for lands within the proposed draft plan of subdivision. (DP Condition 
No. 11) 
 
Parks and Open Space 
Required parkland dedication shall be calculated pursuant to section 51 of the Planning Act at 5% 
of the lands within the application or 1 hectare per 300 units, whichever is greater for residential 
uses and 2% for commercial uses.  It is the expectation of Environmental and Parks Planning that 
the majority of the required parkland dedication will be satisfied through land dedication with the 
remainder as a cash-in-lieu payment.  Note: All Park, Open Space, Buffer, and Walkway Blocks 
to be dedicated to the City are included in DP Condition No. 15  
 
Consistent with London’s practice, Open Space lands that are being dedicated to the City (ie. 
Blocks 57, 58 and 59) are not included in the calculated parkland rate.  These lands may be 
accepted as a parkland dedication, however at a constrained rate.  The Council approved rate for 
hazard lands is 1:27. 
 
In conjunction with the Design Studies submission, the owner will be required to provide a 
conceptual park plan for Blocks 62, 63, 64 and 65 which may include plantings, pathways and 
trees, to the satisfaction of the City Planner. (DP Condition No. 17) 
 
In conjunction with the Design Studies submission, the Owner shall provide a conceptual park 
plan delineating the alignment of the multi-use pathway through Blocks 68, 69, and 70; a multi-
use pathway connection from Block 68 – through Street D to Commissioners Road East; and a 
conceptual buffer planting plan for Blocks 60 and 61, to the satisfaction of the Manager of 
Environmental and Parks Planning. (DP Condition No. 18) 

 
In conjunction with the Design Studies submission, the Owner shall provide park concept plans  
for Blocks 66 and 67, to the satisfaction of the Manager of Environmental and Parks Planning. 
(DP Condition No. 16) 
 
The Owner shall construct a 1.5m high chain link fencing without gates in accordance with current 
City park standards (SPO 4.8) or approved alternate, along the property limit interface of all 
existing and proposed private lots adjacent to existing and/or future Park and Open Space Blocks. 
(DP Condition No. 12) 
  
Response to Public Comments 
 

Lack of Services - Concerns expressed about the lack of commercial/retail services and 
facilities in the area, such as grocery stores, libraries, and community facilities. 
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There is some commercial development and vacant commercially zoned lands existing at 
the southeast quadrant of Commissioners Road East and Highbury Avenue, zoned 
Community Shopping Area (CSA5).  More commercial services such as food stores, drug 
stores, banks, restaurants, and a public library (LPL Pond Mills Branch) are located further 
to the west along Commissioners Road East, west of Highbury Ave.  This area of the City is 
beginning to see more residential development activity which should help to build up the 
population base, generate demand and attract more local stores and services to the area. 
It should be noted that there are undeveloped lands on the north side of Commissioners 
Road East.  These lands are designated Urban Reserve – Community Growth and may 
provide an opportunity for future small-scale commercial development given their location 
and frontage along an Arterial Road. 
 
Automobile-Oriented Development – Concerns expressed that the proposed residential 
subdivision will rely heavily on automobile use.  Very few paths to through streets and 
neighbourhoods requiring people to walk much farther to homes, parks and schools.  Will 
bus routes be extended to the area? 
 
The Transportation Impact Assessment submitted with the draft plan application included a 
review of active transportation opportunities.  The study concluded that the City of London’s 
planned active transportation system is not yet completed in this area of the City.  
Establishing a north-south bicycle route through the proposed Parker-Jackson lands will 
assist in connecting the development to the city-wide bicycle network.  Sidewalks and 
pedestrian/bicycle connections that create direct and convenient routes through the 
subdivision will provide desirable conditions for cycling and walking.  It is Staff’s opinion that 
the planned pathway system, street network, parks, school, and open space network 
achieves these goals of active transportation.  Public transit should be able to accommodate 
the proposed development with an extension of existing bus transit routes serving Pond Mills 
and the Summerside subdivision. 
 

Impact on Adjacent Farm / Maple Syrup Operation - Concern expressed by owner of 
adjacent farm property at 1944 Bradley Avenue about trespassing and vandalism.  Owner 
requests metal chain link fence along perimeter of subdivision adjacent his farm and sugar 
bush.  There are maple syrup lines all through the bush that stay up all year long, and with 
no chain link fence to keep trespassers out feels they could be forced out of business. 
 
Fencing the property boundary as requested by an adjacent property owner would place 
portions of the fence-line through a Provincially Significant Wetland.  Without considering the 
impact on the wetland, a condition of draft plan approval requiring the installation of a fence 
would not be consistent with the Provincially Policy Statement.  A Draft Plan condition has 
been prepared that the Owner shall install appropriate boundary demarcation to the 
satisfaction of the City, which may include signage and property boundary monuments, along 
the easterly and southerly property lines with the property at 1944 Bradley Avenue, at no 
cost to the City (DP Condition No. 27).       

 
Provincial Policy Statement 
 
The recommended Draft Plan and the recommended Official Plan and Zoning By-law 
amendments are consistent with the PPS 2014, as summarized as follows: 
   

1. Building Strong Healthy Communities 
 

The subject lands are located within the City’s Urban Growth Boundary, with the exception 
of a small remnant of the original property that lies just beyond the boundary.  As part of 
this draft plan approval, Official Plan and Zoning By-law Amendment process, the resulting 
remnant parcel and adjacent hydro corridor lands are proposed to be placed in an 
agricultural zone.  This is consistent with the Official Plan designation and maintains the 
integrity of the Urban Growth Boundary.  The proposed development meets objectives of 
creating healthy, liveable, safe, and sustainable communities by promoting efficient and 
resilient development patterns, and accommodating an appropriate range and mix of low 
and medium density residential, neighbourhood parks and open space uses to meet long-
term needs.  These lands are immediately adjacent to existing built-up area to the west.  
Development will utilize full municipal services which are available at the property 
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boundary.  The proposed development promotes active transportation opportunities by 
including a planned multi-use pathway for cycling and pedestrian movement, together   
with linkages to existing and future neighbourhoods. 

 
2. Wise Use and Management of Resources 
 

Natural heritage features and functions located within the subdivision, including a 
Provincially Significant Wetland and a significant woodland, will be protected and 
maintained in public open space, with appropriate open space buffer from the limits of 
development.  Conditions of Draft Plan Approval will require further detailed studies by a 
qualified ecological consultants to address outstanding concerns expressed by the 
Conservation Authority regarding the protection of the wetland and watercourse features 
on the subject lands.  Conditions are also in place to enhance the significant natural 
heritage features through buffer planting plans, re-naturalization and restoration plans.  
The subject lands have undergone Stages 1, 2 & 3 Archaeological Assessment.  
Conditions of Draft Approval will require confirmation that the archaeological assessment 
reports have been reviewed and accepted by the Ministry of Tourism, Culture and Sport.  
(DP Condition No. 26) 

 
3. Protecting Public Health and Safety 

 
Residential development blocks are setback from the riverine erosion hazard lands 
associated with the Hampton-Scott Drain.  Conditions of draft approval will require a 
slope assessment report to address issues associated erosion, maintenance, and 
structural setbacks to the satisfaction of the City and the Conservation Authority 
(Condition No. 98).  Further refinements to the setbacks and block lines may be made 
in the final plan to be registered.  Otherwise, there are no other natural hazards or any 
known human-made hazards. 
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 CONCLUSION 

 
It is the opinion of staff that the proposed Draft Plan of Subdivision, Official Plan and Zoning 
By-law amendments are consistent with the PPS and the City’s Official Plan. The 
recommended Draft Plan and conditions of draft approval will create a residential subdivision that 
offers a range of housing types and densities, provides good pedestrian accessibility and 
connectivity, and appropriate protection and enhancement of natural heritage features.  The 
proposed plan represents good land use planning and an appropriate form of development.  
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Responses to Public Liaison Letter and Publication in “The Londoner” 

 

In Person 
 

Written 

John Brun 
1663 Commissioners Road East  
- Inquiry for further information 
- Not opposed to medium density 
residential designation 
- Concern about removing 
neighbourhood commercial 
designation at corner of Jackson 
Road and Commissioners Road E 
 
Mark Vanhie 
1944 Bradley Avenue  
- see written comments 
 
 
   
 
  
 

 

Edyta Deering 
679 North Leaksdale Circle 
- Concern about the lack of commercial/retail 
facilities and services in this area  
 
Rachel Correa 
335 Lighthouse Road 
- Too much reliance on automobile 
-  Very few paths 
- Any plans for local grocery stores, public 
libraries, and community facilities? 
- Extension of London Transit bus routes 
 
Raevan Farms (Mark W. Vanhie) 
1944 Bradley Avenue 
- Concerns about impact on adjacent farm / 
maple syrup operation 
- Owner requests chain link fence along  
perimeter of subdivision adjacent his farm and 
sugar bush 
- Concerned about trespassing/vandalism  
- There are maple syrup lines all through the 
bush that stay up all year long, and with no 
chain link fence to keep trespassers out feels 
they could be forced out of business 
- Has already experienced problems with 
vandalism and destruction 
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City of London Official Plan, June 19, 1989, as amended 
 
City of London, Zoning By-law No. Z.-1, May 21, 1991, as amended 
 
Ontario Ministry of Municipal Affairs and Housing, Planning Act, R.S.O. 1990, CHAPTER P. 13, 
as amended 
 
Ontario Ministry of Municipal Affairs and Housing, Provincial Policy Statement, April 30, 2014 
 
 
Correspondence: (located in City of London File No. 39T-06507 / OZ-7176 / O-7178 unless 
otherwise stated) 
 
Various hard copy and e-mail correspondences 
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  Development and Compliance Services 
          Building Division 

 
To: G. Kotsifas. P. Eng. 

 Managing Director, Development & Compliance Services    
& Chief Building Official  

       
From: P. Kokkoros, P. Eng. 

     Deputy Chief Building Official 
          

Date:  October 16, 2017 
 

RE:               Monthly Report for September 2017 
      
Attached are the Building Division's monthly report for September 2017 and copies of the 
Summary of the Inspectors' Workload reports. 
 
Permit Issuance 
 
By the end of September, 3,887 permits had been issued with a construction value of 
approximately $919.6 million, representing 2,104 new dwelling units.  Compared to last year, 
this represents a 5.8% increase in the number of permits, an 11.5% decrease in the construction 
value and a 2.95% decrease in the number of dwelling units. 
 
To the end of September, the number of single and semi-detached dwellings issued were 826, 
which was a 25% increase over last year. 
 
At the end of September, there were 765 applications in process, representing approximately 
$230 million in construction value and an additional 553 dwelling units, compared with 592 
applications having a construction value of $312 million and an additional 768 dwelling units for 
the same period last year. 
 
The rate of incoming applications for the month of September averaged out to 19.6 applications 
a day for a total of 393 in 20 working days.  There were 68 permit applications to build 68 new 
single detached dwellings, 30 townhouse applications to build 81 units, of which 19 were cluster 
single dwelling units.  
  
There were 405 permits issued in September totalling $75.4 million including 137 new dwelling 
units. 
 
Inspections 
 
BUILDING 
 
Building Inspectors received 2,918 inspection requests and conducted 3,385 building related 
inspections.  No inspections were completed relating to complaints, business licenses, orders 
and miscellaneous inspections.  Based on a staff compliment of 11 inspectors, an average of 
282inspections were conducted this month per inspector.   
 
Based on the 2,918 requested inspections for the month, 84% were achieved within the 
provincially mandated 48 hour time allowance. 
 
PLUMBING 
 
Plumbing Inspectors received 1,216 inspection requests and conducted 1,550 plumbing related 
inspections.  An additional 3 inspections were completed relating to complaints, business 
licenses, orders and miscellaneous inspections.  Based on a staff compliment of 5 inspectors, 
an average of 258 inspections were conducted this month per inspector.  
 
Based on the 1,216 requested inspections for the month, 97% were achieved within the 
provincially mandated 48 hour time allowance. 
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NOTE: 
 
In some cases, several inspections will be conducted on a project where one call for a specific 
individual inspection has been made.  One call could result in multiple inspections being 
conducted and reported.  Also, in other instances, inspections were prematurely booked, 
artificially increasing the number of deferred inspections. 
 
 
 
AD:cm 
Attach. 
 
c.c.:  A. DiCicco, T. Groeneweg, C. DeForest, O. Katolyk, D. Macar, M. Henderson 
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13TH REPORT OF THE 

 
LONDON ADVISORY COMMITTEE ON HERITAGE 

 
Meeting held on November 8, 2017, commencing at 5:39 PM, in Committee Rooms #1 
and #2, Second Floor, London City Hall.   
 
PRESENT:  B. Vasquez (Acting Chair), S. Adamsson, J. Cushing, H. Elmslie, H. Garrett, 
S. Gibson, T. Jenkins, J. Manness, K. Waud and M. Whalley and J. Bunn (Secretary).   
 
ABSENT:  D. Brock and D. Dudek. 
 
ALSO PRESENT:  J. Dent, L. Dent, K. Gonyou, A. Macpherson and L. McNiven. 

 

 
I. CALL TO ORDER 
 

1. Disclosures of Pecuniary Interest 

 
That it BE NOTED that no pecuniary interests were disclosed. 

 
II. SCHEDULED ITEMS 
 

2. The Green in Wortley Village – Park Design Update 

 
That it BE NOTED that the London Advisory Committee on Heritage (LACH) 
heard a presentation, as appended to the agenda, from D. Waverman and T. 
McCormick, Stantec Consulting Ltd., with respect to a park design update for 
The Green in Wortley Village. 

 
3. Request for Demolition of a Heritage Listed Property - 491 Base Line Road 

East 
 

That, on the recommendation of the Managing Director, Planning and City 
Planner, with the advice of the Heritage Planner, the following actions be taken 
with respect to a request for the demolition of the heritage listed property located 
at 491 Base Line Road East: 
 
a)  the property located at 491 Base Line Road East BE REMOVED from the 

Inventory of Heritage Resources (the register); 
 
b)  the Managing Director, Development and Compliance Services and Chief 

Building Official BE ADVISED that Municipal Council consents to the 
requested demolition of the above-noted property; and, 

 
c)  the property owner BE REQUESTED to salvage the decorative wood 

paneled front door alcove and surround; 
 
it being noted that the London Advisory Committee on Heritage received the 
attached presentation from L. Dent, Heritage Planner and verbal delegations 
from T. Dingman, Consultant and R. Mostafa and S. Ameen, the property 
owners with respect to this matter. 

 
III. CONSENT ITEMS 
 

4. 12th Report of the London Advisory Committee on Heritage. 

 
That it BE NOTED that the 12th Report of the London Advisory Committee on 
Heritage, from its meeting held on October 11, 2017, was received. 

 
5. Municipal Council Resolution  

 
That the City Clerk BE REQUESTED to amend the London Advisory Committee 
on Heritage Terms of Reference to remove the Agricultural Advisory Committee 
voting representative from the membership; it being noted that the Municipal 
Council resolution from the meeting held on October 17, 2017 with respect to the 
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3rd Report of the Agricultural Advisory Committee and its related request, was 
received. 

 
6. Notice of Application - Portion of 3700 Colonel Talbot Road and 3645 

Bostwick Road, south of Pack Road 
 

That the following actions be taken with respect to the Notice of Application, 
dated October 30, 2017, from N. Pasato, Senior Planner, with respect to the 
application by MHBC Planning related to the properties located at 3700 Colonel 
Talbot Road and 3645 Bostwick Road: 
 
a)  it BE NOTED that the property located at 3700 Colonel Talbot Road is 

currently listed in the Inventory of Heritage Resources (the register); and, 
 
b)  all future Notices with respect to this property BE REFERRED to the 

Stewardship Sub-Committee for consideration. 
 

7. Notice of Public Information Centre 2 - Victoria Bridge - Municipal Class 
Environmental Assessment 

 
That it BE NOTED that the Notice of Public Information Centre #2, dated 
November 1, 2017, from K. Grabowski, Project Manager, City of London and J. 
Pucchio, Project Manager, AECOM Canada, with respect to the Victoria Bridge 
Municipal Class Environmental Assessment, was received. 

 
IV. SUB-COMMITTEES & WORKING GROUPS 
 

None. 
 
V. ITEMS FOR DISCUSSION 
 

8. Building Permits and Heritage Demolition 

 
That the Managing Director, Planning and City Planner and the Managing 
Director, Development and Compliance Services and Chief Building Official BE 
REQUESTED to provide a response with respect to the feasibility of requiring an 
approved Building Permit as a pre-condition for the approval of a request for 
demolition of a heritage designated property; it being noted that the London 
Advisory Committee on Heritage received a communication dated October 12, 
2017 from S. Adamsson with respect to this matter. 

 
9. Heritage Planners' Report 

 
That the following actions be taken with respect to various updates and events: 
 
a) it BE NOTED that the attached submission from K. Gonyou and L. Dent, 

Heritage Planners, with respect to various updates and events, was 
received; and, 

 
b) it BE NOTED that the London Advisory Committee on Heritage (LACH) 

approved the expenditure of up to $60.00 for refreshments at the 
Stewardship Sub-Committee meeting, hosting the Western University 
Public History Program presentations; it being noted that the LACH has 
sufficient funds in its 2017 Budget allotment for this expense and has 
done so for previous, similar meetings. 

 
VI. DEFERRED MATTERS/ADDITIONAL BUSINESS 
 

10. (ADDED) Architectural Conservancy of Ontario and Heritage London 
Foundation - 11th Annual Heritage Awards Program: Call for Nominations 

 
That it BE NOTED that the 11th Annual Heritage Awards Program Call for 
Nominations communication from the Architectural Conservancy of Ontario and 
Heritage London Foundation, was received. 
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VII. CONFIDENTIAL 
 

(Confidential Appendix enclosed for Members only.) 
 

The London Advisory Committee on Heritage convened in closed session from 
7:30 PM to 7:46 PM after having passed a motion to do so, with respect to the 
following matter: 

 
C-1. (ADDED) A personal matter pertaining to identifiable individuals, 

including municipal employees, with respect to the 2018 Mayor’s New 
Year’s Honour List. 

 
VIII. ADJOURNMENT 
 

The meeting adjourned at 7:46 PM. 
 
 
 
 

NEXT MEETING DATE: December 13, 2017 
 

-227-

Item # III.14.



london.ca

Request for Demolition
Heritage Listed Property 
491 Base Line Road East

London Advisory Committee on Heritage
Wednesday November 8, 2017

Overview
• c1885
• 1 ½ -storey
• vernacular cottage
• currently a single 

detached dwelling 
converted to a 
duplex use    

Heritage Status
• Listed

Property Location

Aerial image of 491 Base Line Road East Property location of 491 Base Line Road 
East 

Historical Background

• subject property part of Watson’s 
1810 Survey (two concessions 
from“base line”)

• registered Land Patent grant from 
Canada Company, 1819

• original owner of Con 1, Lot 26 
(200 acres) – John Shenick

Illustrated Historical Atlas of the County 
of Middlesex, Map of the Township of 
Westminster (1878), partial of 
surrounding district

General 
area of 
subject 

property

Tremaines’ 
Map of the 
County of 
Middlesex 
(1862), 
partial

Description

Cottage, Front Elevation 

Description 

Cottage, Side Elevation – East Cottage, Side Elevation – West
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Description

View of 
floor joists 

from 
basement –

Brick 
exterior 

basement 
wall

Original decorative wood panelled
front door alcove and surround

Rear 
elevation 
showing 
addition

Demolition Request

• Request for the demolition – October 3, 2017
• Site visit by staff – October 16, 2017
• Request for the demolition of a heritage listed property 

must be resolved by Municipal Council within a 60-day 
period (by December 2, 2017 or deemed permitted) 

• Consultation with the London Advisory Committee on 
Heritage and must provide for a public participation 
meeting before the Planning and Environment 
Committee 

• LISTED properties are not designated, but are 
considered to have potential cultural heritage value or 
interest; further research required to determine cultural 
heritage value or interest (OHA 9/06)

Evaluation – OHA 9/06
Criteria Evaluation
The property has 
design value or 
physical value 
because it…

is a rare, unique, 
representative or early 
example of a style, type, 
expression, material, or 
construction method.

• This vernacular cottage type is not a 
unique style in London; many such 
examples are found throughout the City.

displays a high degree 
of craftsmanship or 
artistic merit.

