Planning and Environment Committee

Report
7th Meeting of the Planning and Environment Committee
April 30, 2018
PRESENT: Councillors S. Turner (Chair), A. Hopkins, M. Cassidy, J.

Helmer, T. Park, Mayor M. Brown

ALSO PRESENT: Councillors H.L. Usher and M. van Holst; I. Abushehada, G.
Barrett, M. EImadhoon, M. Feldberg, J.M. Fleming, K. Gonyou,
M. Knieriem, P. Kokkoros, G. Kotsifas, H. Lysynski, D.
Mounteer, C. Parker, M. Pease, L. Pompilii, C. Saunders, J.
Smolarek, S. Spring, M. Tomazincic, K. Van Lammeren and P.
Yeoman.

The meeting was called to order at 4:00 PM.

1. Disclosures of Pecuniary Interest

That it BE NOTED that Councillor S. Turner disclosed a pecuniary interest in
clause 3.6 of this Report having to do with the location of potential Supervised
Consumption Facilities in London, by indicating that his supervisor, Dr. C.
Mackie, CEO and Medical Officer of Health, Middlesex-London Health Unit, has
delegation status at this meeting.

2. Consent

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

That Items 2.1 to 2.7, inclusive, BE APPROVED.
Yeas: (6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

2.1 5th Report of the Environmental and Ecological Planning Advisory
Committee

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

That, the following actions be taken with respect to the 5th Report of the
Environmental and Ecological Planning Advisory Committee from its
meeting held on April 19, 2018:

a) part b) of clause 2.2 of the 4th Report of the EEPAC BE
AMENDED to read as follows:

"b) the Environmental Study Report BE REQUIRED to be included in the
Request for Proposal”;

b) N. Pasato, Senior Planner, BE REQUESTED to attend the next
Environmental and Ecological Planning Advisory Committee

(EEPAC) meeting and provide a written report with respect to the
following, related to the Subject Land Status Report on the properties
located at 3614, 3630 Colonel Talbot Road and 6621 Pack Road:



2.2

) the current status of the Subject Land Status Report;
i) the current status of the Environmental Impact Study;

iii) what other studies are currently being undertaken and the time
line for their completion;

iv) what studies are yet to be undertaken as part of the application
and detail design; and,

V) how EEPAC will be involved in the review of these studies;

it being noted that the EEPAC received a communication dated January
23, 2018, from Natural Resource Solutions Inc., with respect to this
matter;

C) the Civic Administration BE REQUESTED to provide an
electronic copy of the South London Wastewater Servicing Study to the
Environmental and Ecological Planning Advisory Committee for its
consideration;

d) the Working Group comments appended to the 5th Report of the
Environmental and Ecological Planning Advisory Committee and dated
April, 2018 with respect to the Bus Rapid Transit Environment Information
Session review and recommendations BE FORWARDED to the Project
Director, Rapid Transit, for consideration;

e) the Working Group comments appended to the 5th Report of the
Environmental and Ecological Planning Advisory Committee with respect
to the Parker Stormwater Management Facility, Water Balance report BE
FORWARDED to P. Titus, Senior Technologist, for consideration; and,

f) the following actions be taken with respect to the Notice of
Planning Application for a draft Plan of Subdivision and Zoning By-law
Amendment for the property located at 600 Sunningdale Road West
appended to the 5th Report of the Environmental and Ecological Planning
Advisory Committee:

i) a Working Group BE ESTABLISHED consisting of S. Levin and
C. Dyck to review and report back at the next Environmental and
Ecological Planning Advisory Committee meeting with respect to this
matter; and,

i) C. Smith, Senior Planner, BE REQUESTED to provide an
electronic copy of the hydrogeological study with respect to this property
to the EEPAC; and,

0) clauses 1.1, 2.1, 3.2, 3.4,3.6103.9,4.2,5.1,5.2 and 6.2 BE
RECEIVED.

Motion Passed

Application - 467- 469 Dufferin Avenue (OZ-8804)



2.3

2.4

2.5

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

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 December 14, 2017, submitted by Lisa Lansink (Marigold Homes
Inc.), relating to Official Plan Amendment and Zoning By-law Amendment
File Number OZ-8804 concerning the property located at 467-469 Dufferin
Avenue, 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. (2018-D09)

Motion Passed

Application - 661 to 667 Talbot Street (Z-8659)

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

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 November 27, 2017 submitted by lan Flett, on behalf of
AnnaMaria Valastro, relating to the Zoning By-law Amendment Z.-1-
172622 concerning the properties located at 661 and 667 Talbot Street,
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.
(2018-D09)

Motion Passed

Application - Riverbend Golf Community Phase 9 (Block 1 Plan 33M-721)
(P-8762)

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

That, on the recommendation of the Senior Planner, Development
Services, based on the application by Sifton Properties Limited, to exempt
the following lands from Part Lot Control, the proposed by-law appended
to the staff report dated April 30, 2018, BE INTRODUCED at the Municipal
Council meeting to be held on May 8, 2018 to exempt Block 1 Registered
Plan 33M-721 from the Part Lot Control provisions of Subsection 50(5) of
the Planning Act. (2018-D09)

Motion Passed

Application - 660 Sunningdale Road East - Applewood Subdivision Phase
1 - Special Provisions (39T-09501)

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

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 Extra
Realty Limited, for the subdivision of land over Concession 6 S, Part Lot
13, situated on the north side of Sunningdale Road, west of Adelaide
Street North, municipally known as 660 Sunningdale Road East:



2.6

2.7

a) the Special Provisions, to be contained in a Subdivision
Agreement between The Corporation of the City of London and Extra
Realty Limited, for the Applewood Subdivision, Phase 1 (39T-09501)
appended to the staff report dated April 30, 2018 as Appendix “A”, BE
APPROVED;

b) the Applicant BE ADVISED that Development Finance has
summarized the claims and revenues appended to the staff report dated
April 30, 2018 as Appendix “B”; and,

C) the Mayor and the City Clerk BE AUTHORIZED to execute this
Agreement, any amending agreements and all documents required to
fulfill its conditions.  (2018-D09)

Motion Passed

Application - 3804 South Winds Drive - Deer Creek Subdivision - Special
Provisions (39T-09503)

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

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 Southside
Group, for the subdivision of land over Part Lot 74, West of the North
Branch of the Talbot Road, (Geographic Township of London), situated on
the north end of South Winds Drive, municipally known as 3804 South
Winds Drive:

a) the Special Provisions, to be contained in a Subdivision
Agreement between The Corporation of the City of London and Southside
Group, for the Deer Creek Subdivision, (39T-09503) appended to the staff
report dated April 30, 2018 as Appendix “A”, BE APPROVED;

b) the Applicant BE ADVISED that Development Finance has
summarized the claims and revenues appended to the staff report dated
April 30, 2018 as Appendix “B”; and,

C) the Mayor and the City Clerk BE AUTHORIZED to execute this
Agreement, any amending agreements and all documents required to
fulfill its conditions. (2018-D09)

Motion Passed

560 and 562 Wellington Street - Status Update and Request to Undertake
Further Study (OZ-8462)

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

That, on the recommendation of the Managing Director, Planning and City
Planner, the following actions be taken with respect to the application of
GSP Group Inc. relating to the property located at 560 and 562 Wellington
Street:

a) the staff report dated April 30, 2018, entitled "GSP Group Inc.,
560 and 562 Wellington Street, Status update and request to undertake
further study" BE RECEIVED for information; and,

b) the Managing Director, Planning and City Planner, BE
DIRECTED to undertake a review of the existing plans, policies, and
guidelines applying to the properties surrounding Victoria Park and to



consider a comprehensive plan for the properties surrounding the
Park. (2018-D09)

Motion Passed

3. Scheduled Iltems

3.1

Public Participation Meeting - Application - Archaeological Management
Plan (OZ-8771)

Moved by: M. Cassidy
Seconded by: J. Helmer

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 the application of the City of London relating to the
Archaeological Management Plan for all properties in the City of London:

a) the proposed by-law appended to the staff report dated April 30,
2018 as Appendix “A” BE INTRODUCED at the Municipal Council meeting
to be held on May 8, 2018 to amend the Official Plan to add a new
subsection to Section 19.2.2 ii) (Guideline Documents) to add
Archaeological Management Plan (2017) to the list of Guideline
Documents;

b) the proposed by-law appended to the staff report dated April 30,
2018 as Appendix "B" BE INTRODUCED at the Municipal Council meeting
to be held on May 8, 2018 to amend Zoning By-law No. Z.-1, (in
conformity with the Official Plan, as amended in part a) above), to delete
Section 3.8. 2) s) h-18 (Holding Zone Provisions) and replace with new
wording to require an archaeological assessment to be undertaken; and,

C) the proposed by-law appended to the staff report dated April 30,
2018 as Appendix “C”, BE INTRODUCED at a future meeting of Municipal
Council to amend The London Plan by ADDING the Archaeological
Management Plan (2017) to Policy 1721 of the Our Tools policies when
The London Plan is in force and effect;

it being noted that technical edits to Section 6 of the Archaeological
Management Plan (2017) have been made to provide consistent wording
with the Provincial Policy Statement and The London Plan to require an
archaeological assessment for site plan applications;

it being further noted that no individuals spoke at the public participation
meeting associated with this matter;

it being also noted that the Municipal Council approves this application for
the following reasons:

the Archaeological Management Plan (2017) was adopted
by Municipal Council at its meeting on July 25, 2017 and directed the
following actions be taken:



to delete from the list of Guideline Documents for the Official
Plan (1989) reference to the Archaeological Master Plan (1996) from the
Official Plan and to replace it with reference to the Archaeological
Management Plan (2017) to the list of Guideline Documents in the Official
Plan (1989);

to delete reference to the Archaeological Master Plan (1996)
from The London Plan and to replace it with reference to the
Archaeological Management Plan (2017); and,

to delete the wording of the h-18 zone of the Zoning By-law,
Z -1, and replace it with wording consistent with the adopted
Archaeologlcal Management Plan (2017);

archaeological resources contribute to our understanding of
the past. Our stewardship and management of archaeological resources
shows our respect for past occupation, settlement, and cultures that have
had an influence on our City;

the conservation of archaeological resources is a matter of
Provmmal Interest, pursuant to Section 2(d) of the Planning Act, with
policies requiring archaeological assessments in the Provincial Policy
Statement (2014). Provisions of the Ontario Heritage Act protect
archaeological sites from inappropriate alteration and disturbance, and
help to ensure that archaeological fieldwork in Ontario is undertaken in
compliance with the Standards and Guidelines for Consultant
Archaeologists (2011);

archaeological resources are best protected through the
plannlng and development process. The land use planning process,
governed by the Planning Act or the Environmental Assessment Act,
requires approval authority to integrate the requirements of the Ontario
Heritage Act and the Funeral, Burial and Cremation Services Act
regarding known archaeological sites and areas of archaeological
potential;

. the City must ensure that appropriate policies and practices
are in place to conserve archaeological resources in the planning and
development process; and,

replacing the Archaeological Master Plan (1996) with the
Archaeologlcal Management Plan (2017) will bring the City of London’s
archaeological resource management policies into alignment with current
legislation and regulatory framework, and bring our land use planning
tools into conformity. (2018-R01)

Yeas: (6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)
Voting Record:

Moved by: A. Hopkins
Seconded by: M. Cassidy

Motion to open the public participation meeting.

Yeas: (6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

Moved by: M. Cassidy
Seconded by: Mayor M. Brown

Motion to close the public participation meeting.
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Yeas:

3.2

Yeas:

Yeas:

(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

Public Participation Meeting - Application - 200 Villagewalk Boulevard (Z-
8867)

Moved by: M. Cassidy
Seconded by: J. Helmer

That, on the recommendation of the Managing Director, Planning and City
Planner, with respect to the application of 1904812 Ontario Ltd., c/o
Domus Development London Inc., relating to the property located at 200
Villagewalk Boulevard, the proposed by-law appended to the staff report
dated April 30, 2018 as Appendix "A" BE INTRODUCED at the Municipal
Council meeting to be held on May 8, 2018 to amend Zoning By-law No.
Z.-1, (in conformity with the Official Plan), to change the zoning of the
subject property FROM a Residential R6 Special Provision/ Residential R7
Special Provision/ Office Special Provision (R6-5(26)/R7(10)/OF(1)) Zone,
TO a Residential R6 Special Provision/ Residential R7 Special Provision/
Office Special Provision (R6-5(26)/R7(10)/OF(_)) Zone;

it being pointed out that at the public participation meeting associated with
these matters, the individuals indicated on the attached public participation
meeting record made oral submissions regarding these matters;

it being further noted that the Municipal Council approves this application
for the following reasons:

the recommended Zoning By-law Amendment would allow
the development of a building with a height and setbacks consistent with
what was already approved through minor variance applications for a
professional office building on the site. The requested addition of up to
790 square metres of medical/dental office as a permitted use would allow
for an office use that is likely to create a more active frontage than the
professional office use already permitted on the site, bringing the
permitted uses into greater conformity with the Official Plan and The
London Plan policies that apply to the site; and,

the recommended Zoning By-law Amendment is consistent
W|th the Provincial Policy Statement, conforms with the Official Plan and
The London Plan, and allows for an additional type of office use to occupy
an already-approved office building which is under construction. The
recommended Zoning By-law Amendment is also a condition of consent
application (B.050/17), which is necessary to facilitate the expansion of
the site to accommodate the requested parking supply. (2018-D09)

(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)
Voting Record:

Moved by: J. Helmer
Seconded by: M. Cassidy

Motion to open the public participation meeting.
(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)



Moved by: Mayor M. Brown
Seconded by: A. Hopkins

Motion to close the public participation meeting.

Yeas: (6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

3.3 Public Participation Meeting - Official Plan, The London Plan and
Downtown Plan Criteria for Downtown Temporary Surface Commercial
Parking Lots (O-8876)

Moved by: J. Helmer
Seconded by: M. Cassidy

That, on the recommendation of the Managing Director, Planning and City
Planner, the following actions be taken with respect to the application of
The Corporation of the City of London relating to the properties located
within the boundaries of the Downtown as defined by the Official Plan:

a) the proposed by-law appended to the staff report dated April 30,
2018 as Appendix "A" BE INTRODUCED at the Municipal Council meeting
to be held on May 8, 2018 to amend the Official Plan to change Section
4.1.10 iv) (Parking/Surface Parking Lots) to add Official Plan criteria to
evaluate requests for temporary extensions to existing surface commercial
parking lots;

b) the proposed by-law appended to the staff report dated April 30,
2018 as Appendix “B”, BE INTRODUCED at a future Council meeting to
amend The London Plan by ADDING new policies to the Downtown Place
Type policies and the Temporary Use Provisions of the Our Tools policies
when The London Plan is in force and effect; and,

C) the changes to Policy 5.2 in the guideline document “Our Move
Forward — London’s Downtown Plan”, appended to the staff report dated
April 30, 2018 as Appendix “C” BE INTRODUCED at the Municipal
Council meeting to be held on May 8, 2018 to add criteria to evaluate
requests for temporary extensions to existing surface commercial parking
lots;

it being pointed out that at the public participation meeting associated with
these matters, the individual indicated on the attached public participation
meeting record made an oral submission regarding these matters;

it being further noted that the Municipal Council approves this application
for the following reason:

the purpose and effect of the recommended action is to add criteria to
provide a consistent basis for evaluating requests for temporary
commercial parking lot extensions and meet the long term goal of
replacing surface lots with development that includes underground or
above ground parking spaces. (2018-D08)

Yeas: (6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown



Yeas:

Yeas:

3.4

Yeas:

Yeas:

Yeas:

Motion Passed (6 to 0)
Voting Record:

Moved by: J. Helmer
Seconded by: A. Hopkins

Motion to open the public participation meeting.
(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

Moved by: M. Cassidy
Seconded by: T. Park

Motion to close the public participation meeting.

(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

Public Participation Meeting - Old East Village Dundas Street Corridor
Secondary Plan - Draft Terms of Reference (O-8879)

Moved by: J. Helmer
Seconded by: M. Cassidy

That, on the recommendation of the Managing Director, Planning and City
Planner, the Terms of Reference for the Old East Village Dundas Street
Corridor Secondary Plan, appended to the staff report dated April 30,
2018 as Appendix A, BE ENDORSED;

it being pointed out that at the public participation meeting associated with
these matters, the individual indicated on the attached public participation
meeting record made an oral submission regarding these matters. (2018-
DO08)

(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)
Voting Record:

Moved by: Mayor M. Brown
Seconded by: A. Hopkins

Motion to open the public participation meeting.

(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

Moved by: J. Helmer
Seconded by: T. Park

Motion to close the public participation meeting.
(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown



Motion Passed (6 to 0)

3.5 Public Participation Meeting - Application - 100 Kellogg Lane (Z-8893)

Moved by: J. Helmer
Seconded by: Mayor M. Brown

That, on the recommendation of the Managing Director, Planning and City
Planner, based on the application by the Corporation of the City of
London, relating to the property located at 100 Kellogg Lane (south
portion), the proposed by-law appended to the staff report dated April 30,
2018, as Appendix "A" BE INTRODUCED at the Municipal Council
meeting to be held on May 8, 2018 to amend Zoning By-law No. Z.-1, (in
conformity with the Official Plan), to amend Section 40.4 a) 19) of the Light
Industrial Special Provision (LI11(19)) Zone to add “place of entertainment
in association with a commercial recreation establishment” and
“amusement games establishment in association with a commercial
recreation establishment” to the list of permitted uses;

it being noted that no individuals spoke at the public participation meeting
associated with this matter;

it being further noted that the Municipal Council approves this application
for the following reasons:

the recommendation is consistent with Provincial Policy Statement
2014;

the recommendation is consistent with the Light Industrial policies of
the Official Plan;

the recommendation provides for a compatible adaptive reuse of a
large industrial site located within a community in transition comprised of
legacy industrial uses, residential uses and new commercial land use
policies;

the recommended amendment is consistent with the intent of the
vision expressed by the applicant at the public meeting on October 10,
2017, but was not specifically identified within the list of permitted uses in
the Zoning By-law amendment at that time; and,

the recommended amendment will facilitate the building permit to
allow for the entertainment and amusement type uses proposed to be
established as part of the commercial recreation facility that is currently
under renovation.

(2018-D09)
Yeas: (6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)
Voting Record:

Moved by: M. Cassidy
Seconded by: T. Park

Motion to open the public participation meeting.

Yeas: (6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

Moved by: M. Cassidy
Seconded by: J. Helmer
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Yeas:

3.6

Motion to close the public participation meeting.
(6): S. Turner, A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Motion Passed (6 to 0)

Delegation - Dr. C. Mackie, Middlesex London Health Unit - Supervised
Consumption Facility Location

Moved by: Mayor M. Brown
Seconded by: T. Park

That, the following actions be taken with respect to supervised
consumption facility locations:

a) the provision of supervised consumption facilities in London BE
ENDORSED;
b) the provision of supervised consumption services at 241 Simcoe

St and 446 York St BE ENDORSED subject to the properties meeting the
criteria for the location of supervised consumption facility in accordance
with Council policy "Siting of Supervised Consumption Facilities (SCF) and
Temporary Overdose Prevention Sites (TOPS)";

C) the Civic Administration BE DIRECTED to consult with the
London Police Services, Middlesex London Health Unit, Regional HIV
AIDS Connection, London and Middlesex Housing Corporation, Resident
and Business Associations of an area being considered for a proposed
supervised consumption site, with respect to the preparation of a
Neighborhood Safety Plan; and,

d) that Civic Administration BE DIRECTED to consult with the
London and Middlesex Housing Corporation to work on any required
changes to the Articles of Incorporation and Shareholder agreements;

it being noted that the Planning and Environment Committee heard the
attached presentation from Dr. Mackie, Medical Officer of Health and
Chief Executive Officer, Middlesex-London Health Unit, with respect to this
matter;

it being noted that the Planning and Environment Committee reviewed and
received the following communications with respect to this matter:

. a communication dated April 22, 2018, from G. Coakley,
Coakleys;

a communication dated April 26, 2018, from L. McCardle, 31
Cartwrlght Street;

a communication dated April 26, 2018, from B. Speagle, 434
WI|kInS Street;

a communication dated April 26, 2018, from A. Lukach,
Pre3|dent SoHo Community Association;
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: a communication dated April 26, 2018, from D.J. Lizotte, by
e-mail;

a communication dated April 26, 2018, from C. Bodkin, 15
Ravenglass Crescent;

a communication dated April 26, 2018, from M. Richings,
Founder Red Ten Women's Peer Support Network;

a communication from D. Ruston, by e-mail; and,

. a communication dated April 27, 2018, from J. Densky, by e-
mail. (2018-S08)

Yeas: (5): A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Recuse: (1): S. Turner

Motion Passed (5 to 0)
Voting Record:

Moved by: Mayor M. Brown
Seconded by: J. Helmer

Motion to grant Dr. C. Mackie an extension of his delegation beyond five
minutes.

Yeas: (5): A. Hopkins, M. Cassidy, J. Helmer, T. Park, and Mayor M. Brown

Recuse: (1): S. Turner

Motion Passed (5 to 0)

Items for Direction

None.

Deferred Matters/Additional Business
None.

Adjournment

The meeting adjourned at 7:06 PM.
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Environmental and Ecological Planning Advisory Committee

Report

The 5th Report of the Environmental and Ecological Planning Advisory Committee
April 19, 2018
Committee Rooms #1 and #2

Attendance

PRESENT: S. Levin (Chair), E. Arellano, A. Boyer, C. Dyck, P.
Ferguson, S. Hall, B. Krichker, S. Madhavji, K. Moser, N. St.
Amour, S. Sivakumar, C. Therrien, R. Trudeau and I. Whiteside
and H. Lysynski (Secretary)

ABSENT: C. Evans

ALSO PRESENT: G. Barrett, C. Creighton and A. Macpherson

The meeting was called to order at 5:03 PM

1. Call to Order

1.1  Disclosures of Pecuniary Interest
That it BE NOTED that no pecuniary interests were disclosed.
2. Scheduled Items
2.1  Southdale Road Environmental Assessment Study
That a Working Group BE ESTABLISHED consisting of R. Trudeau
(Lead), S. Levin and C. Therrien to review the Southdale Road West
Environmental Assessment Study; it being noted that the Environmental
and Ecological Planning Advisory Committee received the attached
presentation from T. Koza, Project Manager, B. Huston and B. Fox, Dillon
Consulting Limited, with respect this matter.
3. Consent
3.1  4th Report of the Environmental and Ecological Planning Advisory
Committee
That part b) of clause 2.2 of the 4th Report of the EEPAC BE AMENDED
to read as follows:
"b) the Environmental Study Report BE REQUIRED to be included in the
Request for Proposal”.
3.2  5th Report of the Advisory Committee on the Environment

That it BE NOTED that the 5th Report of the Advisory Committee on the
Environment, from its meeting held on April 4, 2018, was received.



3.3

3.4

3.5

3.6

3.7

Natural Resource Solutions Inc. - 3614, 3630 Colonel Talbot Road and
6621 Pack Road: Subject Lands Status Report Agency Comments
Responses

That N. Pasato, Senior Planner, BE REQUESTED to attend the next
Environmental and Ecological Planning Advisory Committee
(EEPAC) meeting and provide a written report with respect to the
following, related to the Subject Land Status Report on the properties
located at 3614, 3630 Colonel Talbot Road and 6621 Pack Road:

a) the current status of the Subject Land Status Report;
b) the current status of the Environmental Impact Study;
C) what other studies are currently being undertaken and the time line

for their completion;

d) what studies are yet to be undertaken as part of the application
and detail design; and,

e) how EEPAC will be involved in the review of these studies;

it being noted that the EEPAC received a communication dated January
23, 2018, from Natural Resource Solutions Inc., with respect to this
matter.

Medway Valley Heritage Forest Environmentally Significant Area

That it BE NOTED that the Environmental and Ecological Planning
Advisory Committee (EEPAC) held a general discussion with respect to
the Medway Valley Heritage Forest Environmentally Significant Area
(south) Conservation Master Plan and received the presentation that K.
Moser presented to the Planning and Environment Committee on Monday,
April 16, 2018, on behalf of the EEPAC.

South London Wastewater Servicing Study

That the Civic Administration BE REQUESTED to provide an electronic
copy of the South London Wastewater Servicing Study to the
Environmental and Ecological Planning Advisory Committee for its
consideration.

Notice of Project Commencement - Brougdale Dyke Municipal Class
Environmental Assessment

That it BE NOTED that the Notice of Study Commencement for the
Broughdale Dyke Municipal Class Environmental Assessment, was
received.

Notice of Project Commencement - Riverview Evergreen Dyke Municipal
Class Environmental Assessment

That it BE NOTED that the Notice of Project Commencement for the
Riverview Evergreen Dyke Municipal Class Environmental Assessment,
was received.



3.8  Notice of Public Information Centre 3 - Adelaide Street North - Canadian
Pacific Railway Grade Separation Municipal Class Environmental
Assessment Study

That it BE NOTED that the Notice of Public Information Centre #3 relating
to Adelaide Street North Canadian Pacific Railway Grade Separation
Municipal Class Environmental Assessment Study, was received.

3.9 Notice of Public Meeting Cancellation - Southside Group - 3234, 3263,
3274 Wonderland Road South

That it BE NOTED that the Notice of public meeting cancellation relating to
the Southside Group, for the properties located at 3234, 3263 and 3274
Wonderland Road South, was received.

4, Sub-Committees and Working Groups

4.1 EEPAC'S Bus Rapid Transit Environment Information Session Review and
Recommendations

That the attached Working Group comments dated April, 2018 with
respect to the Bus Rapid Transit Environment Information Session review
and recommendations BE FORWARDED to the Project Director, Rapid
Transit, for consideration.

4.2 (ADDED) Wetland Sub-Committee

That it BE NOTED that the Environmental and Ecological Planning
Advisory Committee heard a verbal update from R. Trudeau, Chair,
Wetlands Sub-Committee, with respect to the Sub-Committee meeting
held on April 19, 2018.

5. Items for Discussion
5.1  Water and Wastewater Anticipated Environmental Assessments Table

That it BE NOTED that the 2018 Water and Wastewater Anticipated
Environmental Assessments table, was received.

5.2  Hyde Park Community Storm Drainage and Stormwater Management
Servicing Municipal Class EA Addendum — Final Report

That B. Krichker BE REQUESTED to review the Hyde Park Community
Storm Drainage and Stormwater Management Servicing Municipal Class
Environmental Assessment Addendum - Final Report and report back at
the June, 2018, Environmental and Ecological Planning Advisory
Committee meeting with respect to this matter.

6. Deferred Matters/Additional Business

6.1 (ADDED) Parker Stormwater Management Facility — Water Balance
Report

That the attached Working Group comments with respect to the Parker
Stormwater Management Facility, Water Balance report BE
FORWARDED to P. Titus, Senior Technologist, for consideration.



6.2

6.3

(ADDED) Notice of Public Information Centre #2 - Southdale Road West
Improvements

That it BE NOTED that the Environmental and Ecological Planning
Advisory Committee received the attached Notice of Public Information
Centre #2, with respect to the Southdale Road West Improvements - Pine
Valley Boulevard to Colonel Talbot Road Municipal Class Environmental
Assessment; it being noted that S. Levin will attend the Public Information
Centre on behalf of EEPAC.

(ADDED) Draft Plan of Subdivision and Zoning By-law Amendment - 600
Sunningdale Road West

That, the following actions be taken with respect to the attached Notice of
Planning Application for a draft Plan of Subdivision and Zoning By-law
Amendment for the property located at 600 Sunningdale Road West:

a) Working Group BE ESTABLISHED consisting of S. Levin and C.
Dyck to review and report back at the next Environmental and Ecological
Planning Advisory Committee meeting with respect to this matter; and,

b) C. Smith, Senior Planner, BE REQUESTED to provide an
electronic copy of the hydrogeological study with respect to this property
to the EEPAC.

Adjournment

The meeting adjourned at 7:13 PM.
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Problem Statement:
= Significant improvements are required to the grade and cross-
section of Southdale Road West and Wickerson Road.

This study is assessing the need for traffic operations and
safety-i ificati ian and
cyclist friendly design features on the two roadways.

S

Presentation Outline: ‘

. SUMMARIZE the need for improvements to Southdale Road West and Wickerson Road
. OUTLINE alternatives considered and the technically preferred solution

. PRESENT summary of the Environmental Impact Study completed

. OUTLINE the next steps in the planning and design process

. DELIVER a copy of the EIS for EEPAC review and consideration.

CLASS EA PROCESS = gn

PHASE 3: PHASE 4:
Design Options Environmental PHASE 5:
for Preferred Study Report Implementation
Solution (ESR)

PHASE 1: PHASE 2:
Problem/ Alternative
Opportunity Solutions

+ Identify design options for [Jll ¥ Document the decision- +/ Design and construction

making process in an ESR phase

for a Schedule C project ¥ Project must be designed
and constructed as
outlined in the ESR

¥ Identify problems/ v Develop alternative
opportunities to be solutions for improving
addressed in the planning the roads
and design process ¥/ Overview of existing and

¥ Confirm the need for future conditions
improvements ¥/ Consultation with review and select a preferred

v Prepare a“Problem agencies and the public design option
Statement" ¥ Consultation with review
agencies and the public

¥ Complete an impact
assessment of the
preferred

the preferred solution

¥ Detailed overview of
existing/future conditions

¥ Evaluate design options

pUBLIC

INFORMATION design option EEPAC INFORMATION
Presentation

March3, 2017 Summer 2017

: . : - WE ARE
The Study is following the requirements of the Municipal Class HERE
Environmental Assessment (EA) (2011) for a Schedule ‘C’
(major) project.

The Class EA process ensures:
v All relevant engineering and environmental factors are
considered in the planning and design process
v Public and agency input is integrated into the EA process.

ALTERNATIVE SOLUTIONS S gﬂ

Phase 2 of the Class EA process has been completed. The process involved the development of
alternative solutions for improvements to the roads.

Two alternative solutions were developed:

* Do Nothing - Southdale Road West and Wickerson Road would remain in the same condition with

no improvements

* Improvements to Southdale Road West and Wickerson Road to meet minimum design standards
Alternative 1 — vertical and cross section reconstruction to meet design standards on the
existing horizontal alignment
Alternative 2 — horizontal realignment of Southdale Road West and Wickerson Road outside of
the current footprint of the roadway. This alternative would also include vertical and cross
section reconstruction to meet design standards.

Alternative 2 was dismissed due to the significant impacts outside of the existing road footprint.
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EVALUATION OF ALTERNATIVES

Alternative 1

Evaluation Factors

Does not meet
design standards

Meets design

Road Design Standards standards

Does not meet
design standards

Meets design

Traffic Operations and Safety standards

Opportunities

No opportunities .
2 available

Opportunities for Active Mobility

Opportunities for new infrastructure Opportunities

No opportunities

x % 4844

installation (watermain, etc.) available
Impacts on Natural Heritage No impacts Impacts
Impacts on Land Uses, Socio-Economic

Environment and Cultural Heritage No impacts Impacts

Resources

= k3

EIS OVERVIEW

An Environmental Impact Study (EIS) was completed for the technically preferred Baltimore Oriole

solution. The EIS included:

« 2 years of Natural Environment Inventories (2016-2017).

* A Subject Land Status Report

* Summary of Impacts and Mitigation measures to be carried into detail design
and/or construction.

Key objectives of the EIS were to: CedarWaxwing

Determine potential impacts on the existing natural heritage system

Recommend areas for avoidance of impacts and/or mitigation to

ensure protection of significant features and functions

Protect Species at Risk (SAR) and significant wildlife

Develop a restoration plan, including opportunities for invasive

species management, opportunities for wildlife connectivity and

avoid net loss of wetland environments

Recommend changes to Schedule B1 of the City’s Official Plan.

\White Tailed Deer
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KEY RECOMMENDATIONS

In addition to typical mitigation measures (erosion and sediment control, timing windows, bird nest searches, etc.) additional key recommendation
from the EIS include:

+ Minimizing Construction Footprint:
~ Two lane roadway
—  Curbs and gutters will be used to minimize grading
~  Reinforced slopes will be used in areas where fill is required

«  Tree Impacts
—  Significant tree impacts are anticipated. Many large, mature trees will be lost
—  Detailed tree survey and tree preservation plan to be developed during detail design. Goal to minimize tree removals and impacts to
mature trees
—  Compensation ration for planting plan to be determined during detail design

+  Invasive Species Management Plan:
- Study area was cbserved to contain an abundance of invasive species. During detail design, an Invasive Species Management Plan shall
to target invasive flora Common Reed, European Buckthorn, Periwinkle, etc.)

+ Edge Management and Compensation Planting Plan
—  Creation of an Edge Management and Compensation Planting Plan is recommended to reduce impacts to existing woodlands and
specifically the Environmental Sensitive Area (ESA) within the project limits

. Wildlife Impact Mitigation Plan
—  Consideration for installation of a wildlife crossing under Southdale Road in the vicinity of the ESA to improve wildlife movement
corridors. The crossing to be designed to accommodate small mammals while not negatively impacting hydraulic operations of existing
culvert crossing on the projects West Tributary

«  Wetland Compensation
— The project will result in the loss of a small wetland community located on the projects East Tributary. To achieve “no net loss” of
wetland habitat, compensation habitat plans shall be reviewed and identified during detail design.

11
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PREFERRED SOLUTION

Alternative 1 is recommended as the preferred solution because it:
* Meets City's minimum road design standards

+ Improves safety and drainage

+ Provides opportunities for active mobility

+ Accommodates other planned servicing improvements.

The Preferred Solution provides:
* 2-lane roadway designed to current standards
« Profile improvements to current design standards

Legend
= profile being raised (fill)
mm— profile being lowered (cut)
s \Minor profile adjustments

—=

DILLON

EIS FINDINGS

Ecological Land Classification
. Candidate significant wildlife habitat in the Study Area may include: Bat Maternity Colony, Amphibian Breeding Habitat, Turtle
Wintering Area and Special Concern Species

Wetlands
*  Two wetland features capture surface water flows but have limited ecological function. They will be treated as locally significant.
The larger wetland provides breeding habitat for amphibians and will also be treated as locally significant

Breeding Birds and Raptors
. Red-winged Blackbirds and Baltimore Orioles showed evidence of breeding in the Study Area. SAR birds observed during the
Study included Eastern Meadowlark and Barn Swallow. There were no raptor nests observed within or adjacent to the Study Area

Aquatic Resources
. There are two watercourse features in the Study Area. They are both characterized as intermittent and/or ephemeral
watercourses that may provide potential seasonal habitat for fish

Species at Risk (SAR) and Species of Conservation Concern (SCC)
. Three SAR (Eastern Meadowlark, Bobolink and Little Brown Myotis) and two SCC (Eastern Wood-pewee and Wood Thrush) have
potential habitat or seasonal occurrence in the Study Area and may be impacted by the proposed road improvements.

10
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SCHEDULE B1 RECOMMENDED UPDATES

LEGEND:
Bl ooty ateam Watianc
]

3 “Valleylands"” to
= 1 remain pending further
70 rmatuated vngatancn Fansnas X study beyond the scope
Ve ] [y
[——

Unevaluated wetlands
to be updated to
“Wetlands”

Upisrd Carvidary

“Potential ESAs” to
e remain. Additional
&

Area has high
potential to become
designated as ESA.

LOWER DINGMAN
CORRIDOR ESA




NEXT STEPS -7~ l3ll Questions? =

Public Information Centre #2:
* Anticipated May 2018.

Environmental Impact Study (EIS):
* Receive input from EEPAC, UTRCA and MNRF by May 21, 2018
* Finalize EIS.

Environmental Study Report (ESR):

* Finalize EA document - June 2018

* Present EIS and EA document to Council for endorsement

* 30-day public and agency review period — Anticipated summer 2018.

Construction:
* Following the detailed design phase, construction could begin as early as 2020.

13 14



EEPAC’s BRT EIS review and recommendations
Submitted by B. Krichker, S. Levin, S. Sivakumar, C. Therrien
April 2018

Site 1 - Oxford and Mud Creek

Site 2 - North Thames (downtown)

Site 3 - Western Road crossing of Medway Creek
Site 4 - University Drive Bridge

Site 5 - Wellington Road crossing of the Thames

Site 6 — Adjacent to Westminster Ponds

Site 7 - Exeter Road OPP station (Murray Drain)

RECOMMENDATIONS

Existing Conditions
Highlights:

Terrestrial flora surveys should be conducted in early May in order to see the
full spring ephemeral community additionally we recommended survey be
performed throughout the summer to identify and transplant regionally rare
species if present as based on your responses to our previous comments. The
surveys are incomplete.

Additional fish surveys should be conducted during the spring of the year
(March-May) to determine what fish species are present within the BRT
study area during the spring spawning season. The document indicates
surveys were only performed in the late summer and early fall of each year.
No access to hydrological existing conditions, benthic invertebrate sampling,
water balance, etc....

No benthic sampling past 2014?

the reporting on existing and future hydraulics/hydrological conditions, including
water balance (surface, subsurface water and groundwater conditions) and
evaluate any potential adverse impacts on the environment and ecology the
project infrastructure lands function and features, if these water resources
conditions will be altered;

the required correlation/coordination of these existing and future water resources
conditions together with soil conditions on the evaluations of potentially adverse
impacts, mitigation measures associated with the assessment of changes of
environmental/ecological conditions of the system that will be impacted by the
proposed BRT infrastructure system.

Additional comments:

A timeline showing the restrictions of work for various habitats and species
(Migratory Bird, turtle nestings, spawning, etc) be included in all bid
documents. (Itis notincluded in the EIS and it should be as well as there are
a number of “blackout” times given the variety of terrestrial and aquatic
species affected).



Although habitat enhancement strategies are an admirable goal, it is unclear
what strategies have been successful for the SAR species identified in this
study. More clarity is required.

The EIS must include dates aquatic surveys were carried out and if the
surveys were done in the areas of BRT work. (There are no dates for work
undertaken by agencies!)

Where Queensnake is noted (p. 7), the EIS be updated to reflect the finding of
a Queensnake by a member of the public and confirmed by the SAR biologist
at UTRCA in 2012/13 west of the Medway bridge (site 3). Queensnake
surveys must precede work at this location. This should include the mowed
back yard adjacent to the “station” south of Windemere, between the
Medway bridge and the residence bridge. This back yard is actually Huron
University College property.

Chimney Swift and Cavity tree surveys for bats be required at detail design
stages when works may negatively impact SAR species. Swift Watch be
consulted during the detail design stage. (Was there a reply to Erin’s May 8,
2017 e-mail to Claire Paller at the MNRF regarding Swifts and detailed nest
surveys?)

Mollusc surveys be required at the detail design stage for in water works and
works at site 3. Any SAR species found must be removed and relocated away
from the construction site rather than held and relocated to the site later.
The Awareness and Encounter Protocols be reviewed at each site with the
SAR biologist from the UTRCA where turtles and their habitat may be
affected by work. A fisheries expert from UTRCA or UWO provide the review
where SAR aquatic species may be encountered and their habitat affected.
This is particularly relevant as female turtles travel many Km.

All water balance reports, particularly for the project near site 6, must be
reviewed by the hydrologists at the City and the UTRCA.

Agree that SAR status be reviewed prior to detail design and/or
construction. Itis noted that Figure 27 is wrong as Spiny Softshell Turtles
were listed as Endangered (from Threatened) in Ontario in Dec 2016.

EEPAC would appreciate knowing who checks the Overall Benefit Permit and
who checks if there has been an overall benefit? For Turtles, the SAR
biologist at UTRCA must review the application before submission. If you
hope to achieve and overall benefit, the permit must include how much
money will be provided to ensure there is a benefit. Furthermore, who
actually determines if the conditions of the permit have been met and what
are the consequences if the benefits are not achieved?

The EIS notes the thermal regime for Site 3 but not for any of the other
relevant sites such as 2, 4, 5, and 7. This information should be included in
the final EIS.

Regarding Site 1, EEPAC provided extensive notes to SWM staff regarding the
restoration plans for Mud Creek and that restoration for fishery habitat is
less important than restoration for other species as there is a perched culvert
at the Thames outlet and that fish are likely not found upstream.



Assessment of soil quality (SQ) indicators that detect soil degradation in
different land use and soil management systems (LUSMS) is desirable to
achieve sustainable management strategies. Can we include soil quality
(Physical, chemical and microbial) assessment and monitoring procedure in
place for all sites in 300 m buffer zone?

[s initial screening and element being absent is sufficient to make decisions
on SAR? Better to have comprehensive survey for SARs at least in natural
heritage sites (site 1 and 6)

Field notes indicate that they have found several invasive species. Is there a
protocol defined to handle invasive species?

System based design

Highlights:

Current flow regime including velocity and depth at site 3. Pier design must
try to minimize impacts to these hydrological factors and minimize
immediate downstream impacts.

Impacts to species at risk. Need to maintain the current riffle, pool sequences
at site 3. This is known spawning site of castotomids including the
threatened black redhorse (Moxostoma duquesnei) and the wavy-rayed
lampmussel (Lampsilis fasciola).

Additional comments:

The two lane multi use pathway adjacent to the PSW be reduced to one lane
in order to reduce the impact on the PSW. (site 6)

EEPAC agrees with permanent barriers to prevent the public from accessing
sensitive river bank and shoreline habitat. For example, we agree with the
exclusion fencing at Site 6 at detailed design and construction and then made
permanent.

EEPAC notes there is little if any data on Silver Shiner. Avoidance of habitat
loss is the best approach to protecting this SAR fish.

EEPAC supports enhancement of habitat around the Murray Drain at Site 7
and the protection of the adjacent meadow for Meadowlark.

Bridge work at Site 3 has the potential to be very deleterious to fish habitat,
particularly to habitat for castomids (suckers) including the SAR Black
Redhorse (M. duquesnei). Hydrological modelling will need to be performed
for this site to see how modification of the bridge and construction in the
permanently wet sections of Medway Creek will influence the hydrological
regime of the stream. Great care must be taken to minimize in water impacts
to both the substrate, the flow and the thermal regime of the stream. Critical
environmental factors for Black Redhorse spawning areas has been
identified as streams and smaller rivers short distances away from their
mouths (Bowman, 1970; Smith 1977). Black redhorse have been seen
spawning on in the spring in riffles of rubble and gravel in 15-60 cm of water
(Bowman, 1970) with flow rates of 1.4 m3/sec and surface velocities of 0.24
m/sec (McSwain and Jennings, 1972).



Mitigation and monitoring
Highlights

Creation of monitoring plan overseen by multiple agency groups including
pre-, during, and post-construction. Compensatory mitigation plans shall be
reviewed by City staff, EEPAC, MNRF, DFO, and UTRCA staff before being
finalized. Approval of the MNRF, DFO and UTRCA shall be required.
Habitat replacement should also be considered for the impacted aquatic
environment. Having compensatory habitat replacement in terrestrial
systems is not enough to replace lost aquatic habitats. Improvement of
stream/river banks and riparian areas could help with this. Additionally,
development of new spawning areas and enhancement of current ones along
the watercourse for species such as Black Redhorse (Moxostoma duquesnei)
should be considered.

Additional comments:

Given how much of the compensatory mitigation is in the future and is noted
to take 20-40 years for woodland recovery, the city shall consult with the
UTRCA, MNRF, DFO and EEPAC on sufficient project budget for
compensatory mitigation which will be required beyond the study area at
various points in time.

The compensatory mitigation plans must have suitable budgets because only
the standard three-year warranty for plantings is included in the EIS. The
Plans must also include who is responsible for monitoring, who is specifically
to receive monitoring reports and frequency. It is not enough to say, for
example, “The city will get annual reports.” EEPAC’s concern is that it is
unclear how much review is done at the detail design stage having almost
never been involved at the detail design stage!

Consideration be given to start funding compensatory mitigation in the
Ponds now by implementing the buckthorn removal plan recommended by
N-S Environmental in the Master Plan for this ESA.

Better than 1:1 replacement be considered replacement of mass rather than
replacement of individuals when considering compensatory mitigation for
tree removal.

Removal of phragmites be included in each project budget where this
invasive plant occurs in the work area of each project such as Site 6.

[s there a plan to create new turtle nesting habitat? If so, this must be
reviewed by the SAR biologist specialist at UTRCA.

When construction starts, this could cause further disturbance in micro
climate -disturbance in soil and hydrology. Is there assessment and
monitoring procedure in place. Specially disturbance in soil could attract
invasive species in buffer zones (300m)



Construction window
Highlights
e (larification of wording when mentioning in water works. For Black
Redhorse, in water works should be performed from early summer to late
fall (June-November) to avoid construction during the spring spawning
migrations and on the spawning grounds.
Additional comments
e Consider moving and replanting the Kentucky Coffee Tree near the
University Bridge. The assumption is that moving while the tree is youngest
is better. Continue to work with Dr. Greg Thorn with regards to the
movement of this tree and the Butternuts at site 4.
e Supportrequiring Clean Equipment Protocol

Comments on responses to previos comments issued by EEPAC following the review
of the London RT SLSR (WSP, 2017)

1. Continue to work with MNRF during the detailed design to minimize the
impacts to Kentucky Coffee Trees. Dr. Greg Thorn should be consulted when
dealing with the Kentucky Coffee Trees on site 4. Also, how will this be
followed? We recommend monitoring of Kentucky Coffee Trees be
implemented in the monitoring plan.

2. We support the additional surveys to be performed throughout the summer.
Further comments on this are included on page 1 of the document.

3. We support the additional surveys to be taken for occupancy of at-risk birds
at site 4. This should also be included in the mitigation and monitoring plan.

11. We support the continued consultation and recommend that if potential

turtle nesting and overwintering sites be lost that the construction of new

nesting and overwintering sites be included in the mitigation plan.

References:

Bowman, M. L. 1970. Life history of the black redhorse, Moxostoma duquesnei
(LeSuer) in Missouri. Transactions of the American Fisheries Society 99:546-
559.

McSwain, L. E. and R. M. Jennings. 1972. Spawning behavior of the spotted sucker
Minytrema melanops (Rafinesque). Transactions of the American Fisheries
Society 101:738-740.

Smith, C. A. 1977. The biology of three species of Moxostoma (Pisces-Catostomidae)
in Clear Creek, Hocking, and Fairfield counties, Ohio, with emphasis on the
golden redhorse, M. erythrurum (Rafinesque). Doctoral dissertation, Ohio
State University, Columbus. 158 p.



EEPAC originally provided comments at the October 2017 EEPAC meeting and additional
comments at the November EEPAC meeting. Please see the following:

Theme 1 - Impact on Dingman Creek

Overall, we are still concerned with the project’s potential impact on Dingman Creek. None of
the reports have addressed base and peak flow to the Hampton-Scott Drain under major and minor
storm events. As we had previously stated, the 2005 Dingman Creek Subwatershed Study Update
(“DCSSU") makes specific recommendations for sub watershed management within the Dingman
Creek watershed, and until such time as the DCSSU is superseded, its recommendations should be
followed. Our chief concern is that the changes to the stormwater management strategy for the
Parker SWMF are being viewed in isolation, without considering the more localized impact on the
Hampton-Scott Drain and, ultimately, its broader impact on Dingman Creek.

