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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 
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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.  
 

 
PREPARED BY: 

 
RECOMMENDED BY: 

 
 
 
 
 

 
 
 
 

ERIC CONWAY 
LANDSCAPE PLANNER 

MICHAEL PEASE, MCIP RPP 
MANAGER, DEVELOPMENT PLANNING 

 
CONCURRED IN BY: SUBMITTED BY: 
 
 
 
 
 

 
 
 
 
 

PAUL YEOMAN, RPP PLE 
DIRECTOR, DEVELOPMENT SERVICES 

GEORGE KOTSIFAS, P. ENG. 
MANAGING DIRECTOR, DEVELOPMENT 
& COMPLIANCE SERVICES & CHIEF 
BUILDING OFFICIAL 

c: 2376563 Ontario Inc. c/o Zelinka Priamo Ltd. 
 318 Wellington Road 
 London ON N6C 4P4 
 
Y:\Shared\DEVELOPMENT SERVICES\Site Plan.Section\2017 Compiled Site Plan Files\Old Wonderland Road 447 (EC)\PEC 
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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 
  



Agenda Item #        Page # 
 

        
E. Conway 

File No: SPA17-031 
 

21 
 

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 
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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. 
 
 

 