• Any degree of craftsmanship or artistic 
merit that may have existed (re: 
stuccoed exterior, eared trim) has been 
obscured/removed by subsequent vinyl 
cladding on the exterior. 

• The decorative wood panelled front door 
alcove and surround remains as an 
isolated heritage feature devoid of 
architectural context.

demonstrates a high 
degree of technical or 
scientific achievement.

• No evidence of a high degree of 
technical or scientific achievement was 
found.

Evaluation – OHA 9/06
Criteria Evaluation
The property has 
historical value 
or associative 
value because 
it…

has direct associations 
with a theme, event, 
belief, person, activity, 
organization or institution 
that is significant to a 
community.

• The property is not known to have any 
significant historical associations

yields, or has the potential 
to yield, information that 
contributes to an 
understanding of a 
community or culture.

• 491 Base Line Road East is not 
believed to yield or have the potential 
to yield information that contributes to 
an understanding of the community or 
its culture. 

demonstrates or reflects 
the work or ideas of an 
architect, artist, builder, 
designer or theorist who is 
significant to a community.

• The cottage at 491 Base Line Road 
East is vernacular and not attributed to 
a particular builder or architect.

Evaluation – OHA 9/06

Criteria Evaluation
The property 
has contextual 
value because 
it…

is important in defining, 
maintaining, or 
supporting the 
character of an area.

• 491 Base Line Road East does not 
define, maintain, or support the character 
of the area

• Currently the area is defined by late 
1950s-1960s suburban bungalow 
development.

is physically, 
functionally, visually, or 
historically linked to its 
surroundings.

• This property does not display any 
unique, significant, or outstanding links to 
its surroundings.

• It is not typologically related to the (2) 
adjacent heritage properties. 

is a landmark. • This property is not believed to be a 
landmark.

Recommendation Options

Options under the Ontario Heritage Act
1. Recommend designation under Section 29, 

Ontario Heritage Act; or,
2. Remove from Register (Inventory of Heritage 

Resources) and allow demolition to proceed.
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Conclusion

• The property did not meet the criteria for 
designation using mandated criteria of the Ontario 
Heritage Act Regulation 9/06

• Designation of this property under the Ontario 
Heritage Act is not recommended. 

• Municipal Council should consent to the 
demolition of this property and advise the Chief 
Building Official accordingly.

Staff Recommendations

…the following actions BE TAKEN:
a) That 491 Base Line Road East BE REMOVED

from the Inventory of Heritage Resources (the 
Register);

b) That the Chief Building Official BE ADVISED
that Municipal Council consents to the 
requested demolition on this property; and,

c) That the property owner BE REQUESTED to 
salvage the decorative wood panelled front door 
alcove and surround.
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Heritage Planners’ Report to LACH: November 8, 2017 

 

1. Heritage Alteration Permits processed under Delegated Authority By-law: 

a. 272 Grosvenor Street (Bishop Hellmuth HCD) – rear addition 

b. 194 Dundas Street (Downtown HCD) – adaptive re-use (interior) 

c. 140 Wortley Road (Wortley Village-Old South HCD) – signage  

 

2. Posted to Environmental Registry: Ministry of Tourism, Culture and Sport, A 

Guide to Cultural Heritage Resources in the Land Use Planning Process (revised 

version draft of 2006 infosheet series). www.ebr.gov.on.ca Registry # 013-0914 

a. Comments due by November 17, 2017 – submit comments online 

 

3. Western University Public History Program – student presentations on property 

research – Tuesday November 28 at 5:30pm, Committee Rooms 1-2, City Hall 

 

Upcoming Heritage Events 

 Terrific Tales of London & Area: Tuesdays at 7:00pm at the Central Branch, 

London Public Library (251 Dundas Street): 

o Tuesday November 14: John Lutman, “The Divinity of Architecture” 

o Tuesday November 21: Kym Wolfe, “Old East Village” 

o Tuesday November 28: Arthur McClelland, “Shad Martin” 

o Tuesday December 5: Caroline Whippey, “Brescia @ 100” 

o Tuesday December 12: Grant Maltman, “Sir Frederick Banting at War” 

 Thrills and Chills Ghost Tours at Eldon House (481 Ridout Street North) on 

Saturdays (November 4, 11, & 18), www.eldonhouse.ca/events/  

 Holiday events at Eldon House – see www.eldonhouse.ca/events/  

 Elsie’s Estate: 1917-2017 – Centenary Celebration of the Elsie Perrin Williams 

Estate (101 Windermere Road). More information 519-673-1164. 

www.elsieperrinwilliamsestate.ca  

o Open daily 1:00pm-4:00pm Monday-Friday and 11:00am-4:00pm 

Saturday-Sunday 

o “Poetry of the First World War” by Western University English professor D. 

M. R. Bentley on Saturday November 11, 7:30pm ($15) 

o Jennifer Robinson, author of Midnight in Paris and Somewhere in France 

on Sunday November 12, 2:00pm ($15) 

o Dan Brock’s illustrated tour of London in 1867 on Wednesday November 

15 at 7:30pm 2:00pm ($15) 

o Concert of French piano duets from the late 19th and early 20th centuries by 

Clark Bryan and Marion Miller on Saturday November 25 at 7:30pm ($15) 
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14TH REPORT OF THE 

 
LONDON ADVISORY COMMITTEE ON HERITAGE 

 
Meeting held on November 16, 2017, commencing at 5:30 PM, in Committee Room #5, 
Second Floor, London City Hall.   
 
PRESENT:  D. Dudek (Chair), S. Adamsson, D. Brock, J. Cushing, H. Elmslie, H. 
Garrett, S. Gibson, J. Manness, B. Vasquez, K. Waud and M. Whalley and J. Bunn 
(Secretary).   
 
ABSENT:  T. Jenkins. 
 
ALSO PRESENT:  K. Gonyou, T. Koza, D. MacRae, E. Soldo and J. Yanchula. 
 

 
I. CALL TO ORDER 
 

1. Disclosures of Pecuniary Interest 

 
That it BE NOTED that no pecuniary interests were disclosed. 

 
II. SCHEDULED ITEMS 
 

2. Wharncliffe Road South Environmental Assessment – 100 Stanley Street 

 
That the Municipal Council and Civic Administration BE ADVISED of the 
following with respect to the staff report dated November 16, 2017, from the 
Director, Roads and Transportation, related to the Wharncliffe Road South 
Environmental Assessment and the property located at 100 Stanley Street: 
 
a) the London Advisory Committee on Heritage (LACH) supports the 

property at 100 Stanley Street remaining in-situ; it being noted that the 
LACH appreciates the preliminary recommendation, as outlined in the 
above-noted staff report which includes the Heritage Impact Statement, to 
relocate the house but this is not the preferred option for the LACH; and, 

 
b) the LACH has serious concerns about the impact of the proposed road 

widening on the property located at 100 Stanley Street; 
 
it being noted that the LACH received the attached presentation from G. 
Thompson, WSP Group and R. Unterman, Unterman McPhail Associates and 
heard a verbal delegation from N. Finlayson, the property owner. 

 
III. CONSENT ITEMS 
 

None. 
 
IV. SUB-COMMITTEES & WORKING GROUPS 
 

None. 
 
V. ITEMS FOR DISCUSSION 
 

None. 
 
VI. DEFERRED MATTERS/ADDITIONAL BUSINESS 
 

None. 
 
VII. ADJOURNMENT 
 

The meeting adjourned at 6:43 PM. 
 

NEXT MEETING DATE: December 13, 2017 
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Wharncliffe Road South
Class Environmental Assessment

Becher Street to Commissioners Road

Thursday, November 16, 2017
London Advisory Committee on Heritage

Presentation Outline

2

• Wharncliffe Road South Class EA Overview
– Environmental Assessment Process

– City of London Plan / Policy context

• Previous LACH Presentation (January 2017)

• Additional Work Completed 

• Preliminary Recommendation for 100 Stanley Street

• Next Steps in the Class EA process

• Heritage Impact Statement Overview (Richard Unterman)

Municipal Class EA Process

3

• Municipal infrastructure projects 
subject to Ontario Environmental 
Assessment (EA) Act through the 
application of the Municipal Class 
EA.

• Considers socio-economic, cultural, 
natural environment in addition to 
the  technical/engineering aspects.

• Often making decisions that deal 
with overlapping and sometimes 
competing interests. 

• The Wharncliffe Road South Class 
EA has followed Phases 1 through 4 
of the Class EA process. 

Study Context

4

• Municipal Class EAs are based on higher 
level plans and policies. 

• The City’s Transportation Master Plan 
(TMP) is the key policy framework  and 
plan / program for managing network, 
including transit and active 
transportation.

• 2014 Development Charges Background 
Study identified high level funding 
allocations and timing.

Wharncliffe Road South Class EA

5

Project 1 
• CN Rail Bridge replacement
• Add one northbound lane
• Horton Street intersection 

improvements

Implementation is planned 
immediately following this EA

Project 2
• Partial road cross-section improvements
• Intersection improvements
• Access Management

Implementation will be longer term. (10-15 years +)

Wharncliffe Road South Class EA

6

• With respect to Wharncliffe Road South, the TMP recommended two distinct 
projects that are now being addressed within this Class EA (Refer to previous slide 
for graphic details):

– Project 1- TMP recommended implementation on the 5 to 10 year horizon (i.e. 2018 to 
2023). The Development Charges Background Study (2014) recommended 
implementation in 2019. 

– Project 2 - The TMP recommended a 10 to 15 year horizon (i.e. 2023 to 2028). 

• The TMP acknowledges that, even with a planned shift to transit and active 
transportation, many strategic road improvements will still be required. 

• Wharncliffe Road South is an arterial road strategically positioned as a north-south 
route that offers a transportation alternative to Wellington Road for vehicular 
traffic and an opportunity to support a more efficient transit network.  
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Previous Presentation to LACH

7

• Preliminary Preferred Design 
Plan and Public Information 
Centre 2 materials.

• Proposed CNR Bridge 
Replacement using “in-place” 
construction.

• Property impacts to 100 
Stanley Street.

• LACH not supportive of any 
potential for demolition of 
100 Stanley Street.

Temporary 
foundations

Temporary 
abutments

Trestles

Possible 
hydro 
relocation

Temporary location of 
new bridge structure 
before jacked into 
place

Construction 
access

Approximate 
crane 
locations

Review of Heritage Conservation Options

8

• To examine viable heritage conservation options and provide more certainty 
to the EA, an additional scope of work was incorporated into the study:

– identify a range of heritage conservation options
– complete technical reviews for:

• construction staging and access in more detail
• feasibility of maintaining or relocating the dwelling
• relocation and routing of utilities and municipal services
• identify key issues and constraints associated with the heritage options

– prepare a Heritage Impact Statement (HIS) to inform the consideration 
of heritage value in recommending an approach.

– consider cultural heritage, socio-economic and technical/engineering 
aspects and recommend a viable option for 100 Stanley Street.

Preliminary Recommendation -
Relocate Dwelling to Nearby Property

9

• Conserves the exterior and interior attributes identified in 
the By-law. 

• Site plan would be developed in future.

• Feasibility of the house move was confirmed and 
preliminary relocation logistics developed by experienced 
contractor.

• If approved by Council, and subject to planning approval, a 
more detailed relocation plan and heritage documentation 
would be prepared during detailed design.

• No other options to retain the dwelling in its current 
location are viable and LACH is not supportive of 
demolition.

Approximate 
Location

Other Options Considered 
Preserve 100 Stanley Street In-Situ
• New alignment for Wharncliffe Road South located to the west of existing.
• Undesirable road design issues (intersections and bridge on a long curve).
• Substantial property impacts, therefore significantly higher cost.
• Significant impacts to neighbourhood (including row of 6 homes on Wharncliffe and 4 homes on Evergreen 

removed with no opportunity for mitigation).
• Not a viable solution.

Modifications to 100 Stanley Street (Retain Dwelling)
• Retain dwelling on remnant parcel.
• Dwelling would be encased in soldier pile/hoarding for protection during entire construction period (18 to 24 

months). Close proximity to significant area/height of temporary earth fill and crane pads.
• Significant change in quality of remnant parcel.
• Permanent utility easements and unencumbered access required on remnant parcel – locations not yet known.
• Risk of reaching a conclusion in detailed design that keeping the dwelling in place is not feasible, or not 

reasonable in that it would require a solution that carries significantly higher cost. 
• Not a viable solution.

Demolition
• Permanent loss of cultural heritage value.
• Least costly option.
• Not supported by LACH. 10

Next Steps
• The preliminary recommendation to relocate the house will to be carried forward as 

part of the overall Environmental Study Report (ESR), to Civic Works Committee 
(CWC).

• CWC considers the recommendation within the context of the ESR and broader 
budget considerations to make a final recommendation to Council. 

• Council will have the final approval authority for the ESR.

• The Council-approved ESR will be subject to a 30 day public review period.  Upon 
resolution of any remaining issues and concerns, the City will proceed to detailed 
design.  

• All process requirements related to the Ontario Heritage Act or permitting 
/approvals (e.g. Heritage Alteration Permit) will be undertaken during detailed 
design. 

11

Heritage Impact Statement for 
100 Stanley Street

12
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HIS Content
• The HIS builds on the Cultural Heritage Assessment Report (CHAR) prepared for 

the Wharncliffe Road South Class EA Study and includes the following 
information:

– Introduction

– Background Research

– Statement of Significance 

– Assessment of Existing Condition 

– Heritage Polices

– Description of the Proposed Development 

– Assessment of the Potential Impacts of the Alternatives

– Conservation Principles and Mitigation Strategies.

13

History
• The London Advertiser carried an advertisement on February 6, 1892 requesting 

tenders to be submitted to McBride & James, Architects, for the erection of a two-
storey brick residence for John Taylor, Esq., and South London.  Taylor’s residence 
at Centre (Evergreen) Avenue and Wharncliffe Road South was built in 1894 and 
this may be a reference to that house.

• The owners and tenants of the property at 100 Stanley Street from the late 1800s 
to the present are as follows:

– Owner, John Taylor and Estate (c1888 to 1918) 
– Tenant, Maria Theresa Arkell (1901-1902) 
– Tenant, Edgar S. Crawford (1909-1910)
– Tenant, Robert Laird (1911) 
– Tenant and Owner, Thomas P. and Marie E. Elliot (c1911-1918 and 1918-1952)
– Owner, Doris Gwendoline Swift (1950s to 1980s)
– Owner, Stephanie Walkerdine and Catherine Dirksen, in trust
– Owner, Joseph Hubbard
– Owner, Nancy Finlayson (1989 to present) 

14

HIS Conclusion
• The HIS addresses the direct and indirect heritage impacts related to the options considered 

by the project team. 

• When City Council approves the Environmental Study Report, including the recommendation 
with respect to 100 Stanley Street, the recommendation should include means to best protect 
and enhance the cultural heritage value and heritage attributes of the cultural heritage 
resource including, but not limited to the following:

– conservation strategies setting out a general course of action will be developed in further 
detail based on the result of City of London approval; and

– a mitigation strategy including a conservation scope of work with proposed methods; an 
implementation and monitoring plan for the security and maintenance of the residence 
and property; recommendations for additional studies/plans related to, but not limited 
to: conservation; site specific design guidelines; interpretation/commemoration; and 
landscape restoration and stabilization; and additional record and documentation.

15 161116116661616111616166666611116166616611166616161611616

This fire 
insurance plan 
shows the 
residence 
located at 100 
Stanley Street 
[Western 
Libraries, Maps 
and Atlases. 
(Online), City of 
London Fire 
Insurance Plans. 
1892, revised 
1907, Plate 41].
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 TO: 

 CHAIR AND MEMBERS  
PLANNING & ENVIRONMENT COMMITTEE                                       

MEETING ON MONDAY NOVEMBER 20, 2017 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: REQUEST FOR DEMOLITION  
OF HERITAGE LISTED PROPERTY  

AT 491 BASE LINE ROAD EAST  
BY: ROMEL MOSTAFA AND SARA AMEEN 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning & City Planner, with the 
advice of the Heritage Planner, with respect to the request for the demolition of a heritage 
listed property located at 491 Base Line Road East, the following actions BE TAKEN: 

a) That 491 Base Line Road East BE REMOVED from the Inventory of Heritage 
Resources (the Register); 

b) That the Chief Building Official BE ADVISED that Municipal Council consents to 
the requested demolition on this property; and, 

c) That the property owner BE REQUESTED to salvage the decorative wood 
panelled front door alcove and surround. 

 

PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The recommended action would remove the property from the Inventory of Heritage 
Resources (the Register) pursuant to Section 27 of the Ontario Heritage Act, and allow 
the requested demolition to proceed. 
 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
None. 
 

 BACKGROUND  

 
Location and Property 
491 Base Line Road East is a property located west of High Street and on the south side 
of Base Line Road East. It is located in the former Westminster Township as part of (Con 
1, Lot 26), and is currently a single detached dwelling converted to a duplex use 
(Appendix A). The property is included on the Inventory of Heritage Resources which was 
adopted as the Register in 2007. It is listed as a priority 2 resource. Priority 2 properties 
merit evaluation for designation under Part lV of the Ontario Heritage Act. They may have 
significant architectural and/or historical value and may be worthy of protection under Part 
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IV of the Ontario Heritage Act (Inventory of Heritage Resources).  
Description  
The subject building of this demolition request is a 1½ - storey, vernacular cottage 
(Appendix B). Based on a review of historical maps, census data and inspection of the 
basement, it is likely that the cottage was constructed c1885 – not c1840 as noted in the 
Inventory of Heritage Resources.   
 
The cottage at 491 Base Line Road E. has a “T-shaped” plan with the front and rear 
portions appearing to be constructed at the same time based on the consistency of 
window style and detailing throughout. There is a small addition attached at the rear 
constructed on a concrete slab-on-grade foundation; it appears to be of a much more 
recent construction. The front façade is symmetrically composed with a central doorway 
that is flanked by two identical windows. The front porch was likely a later addition, as it 
awkwardly cuts into the top of the front door surround and front window lintels. The gabled 
roof is pitched and accommodates a partial second floor, with windows clearly visible on 
the gabled ends. Stairs to the upper floor have been permanently closed off blocking 
access. It appears that the second floor has not been occupied for many years. There is 
a full basement under the front portion of the building and a crawl space under the rear. 
The outer basement walls are brick with interior supporting brick piers. Floor framing is 
constructed with milled wood joists and wood plank subflooring.  
 
The entire exterior of the cottage has been sheathed in vinyl siding over what was 
originally noted as stucco in the Inventory. The existence of stucco could not be verified 
as only non-invasive methods of observation were used to inspect the property during 
Staff’s site visit. Most windows appear to be original wood – two-over-two sash windows 
– w/newer storms added. Peaked detailing of the exterior window lintels is discernable, 
however eared trim noted in the Inventory has been obscured or removed during residing 
with vinyl. One noted feature particular to this cottage is the decorative wood panelled 
front door alcove and surround with arched header, sidelights and integrated transom. 
 
Historically, the area surrounding 491 Base Line Road East was part of Watson’s 1810 
Survey for Westminster Township (Baker, pp12-13; Crinklaw, p543). Two sets of 
concessions (Con 1 and 2) were laid out from this “base line” located south of the Thames 
River. In 1819, a Land Patent was granted to John Shenick for 200 acres (Con 1, Lot 26) 
which includes the subject property. Further, the 1851-52 Census of Canada noted that 
J. Shenick held 42 acres and a one-storey log dwelling on Con 1, Lot 26, with 142 acres 
being held by James Kay; a one-storey brick dwelling is noted on Kay’s property. 
However, no structure is indicated on the 1862 Tremaines’ Map (Con 1, Lot 26) – except 
for an inn at the corner of Wellington Road and Commissioners Road E. It is unlikely that 
either of these original structures (log or brick) are the current cottage at 491 Base Line 
Road E. The 1878 Map of the Township of Westminster from the Illustrated Historical 
Atlas indicates several structures at the corner of High Street and Base Line Road E.; it 
is likely that one of these may be the subject property along with an adjacent listed 
property at 495 Base Line Road E. with a date c1880 noted in the Inventory of Heritage 
Resources.  
 