Recommendation 1:

We reiterate our previous recommendations, notably Nos. 2, 3, and 4 from our comments presented
at the December 2017 meeting. The crux of these recommendations are:

a. prepare a water balance assessment for the site to establish baseline water conditions. The
Water Balance assessment (dated December 2017) does not provide an assessment of the
current flow regime into the Hampton-Scott Drain from Significant Woodland being
preserved, not that of groundwater into the Drain.

b. Evaluate base flow and peak flow conditions from the Significant Woodland to the
Hampton Scott drain. The Water Balance does not provide an evaluation of the Significant
Woodland’s retention/detention capabilities during a Major Storm event, nor does it
provide a base flow assessment to the Hampton Scott Drain during Major and Minor Storm
events.

Theme 2 - Water flow to the Woodland

With specific reference to the overall water balance within the Woodland, the Water balance report
cites the goal of not more than a 10% reduction in water water reporting to the Woodland. The
Water balance Assessment calculated the Woodlot size as being 17.7 Ha with an additional 19.0
Ha of “buffer zone” in the “Post-Development Ultimate Scenario” that is composed of 40% to
45% impervious areas; essentially, the report implies the “buffer zone” would be private property
and the necessary flow to the Woodland would only be achieved using water flows “directed to
the woodlot via directly connected “buffer” zones in rear yards, via indirectly connected LID
measures, or via a piped diversion system to offset the infiltration deficit.” Previous reports had
referenced a 14.6 Ha buffer around the Woodland; our assumption was that this buffer would have
not been private property under the Post-Development scenarios (either interim or ultimate). Our
concerns with this revised approach are:

= Flow to the Woodlot in the interim and ultimate scenarios is dependent on maintenance of
LID measures on private property, the efficacy and long term maintenance of which is
uncertain.



= Flow to the Woodlot is also dependent on a series of assumptions around the ultimate site
design. To the extent that the site design gets modified, the amount of water reporting to
the Woodland could be further reduced.

= How the water is relayed to the Woodlot could also have an impact on the Woodlot’s
retention/detention ability. For instance, piping water into the Woodlot, while maintaining
the overall volume, may not necessarily be retained during a storm event the same way
interflow and surface flow into the Woodlot would be.

Recommendation 2:

= The buffer zone around the Woodland should be excluded from overall development (i.e.
remain public access lands). Excluding the land from overall development should
eliminate the creation of impervious areas within the buffer zone and thus help to maintain
water reporting to the Woodland.

» The size of the buffer zone should be evaluated such that there is a not more than 10%
reduction in water reporting to the Woodland.

= The specific LID measures should be evaluated within the context of their impact on the
Woodland’s ability to retain/detain water during a storm event.

Theme 3 - Dewatering during Construction

The Hydrogeological Assessment highlights the need for dewatering during construction of the
Trunk Sanitary and Stormwater sewers (typical scenario of 426 L/min, worst-case scenario of
1,070 L/min) and for the SMWF (typical scenario of 106 L/min, worst-case scenario of 385
L/min). The report mentions that the dewatering may have an impact on water levels in the
“creek”, which is presumably the Hampton-Scott drain, and recommends redirecting discharge to
the channel to maintain surface water levels (Section 6.1.2). The report also highlights that
groundwater pumped during the proposed dewatering will likely require some form of treatment
for to lower Total Suspended Solids and lower the associated metals concentration prior to
discharge to the local storm sewer system (Section 8.0). Lastly, the report recommends that a staff
gauge be established as a visual reference in the watercourse (agin, we assume the report is
referencing the Hampton-Scott drain) to assess whether water levels are being impacted by the
dewatering, and if so, the discharge may be redirected in consultation with the UTRCA. Given that
the construction period is relatively short (21 days for each of the Trunk Sanitary and Stormwater
sewers and the SWMF), there may be insufficient time to contact the UTRCA and develop a plan
to maintain water levels in the Hampton-Scott drain.

Recommendation 3:

Establish a plan ahead of time to prepare for the contingency of having to re-direct water to the
Hampton-Scott drain to maintain water levels during construction. This plan should include, inter
alia, water quality testing consistent with the recommendations of the DCSSU to ensure discharged
water does not adversely impact Dingman Creek.



*:"’ Southdale Road West Improvements —
¥ § Pine Valley Boulevard to Colonel Talbot Road
%- Municipal Class Environmental Assessment

NOTICE OF PUBLIC INFORMATION CENTRE #2

The City of London is undertaking a Municipal Class Environmental Assessment (EA) study to
determine road improvements for Southdale Road West between Pine Valley Boulevard and
Colonel Talbot Road, and Bostwick Road, north of Pack Road. This project will address future
growth requirements and will determine how best to accommodate all roadway users including
vehicles, cyclists and pedestrians.

Public Information Centre

The second and final Public Information Centre (PIC) will be held for this project to present the
preliminary recommended design for the Southdale Road West and Bostwick Road corridors
including alternatives considered and impacts to be addressed. Project team members will available
to discuss the project and to receive your input. This PIC will be a drop-in event and no formal
presentation will be made.

You are invited to attend the PIC to be held:

Date: Thursday May 3, 2018

Time: Spmto 7pm

Location: Westview Baptist Church — 1000 Wonderland Road South, London

Display materials will be available on the City of London website.

To provide comments, receive additional information or be added to the study mailing list, please
visit www.london.ca or contact either of the following team members below:

Ted Koza, P. Eng., Peter McAllister, P. Eng., PMP,
Project Manager, Project Manager,

Corporation of the City of London AECOM Canada

300 Dufferin Avenue 250 York Street, Suite 410

London ON, N6A 4L9 London ON, N6A 6K2

Tel: 519-661-CITY (2489) x. 5806 Tel: 519-963-5865

Email: tkoza@london.ca Email: peter.mcallister@aecom.com

With the exception of personal information, all comments will become part of the public record of the
study. The study is being conducted according to the requirements of the Municipal Class
Environmental Assessment, which is a planning process approved under Ontario’s Environmental
Assessment Act.
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NOTICE OF

PLANNING APPLICATION

Draft Plan of Subdivision and
Zoning By-law Amendment

600 Sunningdale Road West

File: 39T-18501/Z-8889
Applicant: Sunningdale Golf and Country Ltd.

What is Proposed?

Draft Plan of Subdivision and Zoning amendment to allow:
e 114 single detached dwellings
e 3 new local streets
e 4 new open space blocks

LEARN MORE
& PROVIDE INPUT

Please provide any comments by May 18, 2018

Craig Smith

crsmith@london.ca

519-661-CITY (2489) ext. 5924

Development Services, City of London, 300 Dufferin Avenue, 6" Floor,
London ON PO BOX 5035 N6A 4L9

File: 39T18501/Z-8888

london.ca/planapps

You may also discuss any concerns you have with your Ward Councillor:
Josh Morgan

joshmorgan@Ilondon.ca

519-661-CITY (2489) ext. 4007

If you are a landlord, please post a copy of this notice where your tenants can see it.
We want to make sure they have a chance to take part.

Date of Notice: April 3, 2018


http://www.london.ca/business/Planning-Development/land-use-applications/Pages/CurrentApplications.aspx

Application Details

Commonly Used Planning Terms are available at london.ca/planapps.

Requested Draft Plan of Subdivision

Consideration of a Draft Plan of Subdivision consisting of 114 single detached lots, 4 park
blocks and numerous one foot reserve blocks serviced by 3 local streets.

Requested Zoning By-law Amendment

To change the zoning from an Urban Reserve (UR3) Zone, a Holding Urban Reserve
(h.2*UR3) Zone and an Open Space (0S4) Zone to a Residential R1 (R1-9) Zone and an
Open Space (OS5) Zone. Changes to the currently permitted land uses and development
regulations are summarized below. The complete Zoning By-law is available at
london.ca/planapps.

Requested Zoning (Please refer to attached map)

Zone(s): Residential R1 (R1-9) Zone that permits single detached dwellings with:
e Minimum Lot Frontage of 18.0 metres
e Minimum Lot Area of 690 square metres
e Maximum Height of 12.0 metres

And an Open Space (OS5) Zone that permits passive recreational uses only.

The City may also consider the use of holding provisions, to ensure development is street
oriented, discourage the use of noise walls, that waterlooping and a second public access is
provided and a development agreement will be entered into to the satisfaction of the City.

An Environmental Impact Study has been prepared to assist in the evaluation of this
application.

Planning Policies

Any change to the Zoning By-law must conform to the policies of the Official Plan, London’s
long-range planning document. These lands are currently designated as Low Density
Residential and Open Space in the Official Plan, which permits single detached dwellings and
passive recreational uses as the main uses.

The subject lands are in the Neighbourhoods and Green Space Place Type in The London
Plan (Council-adopted but not in force and effect), permitting a range of residential and passive
recreational uses.

How Can You Participate in the Planning Process?

You have received this Notice because someone has applied for a Draft Plan of Subdivision
and to change the zoning of land located within 120 metres of a property you own, or your
landlord has posted the notice of application in your building. The City reviews and makes
decisions on such planning applications in accordance with the requirements of the Planning
Act. The ways you can participate in the City’s planning review and decision making process
are summarized below. For more detailed information about the public process, go to the
Participating in the Planning Process page at london.ca.

See More Information
You can review additional information and material about this application by:
e Vvisiting Development Services at 300 Dufferin Ave, 6™ floor, Monday to Friday between
8:30am and 4:30pm,;
e contacting the City’s Planner listed on the first page of this Notice; or
¢ viewing the application-specific page at london.ca/planapps.

Reply to this Notice of Application

We are inviting your comments on the requested changes at this time so that we can consider
them as we review the application and prepare a report that will include Development Services
staff's recommendation to the City’s Planning and Environment Committee. Planning
considerations usually include such matters as land use, development intensity, and form of
development.

Attend a Future Public Participation Meeting

The Planning and Environment Committee will consider the requested Draft Plan of
Subdivision and zoning changes on a date that has not yet been scheduled. The City will send
you another notice inviting you to attend this meeting, which is required by the Planning Act.
You will also be invited to provide your comments at this public participation meeting. The


http://www.london.ca/business/Planning-Development/land-use-applications/Pages/CurrentApplications.aspx
http://www.london.ca/business/Planning-Development/land-use-applications/Pages/CurrentApplications.aspx
http://www.london.ca/business/Planning-Development/participating/Pages/default.aspx
http://www.london.ca/Pages/default.aspx
http://www.london.ca/business/Planning-Development/land-use-applications/Pages/CurrentApplications.aspx

Planning and Environment Committee will make a recommendation to Council, which will
make its decision at a future Council meeting. The Council Decision will inform the decision of
the Director, Development Services, who is the Approval Authority for Draft Plans of
Subdivision.

What Are Your Legal Rights?

Notification of Council and Approval Authority’s Decision

If you wish to be notified of the Approval Authority’s decision in respect of the proposed draft
plan of subdivision, you must make a written request to the Director, Development Services,
City of London, 300 Dufferin Ave., P.O. Box 5035, London ON N6A 4L9, or at
developmentservices@london.ca. You will also be notified if you provide written comments, or
make a written request to the City of London for conditions of draft approval to be included in
the Decision.

If you wish to be notified of the decision of the City of London on the proposed zoning by-law
amendment, you must make a written request to the City Clerk, 300 Dufferin Ave., P.O. Box
5035, London, ON, N6A 4L9, or at docservices@london.ca. You will also be notified if you
speak to the Planning and Environment Committee at the public meeting about this application
and leave your name and address with the Secretary of the Committee.

Right to Appeal to the Local Planning Appeal Tribunal

If a person or public body does not make oral submissions at a public meeting, if one is held,
or make written submissions to the City of London in respect of the proposed plan of
subdivision before the approval authority gives or refuses to give approval to the draft plan of
subdivision, the person or public body is not entitled to appeal the decision of the Director,
Development Services to the Local Planning Appeal Tribunal.

If a person or public body does not make oral submissions at a public meeting, if one is held,
or make written submissions to the City of London in respect of the proposed plan of
subdivision before the approval authority gives or refuses to give approval to the draft plan of
subdivision, the person or public body may not be added as a party to the hearing of an appeal
before the Local Planning Appeal Tribunal unless, in the opinion of the Tribunal, there are
reasonable grounds to do so.

If a person or public body would otherwise have an ability to appeal the decision of the Council
of the Corporation of the City of London to the Local Planning Appeal Tribunal but the person
or public body does not make oral submissions at a public meeting or make written
submissions to the City of London before the by-law is passed, the person or public body is not
entitled to appeal the decision.

If a person or public body does not make oral submissions at a public meeting or make written
submissions to the City of London before the by-law is passed, the person or public body may
not be added as a party to the hearing of an appeal before the Local Planning Appeal Tribunal
unless, in the opinion of the Tribunal, there are reasonable grounds to do so.

For more information go to http://elto.gov.on.ca/tribunals/Ipat/about-lpat/.

Notice of Collection of Personal Information

Personal information collected and recorded at the Public Participation Meeting, or through
written submissions on this subject, is collected under the authority of the Municipal Act, 2001,
as amended, and the Planning Act, 1990 R.S.0. 1990, c.P.13 and will be used by Members of
Council and City of London staff in their consideration of this matter. The written submissions,
including names and contact information and the associated reports arising from the public
participation process, will be made available to the public, including publishing on the City’s
website. Video recordings of the Public Participation Meeting may also be posted to the City of
London’s website. Questions about this collection should be referred to Cathy Saunders, City
Clerk, 519-661-CITY(2489) ext. 4937.

Accessibility — Alternative accessible formats or communication supports are available
upon request. Please contact accessibility@london.ca or 519-661-CITY(2489) extension
2425 for more information.



mailto:developmentservices@london.ca
mailto:docservices@london.ca
http://elto.gov.on.ca/tribunals/lpat/about-lpat/
mailto:accessibility@london.ca
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File: OZ-8804
Planner: M. Campbell

Report to Planning and Environment Committee

To: Chair and Members

Planning & Environment Committee
From: John M. Fleming

Managing Director, Planning and City Planner
Subject: Marigold Homes Inc.

467-469 Dufferin Avenue

April 30,2018

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 December 14,
2017 submitted by Lisa Lansink (Marigold Homes Inc.) relating to Official Plan
Amendment and Zoning By-law Amendment File Number OZ-8804 concerning 467-469
Dufferin Avenue, 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.

Executive Summary
Summary of Request

Request to amend the Official Plan for the City of London to add a specific policy to
Chapter 10 (Policies for Specific Areas), and request to amend the Zoning By-law for
the City of London by changing the zoning of the subject lands from a Residential R3
(R3-2) Zone to a Residential R3 Residential/R8 Special Provision Bonus (R3-2/R8-
4(_)*B(_)) Zone and add a definition for “Micro-Suites” to permit the redevelopment of
the subject lands for an apartment building consisting of 12-“Micro-suites”.

Purpose and the Effect of Recommended Action

The recommended action is to advise the Ontario Municipal Board that Municipal
Council is in agreement with their previous decision on December 12, 2017 to refuse
the requested Official Plan Amendment and Zoning By-law Amendment to allow the
redevelopment of the subject lands for an apartment building consisting of 12-“Micro-
suites”.

Analysis

1.0 Site at a Glance

1.1 Property Description

The subject lands consist of a single rectangular parcel located on the south side of
Dufferin Avenue, one property west of Maitland Street and are known municipally as
467-467 Dufferin Avenue (Appendix “A”). The subject lands have a site area of
approximately 390 sq. m (4,198 sq. ft.) and are located in the historic Woodfield
Neighbourhood, which is an established residential neighbourhood located east of the
Downtown Area. As part of the East Woodfield Heritage Conservation District (“HCD”),
the subject lands are a protected heritage property designated under Part V of the
Ontario Heritage Act. There is an existing 1-storey semi-detached dwelling located on
the subject lands.



File: OZ-8804
Planner: M. Campbell

2.0 Relevant Background

2.1 Planning History
The Official Plan Amendment and Zoning By-law Amendment applications for 467-497
Dufferin Avenue were received by the City and deemed complete on July 12, 2017.

A Public Participation Meeting was held before the Planning and Environment
Committee on December 4, 2017, to consider the matter. The Committee
recommended refusal of the requested amendments. At Municipal Council on
December 12, 2017, Council resolved to refuse the requested amendments.

A copy of the appeal letter from Lisa Lansink (Marigold Homes Inc.), and the reasons
for the appeal are attached as Appendix “B” to the report. The Ontario Municipal Board
has scheduled this hearing for June 27-29, 2018.

2.2 Requested Amendment

The applicant requested an amendment to the Official Plan for the City of London, 1989
to add a specific policy to Chapter 10 (Policies for Specific Areas) to permit an
apartment building, consisting of 12-“Micro Suites”, and a maximum density up to 307
units per hectare (“uph”) and exceed the density range (up to 75 uph) contemplated for
residential intensification within the “Low Density Residential” designation and the
Policies for Specific Residential Areas which direct that the Woodfield Neighbourhood
be maintained as a Low Density Residential area.

An amendment to the City of London Zoning By-law Z.-1 was requested to change the
zoning from a Residential R3 (R3-2) Zone to a Residential R3 Residential/R8 Special
Provision Bonus (R3-2/R8-4(_)*B(_)) Zone to permit development in the form of a low-
rise apartment building with special provisions to provide relief from the standard R8
Zone regulations.

Special provisions were requested for the following: a minimum lot area of 390 sg. m
(as existing), a minimum lot frontage of 12.5 metres (as existing), a minimum front yard
depth of 1.0 metre, a minimum side yard depth of 1.2 metres, maximum lot coverage of
63%, a maximum lot coverage for an accessory building of 10.4%, a minimum side yard
depth and minimum rear yard depth for an accessory building of 0.3 metres, and the
addition of regulations such as a maximum gross floor area of 615 sq. m, a bicycle
parking standard of one (1) bicycle parking space per “Micro-suite”, and the prohibition
of vehicular parking spaces for “Micro-suites”.

The applicant requested a Bonus Zone to permit an increase in the maximum permitted
density up to 307 uph in return for a high quality urban design including building form,
exterior finish, and fenestration in keeping with the heritage character of the East
Woodfield HCD; secure bicycle parking for twelve (12) spaces; and private affordable
housing.

“Micro-Suites” was requested to be added to the defined terms in the Zoning By-law.
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3.0 Conclusion

The proposed redevelopment is not consistent with the PPS which encourages
intensification in appropriate locations where it can be accommodated. There is no clear
commitment to satisfy the definition of affordable housing in the PPS. The proposed
redevelopment is not consist with the PPS which directs that cultural heritage resources
shall be protected.

The use and intensity of development contemplated for the subject lands does not
conform to the planned intent for the subject lands in the Official Plan or The London
Plan, and is not appropriate within the context of the existing surrounding neigbourhood
or on the subject lands. There is no clear commitment to satisfy the definition of
affordable housing in the Official Plan or The London Plan. The proposed
redevelopment does not conform to the Official Plan or The London Plan that provides
for the conservation and protection of cultural heritage resources. The proposed
removal or demolition of the existing building on the subject lands within the East
Woodfield HCD does not conform to the East Woodfield HCD Plan.

The proposed redevelopment does not satisfy all the criteria of a Planning Impact
Analysis required for applications considering a Specific Policy Area and/or residential
intensification. A compelling reason has not been provided to define “Micro-suites”
separately for the purposes of this application. The request for Bonus Zoning does not
satisfy the general Bonus Zoning objectives in the Official Plan, and not all of the
proposed bonusable items are eligible for Bonus Zoning in the Low Density Residential
designation. The proposed redevelopment represents an over-intensification of the
subject lands.

Prepared by:

Melissa Campbell, MCIP, RPP
Current Planning
Submitted by:

Michael Tomazincic, MCIP, RPP
Manager, Current Planning
Recommended by:

John M. Fleming, MCIP, RPP
Managing Director, Planning and City Planner

April 24, 2018
MC/mc

Y:\Shared\implemen\DEVELOPMENT APPS\2017 Applications 8723 to\88040Z - 467-469 Dufferin Avenue
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Appendix A — Location Map
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Appendix B — Appellant Form

.~

8 @ Environment and Land Tribunals Ontario Appellant Form (A1)
Ontario Municipal Board
655 Bay Street, Suite 1500 -
Toronto ON M5G 1E5 Recant Nimber: (OME 0los Liss Only)
Telephone: 416-212-6349

Ontario Toll Free: 1-866-448-2248
Fax: 416-326-5370 Date Stamp - Appeal Received by Municipaiity
Website: wvaw elto gov.an.ca = CE B

\ DEC 14 2017
~—GILY CLENNN QFFICE

Act Reference
Subject of Appeal Type of Appeal (Section)
Planning Act Matters
[] Appeal a decision by local council that adopted an OP or OPA (exempt from 17(24)
approval by Minister or Approval Authority)
Official Plan or ["] Appeal a decision of an Approval Authority that approved or did not approve 17(36)
Official Plan all or part of a plan or amendment
Amendment (] Approval Authority failed to make a decision on the plan within 180 days 17(40)
[] Council failed to adopt the requested amendment within 180 days 22(7)
Council refused the requested amendment
[7] Appeal the passing of a Zoning By-law 34(19)
2::: g;:::: s [T Application for an amendment to the Zoning By-law — failed to make a
Amsndnsnt decision on the application within 120 days 34(11)
Application for an amendment to the Zoning By-law — refused by the municipality
lzn;:g; g;::rwol [T] Appeal the passing of an Interim Control By-law 38(4)
Minor Variance [[] Appeal a decision of the Committee of Adjustment that approved or refused 45(12)
the application
[[] Appeal a decision that approved or refused the application
] Appeal conditions imposed 53(19)
Consent/Severance | Appeal changed conditions 53(27)
[] Application for consent — Approval Authority failed to make a decision on the 53(14)
application within 90 days
[[] Application for a plan of subdivision — Approval Authority failed to make a 51(34)
decision on the plan within 180 days
[[] Appeal a decision of an Approval Authority that approved a plan of
subdivision
[] Appeal a decision of an Approval Authority that did not approve a plan of 51(39)
Plan of Subdivision subdivision
[[] Appeal a lapsing provision imposed by an Approval Authority
[] Appeal conditions imposed by an Approval Authority
[C] Appeal conditions - after expiry of 20 day appeal period but before final 51(43)
approval (only applicant or public body may appeal)
[T] Appeal changed conditions 51(48)

3049E (2017/04) Page 206
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Subject of Appeal Type of A ActRefarenco
ype ppsel (Section)
Development Charges Act Matters
Development Charge |[_| Appeal a Development Charge By-law 14
By-law [C] Appesi an amendment to a Development Charge By-law 19(1)
Development Charge [] Appeal municipality's decision regarding a complaint 22(1)
Complaint [] Failed to make a decision on the complaint within 60 days 22(2)
Front-ending [] Objection to a front-ending agreement 47
Agreement [[] Objection to an amendment to a front-ending agreement 50
Education Act Matters
Education Appeal an Education Development Charge By-law 257.65
Development L TR Chargs. B
Charge By-law [] Appeal an amendment to an Education Development Charge By-law 257.74(1)
Education [C] Appeal approval authority’s decision regarding a complaint 257.87(1)
Development 5
Charge Complaint | filed to make a decision on the complaint within 60 days 257.87(2)
Aggregate Resources Act Matters
["] One or more objections against an application for a 'Class A’ aggregate
removal licence 11(5)
[[] One or more objections against an application for a ‘Class B' aggregate
removal licence
[] Application for a ‘Class A' licence — refused by Minister 1(11)
[C] Application for a 'Class B' licence — refused by Minister
Aggregate Removal |[] Changes to conditions to a licence 13(8)
Licence ] Amendment of site plans 16(8)
[[] Minister proposes to transfer the licence — applicant does not have
licensee's consent
[C] Minister proposes to refuse transfer of licence — applicant is licensee or has 18(5)
licensee's consent to transfer
[_] Minister proposes to refuse transfer of licence — applicant does not have
licensee's consent to transfer
[[] Revocation of licence 20(4)
Municipal Act Matters
[7] Appeal the passing of a by-law to divide the municipality into wards
gy‘_:::"““"‘” (] Appeal the passing of a by-law to redivide the municipality into wards 222(4)
] Appeal the passing of a by-law to dissolve the existing wards
Ontario Heritage Act Matters
[] Appeal the passing of a by-law designating a heritage conservation study 40.1(4)
Heritage area
Conservation District | ] aAppeal the passing of a by-law designating a heritage conservation district 41(4)
A046E (2017104) Page 3 of 6
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Other Matters
Subject of Appeal Act/Legislation Name Section Number

Address and/or Legal Description of prog‘erty sub;ezc_;to the appeal *

467-469 Dufferin Avenue, London ON N6B

Municipality *
City of London

Upper Tier (Example: county, district, region)
County of Middlesex

3. Appellant/Objector Information

Note: You must notify the OMB of any change of address or telephone number in writing. Please quote your OMB Case/File
Number(s) after they have been assigned.

Last Name
Lansink

First Name

Lisa

Company Name or Association Name (Association must be incormporated — include copy of letter of incorporation)
Marigold Homes Inc.

Professional Title
President

Me Number * Altemate Telephone Number Fax Number
ext.

“Mailing Address

Unit Number |Street Number * | Street Name * PO Box
1507 Colborne Street

City/Town * Province * Country * Postal Code *

London ON Canada o N6B 276

4. Representative Information

I hereby authorize the named company and/or individual(s) tc represent me

Last Name First Name
Patton Alan

Company Name
Patton Cormier & Associates

Professional Title
Laywer

Daytime Telephone Number Alternate Telephone Number Fax Number
e

ng ress

Unit Number Street Number Street Name PO Box
1512 140 Fullarton Street

City/Town Province Country Postal Code
London ON Canada N6A 5P2

3046E (2017/04) Page4of6




File: OZ-8804
Planner: M. Campbell

Note: If yoﬁ are representing the appellant and are not a solicitor, please confirm that you have written authorization, as required by
the OMB's Rules of Practice and Procedure, to act on behalf of the appellant. Please confirm this by checking the box below.

[] ! certify that | have written autharization from the appellant to act as a representative with respect to this appeal on his or
her behalf and | understand that | may be asked to produce this authorization at any time.

5. Appeal Specific Information

Municipal Reference Number(s)
0Z-8804

Outline the nature of your appeal and the reasons for your appeal *

We believe our application is an appropriate infill project for our neighbourhood. We have met design criteria, will
provide a unique living environment, we will be providing privately funded affordable housing, reducing urban sprawl
and use of existing infrastructure, and will be offering a housing type not readily available within the Woodfeild area.

The requested amendments are consistent with the PPS 2014;

The requested amendments conform to the intent of the City of London Official Plan;

The requested amendments conform to the intent of the London Plan, approved December 2016.

The requested amendment for zoning regulations recognize the existing development pattern and building form in
the area; and

The proposed building is a good fit in the neighbourhood.

Oral/written submissions to council
Did you make your opinions regarding this matter known to council?
[] Oral submissions at a public meeting Written submissions to council

Planning Act matters only
Applicable only to official plans/amendments, zoning by-laws/amendments and minor variances that came into effect/were passed
on or after July 1, 2016 (Bill 73)

Is the 2-year no application restriction under section 22(2.2) or 34(10.0.0.2) or 45(1.4) applicable?
[Jyes [z]No

6. Related Matters

Are there other appeals not yet filed with the Municipality?

] Yes No
Are there other matters related to this appeal? (For example: A consent application connected to a variance application)
[Jyes [¢]INo

7. Scheduling Information

How many days do you estimate are needed for hearing this appeal?

[[] 1 day [#] 2 days [] 3 days [[]4days [(] 1 week

[T] More than 1 week

How many expert withesses and other witnesses do you expect to have at the hearing providing evidence/testimony?

Describe expert witness(es)' area of expertise (For example: land use planner, architect, engineer, etc.)
Land use planners, architects, engineers, owners / applicants, structural engineers, potentially city staff

3049E (2017/04) Page 50l &



File: OZ-8804
Planner: M. Campbell

Doyou beh?eve this matter would benefit from mediation?
(Prior to scheduling a matter for mediation, the OMB will conduct an assessment to determine its stitability for mediation)

[ZJyes [JNo
Total Fee Submitted *  $ 600
Payment Method * » [/] Certified cheque  ["| Money Order [ Solicitor's general or trust account cheque

9. Declaration

| solemnly declare that all of the statements and the information ided, as véﬂ as any supporting documents are true, correct
and complete. [ / L
Name of Appellant/Representative Signg : Répre tive Date (yyyy/mm/dd)
Lisa Lansink , 2017/12/14
gyisions of the Planning Act, R S.0. 1990, c. P. 13, as

amended, and the Ontario Municipal Board Act, R.S. 0 19890, c. O. 28 as amended. After an appeal is filed, all information
relating to this appeal may become available to the public.
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Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: John M. Fleming

Managing Director, Planning and City Planner
Subject: Application By: Drewlo Holdings Inc.

661 and 667 Talbot Street
Meeting on: April 30, 2018

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 November 27,
2017 submitted by lan Flett on behalf of AnnaMaria Valastro relating to the Zoning By-
law Amendment Z.-1-172622 concerning 661 and 667 Talbot Street, 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.

Executive Summary
Purpose and the Effect of Recommended Action

The recommended action would advise the Ontario Municipal Board that Municipal
Council is in agreement with their previous decision on October 30, 2017 to approve the
requested amendment to the Zoning By-law to permit a bonus zone for a 16-storey
apartment building at a density of 403 uph.

Previous Reports Pertinent to this Matter

Z-8659: Public Participation Meeting on October 23, 2017 for the development of a 16-

storey (49.5m tall) apartment building with 236 apartment units (403 uph). Two levels of
underground parking totaling 133 parking spaces and 38 surface parking spaces are to
be provided.

Background

An application to amend the Z.-1 Zoning By-law was received by the City and deemed
complete on July 20, 2016. The initial application for a 16-storey apartment was
designed with 16 storeys of height along the frontage of Talbot Street and also
stretched back into the site along the northerly property limit in an L-shaped form.
Through the application review and input from city departments, the public, and relevant
panels and agencies the development design eventually evolved to reduce potential
impacts on the surrounding area and respect the heritage features of neighbouring
properties. The result was a U-Shaped building with a 3-storey base along Talbot
Street, that steps back to 7-storeys in height, with a further 16-storeys of height being
moved to the rear and north side of the property.

A Public Participation Meeting occurred before the Planning and Environment
Committee on October 23, 2017, and Council approved the requested Zoning By-law
Amendment on October 30, 2017. The approved amendment was a change to the
Zoning By-law from a Residential R3/Residential R10/Office Conversion (R3-1/R10-
3*H30/0C4) Zone TO a Residential R3/Residential R10 Bonus (R3-1/R10-3*H30*B())
Zone and an Open Space (0S4) Zone.



Figure 1: Council Approved Development Concept

The Bonus Zone approved by Council was intended to facilitate the development of a
high quality, multi-storey residential apartment building, with a height of up to sixteen
(16) storeys (49.5m) and a maximum of 236 dwelling units (403 units per hectare),
which substantively implements the building design depicted in Figure 1 (above). In
return for the Bonus Zone, the applicant agreed to provide the following services,
facilities and matters:

)

ii)

Exceptional Building Design

Specifically the building design shown in the various illustrations contained in
Schedule “1” of the amending by-law, is being bonused for features which
serve to support the City’s objectives of promoting a high standard of design
for buildings.

Overall Design

A contemporary architectural design that uses a coordinated palette of high
guality materials to be further refined through the site plan approval process,
including the use of brick along the Talbot Street frontage of the building for
the first 3-storeys to ensure the building is in keeping with the character of the
area.

Podium Base Design
A podium base up to 3-storeys in height to provide a pedestrian-friendly
scale at ground-level and a continuous street-wall facade along the
easterly (Talbot Street) facade;
A stepback after the first 3-storeys along Talbot Street providing a
pedestrian scale that is in keeping with the character of the buildings to
the south and east.

Tower Design

A building design that breaks up the massing of the building by providing
multiple height variations and architectural details to respond to the
surrounding community.

Parking Strategy
The provision of two levels of underground parking.



Copies of the appeal letter from lan Fleet, and the reasons for the appeal, are attached
as Appendix 'B' to this report. The Ontario Municipal Board hearing has been
scheduled for May 30, 2018.

5.0 Conclusion

The proposed development will contribute to the mix of residential uses in the area
while encouraging the redevelopment of an underutilized site. The development
provides an appropriate form of intensification considering its physical size, shape and
distribution of massing, as well as its location near the downtown and accessible bus
routes. The bonusing of the subject site ensures that the building form and design will
fit within the surrounding area and provide for an enhanced design standard. Planning
staff have reviewed the appeal letter and see no reason for Council to alter its decision
relating to this matter.

Prepared by:

Mike Corby, MCIP, RPP
Current Planning
Submitted by:

Michael Tomazincic, MCIP, RPP
Manager, Current Planning
Recommended by:

John M. Fleming, MCIP, RPP
Managing Director, Planning and City Planner

April 23, 2018
MC/mc

Y:\Shared\implemen\DEVELOPMENT APPS\2016 Applications 8573 to\8659Z - 661 & 667 Talbot St
(MC)\OMB\PEC-Report-Template-AODA.docx




Appendix “A”

LOCATION MAP
Subject Sito: 651 - 667 Talbot St
Apphcant Drewlo Holdings Inc
Fia Number : Z-8659
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Planner - MC
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Appendix “B”

Environment and Land Tribunals Ontario Appellant Form (A1)

Ontario Municipal Board

655 Bay Street, Suite 1500 ————
@ Toronto ON M5G 1E5 Receipt Number (OMB Office Usa Only)

Telephone:  416-212-6349

Toll Free: 1-866-448-2248 e gt il

Fax: 416-326-5370 | Date Stamp - Appesi Recered by Muncipalty

Website. wew efto.gov.on.ca

1. Appeal Type (Piease check all applicable boxes) *

Subject of Appeal Type of Appeal ““:s"": s
Planning Act Matters
F Appeal a decision by local council that adopted an OP or OPA (exempt from T 17(24)
appwval by Minister or Approval Authority) 5
Official Plan or {'] Appeal a decision of an Approval Authonty that approved or did not approve 17(36)
Official Plan l all or part of a plan or amendment :
Amendment P:l Approval Authonty failed to make a decision on the plan within 180 days 17(40)
L[_j Council failed 1o adopt the requested amendment within 180 days 22(7)
"1 Council refused the requested amendment |
|[7] Appeal the passing of a Zoning By-law 34(19)
z°z ° n;nl : g;:::: o 1U Application for an amendment to the Zoning By-law — falled to make a
A w A l decision on the application within 120 days 34(11)
;T[’] Application for an amendment to the Zoning By-law — refused by the mumcipality
interim Control ‘ .
Zoning By-law ] Appeal the passing of an Interim Control By-law 38(4)
Minor Variance [ :\h;;p:.al a decision of the Committee of Adjustment that approved or refused 45(12)
- o I[ ] Appeal a decision that approved or refused the application -
‘ D Appeal conditions imposed 53(19)
Consent/Severance l_j Appeal changed conditions 53(27)
[] Application for consent — Approval Authority failed to make a decision on the 53(14)
—— application within 80 days
-f_' [ Application for a plan of subdivision — Approval Authority falied to make a 51(34)
decision on the plan within 180 days o
r_ l Appeal a decision of an Approval Authority that approved a plan of
subdivision
[] Appeal a decision of an Approval Authority that did not approve a plan of 51(39)
Plan of Subdivision subdivision
(] Appeal a lapsing provision imposed by an Approval Authority
LJ Appeal caonditions umpoeed by an Appnwal Authorny
] Appeal conditions - afier expiry of 20 day appeal period but before final 51(43)
apg;gyal (only apphcant or public body may med) | i
(] Appeal changed conditions | 51(48)
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Act Reference

Subject of Appeal Type of Appeal (Section)
Development Charges Act Matters
Development Charge [] Appeal a Development Charge By-law 14
By-law [] Appeal an amendment to a Development Charge By-law 19(1)
Development Charge [[] Appeal municipality's decision regarding a complaint 22(1)
Complaint [ Failed to make a decision on the complaint within 60 days 22(2)
Front-ending {[] Osjection to a front-ending agreement 47
Agreement |[:] Objection to an amendment to a front-ending agreement 50
Education Act Matters
Education an Education D { Charge By-law 257.65
[ Appeal evelopmen ge By
Charge By-law [] Appeal an smendment to an Education Development Charge By-law 257.74(1)
Education [] Appeal approval authority's decision regarding a complaint 257.87(1)
Development
Charge Complaint || Failed to make a decision on the complaint within 60 days 257.87(2)
Aggregate Resources Act Matters
[ 7] One or more objections against an application for a ‘Class A' aggregate
removal licence 11(5)
[ ] One or more objections against an application for a ‘Class 8’ aggregate
removal licence
DAppMcaﬁonbra'CIassA’ucenoe-reﬁJsedbthMr 11(11)
(7] Application for a ‘Class B’ licence — refused by Minister
Aggregate Removal [ Changes to conditions to a licence 13(8)
Licence [] Amendment of site plans 16(8)
[7] Minister proposes to transfer the bicence — applicant does not have
licensee's consent
[] Minister proposes to refuse transfer of licence — applicant is licensee or has
X v 18(5)
_.hcensee s consent to transfer
[C] Minister proposes to refuse transfer of licence ~ applicant does not have
licensee’s consent to transfer
[ Revacation of iicence 20(4)
Municipal Act Matters
] Appeal the passing of a by-law to divide the municipality into wards
'f.‘;ﬁ:“""‘" [] Appeal the passing of a by-law to redivide the municipaiity into wards 222(4)
] Appeal the passing of a by-aw to dissolve the existing wards
Ontario Heritage Act Matters
[] Appeal the passing of a by-law designating 2 heritage conservation study 40.1(4)
Heritage area
Conservation District [ Appeal the passing of a by-law designating a heritage conservation district 41(4)

J0A0E (2047/04)
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Mdnuuwugdoowbwnolwmwbpclbmawod'
661 10 667 Talbot Street. London Ontano

Murscpaity *
London

Upper Tier (Example. county, district, region)
Ontano

3. AppellantObjector information

Note: Vwmmmwsammdmamnum«nm.mmwouacawru
Number(s) afer they have been assigned.

Last Name * |First Name *

Valastro | AnnaMaria

WNmaMmNm(mmuw-m&wdwdwf

Professional Tide

Frad Address

‘Daytene Telephone Number * 'lAaemm Telephone Number Fax Number
ext
‘Mailing Address = =z = o o
Unit Number | Streat Number | Street Name * lpoaox
1 ‘1 33 John
Cay/Town * ‘ inomee "Country * ‘mcm
London Ontano Canada NSA INT7

:@&mbyamommedmwmwdmnbmmm
Last Name | First Name
Flott AP."

= y ~ .
£nc Gllespie Professional Corp.
Prefessional Title

lonwyer

Emat Address

Davtime Telephone Numoer [Alamou Telephone Number Fax Number
ext 302

p— “,' -
Unt Number Street Number Street Name PO Box
620 10 King St EAST
City/Town ' ' Province Counlry Postal Code
Toronto Ontano Canada me 1C3

J04ME (01704 Fagedcfe




Note: If you are representing the appeliant and are not a solicitor, please confirm that you have written authonzation. as required by
the OMB's Rules of Practice and Procedure. to act on behalf of the appefiant. Please confirm this by checking the box below.

[} [certily that | have written authorization from the appeliant to act as a representative with respect to this appeal on his or
her behalf and | understand that | may be asked to produce this authorization at any time.

5. Appeal Specific Information

Municipal Reference Number(s)
Z-8659

Outline the nature of your appeal and the reasons for your appeal *

Please see attached

‘Oraliwritten submissions to council
Did you make your opinions regarding this matter known to council?

(/| Oral submissions 8t a public meeting [7] Written submissions to council

Planning A-ct matters only
Applicable only to official plansfamendments, zoning by-lawsfamendments and minor variances that came into effect/were passed
on or after July 1, 2016 (Bill 73)

Is the 2-year no applcation restriction under section 22(2 2) or 34(10.0.0.2) or 45(1.4) applicable?
[Iyes [/]No

6. Related Matters

Are there other appesls not yet filed with the Municipality?

[TYes No
Are there other matters related to this appeal? (For example: A consent application connected to a vanance application)
[[] Yes No

7. Scheduling Information

How many days do you estimate are needed for hearing this appeal?

[)1day [l 2days [/]3days [)4days (7] 1 week

[ ] More than 1 week

l1-¢ow many expert witnesses and other witnesses do you expect to have at the hearing providing evidenceftestmony?

Describe expert witness(es) area of expertise (For example: land use planner, architect. engineer, elc.)
land use planner

J040E (201704 PageScré




Do you believe this matter would benefit from mediation?
(Prior to scheduling a matter for mediation, the OMB will conduct an assessment to determine its suitability for mediation)

[JiYes [No

8. Required Fee
Total Fee Submitted *  $ 300
Payment Method * » [ ] Centified cheque  [/] Money Order [ | Solicitor’s general or trust account cheque

9, Declaration

| solemnly dectare that all of the statements and the information provided, as well as any supporting documents are tree, correct
and complete

Name of Appellant/Representative Signature of Re i Date (yyyy/mmidd)
AnnaMaria Valastro &) / 201711727

Personal information requested on this form is collected under the provisions of the Planning Act, R.S.0. 1890, c. P. 13, as
amended, and the Ontario Municipal Board Act, R.S.0. 1890, ¢. 0. 28 as amended. After an appeal is filed, all information
relating to this appeal may become available to the public.
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Noti

ERIC K. GILLESPIE PROFESSIONAL CORPORATION

EKG BARRISTERS & SOLICITORS
IAN FLETT, J.0.
Telephone; +1 (416) 703-5400
Direct: +1 (416) 703-7034
Fax: +1 (418) 703-8411
Email ifet@glaspiclaw.ca
November 27, 2017
Delivered by hand
City Clerk Office

The Corporation of the City of London
300 Dufferin Ave, London, ON N68 122

Dear : City Clerk
Re: Notice of Appeal re London Zoning By-law Z-8659

We are the lawyers for AnnaMaria Valastro on behalf of the North Talbot Neighbourhood Association.
Our client appeals Zoning By-law Z-8659 for the following reasons:

e Council falled to consider the impact of the development proposal on the Thames Valley
Significant Corridor as contemplated by policy 15.4.6 of the Official Plan;

e The development proposal is inconsistent or conflicts with Provincial Policy Statement policy
2.1.8 being adjacent to a Significant Valley land;

« Council failed ta consider the impacts of the development proposal on traffic operations
surrounding the subject site in accordance with policy 18.2.7 Official Plan;

e Councll failed to consider active transportation in and around the subject site contrary to Official
Plan policies 18.2.8 and 18.2.14 and inconsistent with PPS 2014 policy 1.6.6.2.

e Council failed to consider the impacts of the development application, as approved, on
neighbouring properties, thereby failing to conform to its Official Plan;

e Council falled to consider the impact on lands designated Open Space near and/or upon the
subject site and further, failed to appropriately zone certain lands near the Thames River;

« Council failed to provide sufficient information ahead of a public meeting for the public to
generally understand the application in contravention of section 35(12)(a)(i) of the Planning Act;

e By-law Z-8659 fails to conform to Official Plan pollcy 3.4.3 by inverting the focus of where
growth and intensification Is directed in the City of London;

e By-law Z-8659 fails to conform to Official Plan policy 3.4.3 as there are few, if any, unique
attributes to benefit the public.

« The impugned by-law fails to conform to Official Plan policies concerning the Talbot mixed-Use
Area, inter alia, policy 3,5.1 by:




« Adversely impacting the neighbourhood by removing visual access 1o the Thames River
Valley;
« Changing the low rise, low and medium density character of the area to high density
without sufficient setbacks or interface between the site and surrounding land uses,
= Does not provide a high standard of landscaped open space with minimal front yard area of
2.5 meters is Insufficient; any other landscaped open space is private and not available for
public amenity; the street trees are on public property and not part of the project.
e Theimpugned zoning by-law fails to canform to Official Plan policies concerning built form,
including policy 11.1.1 by failing to:
« complement significant natural heritage features Thames Valley Corridor;
minimize the obstruction of natural features and landmarks;
consider the retention of trees on the subject site;
disharmonious architectural styles;
consider appropriate deslgn styles on the edge of the Thames River.

Piease find enclosed a Notice of Appeal and a cheque in the amount of $300 to Minister of Finance;

We are obliged for your confirmation of receipt of this correspondence and our client’s Notice of
Appeal.

Yours very truly,

ERIC K. GILLESPIE
PROFESSIONAL CORPORATION
Per;

e

lan Flett



File: P-8762
Planner: L. Mottram

Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: George Kaotsifas, P. Eng.

Managing Director, Development & Compliance Services
and Chief Building Official
Subject: Application By: Sifton Properties Limited
Riverbend Golf Community Phase 9
East Side of Kains Road, North of Shore Road
Block 1 Plan 33M-721
Meeting on: Monday April 30, 2018

Recommendation

That, on the recommendation of the Senior Planner, Development Services, the following
action be taken with respect to the application by Sifton Properties Limited to exempt the
following lands from Part Lot Control:

a) the attached proposed by-law BE INTRODUCED at the Municipal Council meeting
on May 8, 2018 to exempt Block 1 Registered Plan 33M-721 from the Part Lot
Control provisions of Subsection 50(5) of the Planning Act.

Executive Summar

Summary of Request

Request for approval to exempt Block 1 in Registered Plan 33M-721 from the Part Lot
Control provisions of the Planning Act.

Purpose and Effect of Recommended Action

Exemption from Part Lot Control will allow the developer to divide the block further into
land lease parcels consisting of thirty-six (36) residential detached homes and twenty-
one (21) attached townhomes, with access provided via a private internal access road.

Rationale for Recommended Action

The conditions for passing the Part Lot Control By-law have been satisfied, and the
applicant has been advised that the cost of registration of the by-law is to be borne by
the applicant, all in accordance with the previous Council Resolution.