Today, much of the area surrounding the subject property was developed in the late 
1950s-1960s, and modest post-war bungalows are the predominant house style. Wortley 
Village-Old South Heritage Conservation District is located 1.3 km north west of the 
subject property, and there are few heritage significant properties identified in the area. 
Also included on the Inventory of Heritage Resources are adjacent properties at 495 and 
503 Base Line Road East. Neither the Wortley Village-Old South HCD District nor the 
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adjacent heritage resources exert a strong presence on the character of the area.     
Demolition Request 
A request for the demolition of the heritage listed property was received on October 3, 
2017. A request for the demolition of a heritage listed property must be resolved by 
Municipal Council within a 60-day period and must provide for a public participation 
meeting before the Planning and Environment Committee and consultation with the 
London Advisory Committee on Heritage. If Municipal Council does not make a decision 
on the demolition request by December 2, 2017, the request is deemed permitted. 
 
Consultation  
Pursuant to Council Policy for the demolition of heritage listed properties, notification of 
the demolition request was sent to 79 property owners within 120m of the subject property 
on November 1, 2017, as well as community stakeholders including the Architectural 
Conservancy Ontario – London Region, London & Middlesex Historical Society, and the 
Urban League. Notice was also published in The Londoner on November 2, 2017. 
 
At the time of writing, no replies have been received seeking further information regarding 
this demolition request. 
 

 POLICY REVIEW  

 
Section 2.6.1 of the Provincial Policy Statement (2014) directs that “significant built 
heritage resources and significant cultural heritage landscapes shall be conserved.” 
“Significant” is defined in the Provincial Policy Statement (2014) as, in regards to cultural 
heritage and archaeology, “resources that have been determined to have cultural heritage 
value or interest for the important contribution they make to our understanding of the 
history of a place, and event, or a people.” The objectives of Chapter 13 (Heritage) of the 
City of London’s Official Plan (1989, as amended), as well as the policies of The London 
Plan (adopted 2016), comply with these policies. The Strategic Plan for the City of London 
2015-2019 identifies heritage conservation as an integral part of “Building a Sustainable 
City.” 
 
Register 
Municipal Council may include properties on the Register that it “believes to be of cultural 
heritage value or interest.” These properties are not designated, but are considered to 
have potential cultural heritage value or interest. 491 Base Line Road East is considered 
to have potential cultural heritage value or interest as a heritage listed property. 
 

 CULTURAL HERITAGE EVALUATION 

 
In the Inventory of Heritage Resources, it states that further research is required to 
determine the cultural heritage value or interest of heritage listed properties. The potential 
cultural heritage value or interest of the property at 491 Base Line Road East was 
determined using the criteria of the Ontario Heritage Act Regulation 9/06. These criteria 
determine cultural heritage value or interest of individual properties based on the 
following:  

i. Physical or design value; 
ii. Historical or associative value; and/or, 
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iii. Contextual value.  
 
A property is required to meet one or more of the abovementioned criteria to merit 
protection under Section 29 of the Ontario Heritage Act. Should the property not meet the 
criteria for designation, the demolition request should be granted. 
 
A site visit was undertaken by the Heritage Planner on October 16, 2017. 
 
A brief summary of the evaluation is provided below: 

Criteria for Determining Cultural Heritage Value or Interest 

Criteria Evaluation 

The 
property 
has design 
value or 
physical 
value 
because it, 

Is a rare, unique, representative 
or early example of a style, type, 
expression, material, or 
construction method 

 This vernacular cottage type is 
not a unique style in London; 
many such examples are found 
throughout the City. 

Displays a high degree of 
craftsmanship or artistic merit 

 Any degree of craftsmanship or 
artistic merit that may have 
existed (re: stuccoed exterior, 
eared trim) has been 
obscured/removed by subsequent 
vinyl cladding on the exterior. The 
decorative wood panelled front 
door alcove and surround 
remains as an isolated heritage 
feature devoid of architectural 
context. 

Demonstrates a high degree of 
technical or scientific 
achievement 

 No evidence of a high degree of 
technical or scientific 
achievement was found. 

The 
property 
has 
historical 
value or 
associative 
value 
because it, 

Has direct associations with a 
theme, event, belief, person, 
activity, organization or 
institution that is significant to a 
community 

 The property is not known to have 
any significant historical 
associations. 

Yields, or has the potential to 
yield, information that 
contributes to an understanding 
of a community or culture 

 491 Base Line Road East is not 
believed to yield or have the 
potential to yield information that 
contributes to an understanding 
of the community or its culture.  

Demonstrates or reflects the 
work or ideas of an architect, 
artist, builder, designer or 
theorist who is significant to a 
community 

 The cottage at 491 Base Line 
Road East is vernacular and not 
attributed to a particular builder or 
architect. 

The 
property 
has 
contextual 
value 
because it, 

Is important in defining, 
maintaining, or supporting the 
character of an area 

 491 Base Line Road East does 
not define, maintain, or support 
the character of the area; 
currently the area is defined by 
late 1950s-1960s suburban 
bungalow development. 
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Is physically, functionally, 
visually, or historically linked to 
its surroundings 

 This property does not display any 
unique, significant, or outstanding 
links to its surroundings; it is not 
typologically related to the (2) 
adjacent heritage properties.  

Is a landmark  This property is not believed to be 
a landmark. 

 

 CONCLUSION 

 
The building at 491 Base Line Road East has been evaluated using the mandated criteria 
of Ontario Heritage Act Regulation 9/06. The property does not meet the criteria for 
designation. Designation of this property under the Ontario Heritage Act is not 
recommended. Municipal Council should consent to the demolition of this property and 
advise the Chief Building Official accordingly. 
 
 

PREPARED BY: SUBMITTED BY: 

 
 
 
 

 

 
LAURA E. DENT, M.Arch, PhD, MCIP, 
RPP 
HERITAGE PLANNER 
URBAN REGENERATION 
 

 
JIM YANCHULA, MCIP, RPP 
MANAGER 
URBAN REGENERATION 

RECOMMENDED BY: 

 
 
 
 

 
JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 
 

 
2017-11-20 
led/  
 
Attach:   
 Appendix A – Maps 
 Appendix B – Images 
 
Y:\Shared\policy\HERITAGE\REASONS.DES\Base Line Road East, 491\2017-11-20_PEC_demo.docx 
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APPENDIX A — Maps 

 
Map 1: Property location of 491 Base Line Road East  

-243-

Item # III.15.



                                                                       Agenda Item #     Page # 
  

 
 
Agenda Item # 
     Page # 

  
L.E. Dent 

 

8 

  

 
Map 2: Aerial image of 491 Base Line Road East   

Property 
location 
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APPENDIX B — Images  

 
Image 1: Tremaines’ Map of the County of Middlesex (1862), partial 

 

General 
area of 
subject 

property 

General 
area of 
subject 

property 
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Image 2: Illustrated Historical Atlas of the County of Middlesex, Map of the Township of 
Westminster (1878), partial of surrounding district 

 

 

 

 

 

Image 3: Illustrated Historical Atlas of the County of Middlesex, Map of the Township of 
Westminster (1878), partial 

General area of 
subject property, and 

likely property 
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Image 4: Cottage, Front Elevation  
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Image 5: Cottage, Side Elevation – East 

 

Image 6: Cottage, Side Elevation – West 
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Image 7: Interior view of showing contemporary 
upgrades – carpeting and suspended ceilings  

 

Image 8: Rear elevation showing addition 

 

Image 9: Interior view of original windows 

 
Image 10: Original decorative wood panelled 

front door alcove, surround and transom 

 
Image 11: View of 

floor joists from 
basement 

 

Image 12: Brick 
exterior basement wall 
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Image 13: View of crawl space beneath rear 

portion of cottage 

 
Image 14: Original decorative wood panelled 

front door alcove and surround 
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From: Kurt Denkers  
Sent: Friday, November 03, 2017 10:36 AM 
To: Lysynski, Heather <hlysynsk@London.ca>; Turner, Stephen <sturner@london.ca> 
Subject: Request for demolition - 491 Base Line Road East 

  

Hello, 

  

My fiancé and I live next door at 495 Base Line rd e. We are in full support of the demolition of 

this home so that the owners may build a new home for their family.  

  

Regards, 

  

Kurt Denkers. 
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PUBLIC PARTICIPATION MEETING COMMENTS 
 

15. PUBLIC PARTICIPATION MEETING – Property located at 491 Base Line Road East - 
Request for Demolition of Heritage Listed Property 

 
 Sara Ameen and Ramel Mostafa, property owners – expressing appreciation to the 

London Advisory Committee on Heritage and the City Planner for reviewing their 
application; advising that they are in agreement with the recommendation; indicating that 
they are planning to build a single detached home on the property in compliance with the 
City of London by-law; noting that they have introduced themselves to some of the 
neighbours and some of them have supported their plans; indicating that she joined Ramel 
here in London five years ago, they got married and he has been teaching at Ivey for over 
six years now; pointing out that they have a two year old and they would just love to see 
their family grow in London, especially in Old South; thanking the Planning and 
Environment Committee for their time and consideration. 
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TO: CHAIR AND MEMBERS – PLANNING & ENVIRONMENT COMMITTEE  

FROM: GEORGE KOTSIFAS, P.ENG 
MANAGING DIRECTOR,  DEVELOPMENT & COMPLIANCE SERVICES & 

CHIEF BUILDING OFFICIAL 

SUBJECT: APPLICATION BY:  
2376563 ONTARIO INC.  

c/o ZELINKA PRIAMO LTD. 
447 OLD WONDERLAND ROAD 
PUBLIC SITE PLAN MEETING 

NOVEMBER 20, 2017 
 

RECOMMENDATION 

 
That on the recommendation of the Manager, Development Planning, the following actions BE 
TAKEN with respect to the site plan control approval application relating to the property located 
at 447 Old Wonderland Road (proposed address of 555 Teeple Terrace): 

    
a) the Planning & Environment Committee REPORT TO the Approval Authority the 

issues, if any, raised at the public meeting with respect to the application for Site Plan 
Approval to permit the construction of a two storey medical office at the north east 
corner of Wonderland Road South and Teeple Terrace; and 
 

b) Council ADVISE the Approval Authority of any issues they may have with respect to 
the Site Plan Control application, and whether they support the Site Plan application. 

 
 

PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose of this application is to obtain Site Plan Control Approval to permit a two storey 
medical office. As a result of a Council resolution on the matter of an information report regarding 
the Ontario Municipal Board decision permitting the Zoning By-law amendment for the subject 
development, the Site Plan Control application is to be heard at a public meeting of the Planning 
and Environment Committee. 
 

 
PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
File Z-8228 - June 15, 2015; Report to the Planning and Environment Committee regarding 
Ontario Municipal Board (PL140366) decision and confirmation of public meeting requirement. 
 
File Z-8228 – April 16, 2014; applicant appealed to the Ontario Municipal Board (“OMB”) on the 
basis of non-decision by Council in 120-days. 
 
File Z-8228 – March 24, 2014; Report to the Planning and Environment Committee 
recommended approval of the above-noted Zoning By-law amendment. City Council referred 
the application back to Staff to consider the following. 
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LOCATION MAP 
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SITE PLAN 
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PROPOSED LANDSCAPE PLAN 
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PROPOSED BUILDING ELEVATION – NORTH AND WEST 
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PROPOSED ELEVATION – SOUTH AND EAST 
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APPLICATION DETAILS 

 

Date Application Accepted: 

August 1, 2017 

Agent: 

Zelinka Priamo Ltd. 

REQUESTED ACTION:  Approval a Site Plan Control for a two-storey medical office 

 

SITE CHARACTERISTICS: 

 Current Land Use – vacant 

- Frontage – Teeple Terrace – approx. 53 m     

 Depth –  north-south  - approx. 130 m 

 Area –  5512 m2 

 Shape – Irregular 

 

SURROUNDING LAND USES: 

 North – Open Space - ‘Wonderland Road Park’ 

 South – Commercial Shopping 

 East – Multi-Family Residential + Single Detached Residential 

 West – Multi-Family Residential  

 

OFFICIAL PLAN DESIGNATION:  Multi Family, Medium Density Residential 

EXISTING ZONING: RO2(30) 

 

 
A Zoning By-law amendment application was submitted to the City of London in August 2013, 
by 2376563 Ontario Inc. The applicant requested an amendment to the Z.-1 Zoning By-law to 
facilitate the development of a Medical/Dental Office on the subject lands.   
 
On March 25, 2014, a report to the Planning and Environment Committee recommended 
approval of a Zoning By-law amendment for the subject lands, permitting a land use change 
from an Open Space (OS1) Zone to a Holding Restricted Office Special Provision (h-5*h-
64*RO2(_)) Zone.  City Council referred the application back to Staff for further considerations. 
 
On April 16, 2014, the applicant appealed to the Ontario Municipal Board (OMB) on the basis 
of non-decision by Council within 120-days.   
 
On August 26, 2014, Staff brought a report forward to the Planning and Environment Committee 
recommending approval of a Zoning By-law amendment to permit a modified form of 
development requiring a 6-metre landscaped buffer on the property line abutting residential 
uses to the east. This was provided as a means to address concerns raised by abutting 
neighbours.  The recommendation also added additional site-specific items for the Site Plan 
Approval Authority to consider as well as holding provisions requiring a public site plan meeting 
and a holding provision to address ground water concerns.   
 

BACKGROUND 
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Council agreed with Staff’s recommendation and on September 2, 2014 advised the OMB that 
the recommend zoning be amended as per the Staff report dated August 26, 2014.  The OMB 
hearing was held on February 3, 2015.  
 
On March 5, 2015 the Ontario Municipal Board rendered its decision and allowed the appeal. 
Further, the Board opted to withhold the order pending the parties advising the Board that the 
Site Plan Approval process has been completed. 
 
The Board also concluded that the City would be in a better position to determine whether a 
public site plan meeting should be conducted. On June 26, 2017 Council requested that the Site 
Plan Control Approval Authority host a public participation meeting before the Planning and 
Environment Committee.  

 

PUBLIC 
LIAISON: 

On May 10th, 2017, letters were sent out to area property 
owners within 120 metre radius advising of a site plan 
application and Public Site Plan Meeting for this property. 
 
On May 18th, 2017 Notice of the Public Meeting was published 
in the Londoner. 
 
On October 24th, 2017, letters were sent out to area property 
owners within 120 metre radius advising of a site plan 
application and Public Site Plan Meeting for this property. 
 
On November 2nd, 2017 Notice of the Public Meeting was 
published in the Londoner. 

Four on  
behalf of about 
twenty 
Five 

Nature of Liaison:   
 
Consideration for a site plan to permit a two storey medical/dental office at the northeast corner 
of Wonderland Road South and Teeple Terrace. Council has requested a public participation 
meeting before the Planning and Environmental Committee with respect to the application for 
site plan approval for the development.  

Summary of Responses:   

 Privacy for existing residences to the east 
 Increased traffic and potential impacts on Teeple Terrace. 
 Lighting of the parking area, particularly outside of office hours. 
 Illuminated signage proposed on the east 
 Erosion concerns over the grading of the property. 
 Email responses and letter submitted enclosed as “Appendix A” 

 
 

ANALYSIS 

 
Description of the Site Plan 
 
The proposed site plan provides for a building located in the south-west corner of the subject site. 
The building is proposed as two storeys with a total gross floor area of 1501m² An entrance on 
Wonderland Road as well as from the parking area on the east side of the building. The parking 
area has 81 parking spaces and 16 bicycle parking spaces, located on the east side of the 
building. The parking area is elevated relative to the sidewalk on Wonderland by approximately 
90 cm. A walkway with four stairs is proposed along the north side of the building providing 
pedestrian access from Wonderland as well as an accessible sidewalk proposed along the east 
side of the building connecting to Teeple Terrace. Two LTC bus stops are located in close 
proximity to the site; one just east of the proposed access on Teeple Terrace and another at the 
southeast corner of Wonderland Road S and Teeple Terrace. 
 
Privacy fencing (1.8 m in height) is proposed along the east side of the property. Plant materials 
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are proposed throughout the parking area, generally in accordance with the Site Plan Design 
Manual as well as along Wonderland Road and Teeple Terrace.  
 
Zoning By-law 
 
The site is zoned Restricted Office (RO2(30)). Uses permitted include Clinics, Medical/dental 
Offices, Medical/dental Laboratories and Offices. This Zone provides for and regulates new office 
uses outside of the Downtown area in small-scale office buildings primarily in areas designated 
Multi-Family Medium Density or High Density Residential. The range of office uses and secondary 
uses which are provided for in the Official Plan have been differentiated on the basis of function, 
intensity and potential impacts. 
 
The drawings submitted indicate that the intended users are a medical/dental office. 
Medical/dental offices requiring parking at a rate of 1 parking space per 15m² of gross floor area. 
The special provision permit 85 spaces or parking based on individual rates whichever is less. 
Special provisional also permit 0 m yard setbacks along both Wonderland Road South and Teeple 
Terrace, and further limit the height of the proposed building to 9 metres.  
 
Official Plan 
 
The subject site is designated Multi-Family, Medium Density Residential. In accordance with 
Section 3.3. of the City’s Official Plan, the designation permits a range of housing forms, including 
townhouses, cluster houses and apartment buildings up to four (4) storeys in height, as well as a 
range of secondary uses, including small scale office developments. Small scale office 
developments are permitted subject to location and compatibility criteria found in s. 3.6.  
 
The location criteria requires office developments to be located on an arterial or primary collector 
road, and permits this type of development in established neighbourhoods only where the 
residential amenity of properties fronting onto the arterial or primary collector road has been 
substantially reduced (s. 3.6.8(i)). The proposed development’s location on Wonderland Road 
meets the criteria, as Wonderland Road experiences high traffic volumes and related traffic noise 
with few residential properties fronting directly onto the roadway. 
 
The compatibility criteria found in 3.6.8(ii) and (iii) consider buffering, scale, and appearance of 
the proposed development. The office building is proposed at the south west corner of the site, 
thereby maximizing the setback from the adjacent residential properties on Old Wonderland 
Road, and also acting a partial visual and noise screen from traffic along Wonderland 
Road. The proposed site plan contemplates landscape areas, privacy fencing, and appropriate 
building setbacks to protect the amenity of the adjacent residential properties. In particular, the 
site plan provides a landscape strip along the easterly property line ranging in width from 3.0 m 
to 5.0 m. The site plan also provides a 1.8 m privacy fence, and large deciduous trees along the 
said property line. 
 
London Plan 
 
 
The London Plan identifies the subject lands as being with the “Neighbourhood” Place Type. The 
“Neighbourhood” Place Type is intended to provide for a mix of low rise residential uses, which 
aim to establish attractive streetscapes, buildings, and public spaces. It is intended to provide 
easy access to daily goods and services within walking distance and employment opportunities 
close to residential areas.  In addition to providing for a range of residential uses, it is further a 
goal of the London Plan to allow for an appropriate range of retail, service and office uses within 
neighbourhoods.  
 
The site plan provides for a building intended for medical/dental offices. The range of retail, 
service and office uses that may be permitted in Neighbourhood Place Type will only be permitted 
if they are appropriate and compatible within a neighbourhood context. The subject lands are 
located at the intersection of Urban Thoroughfare and Neighbourhood Connector. The 
surrounding uses are characterized by a mix of low and medium density residential uses with rear 
and side lot configuration, along the west side of Wonderland Road (west of the site), commercial 
uses to the south of the site, and a mix of medium and low density residential uses to the east of 
the subject lands, interior to the Neighbourhood Place Type. The aforementioned screening and 
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buffering, which is noteworthy along the easterly portion of the site, provides for a site plan which 
is appropriate and compatible with surrounding uses. 
 
Public Comments 
 
On October 24, 2017 notice of the site plan public meeting was mailed to area residents. Further, 
a notice of the public meeting was published on November 2, 2017 in the Londoner. Staff received 
responses from four (4) residents. One of which was acting on behalf of Condominium 
Corporation of approximately 25 additional residents. The primary concerns raised by the public 
included the following: 
 

 Privacy for existing residences to the east, 
 Increased traffic and potential impacts on Teeple Terrace,  
 Lighting of the parking area, particularly outside of office hours, 
 Illuminated signage proposed on the east, 
 Erosion concerns over the grading of the property, and  
 General site plan matters and questions including garbage and loading. 

 
With respect to the matters above, the applicant has provided a 1.8m privacy fence along the 
easterly and northerly lot lines. Setbacks from adjacent parking areas/spaces range from 1.5 
metres to 4.7 metres. The building is approximately 20 metres from the adjacent residential uses. 
 