File: P-8762
Planner: L. Mottram

LOCATION MAP
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File: P-8762
Planner: L. Mottram

At its meeting held on July 25, 2017, Municipal Council resolved:

9. That, on the recommendation of the Senior Planner, Development Services, the
following actions be taken with respect to the application by Sifton Properties Limited, to
exempt the following lands from Part Lot Control:

a) pursuant to subsection 50(7) of the Planning Act, R.S.0. 1990, c. P.13, the
proposed bylaw appended to the staff report dated July 17, 2017, BE
INTRODUCED at a future Municipal Council meeting, to exempt Block 1 Plan 33M-
721, from the Part Lot Control provisions of subsection 50(5) of the said Act; it
being noted that these lands are zoned Residential R6 Special Provision (R6-5(7)
and R6-5(22)), which permits cluster forms of housing such as single detached,
semi-detached, duplex, triplex, townhouse and stacked townhouse dwellings in the
form of land lease community homes;

b) the following conditions of approval BE REQUIRED to be completed prior to the
passage of a Part Lot Control By-law for Block 1 Plan 33M-721, as noted in clause
a) above:

i) the applicant submit a draft reference plan to the Building Division for review
and approval to ensure the proposed part lots and development plans
comply with the regulations of the Zoning By-law, prior to the reference plan
being deposited in the land registry office;

i) the applicant submits to Development Services a digital copy together with
a hard copy of each reference plan to be deposited; it being noted that the
digital file shall be formatted in accordance with the City of London's Digital
Submission / Drafting Standards and be referenced to the City’s NAD83
UTM Control Reference;

iii) prior to the reference plan being deposited in the Land Registry Office, the
applicant submit to Development Services for review, a draft reference plan
showing the proposed part lots are consistent with the approved site plan,
servicing drawings, development agreement, and conditions to the approval
of this application;

iv) the applicant shall obtain confirmation from Development Services that the
assignment of municipal numbering has been completed in accordance
with the reference plan(s) to be deposited;

V) the applicant shall submit to Development Services confirmation that an
approved reference plan for final lot development has been deposited in
the Land Registry Office;

Vi) the site plan and development agreement be registered prior to passage
of the exemption from part lot control by-law; and,

C) the applicant BE ADVISED that the cost of registration of the above-noted By-law
is to be borne by the applicant, in accordance with City policy. (2017-D25)
(9/14/PEC)

The exemption from the Part Lot Control will allow for creation of individual residential
units on a long-term land lease basis. The conditions noted above have been satisfied,
and the attached recommended by-law to implement Council’s July 25, 2017 resolution
will allow the conveyance of individual leasehold interests for lands within Block 1 Plan
33M-721, as per the attached reference plan. This development proposal, known as
Riverbend Golf Community Phase 9, will consist of thirty-six (36) cluster residential
detached dwellings and twenty-one (21) attached townhomes, with access provided via
a private internal access road.
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REFERENCE PLAN 33R-20077
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File: P-8762
Planner: L. Mottram

Conclusion

In accordance with the Council Resolution, the conditions required to be completed prior
to the passage of a Part Lot Control By-law have been satisfied, and the applicant has
been advised that the cost of registration of the by-law is to be borne by the applicant.

Recommended by:

Larry Mottram, MCIP, RPP
Senior Planner - Development Services
Reviewed by:

Lou Pompilli, MPA, RPP
Manager, Development Planning
Reviewed by:

Matt Feldberg
Manager, Development Services (Subdivisions)
Concurred In by:

Paul Yeoman, RPP, PLE
Director, Development Services
Submitted by:

George Kotsifas, P. Eng
Managing Director, Development and Compliance
Services and Chief Building Official

April 23, 2018
GK/PY/MF/LP/LM/Im
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File: P-8762
Planner: L. Mottram

Bill No. (number to be inserted by
Clerk's Office)
2018

By-law No. C.P. (number to be inserted
by Clerk's Office)

A by-law to exempt from Part Lot Control
lands located on the east side of Kains
Road, north of Shore Road; being
composed of all of Block 1 Plan 33M-
721, more accurately described as Parts
1-54 inclusive on Reference Plan 33R-
20077 in the City of London and County
of Middlesex.

WHEREAS pursuant to subsection 50(7) of the Planning Act, R.S.0. 1990,
c. P.13, as amended, and pursuant to the request from Sifton Properties Limited, it is
expedient to exempt lands located on the east side of Kains Road, north of Shore Road;
being composed of all of Block 1 Plan 33M-721 from Part Lot Control,

THEREFORE the Municipal Council of The Corporation of The City of
London enacts as follows:

1. Lands located on the east side of Kains Road north of Shore Road, being
composed of all of Block 1 Plan 33M-721, in the City of London and County of
Middlesex, more accurately described as Parts 1 to 54 inclusive on Reference Plan
33R-20077, are hereby exempted from Part Lot Control pursuant to subsection
50(7) of the Planning Act, R.S.0O. 1990, c.P.13, as amended; it being noted that
these lands are zoned to permit cluster forms of housing such as single detached,
semi-detached, duplex, triplex, townhouse and stacked townhouse dwellings in the
form of land lease community homes in conformity with the Residential R6 Special
Provision (R6-5(7) and R6-5(22)) Zones. A Site Plan Development Agreement for
the lands in question was entered into with the City of London on March 10, 2017,
and registered in the Land Registry Office on July 12, 2017.

2. This by-law comes into force when it is registered at the Land Registry Office.

PASSED in Open Council on May 8, 2018.

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading - May 8, 2018
Second Reading — May 8, 2018
Third Reading — May 8, 2018
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Appendix B — Relevant Background

Additional Reports

File No. P-8762 — Planning and Environment Committee Meeting on July 17, 2017 —
Report from the Managing Director, Development & Compliance Services and Chief
Building Official with respect to an application by Sifton Properties Limited requesting an
exemption from Part Lot Control for Block 1 Plan 33M-721, located on the east side of
Kains Road, north of Shore Road, known as Riverbend Golf Community Phase 9.



Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: George Kaotsifas, P. Eng

Managing Director, Development & Compliance Services &
Chief Building Official
Subject: Application By: Extra Realty Limited
660 Sunningdale Road East
Applewood Subdivision Phase 1 - Special Provisions
Meeting on: April 30, 2018

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 Extra Realty Limited for the subdivision of land over
Concession 6 S, Part Lot 13, situated on the north side of Sunningdale Road, west of
Adelaide Street North, municipally known as 660 Sunningdale Road East;

(@) the Special Provisions, to be contained in a Subdivision Agreement between The
Corporation of the City of London and Extra Realty Limited for the Applewood
Subdivision, Phase 1 (39T-09501) attached as Appendix “A”, BE APPROVED,;

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

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

Analysis

1.0 Site at a Glance

1.1  Property Description

The subject site is a 42 hectare parcel of land located at the northwest corner of
Adelaide Street North and Sunningdale Road East. It is located at the northerly limit of
the City and borders with the Township of Middlesex Centre. The property slopes
generally from north to south with a rolling terrain. The site currently contains a 4
hectare woodlot (designated as Environmentally Significant Area), a small Provincially
Significant Wetland, and existing buildings including a single detached dwelling (located
towards the south end of the property, adjacent to the extension of Blackwater Road),
and two brick barns which have been designated under the provision of Section 29(3) of
the Ontario Heritage Act, R.S.0. 1990, c. O. 18, (currently under appeal).



1.2 Location Map Phase 1 Applewood Subdivision

/

Powell

SUBJECT SITE

Northbrook
Valley

Location Map Legend
Project Title: 38T*9501 [ subject site
Description: Sergautis - Applewood Subdivision - . Park
Phase 1 ars
Created By: Frank Gerrits D Assessment Parcels
Date: 4/4/2018
Scdle: 44000 . Buildings

E’ Address Numbers

Corporation of the City of London A




Applewood Phase 1 Plan

1.3

-
t o "CITY OF LONBON® ATTREIVED GHEEN SLLTRIN 51 00 14 FUANNTES AL (11T

DAY OF 1, OCLOCEONME____ DAY OF
! 1M THE SDGRSTTR PO #20 CI1AS- 5841101, AND THE REQUSED
|.'.’v|I.L S CONIENTS AT SEGETTRED A3 FLAN DOCUMEN] MUMGS
> M *
< LoT 9 _
e !
=t T TATIVE [OF LA FEGITTNAL
”m m h AT S pear -
5 LOT
| sk BLOCK 12 o
] £ i, Bl
m pl_.nn...w& J ._.-N:.S ~ T I T Ly T _\
S
< e SH 3 e ~ PLAN OF SUBDIVISION 6
2 5) o) 5 = PART OF LOT 13
R o R & CONCESSION &
A hane s Lowr
[ Cify o Lonpon
A b B 12190 - s 1w
B T — e
KLEINBURG pRy, VE i ,n iy Stantec Geomatics Lid.
W7 N Sy g
OO0 ety KLEINBURG ¢ DRI g
2o Baras ] VE = [T
= % : oo s
{ SO oo
___I i raaae A 1aE T P
: g 2 L B s il i
‘ e 1 e Y LRV KAG o TRy o
L TOWNSHI® m oF LONDON)
T - g st
I %—t‘ H
! .
! 5,
| 5
| "l
i .
i BLOCK 9 =
| oo
| w Vo
BLACK |otos I <3
“ S < o
| 17
| &
| CONCESSION
AR RS =
{ G
3 :
ol
|
vnsare lnn& = & o s
] “ : BLOCK 11 m e A e TG
£ I..m_.. hamw;, 1 u | [RESERVE D 50| |
e L —
e BLOCK 10 v wossecs i
. reesas. ety bR avwion
™ s e— 3 ] WA s - = pres 7o

PLAN 33M-

TUERERT L ENTPY THAT Tl FLAN ) KECIITOXEE 0 THE LATE REONTFT
PR P THELANG) WTLES [XVS0N OF MICDXEIEX (les33) A
<3017 AND ENTERED

ROAD EAST

COMGINAL MOAD ALLOWANGE BETWEDN CONCESSIONS 8 & &)

(PORERLY SUARANGIACE WD, BY B-LWW S-TET-B, INST. M 40350}

M pstes — FINAT)

e
£ THESMAEY MALCOMITID On TV 04% O 3014




2.0 Description of Proposal

2.1 Development Proposal

The draft plan of subdivision was recently revised (February, 2018) and consists of 39
low density blocks (Blocks 1-39), four (4) medium density residential blocks (Blocks 40-
44), two (2) commercial blocks (Blocks 46-47), two (2) commercial/mixed use
residential blocks (Blocks 48-49), three (3) open space blocks (Blocks 49-51), eight (8)
parkland and walkway blocks (Blocks 52-59), one (1) stormwater management block
(Block 60), one (1) road widening block (Block 61), six (6) 0.3 m reserve blocks (Blocks
62-67), all served by one (1) primary collector road (Blackwater Road), one (1)
secondary collector road (Street “D”/Superior Drive), and ten (10) new local streets.

A public meeting for the revised Draft Plan and associated Zoning By-law amendment
was held at Planning and Environment Committee on January 22, 2018. The Zoning By-
law amendment was referred back to staff and ultimately brought forward to the
February 20, 2018 PEC meeting for approval. The revised draft plan of subdivision was
approved by the Approval Authority on February 21, 2018. The Zoning By-law
amendment is now in force and effect.

The Applicant is registering the first phase of this subdivision, which consists of eight (8)
single detached lots and one (1) multi-family, medium density block, all located off of the
extension of Kleinburg Drive.

Development Services has reviewed these special provisions with the Owner who is in
agreement with them.This report has been prepared in consultation with the City’s
Solicitors Office.

Prepared by:

Nancy Pasato, MCIP, RPP

Senior Planner, Development Services
Recommended and
Reviewed by:

Lou Pompilii, MCIP RPP
Manager, Development Planning (Subdivision)
Reviewed by:

Matt Feldberg
Manager, Development Services (Subdivision)
Concurred in by:

Paul Yeoman, RPP, PLE
Director, Development Services
Submitted by:

George Kotsifas, P.ENG
Managing Director, Development and Compliance
Services and Chief Building Official

April 23, 2018
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Appendix A — Special Provisions

5. STANDARD OF WORK

Remove Subsection 5.7 as there are no rear yard catchbasins in this Plan.

16. PROPOSED SCHOOL SITES

Remove Subsections 16.3 to 16.9 as there are no school sites in this Plan.




25.1 STANDARD REQUIREMENTS

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

Add the following new Special Provisions:

#1 Prior to the issuance of any Certificate of Conditional Approval, the Owner shall implement
all geotechnical recommendations made in the geotechnical report accepted by the City,
to the satisfaction of the City, at no cost to the City.

#2 The Owner shall have its Urban Designer and/or Architect, as pre-approved by the City,
certify all building permit applications for single detached dwellings that the building plans
are designed in accordance with the approved urban design guidelines.

#3 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:

(1) For the removal of the temporary turning circle on Kleinburg Drive inside this Plan,
an amount of $20,000.

25.2 CLAIMS

Remove Subsection 25.2 (a) in its entirety and replace with:

There are no eligible claims for works by the Owner paid for from a Development Charges

Reserve Fund or Capital Works Budget included in this Agreement.

Delete Subsection 25.2 (b) through (g) in its entirety:




25.6 GRADING REQUIREMENTS

Add the following new Special Provisions:



#4 The Owner shall grade the portions of Block 9 of this Plan, which has a common property
line with Sunningdale Road East, to blend with the ultimate profile of Sunningdale Road
East, in accordance with the accepted engineering drawings.

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 Stoney Creek Subwatershed
Study and any addendums/amendments;

i) The approved Storm/Drainage and SWM Servicing Functional Report for the
subject lands, in accordance with the file manager process;

iii) The accepted Municipal Class EA for Storm Drainage and Stormwater
Management Servicing Works for the Stoney Creek Undeveloped Lands (2008)
and the Minor reivisions/amendments to the Municipal Class EA for Storm
Drainage and Stormwater Management Servicing Works for the Stoney Creek
Undeveloped Lands (May 2011) and any amendments and/or addendums;

iv) The approved Functional SWM Servicing Report and the detailed design of the
Uplands North (Powell) SWMF 2B by AECOM — May 2011;

V) 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.

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

Vii) The City’s Waste Discharge and Drainage By-laws, lot grading standards, policies,
requirements and practices;

viii)  The City of London Design Specifications and Requirements Manual, as revised,;

iX) The Ministry of the Environment and Climate Change (MOECC) SWM Practices
Planning and Design Manual (2003); and

X) Applicable Acts, Policies, Guidelines, Standards and Requirements of all required
approval agencies.

Add the following new Special Provisions:

#5 The Owner shall decommission any temporary sediment basins and associated
infrastructure in this Plan upon development of Block 9, to the satisfaction of the City, at
no cost to the City.

25.8 SANITARY AND STORM SEWERS
Remove Subsection 25.8 (c) and replace with the following:

(©) The Owner shall construct the storm sewers to service the Lots and Blocks in this Plan,
which is located in the Stoney Creek Subwatershed, and connect them to the City’s
existing storm sewer system being the 450 mm diameter storm sewer on Kleinburg Drive,
in accordance with the accepted engineering drawings, to the satisfaction of the City.
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.

(0)

Remove Subsection 25.8 (0) and replace with the following:

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 Kleinburg Drive, in accordance with accepted engineering
drawings, to the satisfaction of the City.

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:

#6

#7

259

The Owner shall remove the temporary Ditch Inlet Catch Basin’s, (DICBS), etc. and the
existing easements on Kleinburg Drive may be quit claimed, all to the satisfaction and
specifications of the City Engineer and at no cost to the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall make
adjustments to the existing works and services on Kleinburg Drive in Plan 33M-643,
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.

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
accepted engineering drawings.

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

#8

The Owner shall construct the watermains to service the Lots and Blocks in this Plan and
connect them to the City’s existing water supply system, being the 200 mm diameter water
main on Kleinburg Drive, as per the accepted engineering drawings, to the specifications
of the City Engineer.

Add the following new Special Provisions:

#9

The Owner shall 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.



#10

#11

#12

#13

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 for the following:

to meter and pay the billed costs associated with any automatic flushing devices
including water discharged from any device at the time of their installation until
removal/assumption;

any incidental and/or ongoing maintenance, periodic adjustments, repairs,
replacement of broken, defective or ineffective product(s), poor workmanship, etc.
of the automatic flushing devices;

payment for maintenance costs for these devices incurred by the City on an
ongoing basis until removal/assumption; and

all works and the costs of removing the devices when no longer required.

The Owner shall ensure the limits of any request for Conditional Approval shall conform
to the staging plan as set-out in the accepted engineering drawings and shall include the
implementation of the interim water quality measures. In the event the requested
Conditional Approval limits differ from the staging as set out in the accepted engineering
drawings, and the watermains are not installed to the stage limits, the Owner would be
required to submit revised plans and hydraulic modelling as necessary to address water
quality.

With respect to any proposed development 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 if it is determined by the Ministry of Environment
and Climate Change (MOECC) that the water servicing for the Block is a regulated drinking
water system, then the Owner or Condominium Corporation may be required to meet the
regulations under the Safe Drinking Water Act and the associated regulation O.Reg.
170/03.

If deemed a regulated system, the City of London may be ordered by the Ministry of the
Environment and Climate Change (MOECC) to operate this system in the future. The
system may be required to be designed and constructed to City standards.

Prior to connection of the constructed water distribution system to the City’s Municipal
water distribution system, the Owner shall ensure that watermains are commissioned in
accordance with the requirements of the City of London’s Standard Contract Documents
and all water quality measures are in place.

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:

(1) a fully serviced road connection where Kleinburg Drive in this Plan connects with
Kleinburg Drive in Plan 33M-643, including all underground services and all related
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 Kleinburg Drive 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.

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

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 Sunningdale Road East via Canvas Way.

Add the following new Special Provisions:

The Owner shall construct a temporary turning circle at the east limit of Kleinburg Drive,
to the satisfaction of the City Engineer and at no cost to the City.



#15

#16

If the Owner requests the City to assume Kleinburg Drive, 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 Kleinburg
Drive and completing the curb and gutter, asphalt pavement, Granular ‘A’, Granular ‘B’,
sodding of the boulevard, 1.5 metre concrete sidewalks on the north and south 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 $20,000 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.

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.

The Owner shall be required to make minor boulevard improvements on Sunningdale
Road East 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 necessatry.

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.



SCHEDULE “C”

This is Schedule “C” to the Subdivision Agreement dated this day of , 2018,
between The Corporation of the City of London and Extra Realty Limited to which it is attached

and forms a part.

SPECIAL WORKS AND SERVICES
Roadways

— Kleinburg Drive shall have a minimum road pavement width (excluding gutters) of 8.0
metres with a minimum road allowance of 20.0 metres; and’

— Taurus Street shall have a minimum road pavement width (excluding gutters) of 7.0

metres with a minimum road allowance of 19 metres.

Sidewalks

A 1.5 metre sidewalk shall be constructed on both sides of Kleinburg Drive.

A 1.5 metre sidewalk shall be constructed on one side of Taurus Street on the west boulevard

Pedestrian Walkways

There are no walkways in this Plan.



SCHEDULE “D”

This is Schedule "D" to the Subdivision Agreement dated this day of , 2018,
between The Corporation of the City of London and Extra Realty 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:

0.3 metre (one foot) reserves: Blocks 11, 12 and 13

Road Widening (Dedicated on face of plan): Block 10

Walkways: NIL

5% Parkland Dedication: NIL — to be taken through future
phase(s).

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



SCHEDULE “E”

This is Schedule “E” to the Subdivision Agreement dated this day of , 2018,
between The Corporation of the City of London and Extra Realty 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: $ 95,383
BALANCE PORTION: $540,502
TOTAL SECURITY REQUIRED $635,885

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. CPOL-
13-114 and policy adopted by the City Council on April 4, 2017 and any amendments.

ha Owne a hph/-the ) /1o the Vllla ordance-with-the ihv's By AN

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.0. 1990.



SCHEDULE “F”

This is Schedule “F” to the Subdivision Agreement dated this day of , 2018,
between The Corporation of the City of London and Extra Realty 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:

(@) Temporary turning circle easements shall be deeded to the City in conjunction with this
Plan at the east limit of Kleinburg Drive as per the accepted engineering drawings.

Road Easements:

There are no road easements required.



Appendix B — Related Estimated Costs and Revenues

Related Estimated Costs and Revenues

‘ ‘ Estimated Cost
Estimated DC Funded Servicing Costs (omcAKson HST)

Claims for developer led construction from CSRF
- None identified S0

Claims for City led construction from CSRF

- None identified. "
Total $0
Esﬁmm(d 2;::-:‘ :S:;mﬂm' Estimatod Rovenue
CSRF $675,582
UWRF $61,004
TOTAL $736,586

1 Thare are no anticipated claims assocated with s development,

2 Estimated Revanues ara calculated using 2018 DG rates and may take many years to recover, The ravenue estimates Incdudes DC
cost recovery for “sofl services” (fre, police, parks und recreation factities, ibrary, growth studies), Thare is no comparitive cost
aliocation in the Estimated Cost section of the report. 8o the roader should use caution In comparng the Cost with tho Revenue

Reviewed by:
A?” | 2 /Zp # W
Date Matt Feldberg

Manager, Developryent cos
(Subdivisions)

Ay (1 3/20(% /Mé/@, )

Date Pétil Yooman
Director, Dovclop nt Finance




Appendix C — Additional Information

Previous Reports

June 9, 2003 — Report to the Planning Committee recommending adoption of the Uplands
North Area Plan.

July 18, 2005 - Report to the Planning Committee regarding the Placemaking
demonstration project.

May 6, 2009 — Report to Planning Committee regarding tree cutting on the property.

June 22, 2009 — Report to Planning Committee regarding status of subdivision/file;
information report.

October 8, 2013 - Report to Planning Committee regarding status of subdivisionf/file;
information report.

July 28, 2014 - Report to Planning and Environment Committee recommending approval
of a redlined draft plan of subdivision and associated Official Plan and Zoning By-law
amendments; Staff recommendation of redline changes to the draft plan and associated
amendments supported/approved by Municipal Council.

July 17, 2017 — Report to Planning and Environment Committee on Request for
Demolition of Heritage Listed Property located at 660 Sunningdale Road East; Staff
recommendation that notice be given under the provision of Section 29(3) of the Ontario
Heritage Act, R.S.0. 1990, c. O. 18, of Municipal Council’s intention to designate the
property to be of cultural heritage value or interest for the reasons outlined in Appendix D
of this report; supported/approved by Municipal Council

January 22, 2018 - Report to Planning and Environment Committee recommending
approval of a revised redlined draft plan of subdivision and associated Zoning By-law
amendments; Staff recommendation of redline changes to the revised draft plan and
associated amendments. Municipal Council supported the draft plan revisions but
requested changes to the zoning by-law.

February 20, 2018 — Report to Planning and Environment Committee recommending
revised Zoning By-law amendments; by adding additional special provisions that permit
apartment buildings within a mixed use building restricted to the rear portion of the
ground floor or above. Municipal Council supported the revised zoning by-law
amendment.



Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: George Kaotsifas, P. Eng

Managing Director, Development & Compliance Services &
Chief Building Official
Subject: Application By: Southside Group
3804 South Winds Drive
Deer Creek Subdivision - Special Provisions
Meeting on: April 30, 2018

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 Southside Group for the subdivision of land over
Part Lot 74, West of the North Branch of the Talbot Road, (Geographic Township of
London), situated on the north end of South Winds Drive, municipally known as 3804
South Winds Drive;

(@) the Special Provisions, to be contained in a Subdivision Agreement between The
Corporation of the City of London and Southside Group for the Deer Creek
Subdivision, (39T-09503) attached as Appendix “A”, BE APPROVED,;

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

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

IMEWSIE

1.0 Site at a Glance

1.1 Property Description

The subject site is a 10.9 hectare parcel, (27 acres) of land located at the north end of
South Winds Drive, north of Kilbourne Road, all west of Colonel Talbot Road. It is located
at the westerly portion of the City and is outside of the Urban Growth Boundary. The
surrounding lands are comprised predominantly of agricultural operations and rural
residential to the north and west, and a stream corridor and low density residential to the
south and east. The subject parcel is located west of Dingman Creek. The subject site is
comprised of field crop with a driveway extending from the existing residential subdivision
to the south of the existing dwelling located at 3804 South Winds Drive.



1.2

Location Map Deer Creek Subdivision

LOCATION MAP

Suhject Site: 3804 South Winds Drive
File Number:  39T-09503 (REVISED PLAN)

Planner:  Alanna Riley
Date: 20120917
Scale: 1:6300

Corporation of the City of Londan
Prepared By: Planning and Development

El=Z1E0

©2012 City of London ON
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2.0 Description of Proposal

2.1 Development Proposal

The application for approval of a draft plan of subdivision was accepted on August 25,
2009. At that time, the draft plan consisted of 22 single detached lots served by two
local streets, one of which is the extension of South Winds Drive from the existing
residential estate subdivision to the south. The site had a total area of 10.9 hectares
(26.9 acres) with single family lots ranging in size from 0.2 to 0.3 hectares (0.5 to 0.74
acres).

A revised plan of subdivision was submitted and accepted by the City on September 24,
2012. The revised plan of subdivision reduced the number of residential lots from 22 to
17 larger sized lots. The plan is served by two local streets (includes an extension of
South Winds Drive) extending to the westerly property boundary and terminating with
temporary turning circles, temporary road easement blocks, and 0.3 metre (1 foot)
reserve blocks. Municipal Council considered this draft plan, Official Plan and Zoning
By-law amendments and recommended they be approved subject to conditions.

Appeals to the Ontario Municipal Board to Council’s decision was submitted by Valerie
M’Garry of Valerie M'Garry Law Office on behalf of Doug Dittmer and Elizabeth
MacKinnon, and by Stephen Gibson of McKenzie Lake Lawyers on behalf of James
Waldie, and Joseph Liberatore, relating to Council’s decision.

On March 23, 2016, the Ontario Municipal Board issued the following:

Based on all of the foregoing, we are satisfied that the proposal should move forward.
Accordingly, it is ordered that:

a) The OPA is approved.

b) City By-law Z.-1 is amended in accordance with the ZBA.

c) The Draft Plan is approved subject to the Draft Plan Conditions.

d) Pursuanttos. 51(56.1) of the Act, final approval of the Draft Plan for purposes

of s. 51(58) is hereby given to the City.
e) The Appeals are dismissed.

The Applicant is registering this plan of subdivision, which consists of seventeen (17)
single detached lots, located off of the extension of Southwinds Drive and the creation of
Deer Trail.

The Development Services Division has reviewed these special provisions with the
Owner who is in agreement with them.




This report has been prepared in consultation with the City’s Solicitors Office.

Prepared by:

Craig Smith

Senior Planner, Development Services
Recommended and
Reviewed by:

Lou Pompilii, MCIP RPP
Manager, Development Planning (Subdivision)
Reviewed by:

Matt Feldberg
Manager, Development Services (Subdivision)
Concurred in by:

Paul Yeoman, RPP, PLE
Director, Development Services
Submitted by:

George Kotsifas, P.ENG
Managing Director, Development and Compliance
Services and Chief Building Official

April 23, 2018
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Creek Subdivison - Southside Group - PEC REPORT.docx



Appendix A — Special Provisions

5. STANDARD OF WORK

. Remove Subsection 5.7 as this is not applicable.

9. INITIAL CONSTRUCTION OF SERVICES AND BUILDING PERMITS
Revise Subsection 9.1 as follows:

9.1 The Owner, any subsequent owner and or their agents or assignee, covenants and agrees
that no building permit will be applied for (other than any permit which may be required for
the construction of the works and services hereinafter described) and no person shall be
entitled to a building permit with respect to any Lot upon this Plan of subdivision until with
regard to the services in respect thereof there exists a Certificate of Conditional Approval,
except as hereinafter provided. If, in the opinion of the City Engineer, or upon certification
by an independent registered Professional Engineer, Lots are serviced with:

(a)
(b)

(c)
(d) approved electrical connection;

(e) curb and gutter;

() catch basins and connections;

(9) granular "B" access road;

(h) permanent street signs; and

0] subdivision and Lot identification signs;

and provided that the Owner has complied with the City's "Subdivision and Development
Agreement Security Policy” which may be in effect from time to time; and provided also
that the Owner shall not then be in default under any term of this Agreement, the City may
issue a Certificate of Conditional Approval in respect of such services, excepting only that
any Lot not having been serviced with a water service connection from an abutting water
main, will not delay the issuance of the said Certificate of Conditional Approval.

Revise Subsection 9.2 as follows:

9.2 The Owner covenants and agrees, and undertakes to notify, in writing, any purchaser of
a Lot on the said plan of subdivision from him, that no building permit will be issued until
works and services have been constructed and installed for the benefit of the Lot in respect
of which a permit is sought, and no proceedings to compel the City or its officers or
employees to issue any building permit shall be taken until the said works and services
have been constructed and installed as aforesaid. The issuance of a building permit with
respect to any particular Lots shall not be deemed an admission by the City that the
services to such Lot have been satisfactorily completed. Notwithstanding the requirement



for curb and gutter to be installed prior to the issuing of a building permit, the City, subject
to all other conditions having been met, may issue a building permit or permits provided
that the Owner shall certify that he has supplied in writing, to the builder or owner of the
property, all the necessary respective elevations and grades as shown on the approved
Lot grading plan and street profile. Failure on the part of the Owner to notify, in writing,
any purchaser from him, shall be deemed to be a default of the Owner under this
Agreement. No occupancy of any building shall take place until there has been
constructed within the street allowance adjacent to that building, the following:

iv) approved electrical connection;

V) catch basins and connections;

Vi) granular "B" access road;

Vi) permanent street signs;

viii) subdivision and Lot identification signs.

Revise Subsection 9.5 as follows:

9.5

10.

Prior to the issuance of a Certificate of Conditional Approval, the Owner shall have its
Professional Engineer carry out the following to the satisfaction of the City Engineer and
at no cost to the City in order to verify that no deficiencies exist in the storm and-sanitary
sewers constructed to serve this Plan:

i) Provide a copy of the video inspection of all storm and-sanitary-sewer systems
constructed to serve this Plan in a format acceptable to the City Engineer. The
video is to be checked in advance by the Owner’s Professional Engineer to identify
the deficiencies, with an explanation of how the deficiencies were corrected;

i) Conduct deflection testing by pulling a suitable mandrel through the pipe not

sooner than thirty (30) days after the completion of backfilling, all in accordance
with Ontario Provincial Standard Specifications; and

ii)

COMPLETION, MAINTENANCE, ASSUMPTION AND GUARANTEE

Revise Subsection 10.7 as follows:

10.7

16.

The Owner hereby agrees that the City will assume each street in this subdivision when
the following are completed to the satisfaction of the City:

0] All works and services required on the street to be assumed, including all storm and
Sahitary—private—drain—eonnections—and—water—serviees, must be constructed in
accordance with the final approval servicing plans based on the final Lot layout of
Lots in this Plan;

(i) Either seven (7) years has elapsed from the date of registration of the Subdivision
Agreement, or a minimum of seventy percent (70%) of the building Lots and Blocks
fronting the street to be assumed are built upon, whichever is earlier, or other
arrangements are made with and approved by the City; and

(iii) The works, services and roads requested for assumption connect to already
assumed works, services and roads.

PROPOSED SCHOOL SITES

Remove Subsection 16.3 to 16.9 as there are no school blocks in this Plan.




24,

IDENTIFICATION SIGNS / SITE SIGNAGE

Remove Subsection 24.1 and replace in its entirety with the following:

24.1 The Owner shall:

(@)

(b)

(€)

(d)

erect, or cause to be erected, at his entire expense, subdivision identification signs
in accordance with the City’s standard "Specifications for Subdivision Identification
Signs", as they apply to this subdivision. The Owner shall be responsible for
obtaining the information from the City;

maintain all signs erected pursuant to 24.1(a) above, at all times in a condition
satisfactory to the City and will not be removed until 95% of all the subdivision
housing units have been built and occupied;

notwithstanding any other provisions of this Agreement, refrain from making any
application for building permits, which includes a permit restricting occupancy, until
such time as the Owner has complied with subsections (a) and (b) of this clause;

prior to the issuance of a Certificate of Conditional Approval, the Owner shall erect
a sign at each street entrance to the subdivision informing the public that the
subdivision is un-assumed by the City. The sign shall be erected and shall be
maintained until assumption, all to the satisfaction of the City, at no cost to the City.
The sign shall read;

This subdivision is currently not assumed by the City. Responsibility for the
maintenance remains with (name of the developer). All City of London by-laws still
apply; and




25.1

(e)

(f)

prior to the construction of any dwellings within this Plan, erect at all street
intersections and other locations as required by the City, permanent signs
designating street names, parking restrictions and other information as required by
the City, installation and maintenance shall be the responsibility of the Owner, and
at no expense to the City. All signs shall be of a design approved by the City.

prior to the issuance of a Certificate of Conditional Approval, the Owner shall erect
signs on dead-end streets, where applicable, with a notification that the street is to
be a through street in future. The Owner shall be responsible for the maintenance
and replacement of the signs, at no cost to the City.

STANDARD REQUIREMENTS

Revise Subsection 25.1 (d) as follows:

(d)

Should the Owner develop this Plan in stages, prior to the issuance of a Certificate of
Conditional Approval for this Plan, the Owner shall submit to the City for approval, a
schedule of constructing the proposed staged development including the streets and
proposed Lots to be constructed in each stage.

Prior to the issuance of a Certificate of Conditional Approval for each stage of
development, the Owner shall satisfy the following matters to the specifications and
satisfaction of the City, and all at no cost to the City:

(i)

(ii)

(iii)

(iv)

(v)

(vi)

(Vi)

(viii)

construct a minimum of two (2) access roads to at least a granular ‘B’ road
condition between the approved staged area and one or more existing City streets
in order to provide primary and secondary emergency access routes to the Lots
and Blocks in the approved staged areas. Should one or more of these access
roads not be located on a road allowance in this Plan, then the Owner will be
required to deed to the City an adequate right-of-way over each of the said access
roads to the specifications of the City and at no cost to the City, prior to any building
permits being issued in the approved staged area. The City agrees to quit claim
each of the aforementioned rights-of-way after the City determines that they are
no longer required for emergency access purposes;

construct barricades at the limits of all dead-end streets in the approved staged
area as required by the City. The barricades are to be installed at the same time
as the placement of the granular ‘B’ on affected streets;

erect signs on dead-end streets in the approved staged area, where applicable,
with a notification that the street is to be a through street in future;

construct a temporary turning circle to City standards where a dead-end street in
the approved staged area is greater than 45 metres (150 feet) long;

restrict construction traffic to and from this subdivision to designated streets, and
if necessary place barricades as required to restrict construction traffic, such that
no construction traffic to and from this subdivision will utilize existing streets
adjacent to this Plan, except as approved otherwise by the City; and

all servicing works for the stage and downstream works must be completed and
operational, in accordance with the approved design criteria and accepted
drawings.

Revise Subsection 25.1 (f) as follows:



(f)

The Owner shall adhere to the recommendations of its Geotechnical Professional
Engineer who shall provide full time supervision with respect to the removal of existing fill
(including but not limited to organic and deleterious materials) and the placement of new
engineered fill and the construction of utilities, roadways, foundation design, driveways
and buildings on areas and the implementation of Low Impact Development systems
within this Plan as identified by the Geotechnical Professional Engineer (the “Affected
Lands”) to ensure the satisfactory construction thereof. The Owner shall provide a
Geotechnical Professional Engineer’s certification to the City upon completion of the
removal and/or filling that the works were carried out in accordance with the Geotechnical
Professional Engineer's recommendations.

Prior to the issuance of a Certificate of Conditional Approval, the Owner shall identify to
the City the Lots and Blocks within the Affected Lands and shall ensure that the specific
requirements have been established by a Geotechnical Professional Engineer for each
Lot and Block within the Affected Lands in order to protect the proposed buildings on the
said Lots and Blocks from settlement and other harmful effects.

The Owner shall register against the title of each Lot within the Affected Lands, and shall
include in the agreement of purchase and sale and in the transfer or deed of each Lot with
the Affected Lands, a covenant by the purchase or transferee stating that the purchaser
or transferee of the Lot within the Affected Lands must adhere to the recommendations of
the Geotechnical Professional Engineer, and shall deliver a certificate of a Geotechnical
Professional Engineer to the City’s Director of Building Control upon completion of the
foundation on the Lot within the Affected Lands that the building construction was
completed in accordance with the Owner's Geotechnical Professional Engineer’s
recommendations.

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

Add the following new Special Provisions:

#1

#2

#3

#4

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
hydrogeological and geotechnical report are implemented by the Owner, to the satisfaction
of the City, at no cost to the City Engineer.

The Owner shall comply with any requirements of all affected agencies (eg. Hydro One
Networks Incorporated, Ministry of Natural Resources, Upper Thames River Conservation
Authority, Ministry of the Environment and Climate Change, etc.), all to the satisfaction of
the City.

No construction or installation of any services (eg. clearing of 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 (eg. Hydro One
Networks Incorporated, Ministry of the Environment Certificates,
City/Ministry/Government permits: Permit of Approved Works, water connection, water
taking, crown land, navigable waterways, approval: Upper Thames River Conservation
Authority, Ministry of Natural Resources, Ministry of the Environment and Climate Change,
City, etc.)

The Owner shall not make a request to the City to assume any portion of this Plan of
subdivision until such time that all Lots in this Plan are fully developed with the following
being completed on each Lot:

(1) a constructed residential dwelling;

(ii) all storm/drainage and SWM related works;

(iii) a fully functioning water well system;

(iv) a fully functioning private on-site sanitary (septic) system; and
(v) final lot grading on each Lot is completed.

All to the satisfaction of the City unless otherwise approved by the City.



#5

#6

#7

#8

#9

#10

25.2

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.

The Owner shall include in all Purchase of Sale Agreements for all Lots in this Plan that
the septic systems and water wells are private systems. It is each property owner’s
responsibility to monitor and maintain these systems in locations consistent with the
locations identified in the accepted engineering drawings.

The Owner shall include in the Purchase of Sale Agreement for Lot 6 of this Plan that the
steep slopes in the Open Space area, including the storm system and maintenance
access, are not to be disturbed.

Prior to the issuance of a Certificate of Conditional Approval, the Owner shall relocate
and/or remove the existing driveway and restore the affected area, including a new
driveway connection from Lot 5 to Deer Trial, to the satisfaction of the City and at no cost
to the City.

The Owner shall include in all Purchase of Sale Agreements for all Lots in this Plan that
an emergency access exists on Blocks G and H in Plan 33M-64, approximately 280 metres
south of this Plan of Subdivision should the existing Southwinds Drive, between Kilborne
Road and this Plan be restricted in an emergency.

The Owner acknowledges that they are responsible for co-ordinating with the owner of
each Lot for the construction and monitoring of private septic and water well systems on
each lot to ensure there is no cross-contamination and servicing conflicts between all
servicing.

CLAIMS

Remove Section 25.2 in its entirety as there are no eligible claims in this Plan.




25.6

#11

#12

#13

#14

GRADING REQUIREMENTS

The Owner shall include in the Agreement of Purchase and Sale and/or Lease for the
transfer of Lot 6, that an overland flow route is located over the said Lot, and include a
covenant by the purchaser or transferee to observe and comply with the following:

i) The purchaser or transferee shall not alter or adversely affect the said overland
flow route over Lot 6 as shown on the accepted lot grading and servicing drawings
for this subdivision.

The Owner further acknowledges that no landscaping, vehicular access, parking access,
works or other features shall interfere with the above-noted overland flow route, grading
or drainage.

The Owner shall maintain the existing overland flow route on Lot 6 as per the accepted
engineering drawings, to the satisfaction of the City Engineer.

The Owner shall make all necessary arrangements to have adequate private easements
registered on title and include in the Agreement of Purchase and Sale or Lease and in the
transfer of deed of said Lots within this Plan, a covenant by the purchaser or transferee
stating that the purchaser or transferee of the said Lots and/or Blocks, to allow the owners
of Lots 4 , 5 and 6, inclusive, in this Plan, access for the maintenance and repair of the
retaining wall within each of the said Lots in this Plan, to the satisfaction of the City, at no
cost to the City.

Prior to the issuance of any Certificate of Conditional Approval for Lots 4, 5 and 6 in this
Plan, the Owner shall construct the proposed retaining wall adjacent to the Deer Trail right-
of-way limit adjacent to each of the said Lots as shown on the accepted engineering
drawings and have its professional engineer certify that the said walls were constructed in
accordance with the accepted engineering drawings, all to the satisfaction of the City.



#15  The Owner shall register against the title of Lots 4, 5 and 6 in this Plan, and include in the
Agreement of Purchase and Sale for the transfer of the said Lots, a covenant by the
purchaser or transferee stating that the purchaser or transferee of the Lots shall be
responsible for the maintenance of the retaining walls in the future located on the said
Lots, at no cost to the City.

#16  Prior to assumption, the Owner’s professional engineer shall certify to the City, the
retaining wall on Lots 4, 5 and 6 is in a state of good repair and functioning as intended,
all to the satisfaction of 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 Dingman Creek Subwatershed
Study (2005) and any addendums/amendments;

iii) The approved Storm/Drainage and SWM Servicing Functional Report for the
subject lands and any addendums/amendments;

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

V) The City’s Waste Discharge and Drainage By-laws, lot grading standards, policies,
requirements and practices;

Vi) The City of London Design Specifications and Requirements Manual, as revised;

vii) The Ministry of the Environment and Climate Change (MOECC) SWM Practices
Planning and Design Manual (2003); and

viii)  Applicable Acts, Policies, Guidelines, Standards and Requirements of all required
approval agencies.

Add the following new Special Provisions:

#17  Prior to the issuance of any Certificate of Conditional Approval, the Owner shall construct
the storm water system and a maintenance access, between Lots 2 and 3 on Block 26,
from Deer Trail to the open space portion of Lot 6 for the storm water system, including
the outlet and in accordance with recommendations with regards to the slope and
construction for the access and construct the access to City standards, as per the
accepted engineering drawings, to the satisfaction of the City. The maintenance access
shall be fenced where it abuts Lots 2 and 3, to the satisfaction of the City.

#18  The Owner shall deed Block 26 to the City for stormwater purposes, to the satisfaction of
the City, at no cost to the City.

#19  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.

#20  Prior to the issuance of any Certificate of Conditional Approval, the Owner shall have all
low impact development features installed and operational in this Plan to accommodate
the storm servicing design in accordance with the accepted servicing drawings and the
accepted Stormwater Management Report to the specifications and satisfaction of the
City, at no cost to the City.

#21  Prior to the issuance of any Certificate of Conditional Approval, the Owner shall have its
professional engineer submit a monitoring and maintenance strategy to the City for review
and acceptance outlining a program for the monitoring and maintenance of the low impact



#22

#23

#24

#25

25.8

development features in this Plan, all to the satisfaction of the city, at no cost to the City.
This strategy is to be in accordance with the “Low Impact Development Stormwater
Management Practice Inspection and Maintenance Guide” prepared by Toronto and
Regional Conservation Authority.

Prior to assumption of this Plan, the Owner shall complete the following, at no cost to the
city, all to the satisfaction of the City:

i) operate, maintain, inspect, monitor and protect the low impact development
features, including correcting any deficiencies as soon as they are detected, in
accordance with the accepted maintenance and monitoring program;

i) have its consulting professional engineer submit monitoring reports in accordance
with the accepted maintenance and monitoring program.

Prior to assumption of this Plan, the Owner shall have its professional engineer certify to
the City that all low impact development features in this Plan are constructed and
operational in accordance with the Ministry of Environment and Climate Change’s
Environmental Compliance Approval, the accepted servicing drawings and the
Stormwater Management Report, to the satisfaction and at no cost to the City. Where the
above cannot be met, the Owner shall correct deficiencies as soon as they are detected
or provide alternative measures that comply with the said accepted design requirements
to the satisfaction of the City, at no cost to the City.

The Owner’'s Professional Geotechnical Engineer shall ensure that all geotechnical
issues, including erosion, maintenance and structural setbacks related to slope stability
associated with the Dingman Creek are adequately addressed for the subject lands, all to
the satisfaction of the City Engineer and the Upper Thames River Conservation Authority.

The Owner’s Professional Geotechnical Engineer shall ensure that all geotechnical issues
and all required setbacks and separation distances related to SWM BMP measures and
the septic systems are adequately address for the subject lands, all to the satisfaction of
the City Engineer and the Ministry of Environment and Climate Change.

SANITARY AND STORM SEWERS

Revise Subsection 25.8 (a) as follows:

(@)

Storm and-sanitary-trunk sewers shall be constructed within the limits of the subdivision
beyond if required of such size, type, position and extent as are shown on the plans and
and specifications approved by the City Engineer or as otherwise required by him in
writing. The City may require this work to be done by a contractor whose competence is
approved jointly by the City Engineer and the Owner, at the expense of the Owner. It shall
be the responsibility of the Owner to provide a satisfactory outlet for said storm and
sanitary-trupk sewers from the limits of this subdivision to the point of junction with the
approved City sewer outlet.

Remove Subsection 25.8 (b) as this is not applicable to this Plan.

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



(© The Owner shall construct the storm sewers to service the Lots in this Plan, which is
located in the Dingman Creek Subwatershed, and discharge the flows from this Plan to
the outlet which is the Dingman Creek Tributary ‘B’ via the Best Management Practices
(BMPs) and storm/drainage works for this Plan as per the accepted engineering drawings,
to the satisfaction of the City.

[ )
e 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 this is not applicable.







Add the following new Special Provisions:

#26

#27

#28

The Owner shall register on title of each Lot in this Plan, and shall include in the agreement
of purchase and sale for the transfer of each of the said Lots, a covenant by the purchaser
or transferee to observe and comply with the following conditions:

i) private septic system servicing on each lot shall be constructed and installed by
each property owner and the property owner shall undertake monitoring and
maintain the private servicing, at no cost to the City;

i) a private pre-treatment unit/tertiary sanitary treatment system which produces
effluent with a nitrate concentration of 12 mg/L or less shall be provided;

iii) as required under the Ontario Building Code, the property owner shall at all times
have a contract with a certified maintenance contractor to ensure the proper
maintenance and operation of the private tertiary sanitary treatment system. A
copy of an executed maintenance contract with a qualified wastewater
maintenance provider shall be submitted to the City’s Chief Building Official, City
Engineer and the Owner prior to occupancy. The wastewater maintenance
provider shall be approved by the treatment system manufacturer or City approved
equivalent;

iv) the results of the annual inspection and monitoring of the private septic systems,
as required by the Ontario Building Code, shall be submitted by the owner to the
City’s Chief Building Official and a copy of the results shall be provided to the City
Engineer and the Owner;

V) the purchaser or transferee shall inspect and maintain the private septic system
on the said Lots, including correcting any deficiencies as soon as they are
detected, in accordance with the Ontario Building Code and design criteria
accepted by the City, all to the satisfaction and at no cost to the City;

Vi) during the development of the said Lots in this Plan until this Plan is assumed by
the City, the purchaser or transferee shall allow the Owner to enter the Lot to
inspect, maintain and correct any deficiencies for the private septic system should
the purchaser or transferee not inspect, monitor, maintain or correct any
deficiencies in a timely manner in accordance with the Ontario Building Code and
the design criteria accepted by the City, to the satisfaction of and at no cost to the
City;

[ )

vii) the construction of structures, extensive landscaping fences or other
appurtenances in any location which may affect the operation of the private
sewage system is prohibited;

[ )

viii) allow the Owner to enter the Lots in this Plan to construct stormwater works on
each lot where needed (eg. stormwater infiltration trenches) to the satisfaction of
the City and at no cost to the City.