The applicant, as part of this application, is required to construct a turn lane on Teeple Terrace to 
accommodate stacking for two (2) vehicles into the site. 
 
The applicant has submitted a Photometric plan, as part of the Site Plan Control Application. Staff 
require a minor adjustment to the plan, being the relocating of a lighting standard. Otherwise, the 
plan is acceptable. In addition, staff have requested that the illuminated building signage on the 
east elevation be removed.  
 
The applicant has provided a grading plan and servicing plan. The site is to be graded and 
serviced in a manner which does not impact abutting uses.   
 
Lastly, loading for an office building in the Restricted Office (RO) zone is not required. Garbage 
pick-up will occur on a weekly basis, with the tenants bringing their own garbage to the curb for 
municipal pick-up. 
 
Outstanding Site Plan Control Matters  
 
On November 7, 2017 staff provided comments to the applicant, with respect their second 
submission for Site Plan Control Approval. The full set of comments are provided in “Appendix B” 
to this report. Below is a summary of main outstanding matters: 
 
 Provide a noise study for any roof-top mechanical equipment to determine appropriate 

buffering from abutting residences. 
 Provide a current tree preservation report for all plant materials within 3 m of proposed 

development. 
 Relocate snow storage area to the west side of the parking area, rather than on the slope 

leading to the Open space are to the north. 
 Revise the proposed parking lot lighting to be on the west side of the north-west drive aisle 

(opposite the abutting residences) and ensure all drawings match. 
 Relocate plant materials proposed along west side of parking area out of the proposed 

swale and increase the number of shrubs and low plant materials along the Wonderland 
Road frontage to adequately buffer the elevated parking area. 

 Revise the parking lot island to have understory plantings rather than sod.  
 Reinstate the spandrel panels/glazing that was previously proposed (north of the entrance) 

on the two storey brick portion. The spandrel panels that were proposed between the 
windows on the first and second story and below the first storey windows helped to break up 

-262-

Item # III.16.



Agenda Item #        Page # 
 

        
E. Conway 

File No: SPA17-031 
 

11 
 

the massing of the two story brick portion of the building (see attached). Alternatively, 
explore opportunities to use different materials or brick colours to break up the massing. 

 Remove the proposed exterior signage from the east side of the building. 
 

Technical Revisions to the Traffic Management Plan, Site Servicing Plan, Grading Plan, 
External Line Painting Plan  
 
A development agreement is required to address the outstanding matters noted above, and any 
additional issues that are directed to Staff by Municipal Council. The development agreement, 
incorporating the site plan, landscape plans, site engineering plans, external works plans, and 
building elevations is required to implement the approved plans and remove the holding provision. 
Special provisions within the agreement will address any other outstanding issues pertaining 
specifically to this site.  
 
The Owner must provide the necessary security at the time of executing the agreement to ensure 
all surface works are completed in accordance with the approved plans. 
 
Once the development agreement is finalized in accordance with relevant provisions of the Site 
Plan Control Area By-law, a report will be brought forward to a future PEC meeting, 
recommending removal of the holding provision. 
 

CONCLUSION 

 
The proposed site plan has been reviewed and is in general conformity to the Official Plan and 
London Plan policies, Zoning By-law and Site Plan Control Area By-Law regulations. Revisions 
to the proposed drawings are expected as summarized in the above section.  
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Appendix ‘A’ 

 
Responses to Public Liaison Letter and Publication in “The Londoner” 

 
M. Reid 
440 Wonderland Road  
 
Below is a summary of a number of emails and phone calls with M. Reid. 
 
Concerns with privacy and proposed fencing, 
Concerns raised over on site lighting and evening lighting. 
Concerns over the placement of signage on the east side of the building. 
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June 6 2017 
 
James & Joy Currie  
430 Old Wonderland Road, London. 
 
We have reviewed the proposed site plan for the subject property and have several 
concerns that should receive further attention.  The site plan shows no area for garbage 
storage and no  service road  or areas for garbage trucks or large delivery vehicles.    
 
Parking is so tight that a large vehicle will not be able to enter or leave the property 
safely.   If service vehicles have to back up to loading areas and have a sounding 
device when backing up - there is no sound barriers between the subject property and 
the adjoining private homes.   We have lived in a quiet environment for many years and 
trust the developer will install barriers so that we are not subject ot noise pollution or 
parking lot light pollution at night .    
 
The elevation of the proposed development suggests that the adjoining private homes 
will have a view of the rooftop heating and cooling systems for the building and the 
noise associated with such equipment.   The revised site plan includes a buffer of about 
5feet from the property line and we have suggested 18 feet would be more 
appropriate.  The developer has stated that this building will be the gateway to our 
community.  We hope they will consider the concerns of our community in the final 
plans for their development.   
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June 1, 2017 

To Eric Conway, 

I am the President for Middlesex Standard Condominium Corporation # 502, 525 Teeple 
Terrace in London. Our Condominium Complex is adjacent to the proposed Site Plan. I 
also represent the five owners of this Condominium Corporation. 
I'm writing to express our dissatisfaction with the site plan as presented in the Notice of 
Application. 
 
As a group, we of Condo Corp # 502, have expressed our need for a proper 'sound 
attenuation fence' as described in the memo sent to the chair & members of the 
planning & environment committee on August 26th, 2014, from John Fleming. 
We have always assumed that this at least would be one solution offered to us as a 
noise prevention measure to ensure some relief from the traffic noise from Wonderland 
Rd.  
 
I ask that this much needed fence be reinstated as it is a feature we feel was never in 
doubt throughout this whole process. 
 
David Rutherford 
President 
Middlesex Standard Condominium Corporation #502  
1- 525 Teeple Terrace, 
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June 7, 2017 
 
To Eric Conway. 
  
Further to my Email sent to you on June 1, 2017 stating our Condominiums 
Corporations concerns regarding the proposed Notice of Application for the Site Plan 
Application.  
After further consideration I think that it is important, that I point out a number of major 
concerns, that should be addressed regarding this proposed building. 
  
Lighting – as per the plan I believe that there are a number of light standards that are 
positioned across the parking area. I am assuming that they will be left burning from 
dawn until dusk for visibility and security reasons. I assume that the architects have 
taken into consideration of its residential neighbours that are facing directly into these 
lights. Will these lights, which are generally very bright (especially LED) interfere with 
the sleep and well being of the residents that are near by? 
  
Signage - that is shown on the upper southeast side of the building is directly pointing 
into our condominium complex, thus interfering with the natural light of the evening sky. 
Families should have the right to sit out in there back yards without being subjected to 
this unwanted light. 
  
Sound generation –such as air conditioning and heating units could be a concern, 
especially if the units are mounted on the roof. 
Additionally delivery trucks and garbage trucks backing up with there annoying reverse 
beeping signals are noises that are not generally in a residential neighbourhood. 
  
Privacy- With only a chain link fence, the residents of this condo complex will be 
looking right into the windows of this medical building and visa versa. This will become a 
problem for the residents facing the building. 
  
Erosion – unless I have read the plans wrong, there are no retaining walls constructed 
on the property. We are considerably higher then the proposed elevation and will the 
town guarantee that our land will not suffer any affects of erosion of any manner, as a 
result of this proposed plan. 
  
 Location of Waste Receptacle – Where is the location of the waste receptacles? 
What would be the proximity to the residential unit? In the summer time especially, 
odours should be a prime consideration since there is medical waste.  
  
Traffic - I have been told that a traffic study was done in the area a number of years 
ago, On a good day congestion at Teeple and Wonderland exists because of the 
volume of traffic that it receives. The plaza and the bus route, along with the addition 
traffic from this proposed development, will cause congestion. 
  
Pedestrian traffic - What is stopping this developer from connecting a pathway from 
Old Wonderland to his property on this site after the medical building has been erected 
?  Our concerns are with the parking of cars along  Old wonderland and the garbage 
that comes with pedestrian traffic (possibly using this as a shortcut down to 
Wonderland  Road.) 
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Please combine this with our previous submission to you on June 1st 2017 by Email, 
regarding the need for a proper “sound attenuation fence” as described in the memo 
sent to the chair & members of the planning & environmental committee on August 26th, 
2014, from John Fleming. 
 
Thank you. 
 
 
Dave Rutherford 
President  
MSCC # 502 
1-525 Teeple Terrace 
London ON N6K 4Y1 
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November 7, 2017 
 
To: Eric Conway                                                                                 
 
Re: 447 Old Wonderland Road, (555 Teeple Terrace) file SPA17-031 
 
As previously stated I am the  President for Middlesex Standard Condominium 
Corporation # 502 located at  525 Teeple Terrace which is adjacent to the proposed 
Revised Site Plan. 
 
Further to my E-mails sent to you on June 1st and 7th …some further concerns have 
become evident that will affect our complex. 
 
 

Privacy 
 
The proposed fence is not tall enough to block out the view of the building and 
ensure that patient and staff on the second floor could look right into the back yards 
and windows of the condo owners thus affecting their personal privacy.  
 
Perhaps a solution to this would require the developer to install frosted windows 
across the second floor so that the privacy could be maintained.  

 
 

Lighting 
 
The glare of light from the parking lot would be evident from their light standards. 
Perhaps baffles should be put on any standard that stands near the property line so 
light is forced forward and not into neighbouring yards. 
 
I would also advocate that timers could control the number of light standards that 
would be left on during none business hours thus reducing the amount of intrusive 
light into the neighbouring properties.  
 
 
Fencing 
 
With a total height of at least 8ft. or more the fence would help to     reduce light 
infiltration and ensure some noise reduction. 
 
This fence that the developer has proposed will not adequately deal with the noise of 
roof top heating and air conditioning units as it is not a SOUND ATTENUATION 
FENCE.  

 
Perhaps the heating/cooling equipment could be screened from neighbours view 
and built with sound attenuation materials. This would be in addition to the sound 
attenuation fencing of course. 
 
 
Signage 
 
Discreet unlit sign can be on Teeple Terrace to mark the entrance , but anything 
larger and lit must be situated on  the Wonderland Road side of the building. 
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There can’t be any signage lit or otherwise on the east side of the building facing the 
condominium residents.  
 
The entrance sign on Teeple Terrace can’t obstruct the line of view to oncoming 
traffic in either direction.   
 
I trust these concerns will be addressed. 

 
Yours truly, 
David Rutherford 
President 
Middlesex Standard Condomium Corporation 502 
1-525 Teeple Terrace 
London, ON 
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June 6 2017 

Eric Conway, 
Landscape Planner in Development Services, 
6th Floor, City Hall 
London, Ontario 
 
Dear Eric 
 
Re: 447 Old Wonderland Rd, file SPA17-031 
 
I wish to express my concerns regarding the Site Plan Application at the subject 
address. 
 
Privacy 
Privacy is a major concern and this Plan falls completely short of what our community 
has demanded from the beginning. If we read the Plan correctly, I and my neighbours 
are getting no fence and the only buffer is a 1.5m strip of grass. Without a fence our 
properties are open to anyone cutting through between Wonderland and Old 
Wonderland Rds. Without a fence snow will be piled along this narrow buffer and spill 
into our yards. The applicant must provide an 8 foot high sound attenuation fence along 
the entire east side of the subject property (6 feet high will not be effective especially for 
the condominium residents) and a landscaped buffer 6m deep. The applicant cut down 
several trees along the east property line in December 2015 and March 2016. The 
stumps were left alone. These stumps must not be disturbed as doing so will damage 
the roots of nearby trees on neighbouring properties. This is another reason for 
requiring a deeper buffer. 
 
Light 
Security lighting must include shielding to deflect the light downwards and not spill into 
the back yards of residences. 
 
Garbage 
A building this size will generate considerable garbage. The Plan gives no indication 
where garbage bins will be located. I am concerned about smell, vermin and noise of 
garbage trucks entering, loading and leaving. 
 
Loading Dock 
The Plan does not indicate a loading area for trucks to make deliveries. There should be 
a designated area for trucks with enough space to turn around and exit without having 
to backup onto Teeple Terrace. Trucks should not be allowed to park on Teeple Terrace 
to make deliveries as the location is too close to a very busy intersection. 
 
Erosion 
The grading of the land, because of its location on a hill, is bound to cause erosion 
unless there is adequate retaining walls. There is no indication of retaining walls in the 
Plan.  
 
Environment 
There is an obvious seepage zone at the north end of the subject property. Has an 
environmental assessment of this been done?  
 
Traffic 
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Every day I experience concerns about the traffic at the intersection of Teeple Terrace 
and Wonderland Rd. Despite widening in 2012, it is still not wide enough for city buses 
to turn without going over the curb. At times traffic gets backed up at the intersection. 
This will be an increased concern with traffic flowing in and out of the subject property. 
 
Building 
The proposed building looks like a 1962 elementary school cheaply built. It looks cheap 
and is not appealing to the eye. Four years ago the applicant talked of enhancing the 
entrance to Berkshire Village. The natural woodlot looked much more appealing and 
interesting. If the community must have a building on this property, at least make it 
something that will truly enhance our neighbourhood. 
 
Address  
Access to the property will be off Teeple Terrace and the city must change the address 
of this property to reflect this. Otherwise people using GPS to locate the facility will be 
driving up and down Old Wonderland Rd looking in vain for the entrance while 
increasing the traffic flow on our cul-de-sac. 
 
Narrow Strip 
My neighbour has expressed an interest in buying the narrow strip of land next to her 
property. I hope this happens as it makes much more sense for that strip to be part of 
her property. If the applicant is unwilling to sell it, the city should ensure that pedestrian 
and vehicular traffic is never allowed on that strip so that the subject property has no 
access to Old Wonderland Rd. Access must only be allowed from Teeple Terrace. 
 
This development will have a major effect on my enjoyment of my property and the 
neighbourhood. It is important that the City ensure that this development takes into 
account the taxpayers who live in this community. 
 
Sincerely, 
David Hall 
439 Old Wonderland Road. 
Submitted on June 7, 2017 by The Undersigned Members of the Old Wonderland & 
Area Community Association: 

Barbara Cecchin 
Carlo Cecchin 
Jim Currie 
Joy Currie 
David Hall 
Sara Hall 
Ann Henderson 
Ted Henderson 
Weisje Henderson 
David Rutherford 
Trish Sargeant 
Vivian Scott 
Ralph Thomas 
Vickie Thomas 
Maureen Tucker 
Ron Tucker 
Mary Read 
Norm Reid 
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November 8 2017 

 
Dear Eric 
 
Re: 447 Old  Wonderland Rd, (555 Teeple Terrace) file SPA17-031 
 
I wish to express my concerns regarding the Site Plan Application (Revised)at the 
subject address. There have apparently been few changes to this Site Plan from the 
one submitted this past spring. I trust that the responses submitted at that time by 
myself and the community will continue to be considered. I wish now to respond mainly 
to concerns arising out of the revised Site Plan and reinforce some previous concerns. 
 
 Privacy 
A privacy fence of unspecified material and 1.8m in height has been added to the plan. 
This is an improvement but as I stated in the spring, I feel that the applicant must 
provide an at least 8 foot high sound attenuation fence along the entire east side of 
the subject property (6 feet high will not be effective especially for the condominium 
residents). The level of noise from Wonderland Road traffic had already noticeably 
increased when the applicant semi-levelled the land. Now the city's expressed plans to 
widen Wonderland Road in the near future is an acknowledgement of the anticipated 
increase in traffic and therefore even more noise. In addition, Wonderland Road is a hill 
ascending to the south. Traffic is extra noisy as vehicles come up the hill. Sound 
absorption in the fence will help to replace the absorption that was naturally provided 
previously. If sound absorption is not a possibility, then a brick wall, like the one on the 
other side of Wonderland Rd., 8 feet high, would blend the neighbourhood. 
 
Also, a landscaped buffer 6m deep along the property line should be provided. The 
applicant cut down several more trees along the east property line in December 2015 
and March 2016. The stumps were left alone. These stumps must not be disturbed as 
doing so will damage the roots of nearby mature trees (at least 60 feet high) on our 
neighbouring properties,including the city property to the north. I am particularly 
concerned about 2 stumps at the end of my property that are 5 feet from a mature 60 
feet high tree. This is another reason for requiring a deeper buffer.  
 
Light 
Light pollution is still a concern as the parking lot lights will spill into my yard until trees 
have grown tall enough to block them. This will take several years. Lights on the facade 
of the building and in the parking lot should be dimmed between 9pm and 6am.  
 
The photometric plan has incorrectly placed a light standard on the northeast property 
line. This should be corrected to agree with the placement in the other sheet marked 
“Site Plan”. 
 
Garbage 
There is still no consideration for garbage collection. A medical building of this size will 
generate each week more than a few bags of garbage to be placed at the curb. Also, a 
medical building will generate bio-hazard garbage that will need special attention. There 
must be some accounting for garbage collection. Space must be provided for garbage 
bins, screening, and a turn-around for trucks. 
 
Loading Dock and Traffic 
The Plan still does not indicate a loading area for trucks to make deliveries. There 
should be a designated area for trucks with enough space to turn around and exit 
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without having to back up onto Teeple Terrace. Trucks should not be allowed to park on 
Teeple Terrace to make deliveries as the location is too close to a very busy 
intersection. No Stopping at Anytime signs should be installed along Teeple between 
Old Wonderland and Wonderland Roads. Also, the Transit Commission may need to re-
locate the bus stop so that it is not so close to the entrance. Relocating westerly, closer 
to Wonderland, would not be safe. Relocating easterly would place it east of Old 
Wonderland in front of residential houses,  also not particularly desirable. 
 
Grading and Erosion 
The grading of the land, because of its location on a hill, is bound to cause erosion 
unless there are adequate retaining walls. There is still no indication of retaining walls in 
the Plan. The slope behind the condos in particular is quite steep. Is this slope within 
recommended guidelines?  
 
Also, the north end of the subject property abutting city land will, I believe, require a 
retaining wall or else a relatively large gentle slope. If I read the Grading Plan correctly, 
it says the property line will be 1.5 metres above the Wonderland Rd sidewalk. But 
currently the property line is at least 3 metres above as it rises up a hill (see 2 
accompanying photos, viewing north, property line along orange and black fences 
approximately) 
 
Building 
The revised site plan does not include any changes to the building. The current plan 
provides for an uninteresting edifice. If the applicant wishes to promote this 
“development” as providing a gateway to the subdivision (gee, I always thought the 
woods had provided a beautiful gateway), then he should ensure that the building 
blends in with the neighbourhood and provides not just any gateway, but an attractive 
gateway. Something as simple as a more interesting roof line would detract from the 
boxiness of the current design.  
 
Also, the building is too large for the number of parking spaces. Has a variance been 
granted? Either more parking spaces need to be provided or the building needs to be 
made smaller. 
 
 
Address  
The new address off Teeple Terrace is a welcome change. 
 
 
 
Narrow Strip 
The blocking off of the narrow strip thus avoiding access from Old Wonderland Rd. is a 
welcome change. 
 
I trust my concerns will be added to those expressed in June 2017. 
 
Sincerely, 
David Hall 
439 Old Wonderland Road. 
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Gail Dobson 
 
October 25 2017 
 
Tree protection: is this just for the duration of the Construction period? 
I notice that they have a snow storage area at the end - right where there are trees 
being protected? 
This snow and SALT will melt and drain down hill into the trees below. 
This is detrimental to the health of the trees. 
 
Once again, I am concerned about the back up of cars at the Wonderland and Teeple 
intersection. 
Cars on Teeple Ter. wait a long time for the light in order to turn left. 
They back up at least to the proposed entrance to 555 Teeple Ter. 
Therefore not allowing cars turning into 555 Teeple from the East bound lane of Teeple. 
This will result in cars backing up onto Wonderland Rd. which as you know is already 
very congested. 
I foresee this back up of traffic extending even further east... which is residential and 
making access out of their driveways difficult and subjecting them to excessive exhaust 
fumes. 
 
Why can't this development have an entrance onto Wonderland Rd.? 
Due to the median, they will only be able to turn right. 
This would alleviate the amount of traffic backing up on Teeple Terrace. 
 
Nov 3 2017  
What is "on-road storage for 2-vehicles? 
  
I still feel that a right turn into the front of the building from Wonderland should be 
considered. 
This really doesn't slow traffic down, especially if there is a short "ramp-exit" lane to 
make the turn. 
Again, this will reduce the traffic turning on to Teeple Terrace. 
  