Prior to assumption of this Plan, the Owner shall confirm to the City’s Chief Building Official
and the City Engineer that all Lot owners utilizing private septic systems have a valid
contract with a qualified wastewater maintenance contractor at the time of assumption.
The wastewater maintenance provider shall be approved by the treatment system
manufacturer or City approved equivalent.

Prior to assumption and during development of the Plan of Subdivision, the Owner shall
oversee the installation and the annual inspection/monitoring programs of the private
sanitary (septic) systems to ensure that each Lot in this Plan is in compliance with the
Ontario Building Code, the accepted design criteria and the annual inspection and
monitoring program. Should the Lot owner not do so, the Owner shall advise the City and
correct any deficiencies as soon as they are detected, all to the satisfaction of and at no
cost to the City.



#29

#30

#31

#32

25.9

Prior to assumption of this Plan, the Owner shall have its professional engineer certify to
the City that all private sanitary (septic) systems on each Lot have been constructed and
are in compliance with the Ontario Building Code, the accepted design criteria and the
annual inspection and monitoring programs, to the satisfaction of and at no cost to the
City. Where the above cannot be met, the Owner shall advise the City and correct any
deficiencies as soon as they are detected or provide alternative measures that comply
with the said accepted design requirements to the satisfaction of and at no cost to the City.

The Owner shall construct a temporary Ditch Inlet Catch Basin (DCIB) on Lot 14 and
provide any necessary easements, as per the accepted engineering drawings to the
satisfaction of the City.

Notwithstanding Section 5 — Standard of Work and/or Section 25 — General Provision of
this Agreement, the Owner is not responsible for constructing any sanitary sewers in this
Plan as there is no sanitary outlet available to service the Lots in this Plan. The Lots in
this Plan shall be serviced by private on-site sanitary (septic) treatment systems in
compliance with the Ontario Building Code and the Environment and Climate Change
guidelines and approvals and the conditions specified in this Agreement to the satisfaction
of the City.

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 Southwinds
Drive in Plan M-64, adjacent to this Plan to accommodate the proposed works and
services on this street to accommodate the lots in this Plan (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.

WATER SERVICING

Remove Subsections 25.9 (a) to (f) as they are not applicable to this Plan.

Add the following new Special Provisions:



#33

#34

#35

#36

#37

#38

Prior to Assumption of this Plan, the Owner shall provide the City with information
regarding the location of the private water well on each lot and details of the construction
of the private water well. The Owner shall also provide confirmation to the City that the
location of the private water well is consistent with the location identified in the servicing
plan and that a deep cased well has been constructed for each lot.

The Owner shall include a warning clause to be registered on the title of each Lot within
this Plan of Subdivision and included in all Agreements of Purchase and Sale for all Lots
in this Plan as follows:

“Purchasers/tenants are advised that there is no municipal water
servicing available to or within this Plan of Subdivision for the provision
of either domestic water supply or water supply for fire protection
services.”

“The City of London assumes no responsibility or liability for any loss or
damage (including loss of life) which may occur as aresult of there being
no municipal water service for this Plan of subdivision. The owners and
occupants, from time to time, of the Lots within this subdivision shall
indemnify and save harmless the City from and against all claims,
including costs related thereto, for all damages or injuries including loss
of life to any person or persons and for damage to any property arising
out of or in any way occasioned by or resulting from the lack of a
municipal water system in this subdivision to provide for adequate fire
flows and fire hydrants for fire protection purposes.”

The Owner shall include a warning clause to be registered on the title of each Lot within
this Plan of Subdivision and included in all Agreements of Purchase and Sale for all Lots
in this Plan as follows:

“Individual Lot private water wells and private septic systems shall be located in
accordance with the accepted engineering drawings and in accordance with Schedule ‘I’
(lot grading drawings) attached to the Subdivision Agreement, ensuring minimum set-
back and separation distances are being maintained.”

The Owner shall register on title of each Lot in this Plan, and shall include in the agreement
of purchase and sale for the transfer of each of the said Lots, a covenant by the purchaser
or transferee to observe and comply with the following conditions:

i) Private water wells on each lot shall be constructed and installed by each property
owner and the property owner shall maintain the private servicing, at no cost to the
City;

i) Water wells must be deep cased wells in accordance with Ontario Regulation 903

to avoid potential contamination from the sanitary effluent. The drilling of shallow
water wells is prohibited; and

iii) The location of the water well on each lot shall be consistent with the location
identified for the water well in the servicing plan submitted for this subdivision;

Prior to assumption, the Owner shall submit a report demonstrating that the Ministry of the
Environment and Climate Change’s D-5-4 and D-5-5 guidelines have been met to the
satisfaction of the City in relation to the private water wells and private septic systems.

The Owner is not required to provide for fire flows and fire hydrants for fire protection
purposes for this Plan of Subdivision, The Owner acknowledges and agrees that the City
assumes no responsibility or liability for any damage or loss (including loss of life) to
provide for adequate fire flows and fire hydrants for fire protection purposes as there is no
watermain available.

25.10 HYDROGEOLOGICAL WORKS

Revise Subsection 25.10 (c) as follows:

(c)

The Owner shall adhere to the recommendations in the detailed hydro geological report
prepared by its Professional Engineer, determining the effects of the construction
associated with this subdivision on the existing ground water elevations and domestic or



farm wells in the area and identify any abandoned wells in this Plan, assess the impact on
water balance, recommendations for foundation design should high groundwater be
encountered and any fill required in the plan and recommendations for Low Impact
Development (LIDs) system, to the satisfaction of the City Engineer.

If necessary, the Owner’'s Professional Engineer shall provide recommendations
addressing any contamination impacts that may be anticipated or experienced as a result
of the said construction as well as any recommendations regarding soil conditions and fill
needs in the location of any existing watercourses or bodies of water on the site.

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 above
accepted hydro geological report are implemented by the Owner, to the satisfaction of the
City, at no cost to the City Engineer.

Add the following new Special Provisions:

#39

The Owner shall carry out twice yearly water quality monitoring during any site alteration
and dwelling construction and at the time of assumption by the City, to ensure there is no
negative impact to the existing wells in the area. Should any remedial works be required,
the Owner shall complete these works to the satisfaction of the City, at no cost to the City.
The Owner shall provide copies of the monitoring reports to the City Engineer.

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:

0] a fully serviced road connection where Southwinds Drive in this Plan connects with
Southwinds Drive in Plan 33M-64, including all related 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 Southwinds Drive 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 (g) as there are no sidewalks in this Plan.



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

(n 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 Kilbourne Road via South Winds Drive or other routes as designated by the City.

Add the following new Special Provisions:

#40  The Owner shall construct permanent cul-de-sacs on the west limit of South Winds Drive
and the west limit of Deer Trail as per the accepted engineering drawings, to the
satisfaction of the City.

#41  The Owner shall include a warning clause to be registered on the title of each Lot within
this Plan of Subdivision and included in all Agreements of Purchase and Sale for all Lots
in this Plan as follows:



#42

#43

#44

25.12

#45

#46

#47

#48

#49

#50

#51

“Purchasers/tenants are advised that the permanent cul-de-sacs at the west
limit of South Winds Drive and the west limit of Deer Trail may be removed in
the future and the roads may be connected to future roads upon development
to the west.”

Prior to the issuance of a Certificate of Conditional Approval, the Owner shall relocate
and/or remove the existing driveway and restore the affected area, including constructing
a new driveway connection from Lot 5 to Deer Trall, to the satisfaction of the City, at no
cost to the City.

The Owner shall remove the temporary turning circle on South Winds Drive and adjacent
lands, in Plan 33M-64 to the south of this Plan, and complete the construction of South
Winds Drive 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-64 for the removal of
the temporary turning circle and the construction of this section of South Winds Drive 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 South Winds Drive in Plan 33M-64 is constructed as a fully serviced road
by the Owner of Plan 33M-64, then the Owner shall be relieved of this obligation.

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.

PARKS

Prior to the issuance of a Certificate of Conditional Approval ,the Owner shall implement
all of the mitigation recommendations contained in the Environmental Impact Study
(Biologic, August 2009), and the EIS letter (Biologic, January 2013) including, but not
limited to provision for buffer zones, re-vegetation/restoration, and construction mitigation
all to the satisfaction of the City.

At the time of purchase and sale, the Owner shall prepare and deliver to all purchasers
and transferees of the lots in this plan, an education package as described in the Biologic
August 2009 EIS as approved by the City that explains the stewardship of natural areas
and the value of existing tree cover.

Prior to any grading or construction activity, the Owner shall develop a Tree Preservation
Plan for lots 8, 9, 10, 11 and 14 inside the Area of Secondary Tree Preservation as
identified in Biologic’s January, 2013 EIS.

Prior to any grading or construction activity, the Owner shall install the Tree Preservation
fencing in accordance with approved Primary Tree Protection Fencing locations identified
in Biologic’s January, 2013 EIS. The Owner's ecological consultant shall provide
certification of the installation to the City.

Within one (1) year of registration of this Plan of Subdivision, the Owner shall monument
all residential lots adjacent to the OS5 zoned lands and where the OS5 zone limit
intersects with interior side lot lines, at all changes of direction and 20 metres apart (max.)
or alternatively, the Owner shall construct fencing along the property limit interface of all
private lots adjacent to the Open Space zoned lands of Lot #6.

Within one (1) year of registration of this Plan of Subdivision, the Owner shall monument
the northern and western limits of Blocks 24 and 25 abutting Lot 6 with standard City
concrete monuments as per City standards (SPO 4.7) to delineate the block limits.

Within one (1) year of registration of this Plan of Subdivision, the Owner shall carry out a
hazard tree survey within the park block and implement the findings of the survey all to
the City’s satisfaction.



SCHEDULE “C”

This is Schedule “C” to the Subdivision Agreement dated this day of , 2018,
between The Corporation of the City of London and Southside Group to which it is attached and
forms a part.

SPECIAL WORKS AND SERVICES
Roadways

— South Winds Drive and Deer Trail shall have a minimum road pavement width (excluding
gutters) of 8.0 metres with centre medians with a minimum road allowance of 20.0
metres, as per the accepted engineering drawings.

Sidewalks

There are no sidewalks in this Plan of Subdivision.

Pedestrian Walkways

There are no walkways in this Plan of Subdivision.



SCHEDULE “D”

This is Schedule "D" to the Subdivision Agreement dated this day of , 2018,
between The Corporation of the City of London and Southside Group 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 18 and 19
Road Widening (Dedicated on face of plan): NIL

Walkways: NIL

5% Parkland Dedication: Blocks 24 and 25
Dedication of land for Parks in excess of 5%: NIL

Stormwater Management: NIL

Maintenance Access/Overland Flow Route Block 26

LANDS TO BE SET ASIDE FOR SCHOOL SITE:
School Site: NIL

LANDS TO BE HELD IN TRUST BY THE CITY:
Temporary road blocks: NIL



SCHEDULE “E”

This is Schedule “E” to the Subdivision Agreement dated this day of , 2018,
between The Corporation of the City of London and Southside Group 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: $ 202,393
BALANCE PORTION: $1,146,896
TOTAL SECURITY REQUIRED $1,349,290

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. CPOL-
13-114 and policy adopted by the City Council on April 4, 2017 and any amendments.

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.



SCHEDULE “F”

This is Schedule “F” to the Subdivision Agreement dated this day of , 2018,
between The Corporation of the City of London and Southside Group 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 for servicing including an easement 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:

0] Over Lot 6 between Block 25 and Block 26 for servicing and overland flow route



Appendix B — Related Estimated Costs and Revenues

Deer Creek Subdivision - Southside Group of Companies
Subdivision Agreement
39T-09503

Related Estimated Costs and Revenues

: : Estimated Cost
Estimated DC Funded Servicing Costs (excludes HST)
Claims for developer led construction from CSRF
- None identified. $0
Claims for City led construction from CSRF
- None identified. $0
Total $0
Estimated Total DC Revenues EstimatediRovenue
(2018 Rates)
CSRF $295,154
UWRF $0
TOTAL $295,154

1 There are no anticipated claims associated with this development.

2 Estimated Revenues are calculated using 2018 DC rates and may take many years to recover. The revenue estimates includes DC
cost recovery for “soft services" (fire, police, parks and recreation facilities, library, growth studies). There is no comparative cost
allocation in the Estimated Cost section of the report, so the reader should use caution in comparing the Cost with the Revenue
section.

3 Estimated Revenues are based on charges outside the Urban Growth Boundary.

Reviewed by:

Aol 18 [1»\ v
Date ) att Feldberg

Manager, Development Servies
(Subdivisions)

WA 1%, 28 w %&w«e\

Date Paul Yeoman
Director, Development Finance
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Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: John M. Fleming

Managing Director, Planning and City Planner

Subject: GSP Group Inc.
560 and 562 Wellington Street — Status update and request to
undertake further study

Meeting on: April 30, 2018

Recommendation

That, on the recommendation of the Managing Director, Planning and City Planner, the
following actions be taken with respect to the application of GSP Group Inc. relating to
the property located at 560 and 562 Wellington Street:

€) the following report BE RECEIVED for information; and,
(b) Staff BE DIRECTED to undertake a review of the existing plans, policies, and

guidelines applying to the properties surrounding Victoria Park and to consider a
comprehensive plan for the properties surrounding the Park.

Executive Summary
Summary of Recommendation

Staff recommend that this report be received for information, and that Staff be directed
to undertake a further review of the existing plans, policies, and guidelines applying to
the properties surrounding Victoria Park in order to advance Municipal Council’s referral
of this Official Plan and Zoning By-law amendment application back to Staff.

Purpose and the Effect of Recommended Action

The purpose and effect of the recommended action is to provide an update on the
status of discussions with the applicant for the Official Plan and Zoning By-law
Amendment application at 560 and 562 Wellington Street, in response to the direction
by Municipal Council to refer the matter back to Staff in May, 2017, and to direct Staff to
further review the existing plans, policies, and guidelines applying to the properties
surrounding Victoria Park to consider a comprehensive plan for the properties
surrounding Victoria Park. Such an analysis may provide greater clarity and context for
evaluating the proposal at 560 and 562 Wellington Street

Rationale of Recommended Action

As directed by City Council, Staff have been working with the applicant in response to
the Official Plan and Zoning By-law Amendment application at 560 and 562 Wellington
Street for the preparation of a revised development proposal that conforms to the
planning policies. Although the applicant has made substantial changes to their
development proposal in order to better align with the West Woodfield Heritage
Conservation District Plan, the Official Plan, and The London Plan, a gap still exists
between the development proposal and the land use policy framework.

It is recommended that Staff be directed to undertake a review of the existing plans,
policies, and guidelines for the properties surrounding Victoria Park to consider whether
there is a need to develop a comprehensive plan for the lands surrounding Victoria
Park. Given that the planning regime for the properties surrounding the Park is varied
and lacks a cohesive vision, further study of the policy framework and the context of the
lands surrounding Victoria Park will determine whether there is a need to develop a
comprehensive policy, design guideline, and plan to knit together these lands following
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a public participation process. Such an analysis may provide greater clarity and context
for evaluating the proposal at 560 and 562 Wellington Street.

Analysis

1.0 Background

1.1  Planning history of Official Plan and Zoning By-law Amendment
Application at 560 and 562 Wellington Street
The site at 560 and 562 Wellington Street is currently occupied by a 2-storey office
building, a 5-storey office building, and associated surface and underground parking. An
Official Plan and Zoning By-law Amendment application was submitted in February,
2015 which proposed to demolish the existing buildings and construct a 25-storey
mixed-use apartment building on the subject site. That application was circulated and
residents of the surrounding area expressed significant concern with the requested
development. A Public Information Meeting was held on April 22, 2015. In June, 2015,
the applicant requested that the file be placed “on hold”, to allow the applicant an
opportunity to review the feedback they had received in response to their requested
development and consider possible changes to the design to resolve some of the
issues.

The applicant submitted a revised proposal in December, 2016, which proposed a 22-
storey mixed-use apartment building with a reduced podium height, a slightly increased
setback to the residential neighbourhood to the east, and modifications to the material
and building design to attempt to better respond to the context of the West Woodfield
Heritage Conservation District. The revised proposal continued to receive significant
concern from residents in the surrounding area.

Planning Staff prepared a report that was considered by City Council at its meeting of
May 16, 2017, recommending the requested Official Plan Amendment and Zoning By-
law Amendment be refused, as the proposed development was not consistent with the
Provincial Policy Statement; did not conform to the West Woodfield Heritage
Conservation District Plan; did not meet the location criteria for the Multi-Family High
Density Residential land use designation in the Official Plan; represented over-
intensification of the subject site; did not pass all of the criteria in a Planning Impact
Analysis described in the Official Plan; and was not consistent with The London Plan.

At this meeting, City Council referred the application back to Staff to continue to work
with the applicant to revise the application for consideration at a future Public
Participation Meeting. Council identified that the revised development must be more in
keeping with and conform to the West Woodfield Heritage Conservation District Plan,
the Official Plan, and The London Plan.

2.0 Update on Application

2.1 Update on discussions with the Applicant and request for further study
Further to the City Council direction to refer the Official Plan Amendment and Zoning
By-law Amendment back to Staff, Staff have continued to work with the applicant for the
submission of a revised application that is more in keeping with and conforms to the
West Woodfield Heritage Conservation District Plan, the Official Plan, and The London
Plan. Although the applicant has made substantial changes to their development
proposal a gap remains between the policy framework and the revised development
proposal. In an effort to continue discussions with the applicant on a revised
development proposal, Planning Staff are of the opinion that further study of the
properties surrounding Victoria Park and the associated policy context is required which
may allow Staff to consider the revised development proposal and inform the need for a
comprehensive plan for the properties surrounding Victoria Park.
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3.0 Request for Further Study

3.1 Planning Context Surrounding Victoria Park

The lands surrounding Victoria Park have a varied policy context, with planning polices
for different properties surrounding the Park being directed by different policy and
guideline documents. The lands surrounding the Park have not be considered in a
comprehensive framework of their shared relationship to the Park, despite the role of
Victoria Park as a prominent City-wide park for the City of London.

All properties surrounding Victoria Park are subject to the Official Plan and the Council-
adopted London Plan, a portion of which is in-force and effect and a portion of which is
under appeal to the Ontario Municipal Board. Official Plan designations for properties
surrounding Victoria Park vary, with Low Density Residential, Multi-Family Medium
Density, Community Facility, Downtown Area, Office Area, and Main Street Commercial
Corridor designations applying to the properties surrounding the park. The London Plan
Place Types for properties surrounding Victoria Park include Downtown,
Neighbourhood, and Rapid Transit Corridor. These Official Plan designations and The
London Plan Place Types are further guided by additional plans, policy layers and
guidelines that apply to certain properties surrounding the Park, including:

- West Woodfield Heritage Conservation District Plan — This Heritage
Conservation District Plan applies to properties on the eastern and western edge
of Victoria Park.

- Downtown Heritage Conservation District Plan — The Downtown Heritage
Conservation District Plan applies to properties on the southern edge of Victoria
Park

- Downtown Design Study and Guidelines — This document applies to the lands to
the south of Victoria Park and the northeast parcel at the intersection of Dufferin
Avenue and Wellington Street.

- Our Move Forward: London’s Downtown Plan — The Downtown Plan applies to
the lands to the south of Victoria Park and the northeast parcel at the intersection
of Dufferin Avenue and Wellington Street.

- Woodfield Neighbourhood Specific Policy Area — This Specific Policy Area
applies to the lands on the northern and eastern edge of Victoria Park and the
parcel on the southeast corner of Central Avenue and Richmond Street.

Maps showing the varied planning framework surrounding Victoria Park can be found in
Appendix “A”.

Despite this varied planning framework, a study has not been completed to
comprehensively consider the lands surrounding Victoria Park based on their
relationship to Victoria Park.

3.2 Need for Further Study

This varied context makes it challenging for Staff to comprehensively consider
applications for developments surrounding Victoria Park, such as the Official Plan and
Zoning By-law Amendment application at 560 and 562 Wellington Street West. Based
on the existing policy framework these developments are considered on a “one-off”
basis in the absence of a broader framework to guide development around the Park.
Existing zoning permissions vary from 10 metres to 90 metres in height in areas around
the Park, creating an inconsistent context for development around the Park. A rapid
transit corridor along the western edge of the Park may also result in development
pressure that would benefit from a comprehensive plan. While Staff appreciate that
each property surrounding the Park must also be considered within its context to the
other surrounding properties that do not front onto Victoria Park, consideration must
also be given to each property surrounding the Park to help establish a compatible built
form that considers the context of the Park as a whole.

The intention is for Staff to hire a consultant to assist with the study of the land
surrounding Victoria Park.
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The findings from the study of the lands surrounding Victoria Park would help to inform
discussions with the applicant on the Official Plan and Zoning By-law Amendment
application at 560 and 562 Wellington Street, and would also help to provide a
framework for evaluating any future development proposed on any of the properties
surrounding Victoria Park. The study of these lands may result in the creation of a
comprehensive plan for the properties surrounding the Park, subject to public
participation, that would allow Staff to better guide development around the Park in a
holistic manner by considering the relationship between any proposed development and
Victoria Park and the surrounding context.

Such a study could consider matters including, but not limited to, the following:

- Existing Official Plan policies

- The London Plan policies

- Heritage Conservation District plans, policies and guidelines

- Possible development around the park and its potential impact on adjacent low-
rise residential neighbourhoods

- Clearly delineating where development may be supported beyond a low or mid-
rise height

- A method for synthesizing the multiple overlapping plans, policies, and guidelines

4.0 Conclusion

Following Council direction, Staff and the applicant have continued to discuss a revised
development proposal, as part of the Official Plan and Zoning By-law Amendment
application at 560 and 562 Wellington Street, which is more in keeping with and
conforms to the West Woodfield Heritage Conservation District Plan, the Official Plan,
and The London Plan. Although the applicant has made substantial changes to their
development proposal in order to better align with the West Woodfield Heritage
Conservation District Plan, the Official Plan, and The London Plan, a gap still exists
between the development proposal and the land use policy framework. It is
recommended that Staff be directed to review the existing plans, policies, and
guidelines applying to the properties surrounding Victoria Park to determine whether
there is a basis to consider the Official Plan and Zoning By-law Amendment application
at 560 and 562 Wellington Street and evaluate the need to develop a comprehensive
plan for the properties surrounding Victoria Park to guide future development
applications for properties surrounding the Park.

Prepared by:

Michelle Knieriem, MCIP, RPP
Planner II, Current Planning
Submitted by:

Michael Tomazincic, MCIP, RPP
Manager, Current Planning
Recommended by:

John M. Fleming, MCIP, RPP
Managing Director, Planning and City Planner

April 23, 2018
MT/mt

Y:\Shared\implemen\DEVELOPMENT APPS\2015 Applications 8451 to\84620Z - 560 and 562 Wellington St
(MK)\OZ-8462-PEC Report April 30, 2018
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Appendix A — Relevant Background

Additional Maps
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File #: OZ-8462

Planner: Michelle Knieriem
Additional Reports

Application by GSP Group Inc. re properties located at 560 and 562 Wellington
Street (0Z-8462)(Public Participation Meeting May 8, 2017): City Council considered
the Staff recommendations in this report and directed Staff to continue to work with the
applicant to develop a revised proposal that is more in keeping and conforms with the

West Woodfield Heritage Conservation District Plan, the Official Plan, and The London
Plan
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Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: John M. Fleming

Managing Director, Planning and City Planner
Subject: Application By: The Corporation of the City of London
Archaeological Management Plan
Public Participation Meeting on: Monday April 30, 2018

Recommendation

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 the
application of the City of London relating to the Archaeological Management Plan for all
properties in the City of London:

(@) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the
Municipal Council meeting on May 8, 2018 to amend the Official Plan to add a
new subsection to Section 19.2.2 ii) (Guideline Documents) to add
Archaeological Management Plan (2017) to the list of Guideline Documents;

(b)  the proposed by-law attached hereto as Appendix "B" BE INTRODUCED at the
Municipal Council meeting on May 8, 2018 to amend Zoning By-law No. Z.-1, in
conformity with the Official Plan as amended in part (a) above, to delete Section
3.8. 2) s) h-18 (Holding Zone Provisions) and replace with new wording to require
an archaeological assessment to be undertaken; and,

(c) the proposed by-law attached hereto as Appendix “C”, BE INTRODUCED at a
future meeting of Municipal Council to amend The London Plan by ADDING the
Archaeological Management Plan (2017) to Policy 1721 of the Our Tools
policies, AND that three readings of the by-law enacting The London Plan
amendments BE WITHHELD until such time as The London Plan is in force and
effect.

IT BEING NOTED that technical edits to Section 6 of the Archaeological Management
Plan (2107) have been made to provide consistent wording with the Provincial Policy
Statement and The London Plan to require an archaeological assessment for site plan
applications.

Executive Summary

e The Archaeological Management Plan (2017) was adopted by Municipal Council
at its meeting on July 25, 2017 and directed the following actions be taken:

o To delete reference to the Archaeological Master Plan (1996) from the
Official Plan and to replace it with reference Archaeological Management
Plan (2017) to the list of Guideline Documents in the Official Plan (1989);

o To delete reference to the Archaeological Master Plan (1996) from The
London Plan and to replace it with reference to the Archaeological
Management Plan (2017); and,

o To delete the wording of the h-18 of the Zoning By-law, Z.-1, and replace it
with wording consistent with the adopted Archaeological Management
Plan (2017).

e Archaeological resources contribute to our understanding of the past. Our
stewardship and management of archaeological resources shows our respect for
past occupation, settlement, and cultures that have had an influence on our City.

e The conservation of archaeological resources is a matter of Provincial Interest,
pursuant to Section 2(d) of the Planning Act, with policies requiring
archaeological assessments in the Provincial Policy Statement (2014).
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Provisions of the Ontario Heritage Act protect archaeological sites from
inappropriate alteration and disturbance, and help to ensure that archaeological
fieldwork in Ontario is undertaken in compliance with the Standards and
Guidelines for Consultant Archaeologists (2011).

e Archaeological resources are best protected through the planning and
development process. The land use planning process, governed by the Planning
Act or the Environmental Assessment Act, requires approval authority to
integrate the requirements of the Ontario Heritage Act and the Funeral, Burial
and Cremation Services Act regarding known archaeological sites and areas of
archaeological potential.

e The City must ensure that appropriate policies and practices are in place to
conserve archaeological resources in the planning and development process.

e Replacing the Archaeological Master Plan (1996) with the Archaeological
Management Plan (2017) will bring the City of London’s archaeological resource
management policies into alignment with current legislation and regulatory
framework, and bring our land use planning tools into conformity.

Official Plan Amendment Analysis

1.0 Subject Lands

The lands affected by the Official Plan Amendment are City-wide.

2.0 Nature of Application

This report recommends approval of amendments to the current Official Plan and The
London Plan and the Zoning By-law to implement the Archaeological Management Plan
(2017). The intent of this Official Plan Amendment/Zoning By-law Amendment
application is to bring land use planning tools into conformity with the Archaeological
Management Plan (2017), which was adopted by Municipal Council at its meeting on
July 25, 2017.

3.0 Relevant Background

3.1 Planning History

The Archaeological Master Plan (1996) was adopted by Municipal Council as a
Guideline Document to the Official Plan at its meeting on October 7, 1996. The
Archaeological Master Plan (1996) established a predictive model to identify when an
archaeological assessment is required for planning or development applications across
the entire City. In the intervening 22 years, the Archaeological Master Plan (1996)
served to avoid situations of unintended discovery of archaeological resources.

There have been legislative changes and an evolution of best practice in archaeological
resource management since the adoption of the Archaeological Master Plan (1996). The
Archaeology Sub-Committee of the London Advisory Committee on Heritage (LACH)
advocated for a review of the Archaeological Master Plan (1996). The review of the
Archaeological Master Plan (1996) was included in the Planning Services Work Plan and
project funding secured through the budget process. At its meeting on October 27, 2015,
Municipal Council adopted the Terms of Reference for the Archaeological Master Plan
Review Project.

Archaeological Services Inc. (ASI), with Letourneau Heritage Consulting and D. R.
Poulton & Associates, were retained to undertake a review of the Archaeological Master
Plan (1996) in light of current legislation and best practice in archaeological resource
management in Ontario. The project’s four goals were achieved:
1. Update the sites database and associated mapping for known (registered and
unregistered) archaeological sites within the City of London;
2. Review the existing composite archaeological site potential layer and make
recommendations for improvements;
3. Review current federal, provincial, and municipal planning and management
guidelines for known and potential archaeological resources; and,
4. Develop an implementation framework for responsible municipal stewardship and
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management of archaeological resources in the City.

The composite archaeological site potential layer is composed of: the Indigenous (Pre-
Contact) archaeological site potential layer, the historical (Euro-Canadian/Colonial)
archaeological site potential layer, and the integrity layer. Each of these layers was
reviewed to determine their efficacy and make adjustments to improve that efficacy rate.

The exiting Indigenous archaeological site potential layer was working with an efficacy
rate of 90%. This is considered successful but still provided room for improvement.
Through the inclusion of alluvial soils (adding 980 hectares) within the Indigenous
archaeological site potential layer, the efficacy was improved to 100% - capturing all
previously identified Indigenous archaeological sites.

The existing historic archaeological site potential layer was working at an efficacy rate of
72%, which is considered only moderately successful. To improve the efficacy of the
historical archaeological site potential layer, mapping of features identified on geo-
referenced historical maps (courtesy of Western University's Human Environments
Analysis Laboratory) was undertaken. In particular, detailed mapping on a block-by-block
basis was completed for the Early Urban Core, Core Expansion Area, and East Industrial
District to identify areas that are likely to retain archaeological resources. The efficacy
rate of the historic archaeological site potential layer has been improved to 100% to
capture all previously recorded historic archaeological sites.

The integrity layer removed areas upon which modern development activities had likely
destroyed any archaeological resources. This is often associated with substantial land
disturbances that characterize development practices from the late-twentieth century to
present. The detailed mapping of the Early Urban Core, Core Expansion Area, and East
Industrial District removed areas of past disturbance and retaining those where there is
potential for archaeological resources to remain. Integrity outside of these areas was not
comprehensively reviewed and should be reviewed as part of a Stage 1 archaeological
assessment as required.

With these adjustments, greater confidence can be conferred in the composite
archaeological site potential layer to accurately identify the likelihood of encountering
archaeological resources, and the requirement to complete archaeological assessments
prior to soil disturbance, development and/or site alteration.

As a result of this review, the Archaeological Management Plan (2017) was developed
and presented to the LACH at its meeting on July 12, 2017 and the PEC at its meeting
on July 17, 2018. At its session held on July 25, 2017, Municipal Council resolved:
19. 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 the Archaeological Management Plan (2017):
a) the Archaeological Management Plan appended to the staff report
dated July 17, 2017, BE ADOPTED as The Corporation of the City of
London’s approach to archaeological resource management in the City
of London;
b) the Civic Administration BE DIRECTED to initiate an amendment to the
Official Plan (1989, as amended) to adopt the Archaeological
Management Plan as a Guideline Document pursuant to Section
19.2.2;
c) the Civic Administration BE DIRECTED to initiate an amendment to
The London Plan to adopt the Archaeological Management Plan as a
Guideline Document pursuant to Policy 1721 1 upon The London Plan
coming into effect;
d) the Civic Administration BE DIRECTED to amend the definition, under
“Holding Zone Provisions” for h-18; and,
e) the Civic Administration BE DIRECTED to collaborate with the First
Nations noted in the Archaeological Master Plan to develop
administrative processes for engagement with Indigenous communities
for archaeological resources. (2017-R03) (19/14/PEC)

This report responds to clauses b), ¢) and d) of Municipal Council’s resolution. Staff
continue to work with local First Nations to develop administrative processes for
engagement related to archaeological resources.
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4.0 Rationale for Amendments

4.1 Requested Amendment

Municipal Council has requested an Official Plan Amendment to add the Archaeological
Management Plan (2017) as a Guideline Document to Chapter 19 of the Official Plan,
as well as to amend Policy 1721 1 of The London Plan to remove reference to the
Archaeological Master Plan (1996) and replace it with reference to the Archaeological
Management Plan (2017).

An amendment to the Zoning By-law, Z.-1, has also been requested to delete and
replace the wording of the h-18 holding provision in conformity with the Archaeological
Management Plan (2017).

4.2 Community Engagement

Notice of Application was published in the Public Notices and Bidding Opportunities
section of The Londoner on February 22, 2018. The notice advised of the possible
amendment to the Official Plan to delete reference to the Archaeological Master Plan
(1996) and replace it with reference to the Archaeological Management Plan (2017), as
well as possible amendment to The London Plan with the same. The notice also
advised of the possible amendment to the Zoning By-law to delete and replace the
wording of the existing h-18 holding provision. No responses were received.

Notice of Public Meeting was published in the Public Notices and Bidding Opportunities
section of The Londoner on April 12, 2018.

4.2.1 London Advisory Committee on Heritage

The LACH and its Archaeology Sub-Committee were consulted during the
Archaeological Master Plan Review Project, culminating in consultation with the LACH
at its meeting on July 12, 2017.

4.3 Policy Context

Provincial Policy Statement (2014)

As identified under Section 2 of the Planning Act, archaeology is matter of Provincial
Interest. This is reinforced through the Provincial Policy Statement (2014), which is
issued under Section 3 of the Planning Act. Section 3(1) of the Planning Act requires
that municipal decisions affecting a planning matter “shall be consistent” with the
Provincial Policy Statement.

With respect to archaeological resources, Policy 2.6.2 of the Provincial Policy Statement
states that:

Development and site alteration shall not be permitted on lands containing
archaeological resources or areas of archaeological potential unless significant
archaeological resources have been conserved.

“Conserved” is defined by the Provincial Policy Statement as meaning “the
identification, protection, management and use of built heritage resources, cultural
heritage landscapes, and archaeological resources in a manner that ensures their
cultural heritage value or interest is retained under the Ontario Heritage Act. This may
be achieved by the implementation of recommendations set out in a conservation plan,
archaeological assessment, and/or heritage impact assessment. Mitigative measures
and/or alternative development approaches can be included in these plans and
assessments” (Provincial Policy Statement, 2014).

“Significant” archaeological resources are those “that have been determined to have
cultural heritage value or interest for the important contributions they make to our
understanding of the history of a place, an event, or a people” (Provincial Policy
Statement, 2014). The identification and evaluation of such resources are based on
archaeological fieldwork and determined by a consultant archaeologist.

Policy 2.6.4 of the Provincial Policy Statement promotes archaeological management
plans in conserving archaeological resources. Policy 2.6.5 of the Provincial Policy
Statement directs planning authorities to “consider the interests of Aboriginal
communities in conserving cultural heritage and archaeological resources.”
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Official Plan (1989)

Policies for the protection and enhancement of archaeological resources are found
within Chapter 13 of the Official Plan. Policy 13.4.1 states, “Council will facilitate, in
accordance with Provincial policy efforts to preserve and excavate historic and pre-
historic archaeological resources. Council will consult with the Ministry of Culture and
with the archaeological committee of the LACH on matters pertaining to archaeological
resources.”

The provisions of Policy 13.4.2 of the Official Plan enable the preparation and
maintenance of an “Archaeological Master Plan to provide direction for the identification,
evaluation, and conservation of archaeological resources through the land use planning
process.” Pursuant to this policy, The Archaeological Master Plan (1996) was adopted
as a Guideline Document by Municipal Council.

Policy 13.4.3 of the Official Plan identifies applications for planning approvals that are
subject to review for their potential impacts to archaeological resources. These
application are: area plans, plans of subdivision, Official Plan amendments, Zoning By-
law amendments, and consents. City-initiated development projects require
consideration of potential impacts to archaeological resources pursuant to Policy 13.4.4.
Notably, Site Plan applications and Minor Variances applications are not noted by Policy
13.4.3 of the Official Plan as requiring consideration of potential impacts to
archaeological resources.

The London Plan (2016)

The policy framework for archaeological resource conservation in the Cultural Heritage
chapter of The London Plan enhances the policy direction of the Official Plan and brings
policies regarding cultural heritage resources (including archaeological resources) into
compliance with Provincial policy. Policy 609 _ of The London Plan directs that “the City
will prepare and maintain an Archaeological Management Plan...” The adoption of the
Archaeological Management Plan (2017) complies with the policies of The London Plan.

In addition to revised reference to applicable legislation, including the Ontario Heritage
Act and the Funeral, Burials and Cremation Services Act, the policies of The London
Plan have a stronger recognition for Indigenous engagement and monitoring during the
archaeological assessment process. This includes providing an invitation to participate
in the Archaeological Management Plan process, direction for proponents and
consultant archaeologists to consult with the appropriate First Nation for in situ
conservation and/or interpretation and commemoration, as well as the provision for
monitors during Stage 2 archaeological assessment and providing copies of
archaeological assessment reports to the appropriate First Nation. These policies
comply with direction from the Province in Policy 2.6.5 of the Provincial Policy
Statement; some policies were added by the Minister's modifications to The London
Plan. Staff continue to work with local First Nations to develop administrative processes
for engagement related to archaeological resources.

Whereas the Official Plan defined what planning and development applications require
archaeological assessment, the policies of The London Plan direct those consideration
to the Archaeological Management Plan (2017). The Archaeological Management Plan
(2017) requires archaeological assessment for: Official Plan Amendments, Zoning By-
law Amendments, Plan of Subdivision, Site Plan, Consent, Minor Variance, and City of
London public works.

Zoning By-law, Z.-1

Holding provisions can be added to a property to restrict future uses until conditions for
removal are met. The holding provision for archaeological resources, h-18, is typically
added to a property through the Zoning By-law Amendment process where an
archaeological assessment is required but has not been undertaken or completed. For
example, a Stage 1-2 archaeological assessment was submitted for a property as part
of a complete application for Zoning By-law Amendment but Stage 3 assessment is
required for a specific site. The h-18 holding provision could be added to the property to
ensure that significant archaeological resources are conserved prior to development or
site alteration.

The existing h-18 holding provision states,
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To ensure that lands are assessed for the presence of archaeological resources
prior to development. The proponent shall carry out an archaeological resource
assessment of the entire subject property or identified part thereof and mitigate,
through avoidance or documentation, adverse impacts to any significant
archaeological resources found, to the satisfaction of the Ministry of Citizenship,
Culture and Recreation, and the City of London. No grading or other soll
disturbance shall take place on the subject property prior to the issuance of a
letter of clearance by the City of London Planning Division. (Z.-1-051390).

The property will be assessed by a consultant archaeologist, licensed by the
Ministry of Citizenship, Culture and Recreation under the provisions of the
Ontario Heritage Act (R.S.0. 1990); and any significant sites found will be
properly mitigated (avoided, excavated or the resource protected), prior to the
initiation of construction, servicing, landscaping or other land disturbances. The
condition will also be applied where a previous assessment indicates the
presence of significant archaeological resources but mitigation has not been
carried out. (Z-1-97502).

The wording of the existing h-18 holding provision is out of date. Deleting the existing
wording and replacement with the wording of the Archaeological Management Plan
(2017) will provide specificity and clarity when the h-18 holding provision is applied to a
property or area.

The recommended h-18 holding provision states,
The proponent shall retain an archaeologist, licensed by the Ministry of Tourism,
Culture and Sport under the provisions of the Ontario Heritage Act (R.S.O. 1990
as amended) to carry out a Stage 1 (or Stage 1-2) archaeological assessment of
the entire property and follow through on recommendations to mitigate, through
preservation or resource removal and documentation, adverse impacts to any
significant archaeological resources found (Stages 3-4). The archaeological
assessment must be completed in accordance with the most current Standards
and Guidelines for Consulting Archaeologists, Ministry of Tourism, Culture and
Sport.

All archaeological assessment reports, in both hard copy format and as a PDF,
will be submitted to the City of London once the Ministry of Tourism, Culture and
Sport has accepted them into the Public Registry.

Significant archaeological resources will be incorporated into the proposed
development through either in situ preservation or interpretation where feasible,
or may be commemorated and interpreted through exhibition development on
site including, but not limited to, commemorative plaquing.

No demolition, construction, or grading or other soil disturbance shall take place
on the subject property prior to the City’s Planning Services receiving the Ministry
of Tourism, Culture and Sport compliance letter indicating that all archaeological
licensing and technical review requirements have been satisfied.

4.4  Additional Background

Ontario Heritage Act

The Ontario Heritage Act governs the general practice of archaeology in the province to
maintain a professional standard of archaeological research and consultation. The
Minister of Culture is responsible for issuing licenses to qualified individuals. All
consultant archaeologists who undertake Stage 1 to 4 archaeological assessments
must be licensed by the Ministry of Tourism, Culture and Sport (MTCS). All work
conducted by the consultant archaeologist must conform to the standards set forth in
the most current Standards and Guidelines for Consulting Archaeologists (2011)
authorized by the MTCS and the accompanying bulletins.

Under Section 48 (1) of the Ontario Heritage Act, no person shall carry out
archaeological fieldwork or knowing that a site is a marine or other archaeological site,
within the meaning of the regulations, alter the site or remove an artifact or any other
physical evidence of past human use or activity from the site unless the person applies
to the Minister and is issued a licence that allows the person to carry out the activity in
question.
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In changes to the Ontario Heritage Act, outlined in the Government Efficiency Act
(2002), it became illegal for any person or agency to alter an archaeological site without
a license.

5.0 Conclusion

As directed by Municipal Council at its meeting on July 25, 2017, the Archaeological
Management Plan (2017) will be added to the list of Guideline Documents in the current
Official Plan (1989) and The London Plan. The Z.-1 Zoning By-law will be amended to
replace the wording of the current h-18 holding provision related to archaeological
assessments with a new holding provision in compliance with the direction of the
Archaeological Management Plan (2017).

Prepared by:

W. J. Charles Parker, MA
Senior Planner
Prepared by:

Kyle Gonyou, CAHP
Heritage Planner
Submitted by:

Gregg Barrett, AICP
Manager, Long Range Planning and Research

Recommended by:

John M. Fleming, MCIP, RPP
Managing Director, Planning and City Planner

April 23, 2018
KG/cp
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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 relating to
addition of the Archaeological
Management Plan as a Guideline
Document.

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.0. 1990, c.P.13.

PASSED in Open Council on May 8, 2018.

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading — May 8, 2018
Second Reading — May 8, 2018
Third Reading — May 8, 2018
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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 amend the Official Plan to add a new subsection to Section 19.2.2
i) (Guideline Documents) to add Archaeological Management Plan
(2017);

B. LOCATION OF THIS AMENDMENT

1. This Amendment applies to all lands located in the City of London.

C. BASIS OF THE AMENDMENT

Archaeological resources contribute to our understanding of the past. Our
stewardship and management of archaeological resources shows our
respect for past occupation, settlement, and cultures that have had an
influence on our City. The conservation of archaeological resources is a
matter of Provincial Interest, pursuant to Section 2(d) of the Planning Act,
with policies requiring archaeological assessments in the Provincial Policy
Statement (2014). Provisions of the Ontario Heritage Act protect
archaeological sites from inappropriate alteration and disturbance, and help
to ensure that archaeological fieldwork in Ontario is undertaken in
compliance with the Standards and Guidelines for Consultant
Archaeologists (2011).

Archaeological resources are best protected through the planning and
development process. The land use planning process, governed by the
Planning Act or the Environmental Assessment Act, requires approval
authority to integrate the requirements of the Ontario Heritage Act and the
Funeral, Burial and Cremation Services Act regarding known
archaeological sites and areas of archaeological potential. It is the approval
authority’s obligation to ensure that appropriate policies and practices are
in place to conserve archaeological resources in the planning and
development process.

The Archaeological Management Plan (2017) replaces the existing
Archaeological Master Plan (1996).

D. THE AMENDMENT

The Official Plan for the City of London is hereby amended as follows:

1. Section 19.2.2 ii) of the Official Plan for the City of London is
amended by adding the following:

(_) Archaeological Management Plan (2017)
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Bill No.(number to be inserted by Clerk's Office)
2018

By-law No. Z.-1-18

A by-law to amend By-law No. Z.-1 to
delete and replace an existing Holding
Provision in Section 3.8 (Holding
Zones).

WHEREAS the City of London has initiated an application to make an
amendment to Zoning By-law Z-1, as set out below;

AND WHEREAS upon approval of Official Plan Amendment Number _ this
rezoning will conform to the Official Plan;

THEREFORE the Municipal Council of The Corporation of the City of
London enacts as follows:

1) Section 3.8. 2) s) h-18 (holding zone provision) is deleted and replaced with new
wording provided below;

S) h-18
The proponent shall retain an archaeologist, licensed by the
Ministry of Tourism, Culture and Sport under the provisions of the
Ontario Heritage Act (R.S.0. 1990 as amended) to carry out a
Stage 1 (or Stage 1-2) archaeological assessment of the entire
property and follow through on recommendations to mitigate,
through preservation or resource removal and documentation,
adverse impacts to any significant archaeological resources found
(Stages 3-4). The archaeological assessment must be completed in
accordance with the most current Standards and Guidelines for
Consulting Archaeologists, Ministry of Tourism, Culture and Sport.

All archaeological assessment reports, in both hard copy format
and as a PDF, will be submitted to the City of London once the
Ministry of Tourism, Culture and Sport has accepted them into the
Public Registry.

Significant archaeological resources will be incorporated into the
proposed development through either in situ preservation or
interpretation where feasible, or may be commemorated and
interpreted through exhibition development on site including, but
not limited to, commemorative plaquing.

No demolition, construction, or grading or other soil disturbance
shall take place on the subject property prior to the City’s Planning
Services receiving the Ministry of Tourism, Culture and Sport
compliance letter indicating that all archaeological licensing and
technical review requirements have been satisfied.

The inclusion in this By-law of imperial measure along with metric measure is for the
purpose of convenience only and the metric measure governs in case of any discrepancy
between the two measures.
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This By-law shall come into force and be deemed to come into force in accordance with
Section 34 of the Planning Act, R.S.0. 1990, c. P13, either upon the date of the passage
of this by-law or as otherwise provided by the said section.

PASSED in Open Council on May 8, 2018.

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading — May 8, 2018
Second Reading — May 8, 2018
Third Reading — May 8, 2018
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Appendix C

Bill NO. (number to be inserted by Clerk's Office)
2018

By-law No. C.P.-XXXX-____

A by-law to amend The London Plan for
the City of London, 2016 relating to
replacement of Existing Policy related to
Archaeological Resources.

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 London Plan for
the City of London Planning Area — 2016, 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.0. 1990, c.P.13.

PASSED in Open Council on xxxx X, 2018.

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading — xxxx x, 2018
Second Reading — xxxx x, 2018
Third Reading — xxxx x, 2018
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AMENDMENT NO.
to the

THE LONDON FOR THE CITY OF LONDON

A. PURPOSE OF THIS AMENDMENT

The purpose of this Amendment is:

1. To delete an existing policy in Section 1721 1 (Culture Heritage
Guidelines) of The London Plan for the City of London and replace
with a new entry.