But this will not address the issue of those on Teeple Terrace wanting to turn right onto 
Wonderland Road. 
With the added vehicle traffic from the 555 Teeple development, it will certainly back up 
the street, causing more frustration than there already is. 
The lights take a long time to turn green, resulting in cars backing up on Teeple. 
  
I am aware of the widening of Wonderland project and have already voiced my opinion 
regarding this. 
However, when speaking about this development, I feel the most important 
consideration should be the affect it will have on the residential neighbourhood. 
The amount of traffic on Teeple Terrace has greatly increased over the years. 
Again, this is a residential street and obviously any development will increase the traffic 
volume even further. 
Especially when people are frustrated with the traffic volume on Wonderland Rd. They 
may elect to drive east instead to avoid it. 
  
I also foresee cars now parking along Teeple Terrace... creating noise and affecting 
traffic flow along the street. 
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Will this development plan on charging for parking there?  If so, then definitely, this 
will create an issue with cars parking on the streets. 
  
This may seem insignificant to you, but my home, where I live and need quiet to sleep 
like everyone else, will be affected by this development. 
I should not (nor anyone else on Teeple Terrace) be put into this situation for the benefit 
of a developer. 
What are you doing to compensate for these issues that will arise? 
  
I would like to call you but I am extremely busy right now and hope that you can answer 
a few more of my questions, before I call you. 
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November 7, 2017 
 
To: Eric Conway                                                                                 
 
Re: 447 Old Wonderland Road, (555 Teeple Terrace) file SPA17-031 
 
As previously stated I am the  President for Middlesex Standard Condominium 
Corporation # 502 located at  525 Teeple Terrace which is adjacent to the proposed 
Revised Site Plan. 
 
Further to my E-mails sent to you on June 1st and 7th …some further concerns have 
become evident that will affect our complex. 
 
 

Privacy 
 
The proposed fence is not tall enough to block out the view of the building and 
ensure that patient and staff on the second floor could look right into the back yards 
and windows of the condo owners thus affecting their personal privacy.  
 
Perhaps a solution to this would require the developer to install frosted windows 
across the second floor so that the privacy could be maintained.  

 
 

Lighting 
 
The glare of light from the parking lot would be evident from their light standards. 
Perhaps baffles should be put on any standard that stands near the property line so 
light is forced forward and not into neighbouring yards. 
 
I would also advocate that timers could control the number of light standards that 
would be left on during none business hours thus reducing the amount of intrusive 
light into the neighbouring properties.  
 
 
Fencing 
 
With a total height of at least 8ft. or more the fence would help to     reduce light 
infiltration and ensure some noise reduction. 
 
This fence that the developer has proposed will not adequately deal with the noise of 
roof top heating and air conditioning units as it is not a SOUND ATTENUATION 
FENCE.  

 
Perhaps the heating/cooling equipment could be screened from neighbours view 
and built with sound attenuation materials. This would be in addition to the sound 
attenuation fencing of course. 
 
Signage 
 
Discreet unlit sign can be on Teeple Terrace to mark the entrance , but anything 
larger and lit must be situated on  the Wonderland Road side of the building. 
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There can’t be any signage lit or otherwise on the east side of the building facing the 
condominium residents.  
 
The entrance sign on Teeple Terrace can’t obstruct the line of view to oncoming 
traffic in either direction.   
 
I trust these concerns will be addressed. 

 
Yours truly, 
David Rutherford 
President 
Middlesex Standard Condomium Corporation 502 
1-525 Teeple Terrace 
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Appendix ‘B’ 
 

Second Submission Staff Comments  
 
 
 
The following comments were prepared by staff and provided to the applicant on November 7, 
2017 as a response to their second submission for Site Plan Control Approval: 
 
1.0 General Application Comments 
 
1) Refer to conditions of SP Control Approval dated June 14 2017. Public meeting is 

scheduled for November 20 2017 to satisfy condition 1. 
2) Provide a reference plan for the road widening dedication along Wonderland Road South 

(22 m from centre-line) as well as the 6 x 6 m corner sight triangle at the intersection of 
Wonderland Road South and Teeple Terrace. 

3) Provide an appraisal by an AACI member to determine the value of the land to determine 
the appropriate value of cash-in-lieu of Parkland dedication. 

4) Provide a noise study for any roof-top mechanical equipment to determine appropriate 
buffering from abutting residences. 

5) Provide a current tree preservation report for all plant materials within 3 m of proposed 
development. 

6) Add file number (SPA17-031 to all drawings as well as the current and proposed address. 
Address change will be confirmed when the development agreement is executed by the 
City. 

 
2.0 Site Plan & Landscape Comments 
 
1) See green-line site plan, green-line landscape plan and copy of approved by-law 

amendment.  
2) Add the complete zone code to the site date table (RO2(30)). 
3) Add a detail for proposed fencing and add the fencing to the legend. 
4) Relocate snow storage area to the west side of the parking area, rather than on the slop 

leading to the Open space are to the north. 
5) Specify the locations of all external sign locations or add notes to the plan that no signs 

(other than those illustrated on the elevations) are proposed. If external signed is 
proposed, include proposed elevations and ensure the design is sensitive to abutting land 
uses. 

6) Revise the proposed parking lot lighting to be on the west side of the north-west drive aisle 
(opposite the abutting residences) and ensure all drawings match. 

7) Relocate plant materials proposed along west side of parking area out of the proposed 
swale and increase the number of shrubs and low plant materials along the Wonderland 
Road frontage to adequately buffer the elevated parking area. 

8) Revise the parking lot island to have understory plantings rather than sod.  
9) Remove tree protection fencing detail from the site plan. 
10) See OBC checklist. Add OBC matrix to the site plan.  
11) Add figures 7.1-7,.5 from the SPCABL to the site plan or separate details sheet.  
12) Include a detail for tactile mats and illustrate the location/ 
13) Ensure that there is adequate room between the building and proposed bicycle racks for 

all stall to be used. 
 
3.0 Building Design Comments 
 
1) See green-line elevation drawing (east/north) only. 
2) Reinstate the spandrel panels/glazing that was previously proposed (north of the 

entrance) on the two storey brick portion. The spandrel panels that were proposed 
between the windows on the first and second story and below the first storey windows 
helped to break up the massing of the two story brick portion of the building (see attached). 
Alternatively, explore opportunities to use different materials or brick colours to break up 
the massing. 

3) Remove the proposed exterior signage from the east side of the building. 
4) Specify privacy film for the second story windows on the north and east sides of the 
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building. 
5) Add metric dimensions to the elevations. Height is measured to the highest parapet. 

Dimension the building height to the highest parapet on all elevations. 
 
4.0 Engineering Comments 
 
See redline engineering plans.  
 
Transportation: 
 
1) The Traffic Management Plan has been reviewed and the following comment provided: 

 Provide notification to EMS & LTC. It may be necessary for LTC to detour buses if the 
northbound right-turn cannot be made. 

 Confirm that no travel lane closures will occur on Wonderland Road. 
 Provide pedestrian detour route due to sidewalk closures. 

  
2)  The Roadway Lighting and Traffic Control Division has provided the following comments 

with regard to the required traffic signal pole relocations and associated signal work. 
Regarding the traffic signal relocations, the required signal work is reasonably substantial 
as it involves the 2 poles and unfortunately an electrical hand hole that will require 
relocating. 

 
The developer would be required to engage a City of London approved Signal Design 
Consultant to provide all the necessary design / construction drawings and tender 
documents detailing how the signal poles need to be relocated and reconnected into the 
existing traffic signal infrastructure. These design drawings would then have to be 
approved by the City Traffic Signal Division. A breakdown of the anticipated work is listed 
below: 

 
 Provide temporary traffic signal poles outside of the construction area that include 

maintaining existing street lighting levels. 
 Removal of the existing signal infrastructure, curb and sidewalk 
 Construct the new traffic signal infrastructure at the new grades with new poles located 

to accommodate current AODA requirements. 
 Restore the sidewalk with appropriate curb ramps and tactile plates. 
 Place new pavement markings for the east leg crosswalk alignment (and potentially 

the south leg) as necessary  
 Remove temporary signal equipment and restore  

 
Impacting a major hand hole would usually trigger the requirement of a new under 
pavement road crossing to assist with the relocation, but we are fortunate at this location 
that there was a new un-used road crossing installed in 2012 that can be utilized. We 
would however have to link the new and the existing underground systems so we can 
connect the wiring. 

 
Note: The pavement marking drawing has been reviewed and accepted. 

 
Servicing:  
 
1) Re-use of the existing sanitary and storm PDC will be dependent on approval by the 

City’s Customer Relations and Compliance Division; the owner will be required to provide 
a video inspection of the PDC’s for their review. Approval from the City’s Customer 
Relations and Compliance Division is required prior to the acceptance of the engineering 
plans. 

2) Provide fire flow calculations for the proposed building, the Water Operations Divisions 
should be consulted to confirm available pressures and flows at the watermain. 

 
While the proposed site plan implements Official Plan policies, Zoning regulations, and Site Plan 
guidelines, some further revisions to the site plan drawings are needed to implement requirements 
of the Site Plan Control Area By-Law, including the following: 
 

 Minor revisions to the Site Servicing Plan to ensure the site is properly serviced to 

-281-

Item # III.16.



Agenda Item #        Page # 
 

        
E. Conway 

File No: SPA17-031 
 

30 
 

City of London standards. 
 Minor revisions to the Grading Plan to ensure the overland flow of water is 

appropriate to City of London standards. 
 Minor revisions to the External Line Painting Plan to ensure proper flow of traffic 

to City of London standards. 
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PUBLIC PARTICIPATION MEETING COMMENTS 
 

16. PUBLIC PARTICIPATION MEETING – Property located at 447 Old Wonderland Road 
(555 Teeple Terrace) (SPA17-031) 

 
 Michelle Doornbosch, Zelinka Priamo Ltd. – advising that when they presented the site 

plan to staff as they brought this application through the Ontario Municipal Board in 2015, 
there have been some minor changes to the building design but overall the development 
maintains the proposal that they presented to the public through the rezoning application 
in 2015; (Councillor S. Turner pointing out that Mrs. M. Doornbosch stated that this is 
materially the same as what was presented in 2015 when there was an opportunity to 
come back at a public site plan meeting; enquiring if there were any amendments or 
changes in reflection of the public concerns or desires.); Mrs. M. Doornbosch indicating 
that essentially they just implemented what was requested in terms of landscaping, 
fencing, there is a significant improvement to the exterior elevation of the building but 
outside of that there were no other matters that were required other than a Geotechnical 
report which they did undertake and they did determine that there was no retaining wall 
required along the east property line; noting that that was essentially why the Ontario 
Municipal Board remained seized for part of this, the site plan process was because there 
was discussion of a retaining wall but it is not necessary and it is not shown on the plan; 
(Councillor S. Turner asking staff if they are in concurrence with the assessment of the 
retaining wall.); Mr. M. Pease, Manager, Development Planning, agreeing that they are in 
concurrence; (Councillor J. Helmer enquiring about the trees that are being planted as 
part of the landscape plan; noting that he zoomed in really closely on the drawing and he 
thinks he can read what is there but what is not clear to him, because he does not know 
a lot about trees, is how large most of these trees are expected to grow and what the 
canopy coverage would be once they are fully mature; stating that, as Staff knows, we just 
dealt with the urban Tree Planting Strategy and now he has a lot of questions about trees 
when we talk about site plans.); Mr. E.L. Conway, Landscape Planner, responding that 
trees are important and he is glad we are talking about this; advising that there is more 
than one type of tree proposed on the site plan, on the east side there are conifers, 
varieties of pines that are kind of transparent rather than species like spruces or firs, in 
the parking islands, they are ornamental so as far as urban forestry or urban shade cover 
in parking lots, they will not do great but these islands are slightly undersized to the ideal 
size and they are pretty hostile environments but the trees that they are proposing there 
are pears and they will do well so there is a balance there; along the road there are large 
canopy shade trees and a variety of red maples and honey locusts, he believes; 
(Councillor A. Hopkins indicating that the Wonderland Road Environmental Assessment 
is in the process; speaking of trees, are these trees going to be planted in an area where 
they may have to be removed as they widen Wonderland Road South.); Mr. E.L. Conway, 
Landscape Planner, responding that all of the trees proposed along Wonderland Road 
South are on private property and there is a twenty-two metre from center road line road 
widening required from here that they are illustrating on the plan which is a very large for 
a road so he hopes not; (Councillor A. Hopkins enquires about the buffering as she noticed 
that back in 2014 there was to be landscaped buffering of six metres and now they are 
looking at changes and wondering why the buffering has been reduced; trying to 
understand that a bit better.); Mr. M. Pease, Manager, Development Planning, responding 
that as part of the Ontario Municipal Board discussion, there was discussion about this six 
metre buffer as well as the Site Plan Control By-law buffer of one and a half metres and 
ultimately it was left to the site plan process to resolve that; noting that on the plan there 
is a range of anywhere from one and a half metres to 4.7 metres and they have worked 
with what is in the by-law and also what was utilized on the site through the development 
of the site and they are sticking with what is in the Site Plan Control By-law and are also 
using some of the buffering methods that were implemented through this process. 

 David Hall, 439 Old Wonderland Road – advising that his property is right to the east of 
the subject lands; representing the Old Wonderland and Area Community Association 
which is the neighbouring community around this land; indicating that they have had some 
meetings concerning this proposal; advising that this proposal has caused a lot of concern 
within their community right from the beginning when the woodland was suddenly 
destroyed over a Christmas weekend in 2013, almost four years ago, with no real 
explanation given as to why that was done; stating that it resulted in a loss of privacy and 
concern from the whole area, it has scarred their community, their neighbourhood and 
they have been living with this for four years now; hoping that some sort of resolution can 
be resolved; thanking the Planning and Environment Committee for allowing this public 
participation; realizing that it is perhaps a unique situation to do this but he thinks it reflects 
the concern of the whole community regarding the future of what this parcel of land is; 
advising that there are some important decisions that have to be made and for some 
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people here tonight, the decision will be made and that is the end of it but for the rest of 
them in the gallery, they live with those decisions every day from now on; expressing 
concern that the right decisions are made; indicating that they have several concerns; 
noting that some of the concerns are minor and some of the concerns are quite major; 
pointing out that the photometric plan shows that one of the light standards, he believes, 
is in the wrong spot as it is right on the property line and he thinks that it should be on one 
of the islands; indicating that it was shown on the sheet that they received that it is right 
on the property line in the northeast corner; advising that that is an error that needs to be 
corrected, it cannot be on the property line, it needs to be further west; expressing concern 
with the northern property line, if they read the grading figures correctly, it appears that 
the property line will be one metre higher than the sidewalk in the lower left corner; 
advising that anybody who drives by there realizes that there is a hill there that is at least 
three metres high and the City property to the north includes that hill; something has to be 
done about the grading there as it is not just a metre high, it is way higher than that; 
believing that either a retaining wall has to be put in there or some serious grading; stating 
that there are trees in that area; pointing out that there is a very large tree in the northeast 
corner of the applicant’s property; noting that it is at least eighty feet high and the trunk 
must be five feet in diameter; advising that this is not listed on the landscape design; 
indicating that they do not want to lose that tree, it is a beautiful tree, they want it kept as 
it adds to the character of the community; wanting to ensure that the tree does not 
disappear; pointing out that it has a large canopy which means that it has a large root 
system and any work that is done in that particular corner, they do not want the roots 
disturbed or the tree will die; if they put in a retaining wall along there, that is going to affect 
the roots; thinking that the best solution is to have a much larger slope into the parking lot; 
indicating that there is also a tree on the City property which is not as big but is very close 
to the property line and that tree, too, will be affected; something needs to be done there; 
wondering about the whole grading situation there; if you know the property on 
Wonderland Road South, it is on a hill, the lowest elevation is the bottom left corner and 
the highest elevation is in the top right corner where the condominiums are; believing there 
is a difference of five metres or approximately fifteen or sixteen feet; advising that they are 
not sure if the grading that is shown on the site plan is really correct as it seems to be that 
it is going to be gentle grading and they do not see how that can happen because of the 
slope of the land; indicating that Wonderland Road is quite high on the right side and it 
slopes down towards the left; indicating that his property is at the top of this, on the east 
side, and it is considerably higher than the sidewalk along Wonderland Road South; 
believing that some sort of closer examination of the grading needs to be done; discussing 
the buffer zone, at the Ontario Municipal Board hearing, the City pushed for a six metre 
buffer and the Ontario Municipal Board ruling was that this should be sorted out at this 
meeting and it appears to them that the City has caved on that; wondering what happened, 
why are we not pushing for the six metre buffer like we did two years ago; believing that 
just one and a half metres would be the grass behind his house, along the property line is 
not quite enough, especially with snow removal; relating to snow removal, the applicant 
has indicated that, at the far left of the property, where he was recommending that there 
should be a retaining wall, or more appropriately a longer slope, that that is designated 
snow storage and it seems to make sense that the snow plow would come in and just 
push everything back there but that is not going to be good for the vegetation around there 
with salt, drainage, erosion, etc.; advising that, with respect to parking spaces, that will be 
affected to; as we all know, these parking lots get full of snow with mounds of snow that 
take up parking spots; questioning the number of parking spots that are allowed for this 
size of building; pointing out that he has seen two different calculations offered by the 
applicant; stating that the original plan indicated that there would be one parking spot for 
every fifteen square metres of building which meant that they should have ninety-seven 
parking spots and they were going to go for eighty-five; advising that it sounds like the City 
has said “yes, let’s go with eighty-five” and that, to him, sounds like some sort of variance 
and he does not know that there was an official decision made about that variance and he 
is wondering why they have gone to eighty-five parking spots; pointing out that the most 
recent site plan that they have received, he believes, says one parking spot for every forty 
square metres of building which means that they should have thirty-seven and they want 
eighty-five; noting that he does not understand these figures, it sounds like they are 
playing around with numbers; if they go with eighty-five, it sounds to him like it is twelve 
less than what they should have from what they originally saw and with snow piling up 
there, it is going to reduce the number of parking spots as well; expressing concern with 
truck traffic coming in, they do not want to see trucks stopping along Teeple Terrace as it 
is too close to a very busy intersection; thinking that there should be “No Stopping” signs 
along Teeple Terrace; noting that right now there is no parking but they want to see no 
stopping because, as they have seen with other medical places around town on busy 
streets, these delivery trucks will put on their flashers, they will stop in front of the medial 
building, run in their delivery and they are backing up traffic; wanting to see the trucks 
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come in, make their deliveries however they do not see where the trucks would unload; 
indicating that they would like to see exactly where trucks would go and how do they turn 
around, are they going to stop at the entrance in the laneway there and then back up and 
we would hear “beep, beep, beep”, which would be especially disturbing for the people in 
the condominiums which are right beside that laneway and it would be dangerous trying 
to back out; advising that there needs to be some sort of turnaround in the parking lot for 
the trucks to go in, turn around and go back out again; expressing concern with garbage 
collection as there is no indication as to how garbage will be collected; indicating that if 
this is to be a medical centre, we assume that there will be biohazard materials to be 
picked up and that needs to be looked after as well; advising that they are not happy with 
the design of the building because it does not add anything to the character of their 
neighbourhood, it does not blend in with their neighbourhood; indicating that ninety-nine 
percent of the houses around the neighbourhood are brick, orange, red, brownish colour 
brick; stating that the proposed building is a dull grey, he thinks it is brick but it looks like 
concrete to him and it is not an interesting looking building, it looks like an elementary 
school building built in 1962 and he thinks it could be made a lot more interesting; it is a 
boxy looking building, there is nothing interesting about it; something needs to be done 
about the roofline to make it more appealing, blending in with the neighbourhood; reading 
a statement that the applicant provided from August, 2013, from their Urban Design Brief 
and they wrote about the design of the building “The design objectives of the project 
include establishing a built form and site design...” and they give several points here, one 
is functionally integrated into the larger community; indicating that he just talked about 
that, it does not integrate into the larger community; “2. It improves the quality of the 
existing pedestrian street environment.”; submitting to the Planning and Environment 
Committee that the woods were far better than this building, the woods that they took out; 
“3. This building maintains the privacy of the adjacent residential land uses to the east.”; 
advising that no, it does not; expressing concern about the privacy; stating that they finally 
got the applicant to put in a fence that was not indicated in the spring site plan; noting that 
they are putting in a 1.8 metre fence and they do not think that is high enough; going to 
leave that for his colleague from the condominiums to address; “This building enhances 
an intersection serving as the main entrance to the Berkshire Village.”; advising that in 
another point they call it a “gateway to Berkshire Village”; stating that he always thought 
that the woods were a gateway to Berkshire Village, a lovely gateway but now they have 
a dirt pile for the past four years and now they are going to get a concrete box and he 
thinks that they could do much better than that for making a gateway into Berkshire Village. 

 Dave Rutherford, President, Middlesex Standard Condominium Corporation #502 which 
is located at 525 Teeple Terrace – indicating that the condominium is exactly east of the 
subject property; stating that there are several things that the previous speaker went over 
and they are backing him one hundred percent; indicating that these are not items that 
they threw out but privacy is one of the main concerns that they have because their 
proximity to the actual building itself, in other words, they are approximately six feet higher 
in elevation from where the elevation of the actual building is; noting that you have a two 
storey building there; advising that he is not sure of the exact height of the building but 
assuming that it is twenty-four feet and you have a situation whereby they are six feet 
higher than that then all of a sudden they are going to be looking into a row of windows 
right across the back of those properties which presents a privacy issue primarily because 
you are going to have people that are in there, doctors and even patients looking directly 
down into the backyards of the people living in the condominiums; pointing out that all of 
the bedrooms are on the back half of where the condominiums are as well too so there is 
a bit of a problem here; saying that the first presentation that the applicant put in has a 
chain link fence across the back and now he has put in a wooden fence and the height of 
it is going to be approximately five feet, five inches high; advising that the fence is going 
to need to be at least eight feet high to get any type of security in the back end of these 
locations; expressing that it is important that it should be a sound attenuation construction 
and the prime reason that he is saying that is because you are going to be ending up 
having a lot of noise coming off the top of the buildings regarding air conditioning units, 
heating units, etc., which are a major concern because, if you think about it, if you are 
living that close to that operation, you would be in a really bad situation from the standpoint 
of sitting there and listening to the noise levels; advising that the other thing that they had 
proposed is that perhaps there needs to be an attenuation boxing around the equipment 
to stop the noise from coming up and over top of the fence; pointing out that the situation 
with regards to people glaring from the second floor down into the property, they have a 
solution for that and very simply what they would like to do is ask that the applicant install 
frosted windows which would be placed right across the back, which would give him the 
light and give them the privacy that they require; thinking this is something that they should 
consider; advising that the other concern, besides noise and the attenuating fence that is 
absolutely a must as far as he is concerned, lighting would be the second area that they 
have to take a look at and what he is proposing is that at night, when the place is not 
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functioning, the lights should be dimmed down in some manor, in other words, if it is timers 
that cut off the series of the lights or whatever the case may be because otherwise, as he 
has already indicated, the bedrooms are across the back of the condominiums and he is 
suggesting that this is going to create a problem in regards to light levels that will be there 
and it would probably be a smart move if we get deflectors that will actually deflect the 
light back into the areas that are required, if we had a timing system that would reduce the 
amount of light that is being generated during the night hours and allow these people to 
sleep; expressing concern with the proposed signage, as they are very concerned that lit 
signs, if they are placed on the back end of the building, to attract people coming down 
Teeple Terrace; noting that when he says the back end, he means facing the 
condominiums; advising that that would be detrimental as far as they are concerned as it 
would be another part of the lighting pollution; submitting that any signage on the back or 
even on the south side of the building, which could reflect a certain amount of light, should 
be not allowed; indicating that the applicant can put all the signage that they want on the 
building facing towards Wonderland Road South; noting that he has no concerns with that; 
reiterating that he is talking about lit signage versus signage that has no lighting on it; 
reiterating that one of their concerns is to limit the amount of light that is being generated; 
pointing out that there are other issues that they can get into, everything from garbage; 
believing that the provision that is allowed is that they were going to allow for City pickup 
which he thinks is twelve bags per pickup; wondering what is stopping the applicant from 
putting in garbage bins; advising that two things that he really gets concerned about with 
the garbage bins are that they would be taking up additional parking which they are 
underachieving already and the smells and the odours that would persist as their 
residences are facing back on the lot. 
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  TO:  CHAIR AND MEMBERS   
PLANNING AND ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: 
DUNDAS PLACE MANAGEMENT AND  

DUNDAS PLACE FIELD HOUSE 
NOVEMBER 20, 2017 

 
 

RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to Dundas Place Management and Dundas Place Field House: 
 

a) the Dundas Place, Place Management Model attached hereto as Appendix “B” BE 
ADOPTED; 
 

b) the Dundas Place Governance Model and the Dundas Place Operational Model attached 
hereto as Appendix “C” BE ADOPTED;  
 

c) subject to the approval of the 2018 Budget Amendment through the 2018 Budget Update 
process, attached hereto as Appendix “A”,  Civic Administration BE DIRECTED to:  

i) provide funding through Main Street London for the hiring of one full-time 
employee as the Dundas Place Manager for up to a two-year temporary term 
commencing in 2018;  
ii) provide operational funding to achieve increased standards of maintenance, 
security and activation on Dundas Place; 
iii) establish one Dundas Place Field House; 
 

d) the Core Area Steering Committee BE DIRECTED to set the mandate, goals, objectives, 
and performance measures of the Dundas Place Management entity and that the 
MainStreet London Board BE REQUESTED to execute management oversight of this 
entity; and, 
 

e) Civic Administration BE DIRECTED to report back at a future Planning and Environment 
Committee meeting to report on results of monitoring all aspects of Dundas Place 
Management by mid-2019 in order to inform the development of the 2020-2023 Multi Year 
Budget. 

 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 

 May 14, 2012: Civic Works Committee – Dundas Street Improvements Formulating an 
Implementation Plan 

 August 25, 2014: Civic Works Committee – Dundas Flexible Street Scoping Study, 
Consulting Engineer Assignment Increase 

 February 3, 2015: Civic Works Committee – Dundas Flexible Street Scoping Study 

 February 26, 2015: Council – Dundas Flexible Street Project Source of Financing 

 April 7, 2015: Planning and Environment Committee – Our Move Forward: London’s 
Downtown Plan 

 June 2, 2015: Civic Works Committee – Appointment of Consulting Engineer for the 
Dundas Place Environmental Assessment 

 January 28, 2016: Strategic Priorities and Policy Committee – Downtown Infrastructure 
Planning and Coordination 

 October 4, 2016: Civic Works Committee – Infrastructure Canada Phase Once 
Investments Public Transit Infrastructure Fund 

 December 12, 2016: Civic Works Committee – Dundas Place Environmental Study Report 

 February 7, 2017: Civic Works Committee – Dundas Place Detailed Design & Tendering 
Appointment of Consulting Engineer 
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BACKGROUND 

 
Dundas Place will physically transform Dundas Street between Wellington Street and the Thames 
River from a route to move through, to a destination for shopping, leisure, civic activities and 
celebrations. It will become a visibly unified space paved from building face to building face 
creating a flexible environment. While vehicles can still be permitted passage and parking when 
appropriate, the space will more effectively accommodate outdoor activities associated with the 
buildings along the street and be more easily transformed for planned functions and events when 
closing the street to vehicles. 
 
Capital funding for the Environmental Assessment was approved by Municipal Council on 
February 26, 2015, in conjunction with the Dundas Place Scoping Study. The Scoping Study 
noted that the calculation of reliable operating and maintenance costs associated with Dundas 
Place, which will range from maintenance of the high-quality public realm to event programming 
and planning, can only be undertaken during the detailed design stage of this project.  
 
In April 2015, Municipal Council adopted Our Move Forward: London’s Downtown Plan. This Plan 
identified the first transformational project within the downtown as the redesign of Dundas Street 
as a linear public space with the flexibility to accommodate festivals, outdoor patios, and on-street 
parking when desired. 
 
At its meeting held on September 13, 2016, Municipal Council resolved: 
 
That the Civic Administration BE DIRECTED to report back at a future meeting of the appropriate 
Standing Committee with respect to the Dundas Street Flex Programming to be considered 
concurrently with: 
 

a) the report on the Environmental Assessment is brought forward with draft Terms of 
Reference; 

b) a Business Plan; and, 
c) a pilot project being undertaken during the study period to study Market Lane to assist in 

establishing the “Dundas Flex Street Programming Authority” that would have the authority 
to establish programming for the Dundas Flex Street and would include the following 
individuals in the formulation of the draft Terms of Reference and Business Plan including, 
but not limited to, the following organizations: 
 

 Budweiser Gardens; 

 London Convention Centre; 

 Downtown London Business Association; 

 Tourism London; 

 Fanshawe College;  

 City of London Staff; 

 London Arts Council; 

 London Music Hall; and, 

 the London Fringe Festival 
 
it being noted that the Planning and Environment Committee reviewed and received the 
following communications with respect to this matter: 
 

 a communication dated August 22, 2016, from Councillor T. Park; and,  

 a communication dated September 1, 2016, from J. MacDonald, CEO and General 
Manager, Downtown London.  (2016-D19) (AS AMENDED) (18/15/PEC) 

 
In December 2016, the Environmental Assessment for Dundas Place, which better defined the 
feasibility and limitations of the project, was presented to Council. The Environmental Assessment 
identified that “a robust programming and management strategy is equally important [as the 
physical redesign] to the transformation success.” It also noted that “Dundas Place should be 
managed as an independent public place, not just as a public street, with a defined mandate and 
operating budget.” In the associated staff report, the estimates for enhanced maintenance were 
revised and updated based on the new information obtained. The cost estimates for the Dundas 
Place management entity remained constant; however, it was noted that “significant annual 
investment into programming and activation may be required depending on the model selected, 
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the nature and frequency of events and other desired soft services.” The extent of funding required 
for programming and activation was to be determined once the scope of the organizational 
concept was better defined. 
 
The Core Area Steering Committee (CASC) was established in 2017. This is a subset of Senior 
Leadership Team Managing Directors whose responsibilities regularly involve addressing 
identified core area issues. The CASC is identified as the Executive Approval entity for progress 
on the Dundas Place capital project. Within the CASC, there is consensus that animation and 
activation as well as security will be of the utmost importance to ensure the success of Dundas 
Place. The CASC is directing a Market Lane pilot project integrating maintenance, security, and 
activation, in a time- and territory-limited way to “beta-test” approaches intended for Dundas 
Place. Results expected in December 2017 will help to inform future management of Dundas 
Place.  
 
Throughout 2017, downtown events held on Dundas Street, entirely or in part, were evaluated 
and reported on to gather information and feedback. Through this process, it was consistently 
identified that a single point of contact would have made the organization and execution of such 
events more manageable. Event organizers have different levels of knowledge and experience, 
which makes the process of organizing these events somewhat inconsistent. The intent is to pass 
down this knowledge to a future Dundas Place management entity as a baseline and to inform 
future processes and procedures.  
 
As a part of the 2018 annual budget update process, a request for additional funding has been 
submitted (Appendix “A”), which primarily addresses operating costs associated with Dundas 
Place. The subsequent recommendations in this report are subject to the approval of this Budget 
Amendment, as funding for hiring the Dundas Place Manager and to secure a field house is 
detailed within the Budget Amendment. 
 

 

RATIONALE 

 
The first Strategic Direction in Our Move Forward: London’s Downtown Plan is to “Make Dundas 
Street the most exciting place in London”. Following from this, Dundas Place is the first 
Transformational Project identified in the Plan. Dundas Place is intended to be a unique space in 
London and to reinvent London’s mainstreet to serve as a destination and a public space. Its 
function will be far beyond that of any other right-of-way. It will be readily adaptable for interior 
uses to be easily able to “spill out”. Events and activities will also be regularly programmed as the 
space is intended to be consistently active.  
 
As Dundas Place will be a public space purpose-built for events and frequent closures to vehicle 
traffic, it bears comparison to other purpose-built public space, indoor or outdoor. Major parks, 
urban plazas, pedestrian malls, arenas, and performance halls all require dedicated staff to 
schedule activities, market events, clean and maintain the space, and provide security. The nature 
of these spaces demand a structured and dedicated management team for operations to run 
smoothly. 
 
To ensure the success of Dundas Place as “the most exciting place in London”, it is essential that 
a place management model is established from day one. Staff need to be identified and assigned 
the duties required to operate and maintain the space for it to reach its full potential. Procedures 
need to be established in order for the different functions of the space to transition as required. 
Guidelines need to be established to direct event operators through the process of holding an 
event. As described by John Mant in the article Place Management as a Core Role in Government 
(2008), “A place manager is an officer who has been given clear responsibility and accountability 
“to do what is needed” to achieve the outcomes for a place.” In addition, Mant states that 
“allocating responsibility for place management provides an officer who can, at the very least, 
mediate the consequences for places of the application of system polices” (2008). 
 
This concept of a “place manager” or a “place management office” is not a new or unique idea. 
Project for Public Spaces (PPS) identifies a “management plan” as one of the ten principles for a 
successful square (2005, PPS) and there are many examples throughout North American of 
urban public spaces with a dedicated management team. As mentioned previously, the notion 
that a management entity would be required as a component of Dundas Place was identified early 
in the planning stages for this project. The management method and organizational structure was 
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intended to be solidified prior to the construction of Dundas Place to ensure the space is managed 
from opening day.  
 
 

PLACE MANAGEMENT STRATEGIES 

 
Public spaces in four Canadian cities were reviewed as input into this report: Sparks Street in 
Ottawa, Yonge-Dundas Square in Toronto, Stephen Avenue in Calgary, and City Square Plaza 
in Regina (refer to Appendix “D”). These public spaces are all located within their respective cities’ 
downtowns and are designed with the intent to provide flexible space for events and activities and 
therefore directly relevant to Dundas Place.  
 
Toronto’s Yonge-Dundas Square is a one-acre outdoor public space surrounded on all sides by 
streets and designed as a focal point for the city’s downtown area. The City of Toronto established 
the Yonge-Dundas Square Board of Management in 2001 as the first public-private partnership 
in Canada to operate a public square. The Board is comprised of 15 members, with representation 
from the City of Toronto, the Downtown Yonge Business Improvement Area (BIA), local 
businesses, and the residential community. The board manages, operates, controls, and 
maintains the square's outdoor public space and activities on behalf of City Council. The Yonge-
Dundas Square Team is responsible for implementation of the management strategy. This team 
is made up of eight staff members, led by a General Manager.  
 
Calgary’s Stephen Avenue is a major pedestrian mall in downtown Calgary. The street is closed 
to vehicle traffic between 6:00am and 6:00pm throughout the year. The Calgary Downtown 
Association (CDA) takes the lead on event programming, with two CDA staff members dedicating 
approximately 70% of their time to the management of the Stephen Avenue. The City of Calgary 
contracts out maintenance staff for the space; these staff report to the Operations & Downtown 
Pedestrian Mall Manager (CDA staff). Additional staff are subcontracted as needed.  
 
Sparks Street is a pedestrian mall in Ottawa open to vehicles only for servicing and deliveries. It 
has a dedicated group of four full-time employees and one summer student; this group reports to 
the Sparks Street BIA and the Sparks Street Mall Authority through the Executive Director. They 
have been experiencing some difficulties in terms of staffing and it has been suggested that one 
additional full-time employee and an additional summer student would be better able to cover 
evenings and weekends.  
 
Regina’s City Square Plaza is a block of 12th Avenue, merging the downtown commercial hub to 
Victoria Park on a curbless street that is periodically closed to through traffic. It is unique in this 
review as the City of Regina did not have a management plan in place after City Square Plaza 
was re-designed in 2011. Due to this, they have faced many operational issues and have since 
prepared a “Visioning Report” to help guide the future operations of the plaza. They have identified 
significant gaps and are in the process of creating a more structured system for managing the 
space. Generally, the City of Regina staff work to book and coordinate services required for each 
event, while direct programs are delivered by community organizations and the Regina Downtown 
BIA. 
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The table below (Table 1) summarizes the staffing and reporting structure of each location.  
 
Table 1 – Summary of Place Management Models 
 

 Dedicated 
Employees 

Reporting Structure 

Sparks Street, 
Ottawa 

4 full-time staff (plus 
one summer 
student) 

Employees report to the Executive Director, 
Sparks Street BIA and Mall Authority; the 
Executive director reports to two boards: Sparks 
Street BIA Board and Sparks Street Mall 
Authority Board 

Yonge-Dundas 
Square, Toronto 

8 full-time staff Employees report to the General Manager who 
reports to a 15-member City board dedicated to 
the management of Yonge-Dundas Square 

Stephen 
Avenue, Calgary 

2 Calgary Downtown 

Association (CDA) 
staff dedicate 70% 
of their time to 
Stephen Avenue; 2 
cleaners contracted 
by the City 

The CDA staff report to the CDA Executive 
Director; the Executive Director reports to a 12-
member board. The cleaners report to the 
Operations & Downtown Pedestrian Mall 
Manager (CDA staff), but are contracted by the 
City Roads Department.  

City Square 
Plaza, Regina 

1 City staff member 
dedicates most of 
their time in the 
spring/summer/fall  

The City Community Consultant is located in the 
Sport and Recreation Branch and reports to the 
Coordinator of Sports Facilities and Special 
Events 

 
 
The above examples illustrate that creating an entity to manage public outdoor spaces, which 
accommodate vehicles to varying degrees is becoming a common practice. However, there is not 
a consistent approach to managing these spaces. One common feature among them is that there 
are strong connections between the Business Improvement Associations and the City in the 
management models reviewed. Each is adapted (or adapting) to the context and circumstances 
in which they were created. 
 
  

DUNDAS PLACE, PLACE MANAGEMENT 

 
In determining how the place management entity for Dundas Place should function, there are 
three organizational structures that need to be established: (1) the Place Management Model, (2) 
the Governance Model, and (3) the Operational Model.  
 
Place Management Model 
The overarching place management model for Dundas Place was outlined in the Budget 
Amendment (Appendix “A”) and focuses on three main functions: the maintenance, activation, 
and security of Dundas Place (illustrated in Appendix “B”). 
 
The physical maintenance of Dundas Place will require specialized procedures and targeted 
efforts to maintain the space to a high standard, as the Dundas Place segment of Dundas Street 
will have a different surface treatment than all other roads maintained by the City. Maintenance 
in terms of the cleanliness of the space, such as garbage, snow and graffiti removal, is also 
intended to be implemented to high standard. Enhanced maintenance may include such functions 
as more frequent or priority snow clearing, power washing, street sweeping, litter clean up, and 
garbage and recycling collection.  
 
Activation of Dundas Place is critical to its success, especially in the early stages as Dundas 
Place establishes itself as a flexible environment for informal day-to-day use and staged events 
and activities. It will be essential to prepare and maintain a procedure manual specific to Dundas 
Place or to add and update policies to the existing Special Events Policies and Procedures Manual 
to direct events on Dundas Place. Further to this, it will be important for event organizers to be 
guided through the process and procedures to ensure that the events and planned activities in 
the space are organized, attractive, and well attended. Considerations also have to be made for 
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scheduling and programming, facilitating street closures and bollard relocation, ensuring seasonal 
decorations and outdoor furniture are properly installed and stored, marketing and media 
relations, event promotions and liaising with the media. In addition, undertaking activities to 
generate revenue to assist in offsetting the expenditures associated with the operations of the 
space will need to be delegated. This could include sponsorships and fundraising events and 
researching and undertaking revenue-generating activities. 
 
As Dundas Place is intended to be frequently programmed, coordinating police and security 
personnel to ensure that the space feels safe and welcoming to all will also be a priority. Security 
considerations may cover such matters as working with London Police Core Unit Foot Patrol as 
necessary, installing additional cameras, and contracting security personnel for specific times 
and/or events. 
 
Governance Model  
The proposed governance model for Dundas Place addresses the hierarchical reporting structure 
and funding flow for a Dundas Place Management entity. This model is illustrated in Appendix “C” 
of this report. 
 
Municipal Council, through the Core Area Steering Committee (CASC), is intended to set the 
mandate, goals, objectives, and performance measures of the Dundas Place Management entity. 
The proposed Budget Amendment includes annual funding of $75,000 and $100,000 over the 
next two years to hire staff dedicated to the management of Dundas Place.  
 