B. LOCATION OF THIS AMENDMENT

1. This Amendment applies to all lands located in the City of London.

C. BASIS OF THE AMENDMENT

Archaeological resources contribute to our understanding of the past. Our
stewardship and management of archaeological resources shows our
respect for past occupation, settlement, and cultures that have had an
influence on our City. The conservation of archaeological resources is a
matter of Provincial Interest, pursuant to Section 2(d) of the Planning Act,
with policies requiring archaeological assessments in the Provincial Policy
Statement (2014). Provisions of the Ontario Heritage Act protect
archaeological sites from inappropriate alteration and disturbance, and help
to ensure that archaeological fieldwork in Ontario is undertaken in
compliance with the Standards and Guidelines for Consultant
Archaeologists (2011).

Archaeological resources are best protected through the planning and
development process. The land use planning process, governed by the
Planning Act or the Environmental Assessment Act, requires approval
authority to integrate the requirements of the Ontario Heritage Act and the
Funeral, Burial and Cremation Services Act regarding known
archaeological sites and areas of archaeological potential. It is the approval
authority’s obligation to ensure that appropriate policies and practices are
in place to conserve archaeological resources in the planning and
development process.

The Archaeological Management Plan (2017) replaces the existing
Archaeological Master Plan (1996).

D. THE AMENDMENT

The Official Plan for the City of London is hereby amended as follows:
The London Plan is hereby amended as follows:

1. Policy 1721_1 with regard to Cultural Heritage Guideline Documents is deleted
in its entirety and replaced with the following policy;

1. Archaeological Management Plan (2017)
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Appendix D

Previous Reports Pertinent to this Matter

April 25, 1996 — Report to the Comprehensive Policy Committee — Revised Official Plan
Amendment — Archaeological Master Plan

October 3, 1996 — Report to the Comprehensive Policy Committee — Revised Official Plan
Amendment — Review of Submissions.

August 23, 2010 — Report to the Planning Committee — Information Report, Archaeological Master
Plan.

October 19, 2015 — Report to the Planning & Environment Committee — Archaeological Master
Plan Review Project Terms of Reference

July 17, 2017 — Report to Planning and Environment Committee — Archaeological Management
Plan (2017)
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Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: John M. Fleming

Managing Director, Planning and City Planner
Subject: 1904812 Ontario Ltd

200 Villagewalk Boulevard
Public Participation Meeting on: April 30, 2018

Recommendation

That, on the recommendation of the Managing Director, Planning and City Planner, with
respect to the application of 1904812 Ontario Ltd. c/o Domus Development London Inc.
relating to the property located at 200 Villagewalk Boulevard, the proposed by-law
attached hereto as Appendix "A" BE INTRODUCED at the Municipal Council meeting
on May 22, 2018 to amend Zoning By-law No. Z.-1, in conformity with the Official Plan,
to change the zoning of the subject property FROM a Residential R6 Special Provision/
Residential R7 Special Provision/ Office Special Provision (R6-5(26)/R7(10)/OF(1))
Zone, TO a Residential R6 Special Provision/ Residential R7 Special Provision/ Office
Special Provision (R6-5(26)/R7(10)/OF(_)) Zone.

Executive Summary

Summary of Request

The requested Zoning By-law Amendment is to permit a medical/dental office with a
maximum gross floor area of 790 square metres (in addition to the other uses that are
already allowed on site), to allow for a reduction in parking from 114 required spaces to
88 spaces provided, to permit an increased maximum front yard setback of 4 metres
where 3 metres is permitted for the first and second storey with an additional metre
required for the third storey and above; to permit an increased maximum interior side
yard setback of 16.1 metres where 3 metres is permitted; and, to increase the permitted
height from 10 metres to 15 metres.

Purpose and the Effect of Recommended Action

The purpose and effect of the recommended Zoning By-law Amendment is to add a
medical/dental office use, with a gross floor area of up to 790 square metres, and to
allow amendments to Zoning By-law standards for parking, maximum front yard
setback, maximum interior side yard setback, and height. The recommended action is
consistent with the request from the applicant.

Rationale of Recommended Action

The recommended Zoning By-law Amendment would allow the development of a
building with a height and setbacks consistent with what was already approved through
minor variance applications for a professional office building on the site. The requested
addition of up to 790 square metres of medical/dental office as a permitted use would
allow for an office use that is likely to create a more active frontage than the
professional office use already permitted on the site, bringing the permitted uses into
greater conformity with the Official Plan and The London Plan policies that apply to the
site.

The recommended Zoning By-law Amendment is consistent with the Provincial Policy
Statement, conforms with the Official Plan and The London Plan, and allows for an
additional type of office use to occupy an already-approved office building which is
under construction. The recommended Zoning By-law Amendment is also a condition
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of consent application (B.050/17), which is necessary to facilitate the expansion of the
site to accommodate the requested parking supply.

1.0 Site at a Glance

1.1 Property Description
The subject site is an irregular shape with frontage on both Sunningdale Road West and
Villagewalk Boulevard. The subject site has an area of approximately 0.53 hectares.

The site is subject to a conditionally granted consent (B.050/17) application to sever a
portion (489.4 square metres) of the adjacent site at 180 Villagewalk Boulevard and
convey it to the subject site at 200 Villagewalk Boulevard for parking and access. One
of the conditions of consent is that this Zoning By-law Amendment is in-force and effect.

1.2 Current Planning Information (see more detail in Appendix D)
e Official Plan Designation — Multi-Family, Medium Density Residential
e Sunningdale North Mixed Use Area Plan — Multi-Family, Medium Density
Residential within the Mixed Use Area
e The London Plan Place Type — Main Street
e EXxisting Zoning — Residential R6 Special Provision/ Residential R7 Special
Provision/ Office Special Provision (R6-5(26)/R7(10)/OF(1)) Zone

1.3 Site Characteristics

Current Land Use — Vacant land (office building under construction)
Frontage — 41.7 metres (136.8 feet)

Depth — 99.4 metres (326.1 feet)

Area — 0.53 hectares (1.3 acres)

Shape - Irregular

1.4  Surrounding Land Uses

e North — The site immediately to the north has a minor variance conditionally
approved in 2017 for cluster townhouses. Further north is a future park
(Villagewalk Commons).

e East — A site plan application has been submitted for a commercial plaza.

e South — Two 14-storey apartment buildings. Further south are single
detached homes. A draft plan of subdivision application has been submitted
and is currently under appeal at the Ontario Municipal Board for the lands
southeast of the subject site (58 Sunningdale Road West).

e West — Cluster townhouses. Further west is the Sunningdale Golf Club.
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Figure 1: Photo of office building under construction on the site.
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2.0 Description of Proposal

2.1 Development Proposal

The applicant is proposing the development of a 4 storey (15 metre) office building with
medical/dental offices on the first floor and professional offices above. The proposed
office building would have a 4 metre front yard setback and an interior side yard setback
of 16.1 metres from the 0.3 metre reserve on Sunningdale Road. The development is
proposed to include 88 parking spaces.

The subject site has Zoning By-law and Site Plan approvals for the construction of a 4
storey (15 metre) professional office building, at the front and side yard setbacks that
are requested by the applicant. This professional 4-storey office building is currently
under construction as a result of previous zoning approvals that permit the use and
gross floor area, as well as subsequent minor variance approvals that permit the
requested height, setbacks, and a reduced parking supply. The requested
medical/dental office use is proposed to be located within this building that is under
construction. As a medical/dental office is not a permitted use within the existing zone,
the applicant is required to seek special provisions for the height and setbacks that were
previously approved for a professional office use.

3.0 Relevant Background

3.1 Planning History

The subject site is part of the Sunningdale North Area Plan. The Sunningdale North
Area Plan was adopted by City Council in 2006. Additional information on the applicable
policies from the Sunningdale North Area Plan can be found in Section 3.4 “Policy
Context”.

The subject site was part of a larger draft plan of subdivision and Zoning By-law
Amendment application for the lands at the northwest corner of Sunningdale Road and
Richmond Street that were owned by Auburn Developments. This draft plan of
subdivision was approved with conditions and the Zoning By-law Amendment was
adopted by City Council in 2008 (Application 39T-04513/Z-6842). The subject site was
zoned Holding Residential R6 Special Provision/Residential R7 Special Provision/Office
Special Provision (R6-5(26)/R7(10)/OF(1)) Zone to permit professional offices up to
5,000 square metres in addition to a variety of residential dwelling types.

The subdivision was subsequently registered in September 2011 as Subdivision Plan
33M-633.

The site was subject to another Zoning By-law Amendment application in 2013 for 200
and 275 Calloway Road and 180 and 200 Villagewalk Boulevard (Z-8130). This Zoning
By-law Amendment pertained to the Special Provisions for the Residential R6 Zone that
applies to the subject site. The Zoning By-law Amendment deleted the
minimum/maximum density requirement of 35 units per hectare and replaced it with a
minimum density of 30 units per hectare and a maximum density of 75 units per
hectare. The maximum permitted height was also increased from 12 metres to 15
metres, should the site be developed with the Residential R6 Zone permissions. This
Zoning By-law Amendment only pertained to the Residential R6 Special Provision (R6-
5(26)) Zone permissions for the subject site. The Residential R7 Special Provision
(R7(10)) and Office Special Provision (OF(1)) Zone permissions remained unchanged.
This Zoning By-law Amendment was adopted by City Council in 2013.

A minor variance application was conditionally approved for the subject site (A.141/14)
by the Committee of Adjustment in 2014, subject to obtaining a building permit. The
variances conditionally granted by the Committee were for a height of 15 metres
whereas 10 metres was permitted, and to permit 72 parking spaces where 87 parking
spaces were required for the proposed professional office building.

The applicant returned to the Committee of Adjustment in 2015 for another minor
variance application (A.075/15) for the same proposed professional office building as a
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result of additional variances being identified through the review of the applicant’s Site
Plan Control application. The variances requested included: a maximum front yard
setback of 4 metres for the first and second storey whereas a maximum setback of 3
metres was permitted with an additional metre required for the third storey and above; a
front yard setback for the third storey and above equal to the first and second storey; a
minimum of 72 parking spaces whereas 91 were required; and a minimum interior south
side yard setback of 16.1 metres from the 0.3 metre reserve on Sunningdale Road West
whereas a maximum of 3 metres was permitted. These variances were approved
conditionally, on the condition that the applicant obtain a building permit for the building.

In 2016 a Site Plan Public Participation meeting was held before the Planning and
Environment Committee for the Site Plan Control application submitted to construct a 4-
storey professional office building (SP14-039271). No members of the public attended
the meeting and no issues were identified.

In 2017, City Council adopted the recommendations in a report (H-8439) to remove the
holding provisions that apply to the subject site. This allowed for consideration of the
subject site for building permits to construct a 4-storey professional office building. An
office building is currently under construction based on these permissions.

A consent application (B.050/17) was submitted in 2017 for 180 and 200 Villagewalk
Boulevard to sever approximately 489 square metres from 180 Villagewalk Boulevard
and convey this land to 200 Villagewalk Boulevard for the purposes of future office uses
in order to accommodate additional parking for 200 Villagewalk Boulevard. This was
conditionally approved by the consent authority in 2018.

The Zoning By-law Amendment that is currently under consideration is required to
permit medical/dental offices as a permitted use within the building that is currently
under construction that was initially intended for professional offices.

3.2 Requested Amendment

The requested Zoning By-law Amendment is to rezone the site from a Residential R6
Special Provision/ Residential R7 Special Provision/ Office Special Provision (R6-
5(26)/R7(10)/OF(1)) Zone which allows a range of residential and professional office
uses, to a Residential R6 Special Provision/ Residential R7 Special Provision/ Office
Special Provision (R6-5(26)/R7(10)/OF(_)) Zone. The special provision requested is to
allow a medical/dental office with a maximum gross floor area of 790 square metres in
addition to the other uses that are already allowed on site, to allow for a reduction in
parking from 114 spaces required to 88 spaces provided, to permit an increased front
yard setback of 4 metres, to permit an increased interior side yard setback of 16.1
metres, and to increase the permitted height from 10 metres to 15 metres.

The applicant currently has zoning permissions to construct a 4-storey professional
office building with the modified building setbacks that are being requested. As
medical/dental offices are not a permitted use in the existing Zoning By-law permissions
for the site, the applicant is required to undergo a Zoning By-law Amendment to permit
medical/dental offices within the building they are constructing. The parking
requirements for medical/dental offices are also more significant than professional office
uses, as such the applicant is in the process to acquire a portion of the abutting parcel
for the provision of additional parking spaces (through consent application B0.50/17)
and is seeking relief from a portion of the additional required parking spaces. The
permissions for increased setbacks and height that are being sought as part of this
Zoning By-law Amendment application are also required, as they were approved
through the minor variance process with the intention of applying to a professional office
use.

3.3 Community Engagement (see more detail in Appendix B)

A Notice of Application was sent to property owners within a 120 metre radius of the
subject site on January 31, 2018 and was published in The Londoner on February 1,
2018.
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Two “Possible Land Use Change” signs were placed on the subject site, one fronting
onto Sunningdale Road West and the second fronting onto Villagewalk Boulevard.

As of the date of this report, three community members have contacted Planning Staff
with regards to this application. Concerns expressed included that the proposed use
was not appropriate and that the amount of parking provided would not be sufficient to
service the proposed use. Concerns were also expressed about the requested special
provisions for increased height and increased setbacks, however in some instances
these concerns were alleviated when it was identified to respondents that the applicant
already has permission to build a professional office building with the requested height
and setbacks.

3.4 Policy Context (see more detail in Appendix C)
Provincial Policy Statement, 2014

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning and development, setting the policy foundation for
regulating the development and use of land. The subject site is located within a settlement
area as identified in the PPS. The PPS identifies that planning authorities shall promote
economic development and competitiveness by providing for an appropriate range of
employment and institutional uses to meet long term needs (Policy 1.3.1). It also
encourages compact, mixed use development that incorporates compatible employment
uses to support livable and resilient communities (Policy 1.3.1). Policy 4.7 states that the
Official Plan is the most important vehicle for implementing the PPS.

All decisions of Council affecting land use planning matters are required to be consistent
with the PPS.

City of London 1989 Official Plan (“Official Plan”)

The City of London 1989 Official Plan (“Official Plan”) implements the policy direction of
the PPS and contains objectives and policies that guide the use and development of
land within the City of London. The Official Plan assigns specific land use designations
to lands, and the policies associated with those land use designations provide for a
general range of permitted uses.

The subject site is located within the “Multi-Family Medium-Density Residential” land
use designation in the Official Plan. Development in the Multi-Family Medium-Density
Residential land use designation is intended to provide multi-family medium density
uses that enhance the character and amenity of residential areas (Policy 3.1.3).
Densities are generally limited to a maximum of 75 units per hectare, however in certain
instances densities can be permitted up to 100 units per hectare (Policy 3.3.3). Small-
scale office developments are a secondary permitted use within the Multi-Family
Medium-Density Residential land use designation.

The site is within the “Mixed Use Area” overlay in the Sunningdale North Planning Area
(Policy 3.5.16). The Mixed Use Area is intended to allow for a range of retail and
service-related commercial uses, office uses, institutional uses, and medium and high
density residential uses.

The London Plan

The London Plan is the new Official Plan for the City of London and has been adopted
by City Council and approved by the Ministry with modification. A portion of The London
Plan is in-force and effect, and the remainder of the plan continues to be under appeal
to the Ontario Municipal Board.

The subject site is located within the Main Street Place Type in the London Plan. In
new neighbourhoods, main street areas can be planned to create a strong
neighbourhood character and a distinct sense of place (Policy 903). They are to be
strongly tied to their surrounding communities, but also provide a unique and inviting
shopping and leisure experience for all Londoners and out-of-City visitors (Policy 904).
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Buildings in Main Street Place Types are to be designed to fit with the planned vision,
scale and character of the area (Policy 910). Buildings are to have a minimum height of
2 storeys (8 metres) and not exceed 4 storeys in height, with an upper limit of 6 storeys
permitted in select instances through bonusing. Main Street Place Types permit a broad
range of residential, retail, service and office uses (Policy 908). Mixed use building are
encouraged and retail and service uses will be encouraged at grade with residential and
non-service office uses directed to the rear of the building and upper floors. Office uses
are to be limited to 2,000 square metres (Policy 910).

Sunningdale North Area Plan

The Sunningdale North Area Plan applies to the area between Wonderland Road North
to the west, Sunningdale Road West to the south, Richmond Street to the east and the
municipal boundary to the north. The subject site is designated Multi-family Medium
Density Residential and is within the Mixed Use Area overlay.

The Multi-family Medium Density Residential designation permits a wide range of low-
rise housing types ranging from single and semi-detached units to townhouses and low-
rise apartments. The site is within the Mixed Use Area overlay in the Sunningdale North
Area Plan, which encourages the mixing of land uses, either vertically within a single
building or horizontally in multiple buildings. It also encourages that an active street
frontage should be provided where possible.

The Area Plan also includes Urban Design Guidelines that are intended to guide design
and future development of the Upper Richmond Village. The Urban Design Guidelines
identify and describe the principal design elements of the community, their relationship
to each other, and the objectives of the concept plan as a whole. The Urban Design
Guidelines envision that Upper Richmond Village will provide a range of commercial,
residential and recreation opportunities at a pedestrian scale to encourage the evolution
of a lively and attractive urban area. The Urban Design Guidelines provide guidance on
such matters as building orientation and siting, massing, fagade design and
landscaping. Included in the Urban Design Guidelines is the direction that buildings are
encouraged to be sited close to the street line, and also the direction that buildings on
the Main Street (Villagewalk Boulevard) shall be a minimum of two storeys in height and
shall be encouraged to accommodate commercial or residential uses on the second
floor.

Zoning By-law

The Zoning By-law that applies to the subject site resulted from a Zoning By-law
Amendment application adopted by City Council in 2008 associated with the Draft Plan
of Subdivision Application. The site is zoned Residential R6 Special Provision/
Residential R7 Special Provision/ Office Special Provision (R6-5(26)/R7(10)/OF(1))
Zone. This Zoning By-law designation permits medium-density cluster housing,
apartment buildings for seniors and special populations, and professional offices with a
maximum gross floor area of 5,000 square metres.

The site is also subject to minor variance approvals (A.141/14 and A.075/15) that permit
a height of 15 metres, a maximum front yard setback of 4 metres, a maximum interior
side yard setback of 16.1 metres, and a reduction in parking to 72 spaces. However,
these variances only applied to uses permitted by the existing zoning. Since the
medical/dental office use is requested to be added to the subject site, the applicant
requires approval of these variances through the Zoning By-law Amendment process if
they are to apply to the medical/dental office use.
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4.0 Key Issues and Considerations

41 Issue and Consideration # 1: Use

The applicant has requested a special provision to add a medical/dental office as a
permitted use, with a maximum gross floor area of 790 square metres, in addition to the
uses that are already permitted on the site.

Provincial Policy Statement, 2014 (PPS)

The Provincial Policy Statement identifies that Planning Authorities shall promote
economic development and competitiveness by providing for an appropriate range and
mix of employment and institutional uses to meet long-term needs (Policy 1.3.1). It
encourages compact mixed use development that incorporates compatible employment
uses to support livable and resilient communities (Policy 1.3.1). Further, the PPS also
identifies that the vitality and viability of mainstreets should be enhanced (Policy 1.7.1c).

The requested medical/dental office use is consistent with the Provincial Policy
Statement as it contributes to providing an employment use that contributes to the
mixed use development of the Sunningdale North Area and its main street on
Villagewalk Boulevard.

Official Plan

The subject site is located within the “Multi-Family Medium-Density Residential” land
use designation in the Official Plan. The primary permitted uses in this Official Plan
designation are medium density residential uses. Small-scale offices (up to 2,000
square metres in size) are a secondary permitted use (Policy 3.3.1; Policy 5.2.4). The
subject site is also within the Sunningdale North Mixed Use Area overlay which permits
a range of retail, service-related commercial uses, office uses, institutional uses, and
medium and high-density residential uses.

The existing Zoning By-law that applies to the subject site permits up to 5,000 square
metres of office space. The addition of medical/dental office uses would still be required
to be within this total 5,000 square metres of office space.

The proposed medical/dental office use conforms to the Official Plan, including the
Sunningdale North Area Plan, as the Sunningdale North Mixed Use Area overlay
permits a range of uses including office uses. The total quantity of office space that
would be permitted, including professional offices and medical/dental offices, is
consistent with what is already permitted by the Zoning By-law for professional offices
on the site and consistent with the size of building that is currently under construction.

The Downtown is intended to be the primary office employment area in the City,
intended to accommodate professional offices (Policy 5.1.1). While the subject site
permits up to 5,000 square metres of office space, replacing some of the permitted
professional office space with medical/dental offices will help to reduce the quantity of
professional office space on the subject site and allow for additional demand to divert
towards professional office locations downtown.

The London Plan

The subject site is within the Main Street Place Type in The London Plan. The Main
Street Place Type permits a broad range of residential, retail, service, and office uses
(Policy 908). Mixed use building are encouraged and retail and service uses are
encouraged to locate at-grade with residential and non-service office uses at the rear of
the building and on the upper floors (Policy 908). Office uses are to be limited to 2,000
square metres (Policy 910).

While The London Plan limits office uses in the Main Street Place Type to 2,000 square
metres, the existing Zoning By-law for the subject site permits up to 5,000 square
metres of office space for professional offices. Adding medical/dental offices as a
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permitted office use would not increase the total amount of office space on the site, as
the total office use (including medical/dental offices) permitted on the site would still be
5,000 square metres. The proposed medical/dental office use would bring the subject
site into greater conformity with The London Plan as medical/dental offices create a
more active street frontage than professional offices, as patients would be frequenting
the building throughout the day to attend appointments.

4.2 Issue and Consideration # 2. Form — Special Provision for Increased
Height, Increased Front Yard Setback and Increased Interior Side Yard
Setbacks

The applicant has requested that a special provision be added to the Zoning By-law for
an increased height of 15 metres where 10 metres is permitted, an increased front yard
setback to a maximum of 4 metres where a maximum of 3 metres is permitted for the
first and second floor (with an additional metre required for the third floor and above),
and an increased interior side yard setback of a minimum of 16.1 metres from the 0.3
metre reserve on Sunningdale Road where a maximum of 3 metres is permitted.

The applicant has permissions to build at this increased height and increased setbacks
for an office building through previous minor variance applications. These permissions
only apply if the site is developed with the existing permitted professional office use. As
the applicant has requested to add a medical/dental office as a permitted use, an
amendment is required to permit this increased height and setbacks for the added use.

Provincial Policy Statement, 2014 (PPS)

The Provincial Policy Statement identifies that appropriate development standards
should be promoted which facilitate intensification, redevelopment, and compact form,
while avoiding or mitigating risks to public health and safety (Policy 1.1.3.4). The
requested special provision for increased height and increased front and interior side
yard setbacks continue to represent appropriate development standards and are
consistent with the Provincial Policy Statement.

Official Plan

The Sunningdale North Area Plan, which is part of the Official Plan, identifies that a
critical element is the Mixed Use Area in the community, and that both residential and
commercial buildings in this area are intended to establish a well-defined and
continuous streetscape. Further, it identifes that alterantive design standards should be
considered to facilitate street-oriented development (Policy 3.5.16). The requested 4
metre front yard setback continues to be in conformity with this requirement, given that it
represents just a modest increase from the 3 metre requirement that currently applies to
the site yet it is a significant reduction from the standard Zoning By-law requirement of
the Office (OF) Zone regulations requiring a minimum front yard setback of 6 metres
(with additional setback requried depending on building height). The requested
maximum 4 metre front yard setback continues to facilitate street-oriented development.

The London Plan

The London Plan encourages that buildings should be sited with minimal setbacks from
public rights-of-way to create a streetwall edge and establish a sense of enclosure and
a comfortable pedestrian environment. The requested maximum front yard setback of 4
metres, while greater than the existing Zoning By-law standard of 3 metres, continues to
be significantly less than the standard minimum requirement of 6 metres (with additional
setback required depending on building height), and conforms with the intent of this The
London Plan policy.

The addition of a medical/dental office use is not anticipated to have an impact on the
appropriateness of the increased height and revised setbacks that were already
approved for an office building on the site through the minor variance application
process. As this increased height and setbacks have already been determined to be
appropriate by the Committee of Adjustment for a professional office use, these
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permissions are recommended to be maintained for the addition of a medical/dental
office to the building that is currently under construction.

4.3 Issue and Consideration # 3: Intensity - Parking

The applicant has requested a special provision for a reduction in required parking,
proposing a minimum of 88 parking spaces where 114 parking spaces are required.

The Official Plan requires that any variance from the parking requirements in the Zoning
By-law, with the exception of Low Density Residential uses, shall be supported by a
Parking Study Report (Policy 18.2.12). Despite this requirement, the Official Plan
identifies that for areas within the Sunningdale North Area Plan, alternative design
standards may be considered (Policy 3.5.16). One example of possible alternative
standards provided is that reduced parking rates may be considered for the commercial
block, recognizing and supporting pedestrian and transit usage. While the subject site is
not wihtin the commercial block, it is within the Mixed Use Area and is on the opposite
site of Villagewalk Boulevard from the commercial block. It is anticipated that the Mixed
Use Area will be a walkable, vibrant mixed use area when it is built-out, and as such
reduced parking standards are appropriate in this instance. Further, a reduced parking
standard has already been approved for the professional office uses on the site through
a previous minor variance application.

An in-force policy in The London Plan does not require a Parking Study Report in all
instances of requests for reduced parking, and instead identifies a parking study may be
required where a request is made for a minor variance to the parking requirements
(Policy 369).

Transportation Services has reviewed the proposed parking quantity and have accepted
this proposed parking quantity as acceptable in this location for the requested use and
have identified that a parking study is not required.

More information and detail is available in Appendix B and C of this report.

5.0 Conclusion

The recommended Zoning By-law Amendment to permit a medical/dental office with a
maximum gross floor area of 790 square metres in addition to the other uses that are
already allowed on site, to allow for a reduction in parking from 114 spaces required to
88 spaces provided, and to permit increased maximum front yard and interior side yard
setbacks is consistent with the Provincial Policy Statement and conforms with existing
Official Plan policies and policies in The London Plan.

The requested addition of medical/dental offices as a permitted use, for up to 790
square metres of gross floor area, is appropriate as it is expected that this use would
create a more active street frontage than the already-permitted professional office use.
This is in greater conformity with Official Plan policies and The London Plan policies
both of which anticipate the subject site to be part of a vibrant mixed use area. The
requested reduction in parking has been determined by Transportation Services to be
acceptable for what is anticipated to transform into a vibrant, walkable main street. The
requested special provisions for height and increased building setbacks have also been
determined to be appropriate in this instance as existing permissions on the site allow
professional offices to be constructed to this height and increased setbacks.

The recommended Zoning By-law Amendment is consistent with the requested Zoning
By-law Amendment and is anticipated to add vibrancy to Villagewalk Boulevard than
would be generated by the existing permissions for a professional office use.
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Bill No.(number to be inserted by Clerk's Office)
2018

By-law No. Z.-1-18

A by-law to amend By-law No. Z.-1 to
rezone an area of land located at 200
Villagewalk Boulevard.

WHEREAS 1904812 Ontario Ltd. c/o Domus Development London Inc. has
applied to rezone an area of land located at 200 Villagewalk Boulevard, as shown on the
map attached to this by-law, as set out below;

AND WHEREAS this rezoning conforms to the Official Plan;

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 200 Villagewalk Boulevard, as shown on the attached map
comprising part of Key Map No. A102, from a Residential R6 Special Provision/
Residential R7 Special Provision/ Office Special Provision (R6-5(26)/R7(10)/0OF(1))
Zone to a Residential R6 Special Provision/ Residential R7 Special Provision/ Office
Special Provision (R6-5(26)/R7(10)/OF(_)) Zone.

2) Section Number 19.4 of the Office (OF) Zone is amended by adding the following
Special Provision:

) OF() 200 Villagewalk Boulevard
a) Additional Permitted Use:
) Medical/dental offices up to 790 square meters.
b) Regulations
)] Front Yard Setback 4 metres (13.1 feet)
(Maximum)

i) Interior Side Yard Setback 16.1 metres (52.8
from the reserve on feet)
Sunningdale Road
(Maximum)

i) Height (m) 15 metres (49.2 feet)
(Maximum)

iv) Parking Spaces 88
(Minimum)

V) Total Gross Floor Area
for medical/dental offices 790 square metres (8,503
(Maximum) square feet)

The inclusion in this By-law of imperial measure along with metric measure is for the
purpose of convenience only and the metric measure governs in case of any discrepancy
between the two measures.

This By-law shall come into force and be deemed to come into force in accordance with
Section 34 of the Planning Act, R.S.0. 1990, c. P13, either upon the date of the passage
of this by-law or as otherwise provided by the said section.



PASSED in Open Council on May 8, 2018.
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Appendix B — Public Engagement

Community Engagement

Public liaison: On January 31, 2018, Notice of Application was sent to 205 property
owners in the surrounding area. Notice of Application was also published in the Public
Notices and Bidding Opportunities section of The Londoner on February 1, 2018. A
“Planning Application” sign was also posted on the site.

3 replies were received.

Nature of Liaison: Change Zoning By-law Z.-1 from a Residential R6/R7/Office Special
Provision (R6-5(26)/R7(10)/OF(1)) Zone which allows a range of residential and
professional office uses, to a Residential R6/R7/Office Special Provision (R6-
5(26)/R7(10)/OF(__)) Zone. The special provision requested is to allow a medical/dental
office with a maximum gross floor area of 790m?2 in addition to the other uses that are
already allowed on site, to allow for a reduction in parking from 114 spaces required to
88 spaces provided, to permit a reduced front yard setback of 4 metres, to permit a
reduced interior side yard setback of 16.1 metres, and to increase the permitted height
from 10 metres to 15 metres.

Responses: A summary of the various comments received include the following:

Concern for:
Parking is insufficient for a medical/dental use:

Residents expressed a concern that the requested quantity of parking would not be
sufficient for the requested medical/dental use. Transportation Services has evaluated
the requested quantity of parking and have found the quantity of parking spaces
proposed to be acceptable.

Building height:

Residents have expressed concerns about the requested height increase. The site
already has permissions to construct a building for professional offices at the requested
height, and that building is currently under construction. The addition of a medical/dental
office as a permitted use within the building that is under construction would not affect
the impact of the 15 metre building height, as this height is already permitted for a
professional office building, which is currently under construction. The medical/dental
office use would occupy the building that is currently under construction, in addition to
professional office uses that are already permitted on the site.

Traffic:

Residents expressed a concern that increased traffic would be generated by a
medical/dental office. Transportation Services evaluated the proposed use on traffic in
the area and found the traffic that could be generated by the requested Zoning By-law
Amendment to be acceptable.

Change in front yard setback:

Residents have expressed concerns about the requested increase in front yard setback.
The site already has permissions to construct a building for professional offices at the
requested setback, and that building is currently under construction. The addition of a
medical/dental office as a permitted use within the building that is under construction
would not impact the ability of the development to relate to pedestrians on the street on
Villagewalk Boulevard, as a building containing professional office uses can already be
constructed at this setback.
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Responses to Public Liaison Letter and Publication in “The Londoner”

Telephone Written
Boksman, Len Tawfic, Qutaiba
609-240 Villagewalk Boulevard 612-240 Villagewalk Boulevard
London, ON London, ON
N6G OP6 N6G OP6
Lu, Mimmie
N/A

Agency/Departmental Comments
Environmental and Engineering Services

The City of London’s Environmental and Engineering Services Department offers the
following comments with respect to the aforementioned Zoning By-Law amendment
application:

Transportation

No comments for the re-zoning application.
The following items are to be considered during the consent application approval stage:

e Two scenarios for the access that could be supported by the City; construction of
a side by side left turn lane, or the restriction of the access to right in/right out
through the construction of a median

e Detailed comments regarding access design and construction will be made
through the site plan process

SWED
No comments for the re-zoning application.
WADE
No comments for the re-zoning application.
Water
No comments for the re-zoning application.

London Hydro

London Hydro has no objection to this proposal or possible official plan and/or zoning
amendment. Any new or relocation of existing services will be at the expense of the
owner.

Upper Thames River Conservation Authority

The Upper Thames River Conservation Authority (UTRCA) has reviewed this
application with regard for the policies in the Environmental Planning Policy Manual for
the Upper Thames River Conservation Authority (June 2006). These policies include
regulations made pursuant to Section 28 of the Conservation Authorities Act, and are
consistent with the natural hazard and natural heritage policies contained in the
Provincial Policy Statement (2014). The Upper Thames River Source Protection Area
Assessment Report has also been reviewed in order to confirm whether the subject
lands are located in a vulnerable area. The Drinking Water Source Protection
information is being disclosed to the Municipality to assist them in fulfilling their decision
making responsibilities under the Planning Act.
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Conservation Authorities Act

These lands are not affected by any regulations (Ontario Regulation 157/06) made
pursuant to Section 28 of the Conservation Authorities Act.

Drinking Water Source Protection

Clean Water Act

The Clean Water Act (CWA), 2006 is intended to protect existing and future sources of
drinking water. The Act is part of the Ontario government's commitment to implement
the recommendations of the Walkerton Inquiry as well as protecting and enhancing
human health and the environment. The CWA sets out a framework for source
protection planning on a watershed basis with Source Protection Areas established
based on the watershed boundaries of Ontario’s 36 Conservation Authorities. The
Upper Thames River, Lower Thames Valley and St. Clair Region Conservation
Authorities have entered into a partnership for The Thames-Sydenham Source
Protection Region.

The Assessment Report for the Upper Thames watershed delineates three types of
vulnerable areas: Wellhead Protection Areas, Highly Vulnerable Aquifers and Significant
Groundwater Recharge Areas. We would like to advise that the subject lands are
identified as being within a vulnerable area. Mapping which identifies these areas is
available at:

http://maps.thamesriver.on.ca/GVH_252/?viewer=tsrassessmentreport

Upon review of the current assessment reporting map, we wish to advise that there are
no vulnerable areas identified for this area.

Recommendation
The UTRCA has no objections to this application.

Appendix C — Policy Context

The following policy and regulatory documents were considered in their entirety as part
of the evaluation of this requested land use change. The most relevant policies, by-
laws, and legislation are identified as follows:

Provincial Policy Statement
Policy 1.3.1: Planning authorities shall promote economic development and
competitiveness by:

a. providing for an appropriate mix and range of employment and institutional uses to
meet long-term needs;

b. providing opportunities for a diversified economic base, including maintaining a
range and choice of suitable sites for employment uses which support a wide
range of economic activities and ancillary uses, and take into account the needs of
existing and future businesses;

C. encouraging compact, mixed use development that incorporates compatible
employment uses to support liveable and resilient communities; and

d. ensuring the necessary infrastructure is provided to support current and projected
needs

Policy 1.1.3.4: Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating risks to
public health and safety.

Policy 1.7.1: Long-term economic prosperity should be supported by:

c. maintaining and, where possible, enhancing the vitality and viability of
downtowns and mainstreets.
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Policy 4.7: The official plan is the most important vehicle for implementation of this
Provincial Policy Statement. Comprehensive, integrated and long-term planning is best
achieved through official plans.

Official plans shall identify provincial interests and set out appropriate land use
designations and policies. To determine the significance of some natural heritage
features and other resources, evaluation may be required.

Official plans should also coordinate cross-boundary matters to complement the actions
of other planning authorities and promote mutually beneficial solutions. Official plans
shall provide clear, reasonable and attainable policies to protect provincial interests and
direct development to suitable areas.

In order to protect provincial interests, planning authorities shall keep their official plans
up-to-date with this Provincial Policy Statement. The policies of this Provincial Policy
Statement continue to apply after adoption and approval of an official plan.

Official Plan

Policy 3.1.3: Multi-Family, Medium Density Residential Objectives

i) Support the development of multi-family, medium density residential uses at locations
which enhance the character and amenity of a residential area, and where there is safe
and convenient access to public transit, shopping, public open space, recreation
facilities and other urban amenities.

i) Encourage the development of well-designed and visually attractive forms of multi-
family, medium density housing.

iii) Promote the retention of desirable natural features through the appropriate location
of buildings and parking areas.

Policy 3.3.1: Permitted Uses

Secondary Permitted Uses

iv) Uses that are considered to be integral to, or compatible with, medium density
residential development, including group homes, home occupations, community
facilities, funeral homes, commercial recreation

facilities, small-scale office developments, and office conversions, may be permitted
according to the provisions of Section 3.6.

Policy 3.5.16: Sunningdale North Planning Area

The following policy applies to lands within the Sunningdale North Area Plan, located
generally north of Sunningdale Road West, west of Richmond Street, east of
Wonderland Road North, and south of the municipal boundary. These policies are to be
read in conjunction with the Sunningdale North Area Plan, which has been adopted by
Council as a guideline document under Section 19.2. of this Plan.

Mixed Use Area

i) Within the Sunningdale North Area Plan, a Mixed Use Area has been identified. This
area includes a commercial block, several residential blocks, and a park block. Specific
objectives and corresponding policies have been adopted by Council for this area and
applications for the Official Plan and Zoning By-law amendments, plans of subdivision
and condominium, consents, and site plans within this Mixed Use Area will be reviewed
on the basis of the following policies and a Council-adopted concept plan.

General Concept

i) This Mixed Use Area will allow a range of retail and service-related commercial uses,
office uses, institutional uses and medium to high density residential uses. These uses
will be mixed horizontally in multiple buildings and/or vertically within single buildings.
Such a mix is intended to provide live-work opportunities and pedestrian accessibility to
consumer goods and services within the area and the surrounding residential
communities. An integrated design for this community, with a clear focal point and
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quality pedestrian linkages, is intended to support walkability and a strong sense of
place for Sunningdale North.

Concept Plan, Zoning and Site Plans

iif) Zoning amendments, plans of subdivisions, plans of condominium, consents and site
plan applications for lands within the Mixed Use Area will be consistent with a concept
plan to be adopted by Council as a guideline document under Section 19.2. of this Plan.
The concept plan will include, but not be limited to, the approximate allocation of uses,
layout of buildings, parking areas, access points, streetscape and architectural design
features, driveways, pedestrian linkages, transit service facilities, landscaped areas,
focal points and gateway features. It will also include design guidance, including
graphic representations of the planned built form that will be applied to individual
buildings and sites to achieve the stated objectives for this Mixed Use Area.

Design Objectives

iv) A critical element of the plan for this Mixed Use Area is the Village Commons which
will act as the primary focal point for the entire community plan area. It will be important
to create a sense of enclosure around the Village Commons by building a relatively
intense building streetscape along the frontage of those streets which surround the
Commons. Similarly, it is intended that both residential and commercial buildings along
the primary collector roads, leading to the Commons, be lined with a well defined and
continuous street edge to establish a strong entrance into the commons and a
pedestrian supportive environment. The concept plan will include build-to lines, building
mass objectives and minimum frontage coverages to ensure that large gaps are not
present around the Commons or along the collector roads in close proximity to the
Commons.

Equally as important, the commercial uses which are located adjacent to the collector
road and the Commons will provide active frontage and a high quality of architectural
design to create a Mainstreet look and feel. Where active frontage is not deemed to be
possible onto the collector road, buildings will be designed such that they appear as
building frontages, incorporating windows, doors and other architectural features that
enforce this appearance and enhance the pedestrian streetscape. Sidewalks on the
south side of the collector road will be wider than those traditionally constructed along
arterial roads to further support this pedestrian objective. All buildings within this Mixed
Use Area will be designed with architectural features and landscaping to enhance
pedestrian streetscapes.

Community Commercial Node
v) The lands designated Community Commercial Node within the Mixed Use Area are
addressed through Policy 4.3.7.6. of this Plan.

As described in the Sunningdale North Area Plan, a focus of the commercial block will
be to support smaller-scale retail uses of a distinct character within a Mainstreet setting.
In addition, more traditional building forms will be permitted on this block in prescribed
proportions. Office uses fronting the Village Commons are to include ground floor retail
uses to enhance, and capitalize upon, the Commons experience. Retail uses on the
entire site will not exceed 16,000 m2 and office uses will be of a medium scale, as
defined in Section 5.5.1. of this Plan, and will not exceed 10,000 m2 in total floorspace.
(Clause v) amended by Ministry Mod. #8 Dec. 17/09)

Linkages

vi) Commercial uses will be designed to support both pedestrian access from the
surrounding community and destination shopping from more distant

locations. A strong pedestrian streetscape will be developed along the primary collector
road and around the Village Commons. Strong internal pedestrian linkages will be
supported, through the concept plan, between all buildings within the commercial block.
Linkages to the Village Commons will be supported from the internal areas of the
commercial block.
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Building Form

vii) Single family detached, semi-detached and duplex buildings will not be permitted
within the Multi-family, Medium Density Residential blocks located in the Mixed Use
Area. Triplexes and fourplexes will only be permitted where the goals of establishing a
strong street edge are maintained. Various forms of row housing and low-rise
apartment buildings, which cover a large portion of the site's street frontage, will be
identified in the concept plan. Buildings fronting the Village Commons and the primary
collector road will be a minimum of two storeys in height.

Gateway Treatment

viii) Gateways will be addressed through the concept plan in two ways. Recognizing
that Richmond Street is a major northern gateway to London, a high standard of
landscaping and architectural design will be required for all buildings along this frontage.
Subdivision designs will be required which orient residential building frontages on
Richmond Street in order to eliminate the need for extensive noise walls. Similarly, this
standard will be applied on Sunningdale Road West close to the intersection of
Richmond Street. The concept plan will ensure that the buildings on either side of the
primary collector road will provide a strong street edge and high quality design standard
as a gateway into the Sunningdale North community.

Alternative Standards

ix) Alternative design standards may be considered for the Sunningdale North
community. For example, reduced parking rates may be considered for the commercial
block, recognizing and supporting pedestrian and transit usage. Alternatives may also
be considered relating to the width of the road allowance surrounding the Village
Commons and along the northern collector, with the goal of creating a sense of
enclosure and pedestrian amenity. Similarly, reduced front yard setbacks will be
established for commercial and residential blocks fronting the Village Commons and
collector roads.

Housing Density

x) Notwithstanding the policies of Section 3.3.3. and 3.4.3. of the Official Plan, the
concept plan will establish minimum residential densities in the Mixed Use Area for
development within the Multi-Family, Medium Density Residential and Multi Family,
High Density Residential designations to provide for the efficient utilization of land and
provide a critical mass to support the mixed use concept and transit servicing.

Collector Roads

xi) Within the Mixed Use Area, a primary collector road will be located from Richmond
Street North to Sunningdale Road West. It is expected that the width of the road
allowance for this collector will be kept to a minimum, within the scope of requirements
for a widened sidewalk and on-street parking. It will be important to encourage a
minimal road allowance and minimal building setbacks along the Mainstreet corridor
and the Village Commons. The Concept Plan will address maximum right-of-way,
traveled road, on-street parking, sidewalk widths and access points.

Street Oriented Development

xii) Within the Sunningdale North Area Plan, new residential development adjacent to
arterial and collector roads will be oriented to the street to provide a high quality of
urban design. Alternative design standards will be explored, where practical, to assist in
realizing this objective. Noise attenuation walls along arterial roads will be discouraged

Phasing

xiii) The concept plan shall include a phasing plan for the Mixed Use Area. This
phasing plan shall identify the mix of uses within each phase. A residential
development component will be included in all phases of the development of the Mixed
Use Area. A substantial component of residential development shall be completed to
support the Mixed Use Area prior to the approval of the final phase.

Policy 5.1.1: General Objectives for all Office Designations
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i) Provide for choice in the location and cost of office space while maintaining the
Downtown as the primary office employment area in the City

Policy 5.2.4: Scale of Development

Office buildings in Office Area designations shall be low to medium rise in height, and of
a scale that will minimize the impact on, and can be integrated with, surrounding uses.
Office buildings shall be permitted up to a medium scale in the Office Area designation.
The Zoning By-law will control the scale of development through building height, lot
coverage, floor area, and setback regulations.

For the purpose of this Plan, office development of less than 2,000 square metres
(21,529 sq.ft.) gross floor area will normally be considered “small scale”, and office
development between 2,000 square metres (21,529 sq.ft.) and 5,000 square metres
(53,921 sq.ft.) gross floor area will normally be considered “medium scale”. (OPA #506)

Policy 18.2.12: Parking Policies

The provision of public and private parking and loading facilities that are safe, and
accessible well integrated with the transportation system, adequate for the land uses
they support, and developed to a standard which promotes compatibility with adjacent
land uses, shall be supported. Council may consider a policy to limit the maximum
amount of parking spaces to support a proposed development.

Parking and Loading Requirements

i) The Zoning By-law shall contain standards for the provision of private off-street
parking and loading facilities to be required as a condition of the development and use
of land. These standards may vary according to the parking demand normally
associated with different types of land uses. With the exception of low density
residential uses, any variance from the parking requirements of the Zoning By-law shall
be supported by a Parking Study Report. Parking standards may also vary among
areas of the City on the basis of public transit service levels, accessibility requirements
and the availability of off-site parking. The development of parking in the Downtown
shall be based on the provisions of policy 4.2.8. of this Plan

Policy 19.9.5. Noise, Vibration and Safety

The development of residential uses on lands in close proximity to the London Airport,
rail lines, freeways and provincial highways, industrial, commercial or institutional uses
shall have regard for potential impacts from noise, vibration and/or safety concerns and,
where a proposed development does not comply with provincial guidelines for
acceptable levels of noise, and/or where there is a concern over safety, mitigation
measures may be required through the development approval process.

Setback from High Pressure Pipelines
iv) A minimum setback of 20 metres (65 feet) will be provided from the centre of a high
pressure pipeline to the nearest wall of a building intended for human occupancy.

The London Plan

Policy 259: Buildings should be sited with minimal setbacks from public rights-of-way
and public spaces to create a street wall/edge and establish a sense of enclosure and
comfortable pedestrian environment.

Policy 369: Where a request is made for a minor variance to the parking requiremetns,
as established in the Zoning By-law, the approval authority may require a parking study.

Policy 900: Retail uses will not exceed 16,000m2 and individual office uses will be
5,000m2 or less and will not exceed 10,000m2 in total floor space for the entire land
area within the Shopping Area Place Type and the adjacent Main Street Place Type.

Policy 903: Main Streets are some of London’s most cherished historical business areas
that contain a mix of residential and commercial uses that were initially established to
serve surrounding neighbourhoods. In new neighbourhoods, main street areas can be
planned to create a strong neighbourhood character and distinct sense of place.
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Policy 904: Main Streets play a large role in defining our history and our identity as a
city. They include many important cultural heritage resources and their preservation is
an important part of our goal to conserve our cultural heritage to pass along to future
generations. Main Streets are strongly tied to their surrounding communities, but also
provide a unique and inviting shopping and leisure experience for all Londoners and
out-of-City visitors.

Policy 908: The following uses may be permitted in the Main Street Place Type:

1. A broad range of residential, retail, service and office uses may be permitted within
the Main Street Place Type.

2. Mixed use buildings will be encouraged.

3. Retail and service uses will be encouraged at grade, with residential and non-service
office uses directed to the rear of buildings and to upper floors.

4. The full range of uses described above will not necessarily be permitted on all sites
within the Main Street Place Type.

Policy 910: The following intensity policies will apply within the Main Street Place Type:
1. Buildings in Main Street Place Types will be designed to fit in scale and character
with the surrounding streetscape, while allowing for appropriate infill and
redevelopment.

2. Buildings in the Main Street Place Types that are in new neighbourhoods will fit in
with the planned vision, scale, and character of the area.

3. Large floor plate commercial buildings will not be permitted.

4. Buildings will be a minimum of either two storeys or eight metres in height and will not
exceed four storeys in height. Type 2 Bonus Zoning beyond this limit, up to six storeys,
may be permitted in conformity with the Our Tools policies of this Plan.

5. Individual buildings will not contain any more than 2,000m2 of office space.

6. The Zoning By-law will include regulations to ensure that the intensity of development
is appropriate for individual sites.

7. The full extent of intensity described above will not necessarily be permitted on all
sites within the Main Street Place Type.

Policy 1772: Additional Rail and Pipeline Safety policies will apply, as follows:

1. All proposed development adjacent to railways will provide appropriate safety
measures such as setbacks, berms and security fencing, to the satisfaction of the City
in consultation with the appropriate railway.

2. A minimum setback of 20 metres will be provided from the centre of a high pressure
pipeline to the nearest wall of a building intended for human occupancy.
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Additional Reports

Sunningdale North Area Plan/Guidelines: The Sunningdale North Area Plan and
Guidelines were adopted by City Council in 2006.

Application by Auburn Developments Inc — Northwest corner of Richmond Street
and Sunningdale Road (39T-04513/Z-6842) (Public Participation Meeting June 17,
2018): City Council approved with conditions the Draft Plan of Subdivision and Zoning
By-law Amendment application for the Richmond North Subdivision. In regards to the
subject site, the subject site was zoned Holding Residential R6 Special
Provision/Residential R7 Special Provision/Office Special Provision (R6-
5(26)/R7(10)/OF(1)) Zone to permit professional offices up to 5,000 square metres in
addition to a variety of residential dwelling types.

Application by City of London 200 & 275 Calloway Road and 180 & 200
Villagewalk Boulevard (Z-8130) (Public Participation Meeting February 26, 2013):
City Council adopted a Zoning By-law Amendment in 2013 for 200 & 275 Calloway
Road and 180 & 200 Villagewalk Boulevard which pertained to the Special Provisions
for the Residential R6 Zone that applies to the subject site. The Zoning By-law
Amendment deleted the minimum/maximum density requirement of 35 units per hectare
and replaced it with a minimum density of 30 units per hectare and a maximum density
of 75 units per hectare. The maximum permitted height was also increased from 12
metres to 15 metres, should the site be developed with the Residential R6 Zone
permissions. This Zoning By-law Amendment only pertained to the Residential R6
Special Provision (R6-5(26)) Zone permissions for the subject site. The Residential R7
Special Provision (R7(10)) and Office Special Provision (OF(1)) Zone permissions
remained unchanged.

Application by 1904812 Ontario Inc (c/o Domus Development London Inc.) 200
Villagewalk Boulevard Public Site Plan Meeting (SP14-039271) (Public
Participation Meeting September 19, 2016): A Public Participation meeting was held
before the Planning and Environment Committee for the Site Plan Control application
submitted to construct a 4-storey professional office building (the building currently
under construction). No members of the public attended the meeting and no issues
were identified.

Application by 1904812 Ontario Limited 200 Villagewalk Boulevard (H-
8439)(Public Participation Meeting May 8, 2017): In 2017, City Council removed the
holding provisions that apply to the subject site. This allowed for consideration of the
subject site for building permits to construct a 4-storey professional office building. An
office building is currently under construction based on these permissions.



PUBLIC PARTICIPATION MEETING COMMENTS

3.2 PUBLIC PARTICIPATION MEETING — 200 Villagewalk Boulevard (Z-8867)

Dr. Boksman, 609-240 Villagewalk Boulevard — indicating that it is a Tricar
building just to the south of this site; stating that when the Planning Committee
amended the policy for their building, decided to give them twelve visitors parking
spots for a one hundred fifty unit condominium building; indicating that the
building that is in process next door is also one hundred fifty units; advising that
they currently have situations on holidays, special weekends, where they have in
excess of twenty cars parking on the road because there is insufficient parking
for their two high rise buildings; advising that he is not opposed to this building
being zoned for a dental building because he, as one himself, is retired; finding it
unusual and he is totally against the fact of reducing the parking that is required
for this site; educating the Committee, referring to his dental practice, in the North
end of the city, because the rents are so high, dental offices run in the
approximately seventy percent overhead range and so many of them get
together to have a better, more efficient use of space and try to decrease or
mitigate that overhead cost; believing that, in this building, if they are looking at
eight thousand five hundred and three square feet, a portion of that being dental
office, he foresees that probably it will probably be a group practice going into
that building; pointing out that just to handle the parking for that alone,
irrespective of everything else that is involved with that building, running through
the statistics for their past practice with two dentists; advising that they had two
dentists, three office receptionists, one office manager, four hygienists, two
dental assistants, one floater, eight patients in the rooms at one time and at least
eight, if not more, waiting in the waiting room; stating that, just for a two person
dental practice, they would need approximately thirty parking spots; going on
record that he does not support this application as far as reducing the number of
parking spots; thinking that is the wrong way to go since they already, south of
Sunningdale Road, have massive parking problems because of the two high rise
buildings that Tricar has built and sometimes people from their area, south of
Sunningdale, already park on the street to the North of Sunningdale.

Mike, Domus Developments, applicant — expressing support for the staff
recommendation; indicating that there is one dentist going in on the main floor;
advising that this is a four storey building and they are only going in for one level
of dental and the other three floors are leased out for office use; noting that their
office is going there; indicating that they are taking three thousand feet and have
four cars; reiterating that the office component is not going to be intense in how
much parking they will take; knowing that the dental will take more which is why
they added the severance to add in more parking for that basic reason; advising
that the people who sign the lease are advised that they have a certain number
of parking spaces that they are allowed so they are aware of their parking
allowances; advising that he does know what Dr. Boksman is talking about
across the road, where they park on the road and they have nothing to do with
that, you are looking at a residential versus an office component.
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Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee

From: John M. Fleming
Managing Director, Planning and City Planner

Subject: The Corporation of the City of London

Official Plan, The London Plan and Downtown Plan Criteria
for Downtown Temporary Surface Commercial Parking Lots

Public Participation Meeting on: April 30, 2018

Recommendation

That, on the recommendation of the Managing Director, Planning and City Planner, the
following actions be taken with respect to the application of the Corporation of the City
of London relating to the properties located within the boundaries of the Downtown as

defined by the Official Plan:

(@) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the
Municipal Council meeting on May 8, 2018 to amend the Official Plan to change
Section 4.1.10 iv) (Parking/Surface Parking Lots) to add Official Plan criteria to
evaluate requests for temporary extensions to existing surface commercial
parking lots;

(b)  The proposed by-law attached hereto as Appendix “B”, BE INTRODUCED at a
future Council Meeting to amend The London Plan by ADDING new policies to
the Downtown Place Type policies and the Temporary Use Provisions of the Our
Tools policies AND that three readings of the by-law enacting The London Plan
amendments BE WITHHELD until such time as The London Plan is in force and
effect; and,

(c)  That the changes to Policy 5.2 in the guideline document “Our Move Forward —
London’s Downtown Plan”, attached hereto as Appendix “C” BE INTRODUCED
at the Municipal Council meeting on May 8, 2018 to add criteria to evaluate
requests for temporary extensions to existing surface commercial parking lots.

Executive Summary

The purpose and effect of the recommended action is to add criteria to provide a
consistent basis for evaluating requests for temporary commercial parking lot
extensions and meet the long term goal of replacing surface lots with development that
includes underground or above ground parking spaces.

Background
Municipal Council, at its meeting held on September 15, 2015 resolved:

15. That the following actions be taken to assist with encouraging redevelopment of
vacant lots in London’s downtown:

a) the Civic Administration BE REQUESTED to review and report back to a
future meeting of the Planning and Environment Committee on the status
of all commercial parking lots in the downtown to confirm that these
properties are zoned appropriately to permit the use;
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b) the Civic Administration BE REQUESTED to ensure that the policies
contained within the Downtown Master Plan, Our Move Forward, that
discourage the extension of temporary use by-laws for the establishment
of commercial parking uses in the downtown, be considered during the
evaluation of any new applications or applications for the extension of an
existing temporary use by-law, for the creation of new commercial parking;
and,

C) the Civic Administration BE REQUESTED to report back to a future meeting
of the appropriate Committee as how best to expedite the creation and
implementation of a downtown parking strategy. (2015-D09) (15/20/PEC)

In response to Council’s direction, Planning Staff initiated a review of surface
commercial parking lots in Downtown, a review that was intended to occur in
conjunction with the Downtown Parking Strategy Study being undertaken by consultants
and managed by the Transportation Division. The review was completed in 2017 and
both the Downtown Parking Strategy Study and the Report on Downtown Surface
Commercial Parking Lots report was presented at the Planning and Environment
Committee on December 4, 2017.

As a result Municipal Council, at its meeting held on December 12, 2017, resolved:

29. That, on the recommendation of the Managing Director, Planning and City
Planner, with the concurrence of the Managing Director, Development and Compliance
Services and Chief Building Official, the following actions be taken with respect to
Downtown Temporary Commercial Parking lots:

a) the Managing Director, Planning and City Planner BE DIRECTED to
initiate an Official Plan amendment to The London Plan’s Temporary Use
Provisions section, in order to add criteria, consistent with the Downtown
Parking Strategy, that will be considered when reviewing planning
applications for temporary zoning for surface commercial parking lots
in the Downtown;

b) the Managing Director, Planning and City Planner BE DIRECTED to
amend the guideline document entitled “Our Move Forward: London’s
Downtown Plan” to provide more detailed and streetscape-specific
guidance on the evaluation of planning and development applications for
temporary zoning to permit and design surface commercial parking lots in
the Downtown; and,

C) the Managing Director, Planning and City Planner BE DIRECTED to
continue to proactively advise owners and operators of existing unlicensed
surface commercial parking lots to obtain a business license noting that
one of the conditions of issuance of a business license includes conformity
with municipal By-laws including the Zoning By-law.

(2017-T02) (29/1/PEC)

This report addresses Clauses (a) and (b). By-law Enforcement will address Clause (c).

Planning Issues with Surface Commercial Parking Lots in the Downtown

The previous planning report identified the following issues which provide justification
for the introduction of criteria to evaluate temporary commercial parking lot extension
requests;

1. These lots represent underutilized land in our Downtown — lands that could be built
upon to generate employees and residents in the core, as well as businesses and
services that attract Londoners and tourists Downtown. It is estimated that
approximately 25% of the Downtown, excluding streets, is occupied by surface
parking lots (including both commercial and accessory surface lots).
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In the past, some surface commercial parking lots have been created at the expense
of Downtown heritage buildings that were demolished;

. Surface parking lots represent a gap in important streetscapes, undercutting the goal
of providing continuous streetscapes that are interesting, active, comfortable and
attractive for pedestrians. Streetscapes with such qualities are key to Downtown’s
success.

. These lots can create safety concerns from a variety of perspectives.

It is believed that the revenues generated by commercial surface parking lots can act
as a disincentive to the re-development of these sites. Parking revenues generally
range between $2000-$3000 per year per surface parking space. In addition, ticket
revenues can generate $500 or more per year per parking space. Expenses to
operate such facilities are very low — particularly for those that operate more than one
site. Using these assumptions, it would not be unreasonable for a 100 car surface
parking lot to generate a profit in the order of $300,000. Meanwhile, property taxes
on such facilities remain low for most parking lots, relative to property taxes that would
be assessed if a building were located on the same site.

. Several surface commercial parking lots have been allowed through temporary zoning
for very long periods of time. While the maximum allowable time period for a
temporary zone is 3 years, successive applications for 3-year temporary zoning is not
limited. In some cases, temporary zoning has been repeatedly approved for surface
commercial parking for more than 20 years, raising questions as to whether it is truly
a temporary use and consistent with the vision for Downtown London.

. For those surface commercial parking lots that have received Council approval for 3-
year extensions of their temporary zoning for long periods of time, expectations for
future extensions of temporary zoning exist. This raises questions as to how Council
may refuse an application for a temporary zoning application without creating
significant disruption for Downtown parking customerse.

. Enforcement Staff at the City continue to work towards ensuring that surface
commercial parking lots are appropriately zoned and licensed.

. However, surface commercial parking lots do provide an important source of parking
in the Downtown for workers, customers, and patrons in the core. There are
differences in the utilization of parking lots in the Downtown, whereby some areas
have very high utilization rates and other areas have low utilization rates.
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The December 4, 2017 report to Planning and Environment Committee (PEC) provided
a recommended approach to considering temporary zoning applications for Downtown
surface commercial parking lots with the following objectives;

Objectives

1. Ensure an adequate supply of parking for residents, employees, visitors/tourists and
patrons of the Downtown.

2. Avoid the underutilization of Downtown lands by reducing the proportion of Downtown
area that is covered by surface parking lots — currently approximately 25%.

3. Fill gaps in important streetscapes that are currently created by the presence of surface
commercial parking lots.

4. Eliminate the implicit financial incentive for property owners to continue to operate
surface commercial parking lots, rather than redeveloping important sites in the
Downtown.

5. Mitigate the disruption to Downtown parking lot users that could be caused by refusing
to approve the extension of temporary parking, where such extension has been granted
for an extended period of time.

6. Provide clarity on when temporary zoning for surface commercial parking lots will be
permitted and when it will not be permitted.

7. Ensure compliance with zoning regulations, site plan requirements and licensing
relating to surface commercial parking lots in the Downtown.

As a result, the following approach was recommended,
Recommended Approach

1. Establish a new Official Plan policy within the Downtown designation in the Existing
Official Plan and within the Permitted Uses and Temporary Use Provisions sections of
The London Plan. This section currently establishes a series of criteria relating to
temporary use provisions of various types throughout the City.

It is proposed that a new series of criteria be added which relate specifically to the
review of applications for temporary surface parking lot extensions in the Downtown.
This policy will consider a number of factors relating to the need for parking in the
Downtown at the subject site’s location, and the importance of the site from a
streetscape and development perspective. It will also consider the length of time that
the lot has been used as a surface parking lot on a temporary basis.

2. Where a surface commercial parking lot has existed for an extended period, and
Council does not wish to support a proposed further extension of this temporary zoning,
Council may wish to allow for a temporary zone extension for a period of six months to
minimize the disruption to those patrons using this lot — allowing them some time to find
alternative parking arrangements.

3. Modify the current guidelines within the document, “Our Move Forward: London’s
Downtown Plan” to provide greater detail in support of the review of applications for
temporary surface parking lots in the Downtown and their site design. These guidelines
may provide greater clarity on the importance of certain pedestrian streetscapes. They
may also provide guidance for the design of surface parking lots in the Downtown, such
that they provide amenity to the streetscape to the greatest degree possible until they
are developed.

4. Monitor parking lot utilization rates within various locations in the Downtown — using the
utilization rates established in the Downtown Parking Strategy Study as the baseline for
zoning application evaluation and also for monitoring in the future. The Downtown
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Parking Strategy identified areas 3 and 4 of the Downtown that have almost reached
the 90% occupancy level. These areas are identified on the map below.

Within these areas the City should encourage new developments to incorporate public
accessible parking structures and/or support surface parking lot extensions until new
development/parking structures are built.

m—— s ws Study Boundary @ Sub=Area (00%) 2014 Weskday Peak Period Utilizatien (12:00pm)

Proposed Official Plan Policies

The following policies are proposed to be added to the existing Official Plan (1989) and
The London Plan:

1673 _a

In addition to the other Temporary Use Provision policies and the Downtown Place Type
policies of this Plan, applications for temporary zoning to support surface commercial
parking lots in the Downtown will be evaluated based on the following criteria:

1. The demonstrated need for surface parking in the area surrounding the subject site.
Utilization rates for sub-areas of the Downtown may be used to evaluate this need.

2. The importance of any pedestrian streetscapes that are impacted by the surface
commercial parking lot and the degree to which these streetscapes are impacted.

3. The size of the parking lot, recognizing a goal of avoiding the underutilization of
Downtown lands.
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4. The length of time that the surface commercial parking lot has been in place,
recognizing it is not intended that temporary uses will be permitted on a long term
basis

5. Applicable guideline documents may be used to provide further, more detailed,
guidance in applying these policies.

6. Site plan approval will be required for all temporary surface commercial parking lots
in the Downtown.

7. Where Council does not wish to extend the temporary zoning for a surface commercial
parking lot a short-term extension of the temporary zone may be permitted for the
purpose of allowing users of the lot to find alternative parking arrangements

5.0 Summary/Conclusion

Surface commercial parking lots currently provide an important supply of parking for the
Downtown. Over time, it is anticipated that surface lots will be re-developed in favour of
commercial parking within structures — either within the architectural mass of a mixed-
use building, or in a separate parking structure with an appropriate use fronting the
street. Surface commercial parking lots can undermine the quality of Downtown’s
pedestrian environments — a key requirement for Downtown’s future success. They
represent an underutilization of Downtown land area and can also create safety
concerns.

Council is regularly asked to extend temporary zoning permissions to allow for the
continuation of surface commercial parking lots. This report recommends a policy that
can help Council to evaluate such requests. It also recommends changes to the
guideline document, “Our Move Forward: A Plan for London’s Downtown”, such that it
can provide guidance that informs the evaluation and site design of such proposals in
more detail.

Prepared by:

W.J. Charles Parker, MA
Senior Planner, Urban Regeneration
Submitted by:

Mike Tomazincic, MCIP, RPP
Manager, Current Planning
Recommended by:

John M. Fleming, MCIP, RPP
Managing Director, Planning and City Planner

April 24, 2018
\\FILE2\users-z\pdpl\Shared\policy\URBAN REGENERATION\CITY-INITIATED FILES\O-8876 - OP and LP Criteria
for Downtown Temporary Surface Parking Lots (CP)\PEC-Report- april 30 2018.docx
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Appendix A

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 relating to
Temporary  Downtown  Commercial
Parking Lots.

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.0. 1990, c.P.13.

PASSED in Open Council on May 8, 2018.

First Reading — May 8, 2018
Second Reading — May 8, 2018

Matt Brown
Mayor

Catharine Saunders
City Clerk
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Third Reading — May 8, 2018
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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 to add a new policy in Section 4.1.10 iv)
(Parking/Surface Parking Lots) of the Official Plan for the City of London to include
criteria to assess requests for extension of temporary zoning for existing surface
commercial parking lots in Downtown.

B. LOCATION OF THIS AMENDMENT

This Amendment applies to lands located within the boundaries of the
Downtown as defined by the Official Plan in the City of London.

C. BASIS OF THE AMENDMENT

Surface commercial parking lots currently provide an important supply of parking
for the Downtown. Over time, it is anticipated that surface lots will be re-developed
in favour of commercial parking within structures — either within the architectural
mass of a mixed-use building, or in a separate parking structure with an
appropriate use fronting the street. Surface commercial parking lots can undermine
the quality of Downtown’s pedestrian environments — a key requirement for
Downtown’s future success. They represent an underutilization of Downtown land
area and can also create safety concerns.

Council is regularly asked to extend temporary zoning permissions to allow for the
continuation of surface commercial parking lots. This amendment recommends a
policy that can help Council to evaluate such requests. The addition of criteria will
provide a consistent basis for evaluating requests for temporary commercial
parking lot extensions and meet the long term goal of replacing surface lots with
development that includes underground or above ground parking spaces.

D. THE AMENDMENT

The Official Plan for the City of London is hereby amended as follows:

1. Section 4.1.10 iv) (Downtown Parking/Surface Parking Lots)
of the Official Plan for the City of London is amended by
adding the following after the existing policy:



File No.: O-8876

“For lands within the Downtown Area designation, the following criteria will be used to
evaluate both applications for temporary zoning to permit surface commercial parking
lots and applications for extensions to temporary zoning to permit surface commercial
parking lots:

1.

The demonstrated need for surface parking in the area surrounding the subject site.
Utilization rates for sub-areas of the Downtown may be used to evaluate this need.

. The importance of any pedestrian streetscapes that are impacted by the surface

commercial parking lot and the degree to which these streetscapes are impacted.

. The size of the parking lot, recognizing a goal of avoiding the underutilization of

Downtown lands.

. The length of time that the surface commercial parking lot has been in place,

recognizing it is not intended that temporary uses will be permitted on a long-term
basis

. Applicable guideline documents may be used to provide further, more detailed,

guidance in applying these policies.

. Site plan approval will be required for all temporary surface commercial parking lots

in the Downtown.

. Where Council does not wish to extend the temporary zoning for a surface commercial

parking lot a short-term extension of the temporary zone may be permitted for the
purpose of allowing users of the lot to find alternative parking arrangements”
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Appendix "B"

Bill NO. (number to be inserted by Clerk's Office)
2018

By-law No. C.P.- -

A by-law to amend The London Plan for
the City of London, 2016 relating to
Temporary  Downtown  Commercial
Parking Lots.

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 London Plan for
the City of London Planning Area — 2016, 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.0. 1990, c.P.13.

PASSED in Open Council on May 8, 2018.

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading — May 8, 2018
Second Reading — May 8, 2018
Third Reading — May 8, 2018
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AMENDMENT NO.
to the

THE LONDON PLAN FOR THE CITY OF LONDON

A. PURPOSE OF THIS AMENDMENT

The purpose of this Amendment is:

1. To add wording to policy 800_5 of The London Plan for the City of
London.

2. To add a new Policy following Policy 1673 to include criteria to assess
requests for extension of temporary zoning for existing surface
commercial parking lots in Downtown.

B. LOCATION OF THIS AMENDMENT

This Amendment applies to lands located within the boundaries of the
Downtown as defined by the The London Plan in the City of London.

C. BASIS OF THE AMENDMENT

Surface commercial parking lots currently provide an important supply of parking for
the Downtown. Over time, it is anticipated that surface lots will be re-developed in
favour of commercial parking within structures — either within the architectural mass
of a mixed-use building, or in a separate parking structure with an appropriate use
fronting the street. Surface commercial parking lots can undermine the quality of
Downtown’s pedestrian environments — a key requirement for Downtown’s future
success. They represent an underutilization of Downtown land area and can also
create safety concerns.

Council is regularly asked to extend temporary zoning permissions to allow for the
continuation of surface commercial parking lots. This amendment recommends a
policy that can help Council to evaluate such requests. The addition of criteria will
provide a consistent basis for evaluating requests for temporary commercial parking
lot extensions and meet the long-term goal of replacing surface lots with
development that includes underground or above ground parking spaces.

D. THE AMENDMENT

The London Plan is hereby amended as follows:

1. Policy 800_5 (Place Type Policies/Downtown/Permitted Uses) of The London
Plan for the City of London is amended by adding the following at the end of
the existing policy:

“Criteria for evaluating requests for temporary zone extensions are provided
in Policy 1673 a) of the Our Tools Section of the Plan.”
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2. Add a new Policy 1673 a) (Our Tools/Temporary Use Provisions) which
states the following:

“1673_a

For lands within the Downtown Place Type, the following criteria will be used to evaluate
both applications for temporary zoning to permit surface commercial parking lots and
applications for extensions to temporary zoning to permit surface commercial parking
lots, in the Downtown:

1.

The demonstrated need for surface parking in the area surrounding the subject
site. Utilization rates for sub-areas of the Downtown may be used to evaluate this
need.

The importance of any pedestrian streetscapes that are impacted by the surface
commercial parking lot and the degree to which these streetscapes are impacted.

The size of the parking lot, recognizing a goal of avoiding the underutilization of
Downtown lands.

The length of time that the surface commercial parking lot has been in place,
recognizing it is not intended that temporary uses will be permitted on a long-
term basis

Applicable guideline documents may be used to provide further, more detailed,
guidance in applying these policies.

Site plan approval will be required for all temporary surface commercial parking
lots in the Downtown.

Where Council does not wish to extend the temporary zoning for a surface
commercial parking lot a short-term extension of the temporary zone may be
permitted for the purpose of allowing users of the lot to find alternative parking
arrangements”
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Appendix "C"

Bill NO. (number to be inserted by Clerk's Office)
2018

By-law No. C.P.- -

A Dby-law to amend the “Our Move
Forward- London’s Downtown Plan” for
the City of London, relating to Temporary
Downtown Commercial Parking Lots.

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 “Our Move Forward-
London’s Downtown Plan” — 2015, 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.0. 1990, c.P.13.

PASSED in Open Council on May 8, 2018.

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading — May 8, 2018
Second Reading — May 8, 2018
Third Reading — May 8, 2018



File No.: O-8876

AMENDMENT NO.

to the

“OUR MOVE FORWARD-LONDON’S DOWNTOWN PLAN” FOR THE CITY OF
LONDON

A. PURPOSE OF THIS AMENDMENT

The purpose of this Amendment is add wording to policy 5.2 (Build a Great
Neighbourhood) of the “Our Move Forward-London’s Downtown Plan” guideline
document for the City of London.

B. LOCATION OF THIS AMENDMENT

This Amendment applies to lands located within the boundaries of the Downtown
as defined by the Official Plan and The London Plan in the City of London.

C. BASIS OF THE AMENDMENT

Surface commercial parking lots currently provide an important supply of parking for
the Downtown. Over time, it is anticipated that surface lots will be re-developed in
favour of commercial parking within structures — either within the architectural mass
of a mixed-use building, or in a separate parking structure with an appropriate use
fronting the street. Surface commercial parking lots can undermine the quality of
Downtown’s pedestrian environments — a key requirement for Downtown’s future
success. They represent an underutilization of Downtown land area and can also
create safety concerns.

Council is regularly asked to extend temporary zoning permissions to allow for the
continuation of surface commercial parking lots. This change will provide more
detailed and streetscape-specific guidance on the evaluation of planning and
development applications for temporary zoning to permit and design surface
commercial parking lots in the Downtown. The addition of criteria will provide a
consistent basis for evaluating requests for temporary commercial parking lot
extensions and meet the long- term goal of replacing surface lots with development
that includes underground or above ground parking spaces.

D. THE AMENDMENT

1. Section 5.2 (Build a Great Neighbourhood) of “Our Move Forward — London’s
Downtown Plan” is amended by adding the following after the existing text;

“Requests for temporary zoning for surface commercial parking lots, and
extensions to temporary zoning for surface commercial parking lots, will be
evaluated based on the following criteria;

1. Site plan approval will be required for all temporary surface commercial
parking lots in the Downtown.

2. The importance of any pedestrian streetscapes that are impacted by the
surface commercial parking lot and the degree to which these streetscapes
are impacted.

3. The location, configuration and size of the parking area will be designed to
support the provision of, and enhance the experience of pedestrians, transit-
users, cyclists and drivers.
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4. The impact of parking facilities on the public realm will be minimized by
strategically locating and screening these parking areas. Surface parking
should be located in the rear yard or interior side yard.

5. Surface parking lots should be designed to include a sustainable tree canopy
with a target of 30% canopy coverage at 20 years of anticipated tree growth.

6. Surface parking located in highly-visible areas should be screened by low
walls and landscape treatments.

7. Lighting of parking areas will be designed to avoid negative light impacts on
adjacent properties.

8. Large surface parking lots shall be designed with areas dedicated for
pedestrian priority including landscaping to ensure safe pedestrian
connectivity throughout the site.

9. Surface parking areas will be designed to incorporate landscape/tree islands
for visual amenity and to help convey stormwater and reduce the heat island
effect.

10. Large surface parking areas will be designed to incorporate low impact
development measures to address stormwater management.
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Appendix B — Public Engagement

Community Engagement

Public liaison: On Thursday, March 8, 2018 Notice of Application was also published in
the Public Notices and Bidding Opportunities section of The Londoner.

1 reply was received

Nature of Liaison: The purpose and effect of this Official Plan and London Plan
amendment and change to the Downtown Plan Guideline Document is to adopt criteria
for considering applications for Downtown Temporary Surface Commercial Parking
Lots. This City application is being initiated in response to the 2017 review of Downtown
Temporary Surface Commercial Parking Lots requested by Council and the subsequent
Council resolution on December 12, 2017. Possible amendments to the Official Plan
(Sections 4.1.6 viii and/or Section 4.1.10 iv), London Plan (Policy 800 _5) and the “Our
Move Forward” London’s Downtown Plan Guideline Document.

Responses to Public Liaison Letter and Publication in “The Londoner”
Telephone Written
(519) 474-7137 Casey Kulchycki
Planner — Zelinka Priamo Ltd.

318 Wellington Road N6C 4P4

Wanted to be added to notification List



PUBLIC PARTICIPATION MEETING COMMENTS

3.3 PUBLIC PARTICIPATION MEETING - Official Plan, The London Plan and Downtown
Plan Criteria for Downtown Temporary Surface Commercial Parking Lots (O-8876)

Jennifer Granger, President, Architectural Conservancy of Ontario (ACO),
London Branch — indicating that ACO supports the goal of replacing surface
parking lots with development that would include underground or aboveground
parking rather than tearing down heritage properties for a development; stating
that it seems to them that developers and investors are just sitting on parking
lots that they have owned for years until they finally decide to build or sell the
land for a development; noting Camden Terrace on Talbot Street was torn down
by Rygar Developments to build a high rise and we are still waiting for them to
begin building the high rise; believing the situation might have been avoided if
there had been more surface lots available for them to build on.



Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee

From: John M. Fleming
Managing Director, Planning and City Planner

Subject: Old East Village Dundas Street Corridor Secondary Plan
Draft Terms of Reference

Public Participation Meeting on: April 30, 2018

Recommendation

That, on the recommendation of the Managing Director, Planning and City Planner, the
Terms of Reference for the Old East Village Dundas Street Corridor Secondary Plan,
attached hereto as Appendix A, BE ENDORSED.

Executive Summary

The Old East Village Dundas Street Corridor Secondary Plan is intended to provide
more specific policy direction, than the parent London Plan, for development and public
projects within the secondary planning area. It responds to a number of emerging
initiatives within the Old East Village Corridor — including such things as the introduction
of Bus Rapid Transit, an upcoming infrastructure and street renewal project, a cycling
route assessment and various development pressures on the Corridor. The secondary
plan is intended to be completed by the end of 2018, so that it can serve as the
foundation for the design of the reconstruction of Dundas Street from Adelaide Street to
Ontario Street.

The Terms of Reference are the first step in the process of preparing the Secondary
Plan and include the purpose, key issues to be addressed, study area, the proposed
public engagement program and a timeline for completion. To meet the proposed
timeline, Staff recommend that any changes to the terms of reference desired by
Council be directed to Staff, so that they can make those changes and move forward
with the secondary plan project immediately.

Background

1.0 Purpose of the Secondary Plan

The London Plan indicates that secondary plans may be used for a number of reasons:

e To provide more detailed guidance for the development of an identified area, in
addition to the more general policies of the London Plan.

e To coordinate the development of an area that is subject to substantial change.
e “Areas, in whole or in part, within the...”Rapid Transit Corridor... Place Type that
may require vision and more specific policy guidance for transition from their

existing form to the form envisioned by this Plan.”

The corridor along Dundas and King Streets, between Colborne Street and Burbrook
Place/Kellogg Lane is such an area that would benefit from a secondary plan. This area
has, or will be, experiencing a number of changes and exciting planning initiatives that
will need to be carefully coordinated. They include:

e The London Plan assignment of the Rapid Transit Corridor Place Type along
King Street and Dundas Street.
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Planned construction of rapid transit along King Street from the Downtown
through to Ontario Street, and proceeding along Dundas Street from Ontario
Street through to Highbury Avenue and eventually to Fanshawe College. With
this comes the important need to provide strong connections from the rapid
transit stations at Adelaide and King Street and on Ontario Street, to the
business corridor on Dundas Street.

A planned higher order east-west cycle route through the Old East Village, to
connect to the larger cycling network and Downtown.

Reconstruction of the Dundas Street underground services and streetscape
from Adelaide to Ontario Street — with consideration of sewers, watermain,
cycling, tree planting, on-street parking, enhanced streetscape amenities,
furniture, etc.

Planned construction of an Adelaide Street/CPR rail underpass, to the north of
the Dundas Street corridor, and the important connections to it.

Continued revitalization of the Western Fair market and fairgrounds, with the
possibility of redevelopment of a portion of the fairground site.

Redevelopment applications and multiple development interests for the lands
along the Dundas Street corridor and King Street corridor — some of which are
seeking buildings of significant height.

Heritage building conservation and consideration, which has served to establish
a heritage image for the neighbourhood north of the corridor, attracting
significant investment into the building stock.

A desire for a green plan, and a recent patio design guideline, along the Dundas
Street Corridor with the intent of setting the standard for a desirable pedestrian

and patio experience.

A secondary plan can knit all of these considerations together for the corridor, and set a
more detailed policy context, development design guidelines, and a coordinated

approach for delivering capital programs.

2.0 Timing — Major Milestones

It is intended that the Secondary Plan will be completed by the end of 2018, so that it
can support the design and engagement process for the reconstruction of Dundas
Street between Adelaide Street and Ontario Street. The following is a summary of how

that process is proposed to occur:

Step in Process

Timing

Terms of Reference Approved

May, 2018

Background Research Undertaken

May through June




Bicycle Network Evaluation May through September

Public Workshop/Public Meetings June, 2018

Draft of Secondary Plan — Public Meetings September, 2018
Final Secondary Plan December, 2018
Infrastructure Renewal and Streetscape Reconstruction — | 2019

Detailed Design

Infrastructure Renewal and Streetscape Reconstruction 2020

Attached are the proposed Draft Terms of Reference. In advance of this meeting they
have been circulated to the Old East Village Business Improvement Area (BIA)
organization, Old East Village Community Association, and Staff leading the Shift Rapid
Transit project.

Notice was given of the Secondary Plan Terms of Reference on March 12, 2018 to

other City departments and various agencies as well as within the Living in the City

section of the London Free Press. Notice of Public Meeting was given in early April,
2018.

3.0 Next Steps

Following Council approval of the Terms of Reference, Planning staff will start the
Secondary Plan process. The timeline to complete the secondary plan will be tight, with
completion targeted for the end of 2018. It will be important to meet this date so that the
secondary plan can serve as the foundation for the streetscape reconstruction project
design in 2019. To achieve this, it will be important to complete the first secondary plan
public engagement workshops in June of 2018.

4.0 Conclusion

The attached terms of reference will guide the preparation of the proposed Old East
Village Dundas Corridor Secondary Plan. Given the importance of timeliness, Staff are
recommending that Council move forward with these terms of reference. If
amendments are desired by Council, it is recommended that Council identify these
amendments now, so that staff can take that direction, make the necessary changes,
and begin the secondary plan process immediately.

Prepared by:

W.J. Charles Parker, MA
Senior Planner, Urban Regeneration
Submitted by:

Michael Tomazincic, MCIP, RPP
Manager, Current Planning
Recommended by:

John M. Fleming, MCIP, RPP
Managing Director, Planning and City Planner
CP/JF




APPENDIX A

OLD EAST VILLAGE DUNDAS STREET CORRIDOR SECONDARY PLAN

TERMS OF REFERENCE

Planning and Ongoing Initiatives in the Old East Village

The corridor along Dundas and King Streets, between Colborne Street and Burbrook
Place/Kellogg Lane has experienced, or will be experiencing, a number of changes and
exciting planning initiatives that will need to be carefully coordinated. They include:

The London Plan assignment of the Rapid Transit Corridor Place Type along
King Street and Dundas Street.

Planned construction of rapid transit along King Street from the Downtown
through to Ontario Street, and proceeding along Dundas Street from Ontario
Street through to Highbury Avenue. With this comes the important need to
provide strong connections from the rapid transit stations at Adelaide and King
Street and on Ontario Street, to the business corridor on Dundas Street.

A planned higher order cycle route through the Old East Village, to connect to
Downtown and the larger cycling network.

Infrastructure renewal and streetscape improvements on Dundas Street from
Adelaide to west of Ontario Street — with consideration of watermain, sanitary
and storm sewer replacements, new traffic signals, streetlights, cycling facilities,
tree planting, on-street parking, enhanced streetscape amenities, furniture, etc.

Planned construction of an Adelaide Street/CPR tracks underpass, to the north
of the Dundas Street corridor, and the important connections to it.

Continued revitalization of the Western Fair market and fairgrounds, with the
possibility of redevelopment of a portion of the fairground site.

Redevelopment applications and multiple development interests for the lands
along the Dundas Street corridor and King Street corridor — some of which are
seeking buildings of significant height.

Heritage building conservation and consideration, which has served to establish
a heritage image for the neighbourhood north of the corridor, attracting
significant investment into the building stock.

A desire for a green plan, and a recent patio design guideline, along the Dundas
Street Corridor with the intent of setting the standard for a desirable pedestrian
and patio experience.

Purpose of a Secondary Plan for the Old East Village

Secondary plans are intended to:

Allow for the development of policies for a specific area that may be more
detailed than the general policies of the London Plan.

Allow for more specific vision and policy guidance for lands with the Rapid
Transit Corridor Place Type to assist with specific transition from their existing
form to the form envisioned by the Plan.

Assist in the implementation and refinement of the Plan.

The proposed secondary plan will consider all of the existing and planned initiatives
within the Old East Village (listed above) and, through a robust public engagement



program, allow for a more detailed vision and policy framework for planning
development and public projects within the Dundas Corridor. The secondary plan may
also include specific design guidance for development and public projects in the
corridor.

Defined Secondary Plan Area

e The secondary plan entitled, “Our Move Forward: London’s Downtown Plan” extends
to Colborne Street, defining the western boundary of the subject secondary plan.

e To the east, the McCormick Secondary Plan covers lands north of Dundas Street,
east of Burbrook Place, defining the eastern boundary of the subject secondary plan.

e Accordingly, the secondary plan will consider lands that are included within the
London Plan’s Rapid Transit Corridor Place Type, between Colborne Street and
Burbrook Place.

e Through the study process, this boundary may be adjusted where there it is
determined that it would be advantageous to do so from a secondary planning
perspective.

e The important context surrounding this defined area will be considered throughout
the study process and in preparing the secondary plan

Preliminary List of Issues to be Considered Through Secondary Plan

Within the secondary plan area, there are a number of issues that will need to be
considered. Below is a preliminary summary. There will likely be additional issues that
surface through the secondary plan engagement process; they will also be addressed
and incorporated into the ultimate secondary plan:

K|ng Street — Rapid Transit Corridor Place Type

King Street has been identified in The London Plan as a Rapid Transit Corridor

- This Place Type can support a broad range of uses

- It also encourages intensification, supporting the assembly of properties to allow
for redevelopment projects, where it is appropriate

- Within this Place Type, The London Plan establishes maximum heights that can
support high-rise forms of development where appropriate

- The Rapid Transit Corridor Place Type also establishes a number of form
policies that augment the City Design policies of the Plan

- It may be desirable to establish more detailed and specific use, intensity or form
policies for the King Street corridor, within the Study Area

- The existing specific policies for the corridor that exist in the London Plan, which
were originally established as a result of the Community Improvement Plan
(policies that include an Area of Transition) will be re-evaluated, modified if
necessary, and brought into the Secondary Plan as appropriate.

Dundas Street — Rapid Transit Corridor Place Type

- Dundas Street has been identified in The London Plan as a Rapid Transit
Corridor; accordingly, the background and issues identified above for King Street
would apply for this corridor as well

- However, for the Rapid Transit Corridor between Colborne Street and Quebec
Street the London Plan identifies specific “Main Street” policies

- These policies may allow for greater height and also may allow for more office
floor area

- It would be beneficial to identify, more specifically, where buildings of greater
height will be directed along the corridor and where it is expected that mid-rise
heights will be the maximum height that is permitted.

- In general, it may be desirable to establish more detailed and specific use,
intensity or form policies for the Dundas Street Rapid Transit corridor, within the
Study Area

Design Guidance
- The London Plan provides City Design policies and some further form policies
within the Rapid Transit Place Type
- Furthermore, in April of 2016 the Old East Village Commercial Design manual
was adopted by Council



That said, it may be desirable to establish more specific design policies —
including non-commercial uses - that address specific considerations within the
secondary plan area.

For example, it may be appropriate to identify design policies relating to the
expected interface between taller buildings and the surrounding low density
residential neighbourhoods adjacent to the corridor.

There may also be useful design guidance for public projects — including
streetscape improvements and the “green plan” concept that the Old East Village
BIA has been discussing for many years.

It may be appropriate to incorporate all or a portion of the existing urban design
guidelines into the secondary plan

Cycling Network

The Cycling Master Plan identified a higher order connection between the Old
East Village and Downtown, and more broadly between the Thames Valley
Parkway and the Quebec Street / Egerton Street north-south route. With
finalization of Rapid Transit routing in the downtown, this routing needs to be
revisited. A cycling route assessment that considers origins, destinations, route
characteristics and public input will provide guidance on the recommended route
and cycling facility type. There are multiple options that require further
consideration — for example, Dundas Street, Queens Avenue, King Street.

Each of these options have significant implications for items such as on street
parking, tree planting, street furniture, etc.

Rapid Transit Connections

During the Bus Rapid Transit Environmental Assessment process, much
discussion occurred in the Old East Village about the pro’s and con’s of routing
rapid transit along Dundas Street (between Adelaide and Ontario)

While it was recognized that locating rapid transit on Dundas would leave no
room for important main street amenities (trees, street furniture, patio space,
etc.), there was an acute concern that transit traffic would be moving around the
heart of the Old East Village and not directly through it.

In establishing the preferred route along King Street eastward to Ontario Street,
key station connections to Dundas Street would be necessary. These include
stations at King/Colborne, King/Adelaide and King/Ontario (mid-block).

The secondary plan will help to determine how a very positive/enticing pedestrian
environment can be designed to create a strong connection between stations
and the Dundas Street main street.

Other Key Connections

Similar to consideration of connections to rapid transit, the secondary plan will
provide an opportunity to consider connections from Dundas Street to other
important locations such as the municipal parking lots located behind storefront
buildings, Western Fair, the Market and Queens Park, etc.

Furthermore, connections to the recent Music, Entertainment and Culture
Districts Strategy can be considered to evaluate whether there are measures that
can be incorporated in the secondary plan to support the Old East Village's
culture district status.

Heritage Building Conservation

The lands within the secondary plan area are not included in the Old East Village
Heritage Conservation District

However, these heritage resources represent a significant part of the
image/brand of the Old East Village and their conservation is important

Heritage resources, their conservation, and how new development may be
integrated into the corridor should be considered, in concert with the tools
available under the Ontario Heritage Act

Green Plan

The Old East Village BIA has long been interested in preparing a “green plan”
that establishes a strategy for tree planting and other forms of landscaping within
the corridor



Patios

This can be a consideration when discussing design priorities and fundamental
goals for the upcoming streetscape improvements

The Old East Village Commercial Urban Design Manual approved by Council in
April of 2016 included patio guidelines.

There may be policies stemming from this work, relating to patios, that should be
included in the secondary plan

Alternatively, the guidelines could be incorporated into the secondary plan for
greater patio design guidance

On-street Parking

On-street parking is an important element for any main street’s success. |t
provides main street customers with a convenient parking option and creates the
“optic” of available parking, even when there are other municipal parking
resources available nearby.

Furthermore, it tends to slow down car traffic and provide a comfortable buffer
between pedestrians and automobile traffic.

One significant issue in the Old East Village is the very narrow road allowance
from Adelaide Street to Ontario Street. How can on street parking fit into the
road allowance together with enhanced tree planting, patios, street furniture and
protected bicycle lanes. Some prioritization will be important

Dundas Street Infrastructure Renewal and Streetscape Improvement Project

The infrastructure on Dundas Street between Adelaide Street and the future
rapid transit route connection at Ontario Street requires renewal. This project will
include watermain, sanitary and storm sewer replacements, new traffic signals,
streetlights with consideration of tree planting, on-street parking, enhanced
streetscape amenities and furniture. It is anticipated that all of the above can be
useful to establish goals, objectives, priorities and conceptual directions for the
upcoming Dundas Street streetscape improvement project

The planned re-design of York Street at Adelaide Street will be evaluated for its
implications — for example, Lyle Street and its intersection at Dundas Street
This project will draw from the public engagement, secondary plan policies and
design guidelines to create a streetscape improvement plan that meets the
needs and desires of the Old East Village neighbourhood, the Old East Village
Business Improvement Area and those of the City of London community as a
whole.

Intended Outcomes

The following are the outcomes that are intended from the secondary plan process:

1.

Council adopted Old East Village Dundas Corridor Secondary Plan — this
secondary plan will have the force and effect of the Official Plan. The primary
effect of the Plan will be to:
a. Provide policy guidance/direction for private sector development within the
corridor.
b. Provide policy guidance/direction for public projects within the corridor.

. A separately prepared plan for protected bicycle lanes through the Old East

Village (integrated into the secondary plan

A completed public engagement process that informs Old East Village residents
and business owners of the many initiatives currently underway or planned and
results in a community-driven plan for the corridor, ultimately adopted by Council.
A strong foundation for the streetscape improvement design process
Re-evaluate the existing special policies that apply to the Dundas Street
commercial corridor to determine if they can be enhanced and/or modified based
on the success of new development proposals and incorporate these special
policies into the secondary plan.



6. Complement the efforts of the Community Improvement Plan that has been
adopted for the commercial corridor and has been instrumental in leading the
rehabilitation of the area.

Public Engagement

Staff will work closely with the Old East Village BIA and the Old East Village Community
Association to coordinate engagement activities. The intent is to use the engagement
process to inform/educate, but primarily to develop a plan that reflects the aspirations of
the business and residential community.

The following are engagement techniques that will be used:

Community public meeting (2 in June, coordinated with community workshops)
Community workshops (2 in June)

Stakeholder meetings (May, June, July)

Community public meetings (2 in September — response to Draft Secondary
Plan)

Web page to provide information and seek information

. On-street planning notification signage along Dundas Street, encouraging
involvement in the process

Social media information

Attendance at BIA and Community Association meeting(s)

Public Participation Meeting at Planning Committee for adoption of the Plan
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Timeline — Milestones

The following shows the key milestones for the secondary plan process. It also shows
how the completed secondary plan relates to the Dundas Infrastructure Renewal and
Streetscape Improvement project.

Secondary Plan Process and
Subsequent Streetscape Improvement
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PUBLIC PARTICIPATION MEETING COMMENTS

3.4 PUBLIC PARTICIPATION MEETING - Old East Village Dundas Street Corridor
Secondary Plan — Draft Terms of Reference (O-8879)

Jen Pastorius, Manager, Old East Village Business Improvement Area — see
attached communication.



Old East Village Secondary Plan Terms of Reference Comments

Presented by Jennifer Pastorius
Old East Village BIA Manager
Area Resident

| am happy to be here today to speak to the Old East Village Secondary Plan Terms of Reference.