In terms of the reporting structure, MainStreet London already exists with a mandate to 
operationalize a strong connection between the London Downtown Business Association (LDBA) 
and the City of London. This organization was established in 2001 and several of its purposes are 
directly in line with the goals of Dundas Place, including (iii) promoting and developing cultural, 
artistic and educational events and activities in the downtown London area; (vi) fostering the 
cleanliness and beautification of the downtown London area; and, (viii) fostering goodwill and 
respect of the downtown London area. For this reason, funding is proposed to be directed to 
MainStreet London for Dundas Place Management staff. Hiring would be done by MainStreet 
London in coordination with the goals and objectives set by Council through the CASC. 
MainStreet London would provide the physical office space for the Dundas Place Management 
Staff and also act in a staff supervisory role through the MainStreet CEO. Recognizing that 
Dundas Place is a City “facility”, and the limitations that the Municipal Act places on Business 
Improvement Association activities, no funds from the LDBA levy will be allocated to the position. 
 
Operational Model  
The proposed operational model for Dundas Place takes into consideration staff and other 
resources and how tasks are assigned and communicated. It represents a two-way flow of 
information to ensure the operational duties are efficiently executed and coordinated. This model 
is illustrated in Appendix “C”.  
 
One primary constraint is the available funding for a dedicated management office. If approved, 
the funding available would permit one full-time employee on a two-year temporary basis. A single 
person cannot fulfill the breadth of functions required to manage Dundas Place. Therefore, this 
position will need to draw from existing resources at the City and primarily be responsible for the 
coordination of efforts by liaising with City staff and the London Downtown Business Association 
(LDBA). The temporary nature of the position would allow flexibility in revising and adapting the 
position responsibilities after the two-year term concludes; however, it may also limit the field of 
candidates available for the position. A two-year full-time temporary employee dedicated to the 
management of Dundas Place will be a positive step in establishing a place management 
strategy. This staff position will be monitored throughout the two-year period and the results may 
ultimately lead to a permanent position, which will inform the development of the 2020-2023 Multi-
Year Budget. 
 
The new staff member is intended to be the Dundas Place Manager. This person is proposed to 
administratively report directly to the MainStreet London CEO and to coordinate with City and 
agency staff in executing the maintenance, activation, and security of Dundas Place. The Dundas 
Place Manager will need to coordinate their efforts with the resources of: the Core Area Steering 
Committee, the Core Area Coordinating Team, the Arts Council, the City of London Music Office, 
Tourism London, and the LDBA. 
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DUNDAS PLACE MANAGER 

 
Existing place management staff positions were used to guide the Dundas Place Manager sample 
job description (Appendix “E”), namely the Operations and Pedestrian Mall Manager (Calgary), 
the Executive Director, Sparks Street Business Improvement Area and Mall Authority (Ottawa), 
and the Manger of Events (Toronto). The Dundas Place Manager would be primarily responsible 
for ensuring that efforts are coordinated and efficient with respect to the day-to-day operations of 
Dundas Place and Market Lane. This includes functions which ensure the maintenance, 
activation, and security of the space. The Dundas Place Manager would work closely with existing 
City staff and resources to achieve the desired level of service. A summary of the initial 
responsibilities of the Dundas Place Manager is listed below, grouped by level of responsibility. 
 
The Dundas Place Manager will be directly responsible for: 

 Developing procedures and standards in coordination with various service providers and 
reviewing them annually 

 Marketing and promoting events 

 Updating Dundas Place social media 

 Preparing media releases/statements related to Dundas Place 

 Maintaining a calendar of events 

 Scheduling and organizing events 

 Recruiting events and partnering with the LDBA to recruit events 

 Working with property and business owners to activate the street with regular attractions 
(bringing the inside activity out onto the street) 

 Guiding event organizers through processes and procedures 

 Investigating revenue-generating opportunities, such as sponsorships  
 
The Dundas Place Manager will be responsible for liaising with staff for the coordination of: 

 Closing streets and relocating/removing bollards 

 Scheduling power washing, street sweeping, and litter pickup – regular schedule and 
before and after major events 

 Scheduling the installation of seasonal decorations 

 Scheduling repairs 

 Arranging for additional security personnel as needed 

 Developing branding unique to Dundas Place 

 Arranging the set-up and removal of portable and moveable furniture, planters, and 
bollards 

 Staging for events and activities 
 
The Dundas Place Manager will not be directly responsible for: 

 Traffic management/control 

 Clearing and removing snow 

 Collecting garbage and recycling 

 Providing security and policing enforcement  

 Repairing damage 

 Lifecycle maintenance 

 Producing events 
 
Future Review 
As Dundas Place will be a new environment and introduce a flexibility for uses that previously did 
not exist, it is anticipated that the role of the management entity will evolve over time as Dundas 
Place matures and establishes itself within the network of downtown spaces and within the city 
generally. It is important to acknowledge that it is impossible to comprehensively anticipate all 
needs of the Dundas Place Manager. That being said, much can be learned from the four 
management models reviewed and these practices were considered and adapted to the 
opportunities and constraints within London’s context for the recommended place management 
strategy.  
 
As noted, the Dundas Place Manager staff position is intended to be a two-year full-time 
temporary position and it is anticipated that the role and responsibilities of this position be 
monitored by the CASC based on clear performance measures and reviewed by mid-2019. At the 
time of this review, it is intended that the position would be revised and modified as needed based 
on the experience gained; this may ultimately lead to a permanent full-time staff position, which 
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will inform the development of the 2020-2023 Multi Year Budget. 
 

 

FIELD HOUSE 

 
Dundas Place, as mentioned, is intended to be a flexible environment suitable to a variety of 
events and activities. To support such activities, it will be important to have a multi-functional 
indoor space dedicated to Dundas Place, in a similar way that a field house supports an athletic 
field and the associated events. The Dundas Place “field house” may provide a space for public 
washrooms to support those who on Dundas Place. It would provide a dedicated space for storage 
of moveable furniture, street decorations, and some maintenance equipment. It would act as a 
greenroom and a backstage for performers. Additionally, it would also provide a space for tourist 
information and security personnel to be stationed. Depending on the characteristics of the 
selected space, not all of these functions may be accommodated at the outset. 
 
Due to the many functions of a Dundas Place field house, the importance of the location of this 
space should not be overlooked. It will need to be easily accessed from Dundas Street and best 
located near a possible stage location. Due to the linear nature Dundas Place, it may be 
necessary to establish two field houses over time located at either end of Dundas Place for 
logistical purposes. However, it is appropriate to plan for one such facility and to evaluate the 
need for the second field house at a later time. 
 
It is also important to consider the impact of the field house on the streetscape. The goal of 
Dundas Street is to have continuous active uses at street-level and the field house should not 
counteract this intent. As the planned uses of the field house are not active in nature, it would be 
appropriate for field houses to be located towards the rear of any building, allowing an active use 
to occupy the street front. However, the space available is somewhat limited and each option 
should be evaluated with the street-front presence as one factor. 
 

 

BUDGET CONSIDERATIONS 

 
As mentioned, the recommendation provided in this report is contingent on the approval of the 
Budget Amendment (Appendix “A”) submitted as a part of the 2018 budget update for additional 
operating funding for Dundas Place. This budget request includes the costs associated with hiring 
staff and renting and renovating space for one field house. This budget request also includes 
updated estimates for the costs associated with the enhanced maintenance, security and 
activation of Dundas Place. Although maintenance of the space will be undertaken by City staff, 
additional staff hours and equipment are factored in to the proposed operating budget for 
maintenance. 
 
In addition, there should also be long-term consideration for one-time capital expenditures. 
Seasonal decorations and moveable street furniture will be needed to help activate the space and 
to create a unique environment. Since Dundas Place is intended to hold frequent events and 
activities, it may be practical to purchase items for use for City events and for rent by third-party 
events. Such items may include, but are not limited to: street banners, shade structures, event 
tents, tent weights, electrical mats, extension cords, stages, outdoor screens, sound equipment, 
sound dampening equipment (sound baffles), flexible outdoor seating, temporary fencing, and 
temporary lighting. These one-time capital expenditures may be considered during the review of 
the Dundas Place Management entity.  
 
A review of the Dundas Place Management entity should be completed by mid-2019 to allow the 
results to inform the development of the 2020-2023 Multi-Year Budget. 
 

 
 
 
 
 
 

CONCLUSION 
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To ensure the success of Dundas Place, dedicated management is essential. A Dundas Place 
Manager will be the first point of contact for all things related to Dundas Place. This position is 
intended to be a temporary two-year full-time staff position and should be reviewed after the two-
year period and modified as necessary. To further support the activities planned to take place 
along Dundas Place, a “field house” should be located along or near Dundas Street to allow easy 
access to Dundas Place. 
 
Acknowledgements 
We would like to acknowledge the significant contribution from City staff from Financial and 
Business Services, Transportation and Roadside Operations, Transportation Planning and 
Design, and Environmental and Engineering Services as well as the collaboration with the CEO 
of MainStreet London and the Chair of the London Downtown Business Association in assisting 
with the preparation of this report. 
 
 

PREPARED BY: SUBMITTED BY: 

 
 
 
 

 

KERRI KILLEN, MCIP, RPP 
PLANNER II, URBAN REGENERATION 

JIM YANCHULA, MCIP, RPP 
MANAGER, URBAN REGENERATION 

RECOMMENDED BY: 

 
 
 
 

JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 
November 10, 2017 
KK  
 
Attached:  
Appendix A – Budget Amendment 
Appendix B – Dundas Place, Generalized Place Management Model 
Appendix C – Dundas Place Governance and Operational Models 
Appendix D – Place Management Strategy Review 
Appendix E – Dundas Place Manager Sample Job Description 
 
Y:\Shared\policy\URBAN REGENERATION\Projects\Dundas Place Management\2017_11_20 - Dundas Place Management PEC 
Report.docx 

  

-295-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

10 
 

Appendix A – Budget Amendment 

 

-296-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

11 
 

 
 
 

-297-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

12 
 

 
 
 
  

-298-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

13 
 

 
 
 
 
  

-299-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

14 
 

 
  

-300-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

15 
 

 

-301-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

16 
 

 

-302-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

17 
 

 
 
 

-303-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

18 
 

  

-304-

Item # IV.17.



                                                                                    Agenda Item #      Page #  
 

 
 
 
 

File: Dundas Place Management 
Planner: K. Killen   

 

19 
 

Appendix B – Dundas Place, Generalized Place Management Model 
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Appendix C – Dundas Place Governance and Operational Models  
 
Dundas Place Governance Model 
 

 
 
 
 
Dundas Place Operational Model 
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Appendix D – Place Management Strategy Review 
 
A best practices review was undertaken to identify how other municipalities address the 
management of similar public spaces within the North American context. A summary of the 
findings is below. 
 
Sparks Street, Ottawa 
 
Ottawa’s Sparks Street is a linear “town square” located in Ottawa’s downtown. Formally a right-
of-way open to vehicular traffic, the street was closed permanently to vehicles after a temporary 
closure in 1961, transforming it into a pedestrian mall.  
 
The Executive Director reports to two boards – the Sparks Street Business Improvement Area 
(BIA) Board and the Sparks Street Mall Authority Board. The Sparks Street BIA is responsible 
for promotion, events, business support and marketing. The Sparks Street Mall Authority is 
responsible for such things as upkeep, plants, Christmas decor, lighting, small surface repair, 
graffiti, patio rental, and parking permits. The street is still City of Ottawa property. As such, they 
are responsible for major repairs. 
 
There are three full-time staff, including a Site Manager, a Programming Events Coordinator, 
and an Office Administrator, as well as a summer student reporting to the Executive Director. 
This organizational structure is illustrated below. 
 

 
Yonge-Dundas Square, Toronto 
 
Toronto’s Yonge-Dundas Square is a one-acre outdoor public space designed as a focal point 
for the city’s downtown area. The square hosts a number of activities, including community 
celebrations, theatrical events, concerts, receptions, and promotions. 
 
The Yonge-Dundas Square Board of Management was established in 2001, and is the first 
public-private partnership in Canada to operate a public square. Yonge-Dundas Square is a 
business venture in partnership with the City of Toronto and the local business and residential 
communities, including the Downtown Yonge Business Improvement Area (BIA). The board 
manages, operates, controls, and maintains the Square's outdoor public space and activities on 
behalf of City Council. 
 
The board consists of 15 members composed of: 

 the Council member for Ward 27, Toronto Centre Rosedale 

 5 public members 

 2 members of the Downtown Yonge BIA nominated by the BIA 

Sparks Street BIA 
Board

Sparks Street 
Mall Authority 

Board

Executive Director, 
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Mall Auority

Site Manager

Summer Student

Programming 
Events Coordinator

Office 
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 1 member nominated by Ryerson University 

 1 member nominated by a local resident’s association 

 1 member nominated by the Corporation of Massey Hall and Roy Thomson Hall 

 1 employee of the Toronto Parking Authority (exofficio, no voting rights) 

 1 employee of the Toronto Police Service (exofficio, no voting rights) 

 2 City of Toronto staff (exofficio, no voting rights) 
 
City Council appoints the board's chair. The board elects a vice chair from amongst its 
members. The term of office for public members is four years. 
 
The team dedicated to the functioning of Yonge-Dundas Square includes eight members: a 
Manager of Events & Partnerships, a Manager of Operations, an Accounts Manager, an 
Operations & Communication Coordinator, and three Events Coordinators, who all report to the 
General Manager. This organizational structure is illustrated below. 
 
 

 
 
Stephen Avenue, Calgary 
 
Calgary’s Stephen Avenue is a major pedestrian mall in downtown Calgary. The street is closed 
to vehicle traffic between 6:00am and 6:00pm daily. The Calgary Downtown Business 
Revitalization Zone Association (CDA) is the body predominantly responsible for the operations 
of Stephen Avenue. Two CDA staff each dedicate approximately 70% of their time to the 
management of Stephen Avenue. These staff report to the Executive Director of the CDA. The 
CDA itself is governed by a twelve-member Board of Directors comprised of ratepayers elected 
for three-year terms. The CDA is funded by a levy on the business taxes paid by the downtown 
businesses. 
 
Two full-time contract cleaners are responsible for Stephen Avenue; these staff report to the 
Operations & Downtown Pedestrian Mall Manager, however their contract is managed by the 
City of Calgary’s Road Department. The additional cleaners are subcontracted as needed. This 
organizational structure is illustrated below. 
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The by-law which establishes the Stephen Avenue Mall management and operations, indicates 
that when any person, group, firm or corporation wishes to carry on any activity on Stephen 
Avenue, an application has to be submitted and permission obtained from the CDA to do so. It 
also limits the use of the space to prioritize pedestrians by limiting or prohibiting skateboarding, 
rollerskating, and cycling. 
 
 
City Square Plaza, Regina 
 
Located in the heart of downtown Regina, City Square is an urban district that is comprised of 
Victoria Park, the F.W. Hill Mall and City Square Plaza. City Square is Regina’s premier outdoor 
cultural events facility, hosting dozens of events each year, from the Regina Farmers’ Market to 
daily performances on the F.W. Hill Mall stage to major festivals such as the annual Regina Folk 
Festival and the Regina Jazz Festival which spill over into all parts of City Square. 
 
City Square Plaza, located adjacent to Victoria Park on 12th Avenue, underwent a re-design in 
2011 to create the plaza space. This outdoor, four-season cultural events venue features a 
performance stage, programmable lighting, electrical and water services and plenty of space for 
participants, spectators and vendors. The new space is a vibrant, inviting, accessible and safe 
place that attracts more people and promotes greater pride in Regina. The new plaza space has 
hosted and booked a number of events including the first-ever Saskatchewan Fashion Week, 
the popular Regina Farmers’ Market, the Regina Folk Festival, JazzFest Regina and more. 
 
City Square Plaza does not currently have any staff dedicated to its management. A City of 
Regina staff member, located in the Sport & Recreation Branch and referred to as a 
“Community Consultant”, spends a significant amount of during the spring, summer and fall 
working with groups to coordinate bookings and to provide access other City services. The 
support coming from other City departments does not include any dedicated staff. They have 
identified significant gaps, however, and possible instances of overlap as well with the Regina 
Downtown Business Improvement District (RDBID). 
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Due to identified issues and gaps with the operations and management of the plaza, a 
“Visioning Report” was prepared. This report was intended to guide the future management of 
City Square. Included within the recommendations is to collaborate with RDBID to determine 
clear roles and responsibilities; to develop a mechanism that allows for broader stakeholder 
engagement in suggesting projects; and, to enforce inter-departmental roles and responsibilities 
and other operational procedures. Also included are the recommendations to examine the 
municipal policies, procedures and charges with respect to City Square; to create 
comprehensive and accessible event guidelines; to create a strategic communication plan and 
brand for City Square; and, to create a Festivals and Events Strategy.  
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DRAFT 

Appendix E – Dundas Place Manager Sample Job Description 
 
Position Title: Dundas Place Manager 
 
Summary of Duties: Reports to the CEO of MainStreet London. Ensures Dundas Place is active, 
maintained and secure through coordination with City of London staff, property and business 
owners, and input from downtown stakeholders.  
 
Work Preformed: 
 

General 

 Sit on and work closely with the Core Area Coordinating Team and the Special Events 
Coordination Committee 

 Coordinate with City staff and other parties to ensure the operations of Dundas Place 

and Market Lane are efficient and effective 

 Oversee the development and annual review of policies, procedures and standards 

related to Dundas Place events and activities 

 Track performance measures established for Dundas Place 

 Maintain strong relationships with property and business owners downtown, with specific 

attention to those located along Dundas Street 

 Coordinates the use of the Dundas Place “field house” 

 Respond to all enquiries regarding Dundas Place in a professional and timely manner  

 Work frequent evening and weekend hours  

Activation 

 Act as a liaison to third-party users of Dundas Place and/or Market Lane and guide them 
through the applicable processes 

 Manage and oversee the provision of equipment for events 

 Maintain a calendar of all scheduled events taking place within Dundas Place and/or 

Market Lane 

 Stay well-informed of activities occurring throughout the downtown, particularly in 

Victoria Park and Harris Park, to coordinate events or to avoid conflicts 

 Recruit third-party events and encourage the use of Dundas Place for activities and 

events suited to the space 

 Maintain Dundas Place social media platforms 

 Prepare all media releases related to Dundas Place 

 Develop branding unique to Dundas Place with the assistance of professional staff 

 Market and promote activities and events scheduled to take place on Dundas Place 

 Investigate and develop revenue-generating opportunities to off-set expenditures related 

to Dundas Place and Market Lane develop revenue-generating opportunities, such as 

permits, rentals, advertising and sponsorships 

 Seek out sponsorship opportunities 

 Work with City staff and the London Downtown Business Association in coordinating 

capital expenditures 

 Coordinate and facilitate road closures as required 

Maintenance 

 Undertake regular inspections of Dundas Place, report issues, and arrange for repairs or 

additional maintenance as required 

 Coordinate the maintenance of Dundas Place to ensure it does not conflict with other 

activities planned for the space 

Security 

 Work with City of London Police, Foot Patrol Officers, and additional security personnel 
to create a safe and secure environment 

 Take a proactive approach to risk and emergency management for events 
 
Qualifications:  

 A post-secondary degree/diploma in a professional discipline pertinent to the job 
functions, such as business administration, marketing, or economic development, with a 
minimum of five years of related work experience 
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DRAFT 

 
 
Skills:  

 Excellent leadership skills and experience managing/coordinating staff and service 
providers 

 Skills in conflict resolution and problem solving and working with political and third-party 
clients 

 Strong verbal and written communication skills, experience managing various social 
media platforms, and a proven track record in marketing 

 Strong skills in event planning and project management 

 Experience working with the media and/or media training is an asset 

 Strong functional ability in the use of a standard office suite of computer programs and 
social media platforms 
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 TO: 

CHAIR AND MEMBERS  
PLANNING & ENVIRONMENT COMMITTEE 

MEETING ON NOVEMBER 20, 2017 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: 
THE CITY OF LONDON  

TREE PROTECTION BY-LAW C.P. 1515-228  
 IMPLEMENTATION REVIEW  

RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
report BE RECEIVED for information regarding the Tree Protection By-Law C.P.-1515-228 
Implementation Review. 
 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
October 10, 2017 Planning & Environment Committee Report– Planning Services Work 

Program update 
 
July 17, 2017              Planning & Environment Committee Report – Staffing Resources to  
                                   support the new Tree Protection By-Law  
 
August 22, 2016 Planning & Environment Committee Report – Adoption of the Tree 

Protection By-Law and direction of to monitor the implementation of the By-
law and provide a status report and any recommended amendments to the 
By-law within a period of one year. 