First | would like to thank John Fleming and his team and Edward Soldo and his group for their early
and collaborative work on this project.

When we are talking about infrastructure and development projects, Old East Village has a lot going
on.

Adelaide Grade Separation EA just had its last Public Information Centre before moving into the
detailed design phase.

Rapid Transit lanes have been designated for King Street and Dundas between Adelaide and Ontario.

And, the work to replace over 100 year old infrastructure on Dundas in the Village will be completed
in the coming weeks.

And there are multiple potential residential and commercial developments being proposed or
planned.

The Old East Village Secondary Plan and its terms of reference acknowledge these other large scale
private and city projects and their relationship to the Old East Village which is so important in
identifying opportunities for area improvements that are timely and coordinated.

This report list for review many such potential improvements — things like, a greening plan, cycle
lanes, street treatments, traffic flow, area intensification, connectivity from Dundas to King Street
and the municipal parking lots to name a few.

We are pleased to support the recommendation to endorse the Terms of Reference. It is exciting to
work with Planning and Engineering to review potential opportunities for improvements in the area.
The last time Dundas Street scape changed significantly was the straightening of the Dundas curve,
which was more than 20 years ago.

So as you can imagine, the BIA is pleased to assist this process moving forward and to work with City
staff and the Old East Village Community Association to encourage Old East Villagers to get involved
in shaping this comprehensive and potentially transformative secondary plan.
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Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: John M. Fleming

Managing Director, Planning and City Planner
Subject: The Corporation of the City of London

100 Kellogg Lane
Public Participation Meeting on: April 30, 2018

Recommendation

That, on the recommendation of the Managing Director, Planning and City Planner with
respect to the application of the Corporation of the City of London, relating to the property
located at 100 Kellogg Lane (south portion), the proposed by-law attached hereto as
Appendix "A" BE INTRODUCED at the Municipal Council meeting May 8, 2018 to amend
Zoning By-law No. Z.-1, in conformity with the Official Plan, to amend Section 40.4 a) 19) of
the Light Industrial Special Provision (LI1(19)) Zone to add “place of entertainment in
association with a commercial recreation establishment” and “amusement games
establishment in association with a commercial recreation establishment” to the list of

permitted uses.

Executive Summary

Summary of Request

The requested zoning amendment is to clarify the range of accessory uses that are
permitted in association with the uses considered by City Council on October 17, 2017.
Civic Administration has initiated a technical change to the Zoning By-law No. Z.-1 to
recognize two uses that were contemplated by the Applicant in October, 2017; however,
the identified uses were not specifically listed in the amending By-law. Rather than
interpret these uses as being accessory to the main commercial recreation establishment
use, a further Zoning Amendment and Public Participation meeting is recommended to
support a change for the additional uses on the south portion of 100 Kellogg Road.

Purpose and the Effect of Recommended Action

The purpose and effect of this Zoning By-law Amendment is to permit additional uses to the
range of uses currently permitted in the Light Industrial Special Provision (L11(19)) Zone
variation. The recommended action will be the addition of two uses, “place of entertainment
in association with a commercial recreation establishment” and “amusement games
establishment in association with a commercial recreation establishment” to the list of

permitted uses.

Rationale of Recommended Action

1) The recommendation is consistent with Provincial Policy Statement 2014.

2) The recommendation is consistent with the Light Industrial policies of the Official Plan.
3) The recommendation provides for a compatible adaptive reuse of a large industrial site
located within a community in transition comprised of legacy industrial uses, residential
uses and new commercial land use policies.

4) The recommended amendment is consistent with the intent of the vision expressed by
the applicant at the public meeting on October 10, 2017, but was not specifically identified
within the list of permitted uses in the Zoning By-law amendment at that time.

5) The recommended amendment will facilitate the building permit to allow for the
entertainment and amusement type uses proposed to be established as part of the
commercial recreation facility that is currently under renovation.
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2.0 Description of Proposal

2.1 Development Proposal

The recommended rezoning will result in no new physical developments on the site.

The recommended amendment will permit place of entertainment and amusement games
establishment uses in association with a commercial recreation establishment. The
additional uses were contemplated as part of the Applicant’s vision for the adaptive re-use
of the former Kellogg's factory, which has remained vacant since December of 2014.

3.0 Relevant Background

3.1 Planning History

The planning report, prepared by Planning Services (File No. 0Z-8794), for the public
participation meeting on October 10, 2017 has been used for the purposes of the
background, site characteristics, policy context and supporting analysis for this application.
A copy of the previous report is attached in Appendix C.

The proposal summary report, submitted by the applicant in February, 2017, identifed the
adaptive reuse of the south portion of 100 Kellogg Lane to accommodate a limited range of
commercial schools and commercial recreation establishments to take advantage of the tall
ceiling height that is in excess of 34 metres (110 feet) for the former Kellogg's factory.

3.2 Community Engagement (see more detail in Appendix B)

No responses have been received at the time this report was prepared.

4.0 Key Issues and Considerations

4.1 Issue and Consideration # 1 — Permitted Uses

At the time of the planning application in June, 2017, the vision and specific range of uses
for the adaptive re-use of the former manufacturing facility had not been fully realized. The
planning application that was submitted by the Applicant was processed based on the
broad range of residential, commercial and light industrial uses for the adaptive re-use of

the existing industrial building.

The nature and extent of the uses intended for the portion of the buildings proposed for the
commercial recreation establishment evolved during the planning application review
process. At the Public Participation meeting the applicant described their vision for this
space as an entertainment type centre, which was beyond the scope of a commercial
recreation establishment use. This enhanced vision was not captured by either the
Applicant or staff prior to the adoption of the Zoning By-law.

At the time of the building permit application in January, 2018, the zoning interpretation
confirmed that virtual reality gaming and arcades do not comply with the zoning
permissions for a commercial recreation establishment. Further gaming and arcades could
not be interpreted as being associated with the commercial recreation establishment uses,
unless it is explicitly referenced in the list of permitted uses of the Light Industrial Zone.

In order to comply with the Z.-1 Zoning By-law, the proposed virtual reality gaming will
require the place of entertainment use, and the proposed arcade will require the
amusement game establishment use as set out in the City of London Zoning By-law Z.-1.
An amendment to the Zoning By-law is required to allow the identified specific uses.
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Provincial Policy Statement, 2014 (PPS)

The Provincial Policy Statement (PPS) 2014 provides policy direction on matters of
provincial interest related to land use and development. This proposed application ensures
that the goals of the PPS 2014 are being achieved by an adaptive re-use of a former
manufacturing facility within a settlement area that has been unused since December of
2014. The continued use of this existing facility ensures that no additional land
consumption is required and minimizes servicing costs as the subject site has been fully
serviced for a large factory. The proposal also provides an opportunity to contribute to the
vitality and regeneration of the City and contribute to the long-term economic prosperity of

the community.

Official Plan

An amendment to the Official Plan for this site was approved by City Council on October
17, 2017 for specific policies to allow for the adaptive re-use of the subject building.

The London Plan

The Light Industrial Place Type of The London Plan is in keeping with the Light Industrial
designation of the existing (1989) Official Plan. As established through the previous
application considered by Council on October 17, 2017, Specific Area Policy (Chapter 10)
amendments to the existing (1989) Official Plan will be required to be carried over to the
Specific Policies of The London Plan.

The London Plan encourages urban regeneration efforts that stimulate the repurposing of
the existing building stock, where the previous use of such buildings is no longer viable.

More information and detail is available in Appendix C of this report.

5.0 Conclusion

The recommendation is for a technical amendment to the Light Industrial LI Special
Provision (LI11(19)) Zone that was approved by City Council on October 17, 2017. The
amendment to the L11(19) Zone is to allow for place of entertainment and amusement
games establishment both in association with a commercial recreation establishment. The
commercial recreation establishment was approved by City Council on October 17, 2017.

The amendment to the Zoning By-law is considered appropriate as it is consistent with the
PPS 2014, the policies of the existing (1989) Official Plan and The London Plan.
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Appendix A

Bill No.(number to be inserted by Clerk's Office)
(2018)

By-law No. Z.-1-18

A by-law to amend By-law No. Z.-1 to
rezone an area of land located at 100
Kellogg Lane (south portion).

WHEREAS this rezoning conforms to the Official Plan;
THEREFORE the Municipal Council of The Corporation of the City of London

enacts as follows:

1)  Section Number 40.4 of the Light Industrial (LI) Zone is amended by changing the
following Special Provision to add to the list of additional permitted uses:

a) LI1(19) 100 Kellogg Lane (south portion)
a) Additional Permitted Use[s]
i) Place of entertainment in association with a commercial

recreation establishment

i) Amusement games establishment in association with a
commercial recreation establishment

iii)) Self-Storage Establishments
iv) Offices (within existing building)

V) Notwithstanding the provisions of Section 40.3(4)(a) of
Zoning By-law No. Z.-1, all listed secondary uses shall be
permitted on the subject site.

b) Regulations

i) North yard setback 0 metres (0 feet)
(minimum)

ii) West yard setback 0 metres (0 feet)
(minimum)

iii}) East yard setback 0 metres (0 feet)
(minimum)

iv) Notwithstanding the provisions of Section 4.19 (10) of
Zoning By-law No. Z.-1, a minimum of 400 parking
spaces is required for the entirety of 100 Kellogg Lane
and can be provided in combination with parking spaces
on site and lands zoned to permit accessory parking lots
in favour of 100 Kellogg Lane.

V) A maximum Gross Floor Area of 8,361m2 (89,9971t2)
shall be permitted for Office Uses (within existing
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building) in combination with the Office uses permitted in
the BDC1/BDC2(12) zone on 100 Kellogg Lane.

The inclusion in this By-law of imperial measure along with metric measure is for the purpose
of convenience only and the metric measure governs in case of any discrepancy between

the two measures.

This By-law shall come into force and be deemed to come into force in accordance with
Section 34 of the Planning Act, R.S.0. 1990, c. P13, either upon the date of the passage of
this by-law or as otherwise provided by the said section.

PASSED in Open Council on May 8, 2018.

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading — May 8, 2018
Second Reading — May 8, 2018
Third Reading — May 8, 2018
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Appendix B — Public Engagement

Public liaison:

On April 6, 2018, Notice of Application and Notice of Public Meeting was sent to the
individual and organization that expressed interest in the original application (City File
No. 0Z-8794) that was considered by Planning and Environment Committee at a Public
Participation meeting on October 10, 2017. The Notice was posted on the City of
London website on April 10, 2018, and a “Planning Application” sign was posted on the
site on April 7, 2018 for the lands comprising the south portion of 100 Kellogg Lane.
Notice of Application was also published in the Public Notices and Bidding Opportunities

section of The Londoner on (April 12, 2018).
No significant replies were received at the time this report was prepared.

Nature of Liaison:
The purpose and effect of this Zoning By-law Amendment is to permit additional uses to the
range of uses currently permitted in the Light Industrial Special Provision (LI1(19)) Zone

variation.

Possible change to the Zoning By-law No. Z.-1 to amend Section 40.4 a) 19) of the Light
Industrial Special Provision (L11(19)) Zone to add place of entertainment and amusement
games establishment in association with a commercial recreation establishment to the list of

permitted uses.

Responses to Public Liaison Letter and Publication in “The Londoner”

Telephone Written
Old East Village BIA — acknowledged

receipt of the Notice

Departmental/Agency Comments:

No replies were received at the time this report was prepared.
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Appendix C — Relevant Background & Policy Context
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Previous Report Pertinent to this Matter

October 10, 2017 Planning and Environment Committee — the planning report (see
attached OZ-8794) for the application by E & E McLaughlin Ltd located at 100, 335 and
353 Kellogg Lane, 1063, 1080, 1097, 1127 Dundas Street and 1151 York Street
recommending approval of the Official Plan and Zoning amendment to permit the
adaptive reuse of the existing buildings for a variety of residential, commercial, office
and light industrial uses. The October, 2017 planning report was used for the evaluation
of this technical zoning change, and forms the basis of the policy and regulatory

analysis.
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TO: CHAIR AND MEMBERS
PLANNING & ENVIRONMENT COMMITTEE
FROM: JOHN M. FLEMING
MANAGING DIRECTOR, PLANNING AND CITY PLANNER
SUBJECT: APPLICATION BY: E & E MCLAUGHLIN LTD.

100, 335 AND 353 KELLOGG LANE, 1063, 1080, 1097, 1127 DUNDAS
STREET AND 1151 YORK STREET
PUBLIC PARTICIPATION MEETING ON
OCTOBER 10, 2017

RECOMMENDATION Jl

That, on the recommendation of the Managing Director, Planning and City Planner, the following
actions be taken with respect to the application of E&E Mcl.aughlin Ltd. relating to the property
located at 100, 335 And 353 Kellogg Lane, 1063, 1080, 1097, 1127 Dundas Street and 1151 York

Street:

(a) The proposed by-law aflached hereto as Appendix "A" BE iNTRODUCED at the Municipal
Council mesting on October 17, 2017 to amend the Officlal Plan to change the designation
of those lands located at the north portion of 100 Kellogg Lane and 1097 and 1127 Dundas
Street FROM a Light Industrial designation, TO a Main Street Commercial Corridor

designation;

{b)  The proposed by-law attached hereto as Appendix "B" BE INTRODUCED at the Municipal
Council mesting on October 17, 2017 to amend the Official Plan by ADDING a policy to

section 10.1.3 — Policies for Specific Areas;

{c) The proposed by-law attached hereto as Appendix "C” BE INTRODUCED at the Municipal
Council meeling on October 17, 2017 to amend Zoning By-law No. Z.-1, in conformity with
the Official Plan as amended in part (a & b) above, to change the zoning of the lands al
the north portion of 100 Kellagg Lane FROM a Light Industrial (L18) Zone, TO a Holding
Business District Commerclai/Business District Commercial Special Provision (h-
()*BDC1/BDC2(_)) Zone and on the south portion of 100 Keliogg Lane FROM a Light
Industrial (LI8) Zone, TO a Light Industrial Special Provision/Light Industrial
(LI RI3/LI4/LIS) Zone and on the lands focated at 1087 and 1127 Dundas Street FROM
a Light Industrial (LI2) TO a Holding Business District Commercial Special Provision (h-
()*BDC1/BDC2(_)) Zone and on the north portion of 1063 Dundas Street and 1080
Dundas Sireet FROM a Business District Commercial (BDC) Zone TO a Business District
Commercial Special Provision (BDC(_)) Zone and on the lands located at 335 and 353
Kellogg Lane and the south portion of 1063 Dundas Street FROM a Residantial R2 (R2-
2) Zone TO a Residential R2 Special Provision (R2-2(_)) Zone and on the lands located
at 1151 York Street FROM a Light Industrial (LI7) Zone TO a Light Industrial Special
Provision (LI7(_)):

(d)  The proposed by-law attached herelo as Appendix "D" BE INTRODUCED at a fulure
Council meeting, to amend The London Plan by ADDING new policies o the Specific
Policies for the Rapid Transit and Urban Cormidor Place Type and Specific Policies for the
Neighbourhoods Place Type and Light industrial Specific Policies AND ADDING the
subject lands to Map 7 - Spacific Palicy Areas - of The London Plan AND that three
readings of the by-law enacting The London Plan amendments BE WITHHELD until such
time as The London Plan is in force and effect.
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e) The Site Plan Approval Authority BE REQUESTED tfo consider through the site plan
process that accessory parking lots provide quality landscaping and screening along
with a knee high wall on Dundas Street.

PREVIOUS REPORTS PERTINENT TO THIS MATTER

"

“None’

PURPOSE AND EFFECT OF RECOMMENDED ACTION

The purpose and effect of this Official Plan and Zoning amendment is to permit the adaptive re-
use of the existing buildings for a vanely of residential, commercial, office and light industrial uses
while providing accessory parking on abutting lands.

( RATIONALE [

1) The recommendation is consistent with Provincial Policy Statement 2014,

2) The recommendation is consistent with the Main Street Commercial Corridor, Light
Industrial policies and Folicias for Specific Areas of the Official Plan.

3) The recommendation provides for a compatible adaptive reuse of a large industrial site
located within a community in transition comprised of lagacy industrial uses, residential
uses and new commerclal land use policies.

4) The recommendation will provide the subject site a variety of uses thal will help activate
the pedestrian realm along an arterial road and future rapid transit corridor.

5) The lands being designated Main Street Commercial Carridor are in keeping with the
fulure Rapid Transit Corridor place type of lhe London Plan.

6) The recommendation to remove the subject site from the requirements of section 7.3.2 of

the Officlal Plan and 40.3{4)a) of the Zoning By-law No. Z-1, is appropriate as the London

Plan recommends Light Industrial place types within 300 metres of the site.

The recommended Policies for Specific Areas on the remaining sites is appropriate as it

maintains the existing designations identified through the London Plan while providing

flexibility for the site to support the uses at 100 Kellogg Lane as they have historically

done. .

7

~
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BACKGROUND f

Date Application Accepted: June 22, 2017 Agent: Michelle Doornbosch (Zelinka
Priamo)

REQUESTED ACTION: Possible amendment to the Official Plan from Light Industrial to Main
Street Commercial Corridor (MSCC) for 1097 and 1127 Dundas Street and on the north
portion of 100 Kellogg Land (on the Dundas Sireet frontage). Additlonal Policies for Specific
Areas will be considered to permit: Self-storage Establishments as a permitted use; Office
uses at a maximum gross floor area of 8,361m2 in combination with any office uses in the
Light Industrial lands to the south; and, parking on 1063,1080, 1097 and 1127 Dundas Street,
335 and 353 Kellogg Lane and 1151 York Street {o support the proposed uses at 100 Kellogg
Lane. A policy for Specific Area will be considered for the remalning Light Industrial
designation at 100 Kellogg Lane to permil 8,361m2 of Office uses in combination with any
Office uses in the MSCC lands to the north. The proposed Special Palicy is also seeking the
full range of commercial uses permitted in the Light Industrial designation and zone. The
provision Is required due to the site's proximity to existing General Industrial and Heavy
Industnal designations which restricts commercial uses.

Passible change to the Zoning By-law Z.-1 FROM a Light Industrial (L18) Zone TQ a Business
District Commercial/Business District Commercial Special Provision (BDC/BDC1({_)) Zone for
the north portion of the site to permit a wide range of commercial, office and residential uses.
The requested special provision would permit self-storage establishments on the first floor,
maximum building height of 15 metres, minimum parking requirement of 400 parking spaces
in combination with the parking requirements for the uses permitted on the adjacent lands on
the south portion zoned Li1(_), and 2 maximum gross floor area for Office uses of 8,361m2
(90,00012) in combination with the Office uses permitted in the adjacent lands on the south
portion of the site zoned LI1(_). Possible change to the Zoning By-law FROM a Light
Industrial (LI8) Zone TO a Light Industrial Special Provision/Light Industrial
(LI1(_YLI3/L14/L15) Zone on the south portion of the site to permit a wide range of light
industrial uses. The requesled special provision would permit a self-storage establishments
on the main floor, front and exterior side yard setbacks of Om {existing), interior side yard
setback adjacent 1o a BDC zone of Om, minimum parking requiremenl of 400 parking spaces
in combination with the uses permitted on the adjacent fands on the north portion of the site
zoned BDC1(_), and a maximum gross floor area for Office uses of 8,361m2 {90,000ft2) in
combination with the Office uses permitted in the adjacent lands on the north portion of the
site zoned BDC1(_). Possible change to the Zoning By-law FROM a Light Industrial (LI2)
Zone TO a Business District Commercial Special Provision (BDC1/BDC2(_)) Zone for the
lands at 1097 and 1127 Dundas Street. The requested special provision would permit an
accessory parking lot to support future uses at 100 Kellogg Lane and FROM a Business
District Commercial (BDC) Zone TO a Business District Commercial Special Provision
(BDC(_) Zone for the lands at 1063 and 1080 Dundas Street. The special provision requested
would permit a parking lot (existing) as an accessory use to support the permitted uses at 100
Kellogg Lane and FROM a Residential R2 (R2-2) Zone TO a Residential R2 Special
Provision (R2-2(_) Zone for the lands at 1063 Dundas St, 335 and 353 Kellogg Lane. The
special provision requested would permit a parking lot {(existing) as an accessory use to
future uses at 100 Kellogg Lane and FROM a Light Industrial (LI7) Zone TO a Light Industrial
Special Provision (L17(_) Zone for the lands at 1151 York Street. The special provision
requested would permit a parking lot as an accessory use to support the permitted uses at
100 Kellogg Lane.
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SITE CHARACTERISTICS:

s Current Land Use ~ Vacant Industrial Building (Former Kellogg's Factary)

» Frontage — Multiple Frontages, Main Factory has 172.4m along Dundas Street and 347m
along Kellogg Lane

e Depth -347m from Dundas
e Area— approx. 6.6ha (16.3 ac)

» Shape ~ Main Factory site is rectangular with additional properties included in the
application.

SURROUNDING LAND USES:

» North - Residential/Vacant Industrial
e South - Residential

» East - Industrial/Residential

» West - Residential

OFFICIAL PLAN DESIGNATION: (refer to Official Plan Map)

= Light Industrial/ Low Densily Residential/ Main Street Commercial Corridor

THE LONDON PLAN PLACE TYPE: (refer to The London Flan Map)

« Light Industrial/ Neighbourhood/Rapid Transit Corridor

INTENSIFICATION: (identify proposed number of units)

« NA . na

EXISTING ZONING: {refer to Zoning Map)

s 100 Kellogg Lane — 18

e 335, 353 Kellogg Lane — R2-2

e 1063 Dundas Street — R2-2 and BDC
* 1080 Dundas Street - BDC

= 1087, 1127 Dundas Street — LI12

» 1151 York Street - LI7

i PLANNING HISTORY

The subject sile was the location of the Kellogg's Factory which first started in London in 1914 as
the Canada Corn Company producing Kellogg's Corn Flakes for the Kellogg's Company. In 1924
Kellogg's bought the London plant and took over production. Over the years the plant grew and
in 1984 a massive expansion occurred which resulted in the plant that exists today. Over time
additional parking was provided on the lands directly west of the main faclory abutting the
residential homes. On December 23, 2014 the plant was permanently closed and has remained
vacant since. (Timelina obtained from CTV news article)

@«
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f SIGNIFICANT DEPARTMENT/AGENCY COMMENTS |

Memo - August 9, 2017

Verbatim comments as per the Transportation Division:

e 6.0mx6.0m daylight triangles required at Kellogg Lane and Dundas Street & Kellogg
Lane and Florence Street

« Road widening dedication of 13.0m from centre line is required on Florence Street

« Road widening dedication of 20.0m from centre line is required on Dundas Street

= Dundas Sireet has been identifled as rapid transit corridor in the Council approved Rapid
Transit Master Plan (RTMP) , the corridor and station locations will be refined and
examined in greater detail through the Transit Project Approval Process (TPAP), Access
in the future may be restricted, for information regarding the RTMP or TPAP please use
the following web link: hito://iwww.london.ca/residents/Environment/EAs/Pages/Rapid-

Transit.aspx
s Delails regarding parking lot access location and design will be made during the site

plan process .
Verbatim commaents as per the Water Engineering Division.

Because there are so many old walermain (many old fire lines) throughout the site,
Water Engineering would like to see an overall water servicing concept from the developer.

Verbatim comments as per the WADE Division:

The sewer available on Dundas Street Is the 450mm municipal sanitary sewer.
The sewer availabla on Kellogg l.ane is the 300mm municipal sanitary sewer.
The sewer available on Florence Streel is the 300mm municipal sanitary sewer.

Verbatim comments as per the SWM Division:

The SWED staff offers the following points as an addition to the comments provided during the
pre-application consultation (see attached e-mall);

= Due lo the amount of parking spaces, the owner shall be requirad lo have a consulting
Professional Engineer confirming that water quality to the standards of the Ministry of the
Environment is/or will be addressed to the satisfaction of the Cily Engineer. Addressing
water quality could include, but not be liniited to such options as the use of an ol/grit
separator, calchbasin hoods, bioswales, efc.

» Additional comments may be provided upon future review of the development
application.

Afttached e-mail:

The Stormwater Engineering stafl have no objettion lo this pre-application considering that as
per the proposal summary, it has been proposed the adaptive re-use of the existing former
Kellogg's Facility for a variety of residential, commarcial and light industrial uses.

Please ensure the applicant is informed about the following SWM issues/requirements lo be
considered by the applicant’s consultant engineer when preparing the storm servicing strategy
for this land:

. The subjecl lands are located in the Ceniral Thames Subwatershed. The Developer shall
be required to provide a Storm/drainage Servicing Report demonsirating that the proper
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SWM practices will be applied to ensure the maximum permissible storm run-off discharge
from the subject site will not exceed the peak discharge of storm run-off under pre-
development conditions.

File: OZ-8794
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. The existing municipal owned 550mm/800mm storm sewer traversing the site is nol to be
impacted.

. The design and conslruclion of SWM servicing works for the subject land shall be in
accordance with:

The SWM criterig and targets for the Central Thames Subwatershed,

Any Municipal Class Environmental Assessment in the area,

>  The Cily Design Requirements for on-site SWM controls which may include but not
be limited to quantity/quality and erosion controls, and

The City's Waste Discharge and Drainage By-Laws; the Ministry of the Environment
Planning & Design Manual; as well as all applicable Acts, Policies, Guidelines,
Standards and Requirements of all approval agencies.

v v
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. The design of the SWM servicing work shall include but not be limited to such aspects as
water quality requirements to the MOECC and the Cily standards for any proposed
parking area, on-site SWM controls design, possible implementation of SWM Best
Management Practices (e.g. Low impact Development "LID" features), grading and
drainage design (minor, and major flows), storm drainage conveyarnce from external areas
{including any associated easements), hydrological conditions, etc.

. The Owner and thelr Consulting Professional Engineer shall ensure the storm/drainage
conveyance from existing external drainage areas through the subject lands are
preserved, all ta the satisfaction of the Cily Engineer.

. The Owner shall ensure that increased and accelerated Stormwater runoff from this site
shall not cause damage to downstream lands, properties or structures beyand the limits of
this site.

= Additional comments may be provided upon future review of the site.

The above comments, among other engineering and transportation issues, will be addressed in
greater detail when/if these lands come in for site plan approval.

PUBLIC On July 5, 2017, Notice of Application was sent to 207 0 replies were
LIAISON: property owners in the surrounding area. Nolice of received
Application was also published in the Public Notices and
Bidding Opportunitias section of The Londoner an July 6,
2017. A "Passible Land Use Change" sign was also posted
on the site.

On Seplember 13, 2017, Revised Notice of Application and
Public Meeting was sent to 242 property owners in the
surrounding area. Notice of Application was also published
in the Public Notices and Bidding Opportunities section of
The Londaner on September 14, 2017. A "Possible Land
Use Change”.

0 replies were
received

682 Comments

A community information meeling was also held by the were received

applicant and the Old East Village BIA on September 14,
2017.
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Nature of Liaison:

The purpose and effect of this Official Plan and Zoning amendment is to permit lhe re-
use of the existing buildings for a variely of residential, commercial and light industrial
uses. Possible amendment to the Official Plan from Light Industrial to Main Strest
Commercial Corridor (MSCC) for 1087 and 1127 Dundas Street and on the narth portion
of 100 Kellogg Land (on the Dundas Street frontage). Additional Polictes for Specific
Areas will be considered to permit: Self-storage Establishments as a permitted use;
Office uses at a maximum gross floor area of 8,361m2 in combination with any office
uses in the Light Industrial lands to the south; and, parking on 335 and 353 Kellogy Lane
to support the proposed uses at 100 Kellogg Lane. A policy for Specific Area will be
considered for the remaining Light industrial designation at 100 Kellogg Lane to permit
8,361m2 of Office uses In combination with any Office uses in the MSCC lands to the
north. The proposed Special Policy is also seeking the full range of commercial uses
permitted in the Light Industrial designation and zone. The provision is required due to
the site's proximity to existing General Industrial and Heavy Industrial designations
which restricts commercial uses.

Passible change to the Zoning By-law Z.-1 FROM a Light Industrial (LI8) Zone TO a
Business District Commercial/Business District Commercial Special Provision
(BDC/BDC1(_)) Zone far the north partion of the site to permit a wide range of
commercial, office and residential uses. The requested special provision would permit
self-storage establishments on the first floor, maximum building height of 15 metres,
minimum parking requirement of 415 parking spaces in combination with the parking
requirements for the uses permitted on the adjacent iands on the south portion zoned
LI1(_), and a maximum gross floor area for Office uses of 8,361m2 (90,000ft2) in
combination with the Office uses permitted in the adjacent lands on the south portion of
the site zoned LI1(_). Possible change to the Zoning By-law FROM a Light Industrial
{LIB) Zone TO a Light Industrial Special Provision/Light industrial {LI1(_)LI3/L14/LI5)
Zone on the south portion of the site to permit a wide range of light industrial uses. The
requested special provision would permit a self-storage establishments on the main
fioor, front and exierior side yard setbacks of Om {existing), interior side yard setback
adjacent to a BDC zone of Om, minimum parking requirement of 415 parking spaces in
combination with the uses permitted on the adjacent lands on the north portion of the
site zoned BDC1{_), and a maximum gross floor area for Office uses of 8,361m2
(80,000ft2) in combination with the Office uses permitted in the adjacent lands on the
north portion of the site zoned BDC1(_). Possible change to the Zoning By-law FROM a
Light Industrial (L12) Zone TO a Business District Commercial (BDC1/BDC2) Zone for
the lands at 1097 and 1127 Dundas Sireet and FROM a Buslness District Commercial
(BDC) Zone TO a Business District Commercial Special Provision (BDC(_) Zone for the
tands at 1063 Dundas Streel. The special provision requested would permit a parking lot
(existing) as an accessory use to support the permitted uses at 100 Kellogg Lane and
FROM a Residential R2 (R2-2) Zone TO a Residential R2 Special Provision (R2-2(_}
Zone for the lands at 1063 Dundas St, 335 and 353 Kellogg Lane. The special provision
requested would permit a parking lot (existing) as an accessory use to future uses at 100
Kellogg Lane.
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Revised Notice, September 14, 2017

The purpose and effect of this Official Plan and Zoning amendment is to permit the re-
use of the existing buildings for a variety of residential, commercial and light industrial
uses. Possible amendment to the Official Plan from Light Industrial to Main Street
Commercial Corridor (MSCC) for 1097 and 1127 Dundas Street and on the north portion
of 100 Kellogg Land (on the Dundas Street frontage). Additional Policies for Specific
Areas will be considered to permit: Self-storage Establishments as a permitted use;
Office uses at a maximum gross floor area of 8,361m2 in combination with any office
uses in the Light Industrial lands to the south; and, parking on 1063,1080, 1097 and
1127 Dundas Street, 335 and 353 Kellogg Lane and 11561 York Street (o support the
proposed uses at 100 Kellogg Lane. A policy for Specific Area will be considered for the
remaining Light Industrial designation at 100 Kellogg Lane to permit 8,361m2 of Office
uses in combination with any Office uses in the MSCC lands to the north. The proposed
Spacial Policy Is also seeking the full range of commercial uses permitted in the Light
Industrial designation and zone. The provision is required due to the sile's proximily to
existing General Industrial and Heavy Industrial designations which restricts commercial
uses.

Paossible change to the Zoning By-law Z.-1 FROM a Light Industrial (LIB) Zone TO a
Business Districl Commercial/Business District Commercial Special Provision
(BDC/BDC1(_)) Zone for the north portion of the site to penmit a wide range of
commercial, office and residential uses. The requested special praovision would permit
seli-storage establishments on the first floor, maximum building height of 15 metres,
minimum parking requirement of 400 parking spaces in combination with the parking
requirements for the uses permitted on the adjacent lands on the south portion zoned
LI1{_), and a maximum gross floor area for Office uses of 8,361m2 (90,000ft2) in
combination with the Office uses permitied in the adjacent lands on the south portion of
the site zoned LI1(_). Possible change to the Zoning By-law FROM a Light Industrial
(L18) Zone TO a Light industrial Special Provision/Light Industrial (LI11(_)/LI3/LI4/LI5)
Zone on the south partion of the site to permit a wide range of light Industrial uses. The
requested special provision would permit a self-storage establishments on the main
floar, front and exterior side yard setbacks of Om (ex'sting), interior side yard setback
adjacent to a BDC zone of Om, minimum parking requirement of 400 parking spaces in
combination with the uses permitted on the adjacent lands on the north portion of the
site zoned BDC1(_), and a maximum gross floor area for Office uses of 8,361m2
(80,000ft2) in combination with the Office uses permitted in the adjacent lands on the
north portion of the site zoned BDC1(_)._ Possible change to the Zoning By-law FROM a
Light Industrial {L12) Zone TO a Business District Commercial Special Provision
(BDC1/BDC2(_}) Zone for the lands al 1097 and 1127 Dundas Street. The requested
special provision would permit an accessory parking lot to support future uses at 100
Kellogg Lane and FROM a Business District Commercial (BDC) Zone TO a Business
District Commercial Special Provislon (BDG(_) Zone for the lands at 1063 and 1080
Dundas Street. The special provision requested would permit a parking lot (existing) as
an accessory use to support the permitted uses at 100 Kellogg Lane and FROM a
Residential R2 {R2-2) Zone TO a Residential R2 Special Provision (R2-2(_) Zone for the
lands at 1063 Dundas St, 335 and 353 Kellogg Lane. The special provision requested
would permit a parking lot (existing) as an accessory use to future uses at 100 Kellogg
Lane and FROM a Light Industrial (LI7) Zone TO a Light Industrial Special Provision
(L17(_) Zone for the lands al 1151 York Street. The special provision requested would
permit a parking lot as an accessory use 1o support the permitted uses at 100 Kellogg
Lane.

Respornses:
Community Information Meeting (as summarized by Old East Village BiA)
See appendix 'E’
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ANALYSIS

Subject Site

The subject site consists of multiple properties located at 100, 335 And 353 Kellogg Lane, 1063,
1080, 1097, 1127 Oundas Street and 1151 York Street. The main property is located at 100
Ketlogg Lane which was home to the Kellogg's Factory which playad a major role in the
community over the past 100 years. Itis this old industrial site that will be subject to the majority
of the requested amendments and ultimately the area which will provide the facilities and services
that will be used by the public.

Nature of Application

The application is seeking to permit the adaptive reuse of the existing industrial building by
providing multiple uses which include commercial, retail, restaurant and entertalnment type uses
along with potential residential or hotel uses. A wide range of uses and special provisions has
been requested to recognize existing site conditions and parking while permitting uses that could
effectively be accommodated in the facility helping facilitate the building’s adaptive reuse.

PPS 2014

The Provincial Policy Statement (PPS) 2014 provides policy direction on matters of provincial
interest related to land use and development. Section 1.1 “Managing and Directing Land Use io
Achieve Efficient and Resilient Development and Land Use Patterns” of the PPS encourages
healthy, livable and safe communities which are sustained by accommedating an appropriate
range and mix of residential, employment, institutional, recreational and other uses to meet long-
term needs. It aiso promotes cost-effective development patterns and standards to minimize land
consumption and servicing costs along with efficient development and land use patterns to help
sustain the financial well-being of the Province and municipality over the long term. Avoiding
development and land use patterns which may cause environmental or public healih and safety
concerns and improving accessibility for persons with disabilities and older persons are also key
aspects of the PPS. The PPS also encourages settlement areas (1.1.3 Settlement Areas) to be
the main focus of growth and develapment, and that their vitality and regeneration be promoted
as it is critical to the long-term economic prospérily of our communities. It seeks to ensure the
effective use of infrastructure and public service facilities and that land use patterns within
settlement areas shall be based on a mix of uses that support active transporiation and are transit-
supportive, where fransit is planned, exisls or may be developed.

This proposed application ensures that the goals of the PPS 2014 arc being achieved by re-
developing lands within a settlement area that have been unused since December of 2014. The
continued use of existing, planned functional lots ensures that no additional land consumption is
required and minimizos servicing costs as the subject site has been fully sarviced for a large
factory and no upgrades are anlicipated. The proposed Official Plan and Zoning By-law
amendments provide the ability to develop a mix of uses ranging from residential, commercial to
office and light industrial use to meet the current and future demands of the City and community.
The proposal also provides an opporiunity to contribute to the vitality and regeneration of the City
and confribute lo the long-term economic prosperity of the communily. The proposed
development will go through the Site Plan Approval process which will address any public health
and safety concerns and ensure that accessibility for persons with disabilities and aider persons
is available. The proposal is also transit supportive as Dundas Street Is the future route of a
Rapid Transit corridor and currently has bus routes along Dundas Street and Florence St (South
side of the property) both which abut the site.

The policies of the PPS require municipalities to identify appropriate locations and promote
opportunities for intensification and redevelopment where this can be accommadated taking into
account existing building stock [1.1.3.3]. The subject site provides a unique building stock as a
former industrial site with multiple building types and styles that could be used for variety of uses.

12



File: Z8893

Planner: Name: L. Pompilii

Agenda ftem # Page #

File: 0Z-8794
Planner: Mike Corby

The slte's location within the City is also unique as a parcel of land this size located so close to
central London is rare and provides a good opporlunily for redevelopment. The policies of the
PPS also require the promotion of appropriate development standards which facliitate
intensification, redevelopment and compact form [1.1.3.4]. The recommended amendment
facilitates the redevelopment of the existing buiit form that has proven compatible through its long
history. The redevelopment of the site Is required to go through the Site Plan Approval process
which will increase the site’s ability to be sensitive to the surrounding context and ensure that this
policy has been achieved.

The proposed amendment also creates employment opportunities [1.3 Employment] by providing
an appropriale mix and range of employment uses and developing a compact, mixed-use
development that incorporates compatible employment uses to support liveable and resilient
communities [1.3.1]. In creating employment opportunities the proposai also contributes {o the
Long-Term Economic Prosperity {1.7] of the City and community. The amendment would promate
economic development opportunities on the site and in the area and enhance the vitality and
viabilily of Dundas Strest and the abutting community. The redevelopment of a historical
industrial site would re-sstablish a sense of place by re-purposing the Kellogg's faclory which was
a significant corporate entily in Londen's history, This proposal is also seeking to create a tourist
attraction within the City of London that will attract patrons from across Ontario and further. It has
been identified that the applicant is considering the polential heritage designation of the front
portion of the site and it is their plan to maintain and reuse the significant built heritage resources
on the site [2.6.1].

Official Plan

The north portion of 100 Kellogg Lane and properties at 1097 and 1127 Dundas St are designated
as Light Industrial. The proposed Official Plan amendment for this portion of the site is seeking
to change the designation to & Main Street Commercial Corridor Designation (MSCC). The
MSCC designation currently exists along the north and south side of Dundas Street spanning
from Maitland Street to the subject site.

13
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The Main Street Commercial Corridor designation is applied fo long established commercial
areas, primarily along arterial roads, in older parts of the City that mostly consist of small,
separately-owned and often pedestrlan-oriented commercial uses, but may also include a mix of
residential, light industrial uses, and community facilities. [4.4.1.3. Function, 4.4.1.5 Location).
The subject site is in keeping with the locational criteria outlined above and the potential uses on
the site would provide for the desired mix of uses. The applicant has noted that a wide range of
commercial, retail and restaurant type uses will be implemented on the main floor with office or a
hotel use occupying the majorlly of the upper floars. The proposed re-designation is a natural
progression of the existing MSCC designation thal was placed on a long established, pedesirian
oriented shopping area. The proposed amendment would be in keeping with the Planning
Objectives [4.4.1.1] and Urban Design Objectives [4.4.1.2] of the MSCC designation by providing
a large, mixed-use building along a main arterial road (Dundas Street). The designation of the
lands to MSCC would facilitate the redevelopment of an underutilized sile for commercial uses
that wouid be considered compatible with adjacent land uses as the majority of uses along
Dundas Street are commercial in nature. The reuse of the existing buildings also ensures
compatibility with the scale, setbacks and character of the existing uses in the area. The adaptive
reuse of the building along Dundas Street will also provide for an enhanced pedestrian
environment while encouraging the rehabilitation of the existing bullding. Also, by activating the
street frontage, the development wili be transit supportive and will maintain and create the strong
identity that once existed with the Kellogg's factory. The intent of the application is to maintain
the cultural heritage value of the existing bulldings and potentially designate the north portion of
the property.

The Main Street Commercial Corridor designation provides a wide range of uses in order fo
achieve its goals of mixed use development along main arterial roads. These uses include small-
scale retail uses; service and repair establishments, food stores; convenience commercial uses;
personal and business services; pharmacies; restaurants; financial Institutions; small-scale
offices; small-scale entertainment uses; galleries; studios; community facilities such as libraries
and day care centres, conmectional and supervised residences; residential uses (including
secondary uses) and unils created through the canversion of existing buildings, or through the
development of mixed-use buildings [4.4.1.4. Permitted Uses]. The requested Business District
Commercial zones are infended {o implement the MSCC designation and, as such, the uses
permitted in the zoning are in keeping with the permitted uses of the Official Plan.

The Main Street Commercial Corridor clearly identifies the desired form and scale of development
that should occur. The existing building which fronts onto Dundas Street is in keeping with these
policies as the existing building provides a continuous form of development along the street and
with potential alterations to the inlerior main floor to provide for a range of commercial, retail,
restaurant type uses will help create a pedestrian friendly development. The existing built form
will maintain the same setbacks and create storefront visibility to Dundas that is consistent with
the surrounding fands.

The site also has the potential to provide for residential uses above the main floor. The residential
densities in the Main Street Commercial Corridor should be consistent with those permitted in the
Mutti-Family, Medium Density and High Denslity Residential designations and in keeping with the
provisions for section 3.4.3 of the Official Plan. The applicant has identified that a hotel and/or
office uses are the preferrad use in the upper sloreys of the building along Dundas Street however
an apartment or condominium type use could also be implemented (4.4.1.7. Scale of
Development). This is also in keeping with policy 4.4.1.8. (Mixed Use Development) which
encrouages mixed use developments to help promote active street life and movement in these
area beyond work-day hours.

Along with the above-mentioned policies, Applications to Expand or Add Main Street Commercial
Corridor designations [4.4.1.11] have a specific list of items that it will be evaluated on. The
subject site is appropriate to add to the MSCC designation as the existing facility is in keeping
with the scale, function and form policies of the MSCC designation as well as provides an
opportunity to integrate residential uses through a mixed-use development,
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For all of the above mentioned reasons Stalf is supportive of the change in Official Plan
designation from the existing Light Industrial designation to the Main Street Comnercial Corridor
Designation.

Policies for Specific Areas - Chapter 10

The challenge with the subject site is to repurpose a large, purpose buill facility for a new use
which differs from its intended purpose. The current Official Plan provides the ability to implement
Policies for Spacific Areas (Chapter 10) which allows Council to maintain the existing land use
designations while providing for a mix of uses that cannot be incorporated within one specific land
usa designatlion. The recommended amendment recognizes many unigue situations based on
the existing built form, zoning and Official Plan designations and the past uses previously
occurring on the sites. Several of the lands identified in this application were used to provide
parking for the Kellogg's factory. The lands at 1063 Dundas Streel and 335 and 347 Kellogg
Lane were previously single detached dwsllings which were then demolished to provide parking
for the faclory as it expanded. The Low Density Residential designation and Residenttal (R2-2)
zoning remained as the sites ware used for accessory parking. At the time the parking was never
formally recognized and the recommended amendment seeks to regularize the parking areas that
had historically serviced the sile. The properties at 1080 Dundas and 1151 York Street have also
been vacant for several years. Though it is not known if these were used for parking for the
Kellogg's factory, 1080 Dundas was clearly an accessory parking lot and 1151 York is a vacant
industrial lot proposed to be used for parking for the future facility. Since the underlying
deslgnations on these properties are not intended to change through this application they retain
their long-term planned funclion should the subject site evolve over time causing these lands to
become surplus to their needs. The applicant has requested a Chapter 10 amendment to formally
recognize the previous accessory parking on' these sites and add additional parking in a
supporting role for the future uses at 100 Kellogg Lane. If the future uses at 100 Kellogg Lane
waere to ceass o exist the recommended amendment would require that the sites revert back to
the underlying designations and zones. This makes a sita specific policy appropriate to provide
for the adaptive reuse of the existing facilities in place.

In the Low Density Residential designation al 335, 353 Kellogg Lane, 1063 Dundas Street
and Main Street Commercial Corridor designation at 1063, 1080, 1097, 1127 Dundas Street,
and Light Industrial designation at 1151 York Street in addition to the permitted uses policies
of the respective designations, accessory parking in favour of the uses at 100 Kellogg Lane
will be permitted
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{ Accessory Parking Areas
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A Chapter 10, Policy for Specific Area has also been requesled to permit additional uses at 100
Kellogg Lane and recognize the previous office gross floor area in the current facility. The lands
that are recommended 1o be designated Main Street Commercial Corridor along Dundas Street
Include a request for a Self-Storage Establishment use (restricted to the fower lavel) while the
Light Industrial lands at 100 Kellogg Lane are recernmended to add Self Storage Establishments
and Offices as permitted uses in order to effectively use the vacant office and industrial space on
the site. The office uses in the Light Industrial designation have been requested by the applicant
to recognize the previously existing 8,361m?of office space over the entire property at 100 Kellogg
Lane.

General office uses are not permitled in Light Industrial areas and other office uses are restricled
to supportive and accessory type office uses. The Main Street Commercial Corrldor does permit
office uses but restricts it to a maximum GFA of 2000m?. Due to the size of the existing facility in
this unique situation, it is appropriate to recognize the existing office space on the site and permit
the full range of office uses as this provides opportunities to re-use the existing purpose-buiit office
space. The size of the facility and range of potential commercial, industrial and office type uses
highlights the need for a Policy for a Specific Area as there is no specific designation that would
help direct the potential future development of the site in an appropriate fashion. As such, it
would be appropriate 1o consider the application of a Site Specific policy to provide for the range
of requested uses and increase in GFA for office uses within the existing bulldings.

The proposed seif-storage establishment use in the Light Industrial area is appropriate as
warehouse uses and existing self-storage establishments are permitted and new self-storage
establishments are permitted where an approved secondary plan indicates that the area currently
designaled Light Industrial is intended (o transition out of industrial use. Though no secondary
plan has been completed for the subject site, the McCormick lands across the street, which were
once industrial, have been incorporated into a secondary plan which recognize that they are
transitioning away from industrial uses. The recommended sile-specific policles proposed for the
subject site are intended to substitute the need for a full secondary plan and recognize that the
site will likely transition away from typical industrial uses toward a greater mix of commercial uses
providing greater compatibility with the surrounding residential and future mixed-uses on the site.
The recommended amendment would also restrict any self-storage establishment to the lower
floor of the building along Dundas Street as this area has limited opportunity for commercial uses

16




File: Z8893

Planner: Name: L. Pompilii

Agondn Hem # Pogo #

File: 0Z-8794
Planner: Mike Corby

and is considered to be an appropriate location to place the use if desired. The proposed Chapter
10 amendments o permit the additional Office uses at a tolal gross floor area of 8,361m? and
Self-Storage establishments as permitted uses would read as foliows:

In the Light Industrial designation at 100 Kellogg Lane in addition to the uses permitted
in the Light Industrial Designation, Self-Storage Establishments and Offices (within the
existing buliding} will also be parmitted.

in the Main Street Commercial Corridar designation and the Light Indusirial Designation
at 100 Kellogg Lane, Office uses (within the exisling building) are permitted at a
maximum gross floor area of 8,361m? for the whole of the property.