 
August 26, 2014 Planning & Environment Committee Report - Adoption of the Urban 

Forest Strategy and endorsement of an Implementation Plan that 
includes by-law revisions 

 

PURPOSE  

 
The purpose of this report is to inform Council of the impact to Urban Forestry’s work plan due to 
the implementation of the “The City of London Tree Protection By-Law C.P. 1515-228”.  
 
Based on Council’s August 22, 2016 direction, a more comprehensive review of the Tree 
Protection By-Law will be performed in Q1 2018. A report will be provided to Council outlining 
community and stakeholder feedback, and any proposed changes to the By-Law including any 
direction that may be received from this report. 
 

 ANALYSIS 

 
Council Adoption of the Tree Protection By-law 
 
In August 2016, Municipal Council adopted “The City of London Tree Protection By-Law C.P. -
1515 -228”. The intent of the By-Law is to “Prohibit and regulate the destruction or injuring of trees 
in the City of London”. The By-Law replaced the “Tree Conservation By-Law C.P.-1466-249”.  
 
By-law covers 50cm diameter trees vs 75cm diameter Distinctive Trees 
 
In anticipation of the new By-Law, staffing resources were increased by two full-time equivalents 
(FTEs) to accommodate additional responsibilities related to its implementation and enforcement. 
The original organizational and staffing plan for the new By-Law was based on the trunk size of 
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the “Distinctive Tree” category being greater than or equal to at 75 cm diameter at breast height 
(DBH).  
 
Through the approvals process at Planning and Environment Committee and Council, a revision 
to the By-Law was made to amend the definition of “Distinctive Tree” to be greater than or equal 
to 50 cm DBH, instead of greater than or equal to 75 cm DBH. At that time, Administration 
indicated that this change would have a significant impact on the required resources to administer 
and enforce the proposed By-law.  Accordingly, Council directed staff to move forward with the 
change to greater than or equal to 50 cm DBH and report back after a year of implementation to 
identify progress on implementation, potential revisions to the By-law, and any resource 
requirements resulting from the By-law.   
 
Implications of the 50cm diameter Distinctive Tree size 
 
Due to this size adjustment, applications for Distinctive Trees are about five times the number 
(517 vs 109) that would have been submitted if the definition had remained at greater than or 
equal to 75 cm DBH.  There has been an obvious and expanding gap in the service delivery within 
Urban Forestry and its ability to continue to carry out specific projects recommended in the Council 
approved Urban Forest Strategy. Staff have been directed to prioritize the By-Law resulting in 
other project work being impacted by being delayed, not performed to standard, or not completed. 
Most recently, on October 11, 2017, a report was provided to the Planning and Environment 
Committee updating the Planning Services Work Program. 
 
     

SUMMARY OF DISTINCTIVE TREE PERMITS & OTHER BY-LAW WORK 
September 1st 2016 – October 13th 2017 

 
Distinctive Trees 
 
Permit Applications: 

Distinctive Tree greater than or equal to 75 cm DBH    109  
Distinctive Tree greater than or equal to 50 cm DBH   408  

Permit Applications Denials: 
Distinctive Tree greater than or equal to 75 cm DBH     11  
Distinctive Tree greater than or equal to 50 cm DBH    55 
Estimated Applications - Dead Trees      15-20% 

 
Tree protection areas (TPA) 
 
Permit Applications        92  
Denials          4 

 
Property Standards By-law (2017 only) 
 
Applications         70 
Calls          153 
Observed By Officer on Site       20 
Follow up Inspections        36 
Removals         373 
Pruning          57 
Estimated Number of Hours       216 
 
Other by-law related work 
 
Inquiries (Only related to By-Law)      1,324  
Written Warnings (2017 only)       6 
Part I Offence Notices Issued       1 
Part III Proceeding Commenced by Laying an Information (100hrs)  1 
Orders to Discontinue        12 
Appeals (30 hrs)        6 
Estimated Enforcement Calls (2-3 per week per officer)    400 
 About 90% of these calls are non-infractions    360 
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In addition to the new By-Law requiring much more time to implement the Distinctive Tree 
component, there are other impacts that have influenced its implementation. During the first year 
much time and resources were needed to educate and guide applicants through the new process. 
Many application submissions were incomplete or incorrect. The quality of applications has 
improved, in particular with industry partners such as tree care companies.   
 
One of the major challenges of enforcement is that it is reactive in nature. It is important for the 
new By-law to have vigor in its enforcement to ensure that it continues to have credibility.  
Enforcement calls can come into Urban Forestry through many sources such as internal work 
groups (Councillor’s Office, Forestry Operations, Site Plan, By-Law), and external parties 
(community groups, citizens). Calls need to be responded to quickly to make the difference 
between only one or several trees being removed, and to enhance the prospects of a successful 
prosecution or fine by catching perpetrators carrying out the activity. During the first year of the 
By-Law much time has been utilized educating the public and applicants about the By-Law as a 
result of enforcement calls.  
 
When Urban Forestry receives a call, planned project work takes a back seat while this concern 
is being addressed. All enforcement calls result in a physical site visit but there is also work prior 
to going out into the field such as researching the site for active planning applications and 
reviewing ownership information. Results of an enforcement site visit can vary and range from no 
follow up; to issuing orders to stop work; to the creation of work orders and/or issuing of Offence 
Notices. All of these actions require time to research and to follow through.     
 
Tree work and construction activities are seasonal in nature as is Urban Forestry’s work plan work 
(invasive plant management, community tree planting, community programs). This has the small 
staff resources stretched during our peak season (April-Oct).  
 
Urban Forestry services both internal and external clients. Internal customers include other 
business units that rely on Urban Forestry expertise to provide input into reports and plans. 
Delayed responses can place additional strain on work units to provide Urban Forestry comments 
when needed, delay approvals or result in missed opportunities for improved tree protection and 
replanting.  External clients submitted approximately 1,300 inquiries (phone, email) about the By-
law, and also submit applications and various plans. Without adequate support these too can be 
delayed and lead to decreased customer service experiences. 
 
It is difficult to determine the impact that the Tree Protection By-Law has had on preserving our 
tree canopy cover over the first year. Some information at this stage is anecdotal. It is evident that 
Londoners care about their trees as illustrated by the large number of inquiries and calls to staff 
about the new Tree Protection By-Law. There is no practical way to determine how many trees, 
of the protected tree types in the new By-Law, have been saved that were otherwise being 
removed in London prior to the adoption of the By-Law.    
 
Commitment to preserving our urban forest is a long term endeavor that will benefit future 
generations. This will entail longer term studies and analysis. The Urban Forest Strategy notes 
that canopy cover studies should be completed every 5 years and urban forest analysis every 10 
years. This is to track the progress of achieving our tree canopy cover goal of 34% by 2065. The 
latest data collected for canopy cover was in 2015 with the most recent urban forest analysis in 
2012.   
 
To support the “Plant More” of the Urban Forest Strategy, some of the tree permit applications 
require tree planting as a condition of the permit and in other situations cash-in-lieu has been 
collected for tree planting elsewhere in the community.  
 
Internal Efficiencies & Improvements Made 
 
When the By-Law was adopted many new policies and procedures were needed to support the 
By-Law. This includes learning simple tasks such as how to process payments, and tracking 
information to more complex issues such as how to properly issues fines and the appeals process. 
It has been very much a “Learn as we go” or “Building an airplane while flying” process. However, 
internal improvements have been made where possible. Examples of some are noted below. 
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Review & Consistency Meetings  
Staff initially met twice a week to review applications and processes. This was to help ensure that 
there was consistency in the application of the new By-Law and the permitting process. It was 
also important that the same information was being provided to applicants and others that had 
interactions with the new By-Law. Due to these meetings where staff could share information and 
experiences, they were brought up to speed quickly.  
 
Addition of Clerical Staff (CRS) – Customer Service 
This past July, permanent clerical support was secured for Urban Forestry with a focus on By-
Law implementation. This was approved by Council utilizing existing funding. This position 
provides an improved customer service experience for those seeking assistance regarding the 
new By-Law. It is the first point of contact for customers and has reduced the time to process 
permits. This position also helps utilize existing resources in a more effective manner as routine 
and common questions can be answered without them being forwarded to the Urban Forestry 
Technologists (Municipal By-Law Enforcement Officers). This position also provides many 
administrative functions such as creating files, tracking, and data entry and receives and 
processes payments.   
 
Data Entry – Duplication of Work 
In efforts to continue to streamline and improve processes, staff are investigating ways to 
decrease the amount of time for data entry. Planning Services is creating a GIS based system 
that will limit the amount of redundant information needed to be inputted while improving tracking 
and reporting. Areas for improvement such as an online fillable permit application form and 
various other ways to receive payments are also being investigated. Requiring permits for dead 
trees was also evaluated and determined that it is practical to continue to do so as many 
applications are submitted noting the reason for the removal is that the tree is dead, when it is 
not.  
 
Other improvements that are being looked into include redistribution of areas of work based on 
volume of work to be more equitable and decrease travel time, creation of a simpler application 
template to improve the information being submitted and accepting pictures of dead trees in the 
application process to avoid some site visits. 
 
Reprioritization of Urban Forestry Work Program for 2018 
 
Given the existing staffing resources, the Urban Forest Strategy and associated Implementation 
Plan has been reviewed reprioritizing the actions that support the short and long term strategic 
goals.  As shown in the October 2017 report, the two projects that are on Council’s Strategic Plan, 
iTree Eco Analysis and Boulevard Tree Protection By-Law Revisions, have been prioritized. The 
review and update to the Tree Protection By-Law would also be undertaken, as directed by 
Council. In addition, a project has been added that would include internal service review regarding 
effective and efficient delivery of tree By-Law services. This project would be supported by 
Planning Services, Development & Compliance Services and Environmental & Engineering 
Services.  
 

REVISED URBAN FORESTRY WORK PROGRAM 
 
PROJECTS TO IMPLEMENT 
 
Implementation & Enforcement of Tree Protection By-Law    On-going 
Enforcement of Property Standards – tree hazards    On-going 
Boulevard Tree Protection By-Law Revisions* (with tree species review) Q2  
Tree Protection By-Law Update      Q2 
Internal Service Review on Efficiencies and Process Improvement  Q3 
iTree Eco Analysis*        Q4 into 2019  
 
PROJECTS AS RESOURCES PERMIT 
 
Report Writing & Analysis        On-going 
Plan reviews (subdivision, site)      Response Time Delay  
Invasive Species Reduction Programs  

 Buckthorn Management Program      On-going 

 Asian Long horned Beetle (ALB) Program (monitoring)  Delayed   
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Woodland Management Capital Program      On-going 
 
PROJECTS WITH MODIFIED TIMEFRAME 
 
Supporting Documents for By-Laws & Strategies  

 UF Communications & Education Strategy    Defer 

 Watering Strategy       Defer 

 Tree Compensation Guidelines     Defer 

 Downtown Capital Tree Planting Projects    Defer 

Take on additional Property Standards role     Defer 
Take on responsibility for the Boulevard Tree By-law   Defer 
 

Note:  * indicates that the item is within the 2015‐2019 Council Strategic Plan 
 
The impact to not continuing to implement the short and medium term action items relate to 
“Engage the Community” is the delay in the creation of a comprehensive communication strategy. 
Currently, City Communications provides on-going support to Urban Forestry in many projects 
such as National Tree Day, and TreeME funding. However, this strategy would be to help reach 
our community and many partners in a targeted and effective manner. Many of the action items 
that have not been implemented effect how we are going to support their efforts to have a healthy 
and sustainable urban forest. This includes educating the public about proper tree care, and 
comprehensive workshops.    
  
Overall Risks 
 
With the approval of London’s Urban Forest Strategy, a comprehensive plan was put in place to 
manage our urban forest through short, medium and long-term actions. One of the UFS pillars is 
to “Protect More” and the Tree Protection By-law is key to that goal. At this time, administration 
of this one initiative is affecting other important goals, such as: 
 

 Delaying implementation of the comprehensive Urban Forestry Strategic Plan and 
meeting special action plan goals; 

 May delay the City in reaching its tree canopy cover goal of 34% by 2065; 

 Reduced management and asset value of London’s trees; and, 

 Loss or delay of the many benefits that trees provide in terms of environmental, social, 
health and recreational values. 

 

OPTIONS TO MITIGATE THE ADMINISTRATIVE IMPACTS OF THE BY-LAW 

 
Staff will continue to make progress on some key initiatives through 2018 as outlined above, but 
overall progress on our long-term Urban Forest Strategy is being impacted. To address this, 
Council may wish to consider the following options prior to, or through the next budget process: 
 

1. Modify work program and Urban Forest Strategy goals to suit current staff 

resources. 

Continue with the Tree By-law Distinctive Tree size at 50cm and process administrative by-law 
changes resulting from upcoming stake-holder consultations. Formally adjust Urban Forestry’s 
work program as noted above and amend the Urban Forest Strategy as required. 
 
Pros:  - As noted above 
Cons  - As noted above 
Costs:  - No new resourcing costs. Potential “costs”, noted above in the risk assessment. 

 

2. Increase staffing resources through the addition of two Forestry Technologist & 

leave the By-Law Distinctive Tree as greater than or equal to 50 cm DBH   

The addition of two employees would be used to redistribute the By-Law implementation and 
enforcement from three geographical areas into five. This will allow staff to focus also on project 
work that supports the Urban Forest Strategic Plan and other Council priorities. This will also 
permit Urban Forestry to take on the added responsibilities of implementation and enforcement 
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of the revised Boulevard Tree By-Law and comprehensively manage the hazard tree piece of the 
Property Standards By-Law. 
 
Pros  - Balanced work plan with achievable Urban Forest Strategy 

- Efficiencies found throughout the Corporation that are urban forestry related 
work. 
- Smoother implementation process and enforcement of the upcoming revised 
Boulevard Tree By-Law. 
- Improved customer service with the hazard tree for the Property Standards By-
Law and reducing overall staff time.   

Cons  - Impact to budget 
Costs - Permanent increase in Urban Forestry operating budget of $138,000 starting in 

2019 
 

3. Increase the size of the Distinctive Tree category to greater than or equal to 75 cm 

DBH 

Based on the numbers provided, it is estimated that changing the distinctive tree size to greater 
than or equal to 75 cm DBH will result in workload being greatly reduced. There would be far 
fewer permit applications and associated work related to them (i.e. data entry, enforcement 
activities, calls). Much work related to communication, education and awareness has been 
completed around the new By-Law.  
 
Although it is a very small sample group, a few observations about the smaller size can be made 
from the permit application denials. There were 11 issued for greater than or equal to 75 cm DBH 
and 44 for equal to or greater than 50 cm DBH. Applications were generally denied as the trees 
were in good health and condition. When looking at the types of the trees that were denied, it was 
noted that the majority of denials were for the smaller sized category and were more diverse. 
Although many small trees comprise this category, it represents proportionally more canopy 
cover.   
 
Pros  - Significantly reduce the work load of the implementation and enforcement of the 

new By-Law allowing more time and resources to implement Urban Forest 
Strategy and work plans in a timely manner. 

 
Cons  - The Distinctive Tree component of the By-Law will apply to trees that are older 

and nearing the end of their lifecycle. 
- Changing the size requirements could lead to public confusion and perhaps even 
a loss of the City’s credibility. 
 

Costs - No significant impact, noting minor costs may be incurred related to community 
engagement and education and updates to existing materials and manuals, which 
can be accommodated within existing budgets. 
- A cost savings may also be realized in overtime costs as not as many 
enforcement call are being addressed. Overtime has been used to address 
enforcement issues that require investigation that may extend past normal working 
hours.  

 

 CONCLUSION 

The City of London’s urban forest is an asset that grows in value over time. Based on the Urban 
Forest Effects Model (2008) study, it is valued at $1.5 billion and provides the following ecosystem 
goods and services and functions: 

 $10.3 million for carbon stored in existing trees 
 $4.5 million for the removal of air contaminates 
 $1.7 million for energy conservation 
  
London is “The Forest City” and over the years, with Council support, it has become a leader in 
its field through the adoption of the Urban Forest Strategy. The Tree Protection By-Law is a major 
piece in Strategy to “protect more” to ensure that Londoners will have a healthy, sustainable urban 
forestry for current and future generations. Staff have adjusted the Urban Forestry work plan for 
2018 to reflect the available resources. Future direction will be requested with respect to 
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managing the challenges associated with the implementation of this by-law and the many other 
aspects of the Urban Forestry Strategy going forward. 

 

PREPARED BY: SUBMITTED BY: 

 
 
 
 

 

JILL-ANNE SPENCE 
MANAGER, URBAN FORESTRY 

ANDREW MACPHERSON 
MANAGER, ENVIRONMENTAL & PARKS 
PLANNING 

RECOMMENDED BY: 

 
 
 

JOHN M. FLEMING, MICP, RPP 
MANAGER DIRECTOR, PLANNING AND  
CITY PLANNER 

 
Y:Shared/Urban Forestry/PEC Reports/Tree By-Law Resources Reports DRAFT11092017  
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4TH REPORT OF THE 

 
AGRICULTURAL ADVISORY COMMITTEE 

 
Meeting held on November 15, 2017, commencing at 7:00 PM, in Committee Room #1, 
Second Floor, London City Hall.   
 
PRESENT:    L. McKenna (Chair), S. Franke, L. Hollingsworth, A. Lawrence, M. 
McAlpine and S. Twynstra and J. Bunn (Secretary).   
 
ABSENT:   H. Fletcher. 
 
ALSO PRESENT:  L. Mottram. 

 

 
I. CALL TO ORDER 
 

1. Disclosures of Pecuniary Interest 

 
That it BE NOTED that S. Franke disclosed a pecuniary interest in clause 6 of 
this report, having to do with a request for a funding contribution to the Resilient 
Cities Conference, by indicating that her employer is involved with the 
conference. 

 
II. SCHEDULED ITEMS 
 

None. 
 
III. CONSENT ITEMS 
 

2. 3rd Report of the Agricultural Advisory Committee 

 
That it BE NOTED that the 3rd Report of the Agricultural Advisory Committee, 
from its meeting held on September 20, 2017, was received. 

 
3. 9th and 10th Reports of the Advisory Committee on the Environment 

 
That it BE NOTED that the 9th and 10th Reports of the Advisory Committee on 
the Environment, from its meetings held on October 4, 2017 and November 1, 
2017, were received. 

 
4. Municipal Council Resolution  

 
That it BE NOTED that the Municipal Council resolution from its meeting held on 
October 17, 2017, with respect to the 3rd Report of the Agricultural Advisory 
Committee, was received. 

 
IV. SUB-COMMITTEES & WORKING GROUPS 
 

None. 
 
V. ITEMS FOR DISCUSSION 
 

5. Notice of Application - 2533430 Ontario Inc. - 6188 Colonel Talbot Road - 
RESUBMITTED 

 
That the following actions be taken with respect to the Notice of Application 
dated July 5, 2017, from J. Adema, Planner II, with respect to an application by 
2533430 Ontario Inc. related to the property located at 6188 Colonel Talbot 
Road: 
 
a)  Municipal Council and the Managing Director, Planning and City Planner 

BE ADVISED that the Agricultural Advisory Committee (AAC) supports 
the application by 2533430 Ontario Inc. regarding a hydroponic 
mushroom farm on the property located at 6188 Colonel Talbot Road; 
and, 
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b) the Municipal Council and Civic Administration BE ENCOURAGED to 
explore new, innovative agricultural businesses and opportunities in the 
City of London and to find solutions for the growth of these enterprises. 

 
6. Funding Contribution for Resilient Cities Conference (M. McAlpine) 

 
That support in the amount of $500.00 from the 2017 Agricultural Advisory 
Committee (AAC) budget for the Advisory Committee on the Environment 
Resilient Cities Conference BE APPROVED; it being noted that the AAC has 
sufficient funds in its 2017 Budget allotment for this expense. 

 
7. Work Plan 

 
That it BE NOTED that the Agricultural Advisory Committee held a general 
discussion regarding its 2018 Work Plan. 

 
VI. DEFERRED MATTERS/ADDITIONAL BUSINESS 
 

None. 
 
VII. ADJOURNMENT 
 

The meeting adjourned at 8:02 PM. 
 
 
 
 
 

NEXT MEETING DATE: January 17, 2018 
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