The final Policy for Specific Area seeks reliefl from to existing policies that restrict secondary uses
in the Light Industrial zones when located within 300m of a Heavy [ndustrial or General Industrial
zones and do not have access from an arterial or primary collector road. in the case of the subject
site a General Indusfrial designation and zone are located direclly across the street within the
McCormick secondary planning area. Though the lands have remained in the General Industrial
designation within the Officlal Plan and Zoning By-law, the McCormick Secondary Plan removes
the General Industrial designation and replaces it with mixed use, commercial and residential
uses whils the London Plan identifies this area as a Rapid Transit Corridor and Neighbourhood
Place Type. Since the intent is to no longer have General Industrial uses within 300m of the
subject site and the site itself still has frontage on an arterial road it is appropriate to provide an
exemption from these policies through a Chapter 10 amendment. Additionally, the recommended
Zoning By-law amendment includes a holding provision to undertake a review to assess
compatibility between industrial facilities (see Zoning section below)

The Chapter 10 Policy will read as follows to exempt 100 Kellogg Lane from both the Official
Plan and Zoning provisions that would restrict the secondary uses:

Notwithstanding policy 7.3.2 of the Official Plan or 40.3(4)(a) of the Zoning By-law No. Z-
1, secondary uses may be permitted within 300m of lands zoned for General Industrial
(GI) uses and do not reguire access from an arlerial or primary collector road.

Zoning

Several zoning amendments have been applied for in conjunction with the requested Specific
Area Palicles and new Main Street Commercial Corridor designation, The lands that have been
identified for accessory parking through the Chapter 10 amendments are recommended to
maintain their existing zoning and add a special provision to implement the accessory parking as
a permitted use in favour of 100 Kellogg Lane. The proposed accessory parking amendments
are highlighted below. Accessory Parking in favour of 100 Kellogg Lane is recommended to be
added to the following properties by way of special provision zoning:

Address Proposed Change

1080 Dundas Street BDC to BDC( )

335 and 353 Kellogg Lane R2-2 to R2-2( )

1063 Dundas Street BDC and R2-2 {o BDC( ) and R2-2( )
1151 York Street LI7to LI7T( )

A Zoning By-law amendment from a Business District Commercial (BDC) zone has been applied
for on the north portian of 100 Kellogg Lane and 1097 and 1127 Dundas Street, recommended to
be designated as Main Street Commarcial Corridor, to implement the new designation. The BDC
zone is most commonly used to implement the MSCC designation and Staff has no objection to
the requesting zoning. Special provisions are also required in order to implement the
recommended Chapter 10 amendments regarding additional uses and increases in gross floor
area. Along with the provisions requested through the Chapter 10 amendments a minimum
parking requirement of 400 spaces has been requested over the entire property at 100 Kellogg
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Lane. This can be accommodated on the lands located at 335 and 353 Kellogg Lane and 1063
Dundas Street while the additional parking on the other lands identified will be used as the
additional phases of the development occur. The new zoning to implement recommended MSCC
designation is identified below:

Address | Proposed Change
1097 and 1127 Dundas Street | LI2 to BDC1(_)/BDC2
Special Provision:

-__ To permit Accessory Parking in favour of 100 Kellogg Lane

Norih Portion 100 Kellogg Lane | LI8 to BDC1( y¥BDC2
Special Provisions:
- Additional permitted use: Self-Slorage Establishment restricted to the basement floor
- 15 metre height regulation to recognize existing height
- a minimum of 400 parking spaces Is required for the entirety of 100 Kellogg Lane and
can be provided in combination with parking spaces on site and lands zoned to permit
accessory parking lots in favour of 100 Kellogg Lane.
- A maximum Gross Floor Area of 8,361m2 (89,897ft?) shall be permitted for Office Uses
(within the existing building) in combination with the Office uses permitted in the LI1(_)
zane on 100 Kellogg Lane.

The existing Light Industrial Designation requires zoning amendments In order to implement the
Chapter 10 amendments recommended to implement a wider range of permitted uses and
increases in office gross floor area. The requested wider range of uses is being implemented
through diffarent Light Industrial zone variations all which are in conformity with the existing Light
Industrial designation and the proposed Chapter 10 amendment to permit secondary uses.
Additional special provisions have been identified to recognize existing site conditions.

Proposed zoning in the Light Industrial designation:

Address o Proposed Change
South Portion 100 Kellogg Lane Li8 to LI7(_yLI3/LI4/LI5
Special Provisions:

- Additional permitted use: Self-Storage Establishment, Offices (within existing bullding)
and all listed secondary uses in section 40.3(4)(a)

- North side yard, West Side yard, East Side yard setbacks of Om. {The north side yard
condition is created by the new zone line that will split the site into a north BDC zone
and a south LI zone on the subject site.)

a minimum of 400 parking spaces is required for the entirety of 100 Kellogg Lane and
can be provided in combination with parking spaces on site and lands zoned to permit
accessory parking lots in favour of 100 Kellogg Lane.

- a total maximum Gross Floor Area of 8,361m? (89,997f12) shall be permitted for Office

Uses (within the existing building} in combination with the Office uses permitied in the
BDC1/BDC2(_) zone on 100 Kellogg Lane. _J

Staff is supportive of the above mentioned amendments as they are all in keeping with the existing
Official Plan policies, fulure London Plan policies and proposed Chapter 10 amendments.

Other Issues:;

As part of a complele application a Phase |l ESA was undertaken by the applicant. This report
expanded on a Phase | ESA that was previously completed on the site in November 2014
Though some contaminants were indicated on the site they were not at levels which required any
remediation or threat to the properly. The only recommendation from the report was to complete
an air quality test in the northwest corner of the building as this cormer was once home to a gas
station and solvent and paint room inside the building. Planning Staff are noting that the
recommendation provided by the ESA was lo complete an indoor air quality assessment to
determine if there is any potentlal impact as a result of PHCs contamination at the northwest
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corner of the site and completing a Screening Level Risk Assessment. If any future residential
use [s desired within the building a record of site condition will be required prior to any building
permils being granted in order to ensure residential uses are appropriale for the site.

D-6 Holding Provision

The applicant has acknowledged thal a review of the D-6 Guidelines will be required prior lo any
use being implemented on the site. At the time of the application the specific range of uses were
still being finalized and given the wide range of permitted uses that would be available after the
rezoning it was determined the best course of action Is to place a holding provision on the site
that will ensure that a review of the D-6 Guidelines are undertaken once final uses have been
determined.

h-___ Purpose: To prevent or minimize possible adverse effects on sensitive land uses created
by industrial properties an analysis of compatibility between industrial facilities (D6 Guidelines)
shall be carried out by a qualified professional and submitted to the Cily and any recommendation
contained therein for mitigation measures be undertaken fo the satisfaction of the Site Plan
Appraval Authorlly, prior to the removal of the "h-(_)" symbol.

London Plan

The Place Types identified through the London Plan are in keeping with the current Official Plan
designation with the only difference being the lands along Dundas Street which are idenlified as
a Rapid Transit Corridor in the London Plan as opposed 1o Light Industrial in the current Official
Pian. The proposed amendments however bring the front portion of the site into the Main Street
Commercial Corridor designation which is in keeping with the London Plan designation. The
remaining amendments are those to the Specific Area Policy (Chapter 10) which will be required
to be carried over into the future London Plan's Specific Area Palicies.

I CONGLUSION I

The requested armendment would permit a wide range of commercial, residential, retail, office and
light industrial uses on the subject site. This would facilitate the adaptive re-use of the Kellogg's
factory which has remained vacant since December of 2014. The recommendation Is consistent
with Provincial Policy Statement 2014 and the Main Street Commercial Corridor policies and
Chapter 10 policies of the Official Plan. The recommendation provides the opportunity for an
adaptive reuse of a large industrial site located within a community in transition from industrial
uses. The proposed Main Street Commercial Corridor designation is along an arterial road and
future rapid transit corridor which will benefit from a variely of uses that will aclivate the pedestrian
realm within the existing structure. The proposed amendments are in keeping with the place
types of the London Plan. The recommendation‘io remaove the subject site from the requirements
of section 7.3.2 of the Official Plan and 40.3(4)(a) of the Zoning By-law No. Z-1, is appropriate as
the London Plan and McCormick Area Secondary Plan removes all General Indusirial
designations within 300 metres of the site and the subject site continues to front an arterial road.
The use of Chapter 10 provisions on the remaining sites will maintain the designations identifisd
through the London Plan while providing flexibility for the site to function for alternative uses.
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Appendix "A"

Bill No. (number to be inserted by Clerk's Office)
2017

By-law No. C.P.-1284-

A by-law {o amend the Official Plan for the
City of London, 1989 relating to the north
portion of 100 Kellogg Lane, 1097 and 1127
Dundas Street.

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 — 1889, as contained in the text attached herelo and forming part of this
by-law, is adopled.
2. This by-law shall come into effecl in accordance with subsection 17(38) of the

Planning Act, R.S.0. 1990, c.P.13.

PASSED in Open Council on October 17, 2017.

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading - October 17, 2017
Second Reading - October 17, 2017
Third Reading - October 17, 2017
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AMENDMENT NO.
to the

OFFICIAL PLAN FOR THE CITY OF LONDON

PURPOSE OF THIS AMENDMENT

The purpose of this Amendment is to change the designation of certain lands
described herein from Light Industrial to Main Streel Commercial Corridor on
Schedule "A", Land Use, to the Official Plan for the City of London.

LOCATION OF THIS AMENDMENT

This Amendment applies to the lands located al the north portion of 100 Kellogg
Lane and 1097 and 1127 Dundas Strest in the City of London.

BASIS OF THE AMENDMENT

The proposed Main Streset Commercial Corridor fronts an arterial road and future
rapid transit corridor uses that will interact and activate the pedestrian realm. This
designation is also in keeping with the future Rapid Transit Corridor Place Type
identified in the London Plan.

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 the north portion of
100 Kellogg Lane and 1097 and 1127 Dundas Strest in the City of London, as

indicated on “Schedule 1" attached hereto from Light Industrial to Main Street
Commercial Corridor.
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Appendix "B"

Bill No. tnumber to be mserted by Clerk's Office)
2017

By-law No. C.P.-1284-

A by-law to amend the Official Plan for the
City of London, 1989 relating to 100, 335 And
353 Kellogg Lane, 1063, 1080, 1097, 1127
Dundas Street and 1151 York Street.

The Municipal Council of The Corporation of the City of London enacts as follows:

1. Amendment No. (to be inserted by Clerk's Offica) 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) af the
Planning Act, R.5.0. 1990, c.P.13.

PASSED in Open Council on October 17, 2017,

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading - October 17, 2017
Second Reading - Oclober 17, 2017
Third Reading - October 17, 2017
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AMENDMENT NO.
to the

OFFICIAL PLAN FOR THE CITY OF LONDON

PURPOSE OF THIS AMENDMENT

The purpose of this Amendment is to add a policy in Section 10.1.3 of the Official
Plan for the City of London to permit the re-use of the existing lands and buiidings
for a variety of residential, commercial and light industrial uses while providing
accessory parking on abutting lands.

LOCATION OF THIS AMENDMENT

This Amendment applies to lands located al 100, 335 And 353 Kellogg Lane, 1083,
1080, 1097, 1127 Dundas Street and 1151 York Street in the City of London.

BASIS OF THE AMENDMENT

The recommended amendment ds consistent with Provincial Policy Statement
2014 and Paolicies for Specific Areas of the Official Plan. The recommendation
provides the opportunity for an adaptive reuse of a large industrial site located
within a community in transition from industrial uses. The recommendation lo
remove the subject site from the requirements of section 7.3.2 of the Official Plan
and 40.3(4)(a) of the Zoning By-law No. Z-1, is appropriate as the London Plan
and McCormick Area Secondary Plan removes all General Industrial designations
within 300 metres of the site and the subject site cantinues to front an arterial road.
The use of Policies for Specific Areas will maintain the existing designations, which
are in keeping with the Place Types identified through the London Plan, while
praviding flexibility for the site to function for aiternative uses.

THE AMENDMENT

The Official Plan for the City of London is hereby amended as follows:

1.

Section 10.1.3 - Policies for Specific Areas of the Official Plan for the Cily of
London is amended by adding the following:

100, 335 And 353 Kellogg Lane, 1063, 1080, 1097, 1127 Dundas Street and
1151 York Street "

In the Main Straet Commaercial Corridor designation at 100 Kellogg Lane and
1097 and 1127 Dundas Street in addition to the uses pemitted in the Main
Street Commercial Corridor Designation, Self-Storage Establishments may
also be permitied in the basement of the existing buildings.

In the Light Industrial designation at 100 Kellogg Lane in addition to the uses
permitted in the Light Industrial Designativn, Offices will be parmitted within
the existing building and Self-Storage Establishments will also be permitted.
Notwithstanding policy 7.3.2 of the Official Plan or 40.3(4)(a) of the Zoning
By-law No. Z-1, secondary uses may be permitted within 300m of lands
zaoned for General Industrial (GI) uses and do not require access from an
arterial or primary collector road.

In the Main Street Commercial Corridor designation and the Light Industrial
Designation at 100 Kellogg Lane, Office uses (within existing building) are
permitted at a maximum gross floor area of 8,361m? for the whole of the
property.
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In the Low Density Residential designalion at 335, 353 Kellogg Lane, 1063
Dundas Street and Maln Street Commerclal Corridor designation at 1063,
1080, 1097, 1127 Dundas Street, and Light industrial designation at 1151
York Street in addition to the permitled uses of the respective designations,
accessory parking in favour of the uses at 100 Kellogg Lane will be permitted.
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Appendix "C"
Bill No. (rumber to be inserted by Clerk's Otfice)
2017
By-law No. Z.-1-17
A by-law to amend By-law No. Z-1 to
rezone an area of land located at 100, 335

and 353 Kellogg Lane, 1063, 1080, 1097,
1127 Dundas Street and 1151 York Street .

WHEREAS E&E Mclaughlin Ltd.-has applied to rezone an area of land located at
100, 335 And 353 Kellogg Lane, 1063, 1080, 1097, 1127 Dundas Street and 1151 York Sirest,
as shown on the map attached to this by-law, as sel out below;

AND WHEREAS upon approval of Official Plan Amendment Number (number to
be inserted by Clerk's Office) this rezoning will conform to the Officlal Plan;

THEREFORE the Municipal Council of The Corporation of the City of London
enacts as follows:

Schedule “A” to By-law No. Z.-1 is amended by changing the zoning appiicable to lands
located al the north portion of 100 Kellogg Lane, as shown on the attached map comprising
part of Key Map No. A.108, from a Light Industrial (LI8) Zone to a Holding Businass District
Commercial Special Provision/Business District Commaercial (h-(_)*BDC1/BDC2(_)) Zone.

Section Number 3.8 of the Holding *h” Zone is amended by adding the following Holding

Provision:

3.8) h-(_)

Purpose: To prevent or minimize possible adverse effects on sensitive land uses
created by industrial properties an analysis of compalibility between industrial
facilities (D6 Guidelines) shall be carried out by a qualified professional and
submitted to the City and any recommendation contained therein for mitigation
measures be undertaken to the satisfaction of the Site Plan Approval Authority,
prior to the removal of the "h-(_)" symbol

Section Number 25.4 of the Business District Commercial (BDC2) Zone is amended by
adding the following Special Pravision:

) BDC2( )

a)

b}

100 Kellogg Lane

Adgditional Permitted Use

i

Self-Storage Establishments (restricted to basement floor of
the existing building)

Reguiation(s]

i)

i}

)

Height 15 metres (49.21ft)
(maximum)

Notwithstanding the provisions of Section 4.1 (10) of
Zoning By-law No. Z-1, a minimum of 400 parking spaces
Is required for the entirely of 100 Kellogg Lane and can be
provided in combination with parking spaces on site and
lands zoned to permit accessory parking lots in favour of 100
Kellogg Lane.

A maximum Gross Floor Area of 8,361m2 (89,997f{2) shall
be permitted for Office Uses (within existing building), in
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combination with the Office uses permitied in the LI1{_) zone
on 100 Kellogg Lane.

Schedule “A" to By-law No. Z.-1 is amended by changing the zoning applicable {o lands
located at south portion of 100 Kellogg Lane, as shown on the attached map comprising
part of Key Map No. A.108, from a Light industrial (Li8) Zone to a Light Industrial Special
Provision/Light Industrial (LI11(_)/L)3/LI4/L15) Zone.

Section Number 40.4 of the Light Industrial (LI1) Zone is amended by adding the following

Special Provision:

)

Li()

a)

b)

100 Kellogg Lane

Additional Permitted Use{s]

i

Sell-Storage Establishments

il) Offices (wilhin existing buliding)

ili} Notwithstanding the provisions of Section 403(4)(a) of
Zoning By“law No. Z.-1, all listed secondary uses shall be
permitled on the subject site.

Regulation[s)

i) North yard setback 0 metres (0 feet)
{minimum)

il) West yard selback 0 metres (0 feet)
(minimum)

iii) East yard setback 0 metres (0 feet)
{minimum}

iv) Notwithstanding the provisions of Section 4.19 (10) of
Zoning By-law No. Z.-1, a minimum of 400 parking spaces
is required for the entirety of 100 Kellogg Lane and can be
provided in combination with parking spaces on site and
lands zoned to permit accessory parking lots in favour of 100
Kellogg Lane.

v) A maximum Gross Floor Area of 8,361m2 (89,997ft?) shall

be permitted for Office Uses (within existing building) in
combination with the Office uses permitted in the
BDC1/BDC2(_) zone on 100 Kellogg Lane.

Schedule "A" to By-law No. Z.-1 is amended by changing the zoning applicable fo lands
located at 1097 and 1127 Dundas Street, as shown on the attached map comprising part of
Key Map No. A.108, from a Light Industrial (Li2) Zone, to a Holding Business District
Commercial Special Provision (h-{_)*BDC1/BDC2(_)) Zone.

Section Number 3.8 of the Holding "h" Zone is amended by adding the following Holding
Provision:

3.8)

h-()

Purpose: To prevent or minimize possible adverse effects on sensilive land uses
created by industrial propertias an analysis of compatibility between industrial
facilities (D6 Guidelines) shall be carried out by a qualified professional and
submitlad to the City and any recommendation contained therein for mitigation
measures be undertaken ta the satisfaction of the Site Plan Approval Aulhorily,
prior lo the removal of the "h-(_}" symbol,
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8) Section Number 25.4 of the Business District Commercial (BDC2) Zone is amended by
adding the following Special Provision:

) BDC2( ) 1097 and 1127 Dundas Streat
c) Additional Permitied Use
i) Accessory Parking in favour of 100 Kellogg Lane

9} Schedule "A" to By-law No. Z.-1 is amended by changing the zoning applicable to lands
located at the north portion of 1063 Dundas Street and 1080 Dundas Street, as shown on
the attached map comprising part of Key Map No. A 108, from a Business District
Commercial (BDC) Zone, to a Business District Commercial Special Provision (BDC(_)
Zone.

10) Section Number 25.4 of the Business District Commercial (BDC) Zone is amended by

adding the following Special Provision:

-~

) BDC( ) North portion of 1063 Dundas Street and 1080 Dundas Street

a) Additional Permitied Use
i) Accessory Parking in favour of 100 Kellogg Lane

11) Schedule "A” to By-law No. Z.-1 is amended by changing the zoning applicable to lands
located at 335 and 353 Kellogg Lane and the south portion 1063 Dundas Street, as shown
on the attached map comprising part of Key Map No. A.108, from a Residential R2 (R2-2)

Zone, to a Residential R2 Special Provision (R2-2(_) Zone

-~

12) Section Number 6.4 of the Residential (R2) Zone is amended by adding the following
Special Pravision:
) R2-2() 335 and 353 Kellogg Lane and south portion of 1063 Dundas
Street
a) Additional Permittsd Use
i) Accessory Parking in favour of 100 Kellogg Lane

13) Schedule "A” 1o By-law No. Z.-1 is amended by changing the zoning applicable to lands
located at 1151 York Street, as shown on the attached map comprising part of Key Map No.
A.108, from a Light Industrial (LI7) Zone, to a Light Industrial Special Provision (LI17(_)) Zone.

14) Section Number 40.4 of the Light Industrial (Li7) Zone is amended by adding the following
Special Provision:
) LI7{) 1151 York Street

a) Additional Permitted Use
i) Accessory Parking in favour of 100 Kellogg Lane.

The inclusion in this By-law of imperial measura along with metric measure is for the purpose of
convenience only and the metric measure governs in case of any discrepancy between the two
measures.

This By-law shall come into force and be deemed to come into force In accordance wilh Section

34 of the Planning Act, R.5.0. 1990, ¢. P13, either upon the date of lhe passage of this by-law or
as otherwise provided by the said section,
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PASSED in Open Council on Oclober 17, 2017

Matl Brown
Mayor

Catharine Saunders
City Clerk

First Reading - October 17, 2017
Second Reading - October 17, 2017
Third Reading - Oclaber 17, 2017
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Appendix "D"
Bill No. inumber te be inserted by Clerk's Office)
2017
By-law No. C.P.

A by-law to amend The London Plan for the
City of London, 2016 ralating to 100, 335 and
353 Kellogg Lane, 1063, 1080, 1097, 1127
Dundas Street and 1151 York Street.

The Municipal Council of The Corporation of the City of London enacts as follows:
1. Amendment No. (to be Inserted by Cleri's Office) o The London Plan for the City
of London Planning Area — 2016, 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 subseclion 17(38) of the

Planning Act, R.S.0. 1990, c.P.13.

PASSED in Open Council on

Matt Brown
Mayor

Catharine Saunders
City Clerk

First Reading -
Second Reading -
Third Reading -

34



File: Z8893

Planner: Name: L. Pompilii

Agenda ltam # Pnge #

File: 0Z-8784
Planner: Mike Corby

AMENDMENT NO.
to the

OFFICIAL PLAN FOR THE CITY OF LONDON

PURPQOSE OF THIS AMENDMEN I

The pumpose of this Amendment is to add new policies to the Specific Policies for
the Rapid Transit and Urban Corridor Place Type and Specific Policies for the
Neighbourhoods Place Type and Light industrial Specific Policies and adding the
subject lands to Map 7 — Specific Policy Areas — of The London Plan.

LOCATION OF THIS AMENDMENT

This Amendment applies to the lands located at 100, 335 and 353 Kellogg Lane,
1063, 1080, 1097, 1127 Dundas Streetand 1151 York Street in the Cily of London

BASIS OF THE AMENDMENT

The recommended amendment is consistent with the Provincial Policy Statement,
2014 and Policies for Specific Areas of the London Plan. The recommendation
provides the opportunity for an adaptive reuse of a large induslrial sile located
within a communily in transition from industrial uses. The use of the Policies for
Specific Areas will maintain the existing designalions while providing flexibility for
the site to function with alternative uses.

THE AMENDMENT
The Official Plan for the City of London is hereby amended as follows:

1. Speclfic Policies for the Rapid Transit and Urban Corridor Place
Type of The London Plan for the City of London is amended by
adding the fallowing:

100 Kellogg Lane and 1063, 1080, 1097, 1127 Dundas Street

() In the Rapid Transit Corridor Place Type located at 100 Keliogg
Lane and 1097, 1127 Dundas Streel, Sell-Storage Eslablishments
may also be permitted in the basement of the exisling buildings.
Office uses may be permitted at 100 Kellogg Lane up to a tolal
maximum gross floor area of 8,361m? (within the existing building)
in combination with the with the Light Industrial Place Type portion
of the sile to the South. Accessory parking in favour of the uses
located at 100 Kellogg Lene may be permitied at 1063, 1080, 1097,
and 1127 Dundas Street.

2. Specific Policies for the Neighbourhoods Place Type of The London
Plan for the City of London is amended by adding the following:

335 and 353 Kellogg Lane

{ ).. In the Neighbourhoods Place Type located at 335 and 353
Kellogg Lane, accessory parking in favour of the uses at 100
Kellogg Lane will be permitted

3. Light Industrial Specific Polles of The London Plan for the Cily of
London is amended by adding the following:

100 Kellogg Lane and 1151 York Street

{ )_ In the Lighl Industrial Place Type located at 100 Kellogg Lane,
Seli-Storage Eslablishments and Offices (within the existing
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building) will also be permitted. Office uses {within the existing
building) may be permitied up ‘o a iotal maximum gross floor area
of 8,361m? in combination with the with the Rapid Transit Corridor
Place Type portion of the sile to the north. Accessory parking in
favour of the uses located at 100 Kellogg Lane may be permitted at
1151 York Street.

Map 7 — Specific Policies Areas, to The London Plan for the City of
London Planning Area Is amended by adding a specific policy area
for the lands located at 100, 335, 353 Keliogg Lane, 1063, 1080,
1097, 1127 Dundas Street, and 1151 York Street in the City of
London, as indicated on “Schedule 1" attached hereto.
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Appendix "E"

100 Kellogg's Lane Community Meeting — 100 Kellogg Lane
Thursday September 14, 2017

Summary and Thematic Analysis provided by the Old East Village BIA
September 8, 2017

Promotion of Event and Recruitmont of Attendees:

Business and property owners of in the Old East Village Community Improvement Plan (CIP) and
those businesses located on the Dundas Street corridor that are in close proximity to the Kellogg's
redevelopment site roceived invitations to the community consultation event. Invitations by the
BIA were conferred through door-to-daor canvasing with flyers and a telephone campaign
contacting businesses in the CIP and businesses directly impacted by the redevelopment for the
10 days preceding the event. Direct invitations from door-lo-door canvassing reaching
approximately 85 business owners and lhe telephone campaign reached out to 135 business
owners.

Information and invitations for the event was circulated to the Old East Village residents through
telephone, social media, and individual networks of the Old East Village Communily Association
and board members of the Old East Village Business Improvement Area (BIA). Residents,
property owners, and interested parties were requested to cali and RSVP for the event.

Attendees to the event were asked register and fill out and return comment cards. Of those who
altended 87 people registered and 62 comment cards were submitted.

Attendance breakdown: Altendees were asked to check all that apply.

16 — OEV Commercial Properly Owners
13 — Business Owners

43 — OEV Residents

11 - Interested Parly

§ — Unidentified

Thematic Analysis.

Generally feedback towards the redevelopment was very positive. Of the 62 comment cards
submitted 32 expressed approvais for the conceptual plan with repeated themes of “Plans look
greall ™' and “*Very excitingi”” Many atlendees were drawn lo the holel conceptual plan.
Residents and business owners enjoyed the visuals presented at the event and were pleased lo
see this large vacant building that for some was.once their place of employment, being utilized.

In addition to the positive comments regarding the project, the cards also identifled three themes
which included questions and comments focused around interaction and integration with the wider
community. The first of these relates to how the redevelopment will connect to the Dundas
corridor in built form and economics. Attendees Identified that as presented the redevelopment
has a "‘campus’ feel and thal connectivity to Dundas would be limited which many not elicil visitors
of the complex to explore the Dundas Street corridor. Conversely attendees were concerned that
the redevelopment would not elicit residents to utilize the new facllities. Visually, comments
identified a naed to respect the heritage atiributes of the Kellogg's Dundas Street fagade and also
that lhe fagade should be Integrated more fulsomely to enhance the outward design of the praject.

The second theme identified was Iin reference to the planned usage of the site. A majority of
these comments regarded the hotel. Attendees had questions about the clientele of the hotel i.e.
would it be reserved for guests of entertainment section of the redevelopment or any Londoners?
Also, will the hotel be a boutique/independent proprielor or an intemational chain? Others were
interested In a more diversity in mixed use including possible residential units, start-up companies,
and creative industry,

The final theme from comment cards involved continued community involvement after the event.
Attendees recognized the large scale and ambilion of this important redevelopment along with
the ever evolving changes in concepts and plans. With the inherent impact from the
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redevelopment of the Kellogg's site to the Dundas corridor and surrounding neighbourhood
attendees expressed a keen interest in being involved in the process. Notably attendees would
like further consultation when large scale changes are being made to the conceptual plan
especially if usages, including the hotel, brewery, and entertainment complex, are changed from
those presented at the event to something not closely related.

Comment Cards

The comments in this report are taken word for word from the received comment cards and they
have been categorized according to theme.

Positive General Comments

Love the idea of a beautiful hotel with restaurant and brewery. Love the Factory pian.
Love the potential jobs.

Very exciting!

Nice vision

Hoping It goes well and it up and running soon and has a very positive effect on the area
Plans look greatl

Looking forward to seeing the plans unfold.

! am pleased with the plans. | am so excited to have a play park in my area

So impressed with the vision and scope of this project, so passionately moving forward
by a family business.

Everyone involved brings creativity, expsrience, and heart.

Interesting use of vacant building.

Great developmenl in this area and for London

Very informative and interesting presentation. Great opportunity for East Londor.
Progressive and positive addition to the community

Looks great! Very excited to have this project in our neighbourhood

Look forward lo seeing the results — it looks good

I really like how everything is lurning out and hopefully this will bring more people to the
blossoming area

Plans overall are very exciting, can't wait to use it

Can’l wait for it to open

Very impressed wilh the plans for the area

Great Idea, will help revitalize East London and bring business and excltement back to
the end of town

Very supportive of the project. Bodes well for the future of the area and will be a
destination location

Amazing ideas, | hope everything goes.according to plan! Super Exciting!

Welcome {o the neighborhood with this exciting proposal. Very happy with Phase 1 and
hopeful for Phase 2

10Eighteen is thrilled about your development and look forward to your opening

Many congratulations on an outstanding proposal, including intelligent and sensitive
treatment of the heritage properties on the site.

Love your ideas!

Looking forward to watching it evolve.

The proposal looks fantastic and the area is ready for it.

Fabulous idea for the building

Looking forward to future developments

Granddaughter looking forward to trampoline.

Would definitely be a place my grandchildren would enjoy.

It looks very good, Would be a good thing for the East London people

Hotel idea is interesting

Absolutely love the concept

Can't wait for it to open

We are excited about the development coming fo Kellogg's and look forward to it
attracting other businesses to the area

This is great for the east end of London

Very supportive of the project. Bodes well for the future of the area and will be a
destination location

It will be exciting for our neighbourhood with Aeolian Hali and The Palace

Cammenls regarding conneclivily to Dundas St and the Old East Village neighbourhood
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- Concern: Visual and Pedestrian connection to north Dundas St corridor

- Long block with no break lo courtyard

- Need to increase connectivity to Dundas St (from Kellogg to past the tracks). This is very
important.

- How will this project enhance the connectivily lo the OEV business corridor? i.e. is this
amenity internal destination operation or will It be interactive with the business corridor?
This is critical. )

- Ensure connectivity with the Dundas corridor and existing commercial establishment.

-~ Would like to see some connectivity io OEV so facility does not become a 'Great Wolf
Lodge' and kil OEV existing businesses.

- Would like to see elements on the Dundas St aspect that enhance streetscape and
connect it {o the areas west of the site

- How will 'The Factory/100 Kellogg’ connect to the Dundas business corridor and the Old
East Village/East London communities?

- It looks like Dundas Street presence isnol being invested in or improved upon. Can the
main entrance be off Dundas?

- Traffic off of Dundas into building.

- Always want to promote consistency wilh neighborhood look and feel - heritage qualities
ect.

- Please ensure atfractive, commercial use on Dundas St frontage.

- Design of hotel, restaurant, etc should also look outward not only inward.

- Connect to rest of community.

-1 just hape that all of the new visitors to the area will spill out into OEV and positively
affect the businesses and neighbourhoed

- It will be interesting to see how the concepts incorporate the community. (The visuals
look insular/campus-like).

- | would like the Dundas side to be a more interesting fealure and to have some draw to
attract people and add to the OEV.

- However, | am concerned that the complex is too closed off from the sireetscapes
surrounding it — particutarly Dundas St.

- Everything looks well but nothing can be seen of the sireetscape

- Brochures in each hotel room for local businesses/restaurants attracting people PERICD
would make this neighborhood come alive and revive it the way it needs to!

- Traffic off of Dundas into building.

- Also love to see the companies hire local people

- Also employ area residents

Comments regarding Planned Usage

- Light industrial ‘hub’ for crestive industry and start-ups would be a
community/site/London asset (very important), once it's gone its gone

- Would like fo see a sizable residential component to provide 24 hour life and safety
component. Build it and they will come!

- Build the hotel (boutique) i.e. Broadview hotel development in Toronto. Don't let existing
hotel industry extort political influence to thwart something that may be competitive
(backward regressive thinking)

- More detalls on hotel?

- How will the open air space work in winter?

- Wil it be public friendly or guests only?

- How will Londoners be able to make use of the hotel spaces? Specifically the stages and
open areas?

- For ‘The Factory”: will other London based companies be able to join the fold? Rent
space?

- Please keep it local, 'no franchises’

- Hope pricing for recreation is affordable for all.

- There better be a membership price!

- | was hoping for an indoor waterpark and hotsl in this space but this is the next best
option.

- Our only hope is that it Is kept affordabla for us who live nearby to use the facilities
reguiarly

Comments reaarding future Community Involvement
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- We as a community need more public forums/ieedback on change in future
planning/design/zoning use. If there is a significant change in what has been applied for
the community needs a change to engage and participate

- How do wa ensure the plan is maintained without major revision of use/form/scope and
vision one this plan is improved?

- Happy lo have this in my neighborhood, but very necessary for the community to know
about any divergence from the current plan and have a chance to consuit on the changes.

- What happens if the proposed hotel use of the building fronting onto Dundas doesn't
came to fruition?

- Would like to be kept informed about how Phase 2 develops and/or changes and be able
to provide input as firmer plans develop commercial space at street level on the Dundas
aspact should be considered

- Asiundersland there is currently no furlher community consuitation required. | feel that
any major change should trigger another consultation session.

Commenis regarding Project Timelines

- How many stages?

- Estimated compietion

- When and how — i.e. time frame for build
- When are the go-karts coming?

Miscellaneous comments
- Is site 24hr, 7 days public accessible (or private)?
- Bulld it, Dundas East is the place to bel {see Liberty Village, Toronto)
- Excellent idea, however, outdoor paol area seasonal?
- | fall fo see the purpose of a giant 8" deep pool.
- Traffic flow off Dundas St
- Phasing and aclivating the street before the third phase.
- Less parking
- | would, however, request that pedestrian access through at King Street be provided for
in some manner ;
- Interesting concepts ~ like the idea of 'active’ space and additional access points
- Positive use of existing office space encouraging influx of people - live workspace
- Hotel?
- Any future plans fo buy out York St to expand?
- Any way fo get a free or discounted pass every year?
- would like to talk with someone about this
- Glad to see thal the Mill building will be demolished.
- Empty buildings are no good for anyone, get business going.
- I hope councll has the good sense to expedite plans
- Please add bicycle racks.
- increase property value
- How many vacuum cleaners will they nced?
- With a parking lot beside my home | was concerned for the future
- lam hoping for a [job] opening with any of the businesses coniing to the area.
- OEV can use the additional economic boost
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MIDDLESEX-LONDON

HFJ/I:\\IH-H REPORT TO CITY OF LONDON
PLANNING AND ENVIRONMENT COMMITTEE

TO: Chair and Members of the Planning and Environment Committee
FROM: Christopher Mackie, Medical Officer of Health / CEO
DATE: 2018 April 30

SITING OF SUPERVISED CONSUMPTION FACILITIES

Recommendation

It is recommended that the Planning and Environment Committee:
1. ENDORSE both 241 Simcoe Street and 446 York Street as appropriate locations for permanent
Supervised Consumption Facilities; and
2. COMMIT that, when a bylaw is put in place to establish specific zoning criteria for Supervised
Consumption Facilities in London, the endorsed locations automatically be deemed zoned for such
use.

Key Points

e Approximately 400 people have lost their lives to addiction in London and Middlesex over the past
decade, making supervised consumption facilities sorely needed. These facilities have been shown to
improve public order — reducing needle waste and public injection — as well as public health.

o The Temporary Overdose Prevention Site that has been operating in downtown London since February
12" has seen over 1700 client visits. Results have been overall very positive.

e The scale of the issue warrants more than one such facility.
In addition to the two permanent locations identified above, the partners involved have submitted an
application for a mobile facility.

Background

After observing significant increases in the rate of infectious diseases predominantly amongst people who
inject drugs (PWID), the Middlesex-London Health Unit (MLHU) and the Regional HIV/AIDS Connection
(RHAC) worked together with several partners in the health, social services, and emergency response sectors
to develop an application to the federal government for permission to establish a Supervised Consumption
Facility (SCF). Supervised Consumption Facilities (SCF’s) have been shown to: help prevent fatal overdoses;
reduce the spread of life-threatening infections such as HIV, Invasive Group A Streptococcus (iGAS), and
infectious endocarditis; and improve public order by reducing needle waste and public injecting.

Public Consultation, Initial Work, and City Council Policy

Recently, MLHU and RHAC collaborated with several other agencies to open the first provincially sanctioned
Temporary Overdose Prevention Site (TOPS) in order to help address these concerns until federal approval
for a permanent SCF could be obtained. This work was informed by public consultations in November of 2017
regarding what an SCF should include in order to be effective and acceptable to the community. These
consultations included online survey input from over 2000 people, in-person consultations with over 400
participants, and targeted focus groups with service providers, Indigenous agencies and individuals, and people
who inject drugs. The focus groups included specific consultations in some of the affected neighbourhoods,
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including Downtown, South of Horton (SoHo), Old East Village (OEV), and Hamilton Road. Key
recommendations from these public consultations:
1. Ensure site location is accessible and welcoming to potential clients and respects the immediate
neighbourhood context.
Implement and operate from a base of evidence and best practices, and commit to ongoing evaluation.
Be equipped to serve diverse group of clients with varying needs.
Respect neighbourhood needs and concerns.
Communicate, educate, and train.
Develop strong partnerships and commit to system shift.
Continue to work with the “bigger picture” in mind.
Develop and implement a comprehensive implementation strategy.

N GRA~WLN

All of these recommendations were considered in the implementation of the TOPS, and are being used to guide
the development of the SCF model. The full report from the public consultations can be found here.

As part of implementing these recommendations, several partners from the Opioid Crisis Working Group and
beyond have been engaged in both establishing the service model and operating the TOPS. These partners are
currently being engaged regarding the establishment of the SCF’s.

On January 30, 2018, City Council unanimously passed into bylaw a new Council policy entitled Siting of
Supervised Consumption Facilities (SCF) and Temporary Overdose Prevention Sites (TOPS). This policy
provided guidance which assisted in finding a location for the new Temporary Overdose Prevention Site, and
has been used extensively in the search for candidate sites for a permanent Supervised Consumption Facility.

London’s Temporary Overdose Prevention Site Demonstrates Effectiveness & Acceptability

To date, the Temporary Overdose Prevention Site has been successful on multiple fronts. While it is still fairly
early in the operation of the TOPS, numerous consultations with residents, businesses and other stakeholders
have been positive and have indicated that the service has been generally well received, and has likely had a
net positive impact on the community. While there have been a small number of issues in the vicinity, it does
not appear that these issues are occurring with any increased frequency, and they are offset by a substantial
reduction in needle waste in the area, and a corresponding reduction in public injecting behaviour.

As of April 20, there have been over 1700 client visits to the TOPS (600 unique visits), and on only three
occasions was intervention required to prevent an overdose. In addition, there have been several very positive
and therapeutic interactions that have helped people in the throes of addiction to improve their lives. Because
of the partnerships with key community agencies working at the TOPS, numerous clients have been able to
connect to support services that they may not have been able to access, and in some cases have even moved
on to detoxification and other treatments for their addictions.

The services offered at TOPS are complemented by a comprehensive suite of harm reduction activities
including a clean needle program, naloxone kit distribution and training, needle recovery teams, client
education, and infectious disease surveillance. Best practices from across North America have been studied
and adopted locally to help prevent overdose and reduce the spread of infectious diseases.

Recent data suggest that there has been a reduction in new HIV and Hepatitis C cases in London, while
naloxone has been used by bystanders in the community on several occasions to prevent fatal overdoses.
Examples of effective peer support and enhanced client navigation experiences have also been reported at the
TOPS location. Communities from across Ontario have been turning to agencies in London for guidance and
support in addressing their local situations.


https://www.healthunit.com/uploads/supervised-consumption-facilities-community-consultation-report-jan-2018.pdf
https://pub-london.escribemeetings.com/filestream.ashx?DocumentId=38861
https://pub-london.escribemeetings.com/filestream.ashx?DocumentId=38861
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Needle Recovery

The needle recovery efforts that have been implemented in parallel with the opening of TOPS are of particular
note. While needle waste is not associated with a high risk of transmission of infectious disease, finding it near
homes or places of work can be distressing for residents, customers, and business owners. The enhanced needle
recovery work is led by MLHU’s Community Emergency Response Volunteer (CERV) program with RHAC
providing needle disposal services. Recovery efforts have been planned based on information from the London
Cares Homeless Response Services database, as well as from Downtown London and the Old East Village
BIA, both of which have provided a list of “hot spots,” or locations where large collections of needles have
been found in the past. After piloting in the fall of 2017, the full implementation of the CERV needle recovery
model has proven to be effective, cost-effective, and complementary to other needle recovery efforts including
those of the City of London.

Planning Considerations

The partners who are leading this work are all committed to respecting neighbourhood needs and concerns.
Not only was this respect a key recommendation from the public consultation process for the SCF application
process, but it is also a basic principle of good public service to consider the expressed values of the community
when planning new services. To this end, the public consultation input to date and the Council policy on siting
of Supervised Consumption Facilities have been top of mind throughout the site selection process.

The Council policy established the following evaluation criteria:

1. Locations that meet the needs of those who they are designed to service
i.  Within close proximity to, or near, communities where drug consumption is prevalent
ii.  Well serviced by transit
iii.  Discrete, allowing for reasonable privacy for those using the facility
iv.  Separated from busy pedestrian-oriented commercial areas
v.  Separated from public spaces that generate pedestrian traffic or may generate large crowds
from time to time
vi.  Close to an area with other drug addiction related support services

2. Locations that avoid land use conflicts
i.  Separated from busy commercial areas or active public spaces that could generate conflicts

between the general public and those leaving supervised consumption facilities after
consuming

ii.  Separated from parks

iii.  Separated from key pedestrian corridors within the Core Area

iv.  Separated from public elementary or secondary school properties

v.  Separated from municipal pools, arenas and community centres and the Western Fairgrounds

vi.  Not within the interior of a residential neighbourhood

Supervised consumption facilities should be designed to:

¢ Incorporate Crime Prevention Through Environmental Design (CPTED) principles

e Meet provincial regulations, the policies of this plan, and municipal by-laws relating to
accessibility

e Orient building entrances to allow for reasonably discrete entry and exit

e Ensure that building waiting areas and vestibules are adequately sized to avoid line-ups or
waiting outside of the building

e Allow for easy visual surveillance of the facility and its surrounding site from the street

e Avoid opportunities for loitering, such as the installation of seating areas or landscape
features that can be used for seating
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Data collected from London Cares Homeless Response Services, Downtown London, RHAC and MLHU has
helped to identify where improperly disposed needles are most prevalent. This information can be used as a
proxy for identifying where injection drug use occurs in public spaces. Generally, these areas include alleys,
behind buildings, in parks, and in parking lots in spaces out of sight from the street. From this data, it is shown
that the areas around both are currently experiencing moderately high degrees of injection drug use.

Improperly Discarded Sharps in the %
City of London, 2016 to 2017
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Soutce: London CARES Street Outreach Team

For context, clients who attend the Supervised Consumption Facility wait approximately 10-15 minutes in the
waiting room prior to entering the supervised consumption room. The average amount of time spent in the
consumption area is 15-20 minutes prior to the client then moving to the aftercare room. Clients spend
approximately 15-20 minutes in the aftercare room in order to ensure that help is available during the period
of greatest risk for overdose. With a typical visit averaging 40-50 minutes, clients remain in the facility during
the height of their intoxication, which contributes to improved public order in adjacent areas.

Identifying Permanent Locations

Dozens of locations have been considered for London’s first permanent Supervised Consumption Facility. A
handful of these would meet the criteria set by Council. In the remaining cases, the sites were often either not
immediately available, or the landlords decided for various reasons not to proceed. Several sites along Dundas
Street were not pursued because of the commitment that was made during public consultations not to pursue
a permanent site on Dundas in order to respect the request of the Business Improvement Associations and
some community members in the Downtown and OEV neighbourhoods.

Recently, progress seemed to have been made in negotiating leases with landlords at 120 York Street and 372
York Street. These two locations each had several benefits in terms of client service. Unfortunately, in both of
cases, lease negotiations failed.

Subsequently, with the support of their landlords, 446 York Street and 241 Simcoe Street came under
consideration for SCF locations. These locations were evaluated by MLHU and RHAC to ensure alignment
with Council’s policy on the siting of Overdose Prevention Sites and Supervised Consumption Facilities.
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The location at 446 York Street is located in close proximity to the Men’s Mission emergency shelter where
many of those experiencing homelessness are also battling addictions. The location is positioned in such a way
that it can support some of the clients from OEV, Downtown and SoHo. Separation distance from sensitive
land uses such as Childreach (250 metres and across the CN Rail tracks) and H.B. Beal Secondary School (300
walking distance) is also suitably accomplished. The larger front yard setback of the building provides an
improved degree of privacy for clients accessing the site. The 3,800 square foot floor plate can provide ample
space to deliver wrap-around support services in partnership with interested agencies, and is complementary
to the rehabilitation services offered at the Men’s Mission.
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The site at 241 Simcoe Street is proposed to be established on the ground floor of the LMHC apartment
building, though would be accessed from the outside of the building. This location is also directly situated
within an area experiencing challenges with substance use. As it is on the northern edge of the SoHo
neighbourhood, it would be accessible to clients from that neighbourhood, as well as from Downtown and the
Salvation Army Centre of Hope emergency shelter. While recognizing that the location is within a residential
facility, the support of the SoHo Community Association is an indicator that people in the neighbourhood
already recognize that the drug crisis is affecting the area, and that an SCF has the potential to help reduce its
impact. The Board of the London Middlesex Housing Corporation, which manages the facility, is keen to
partner. The location is away from schools and pedestrian corridors. It is at least 200 metres from parks. It is
adequately separated from the Boys and Girls Club on Horton by 300 metres. This space can also accommodate

additional support services, and is philosophically aligned with much of the work done in social service
agencies in the area.
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By all measures of the drug crisis, the issue in London is on the order of magnitude of that of Toronto (where
three SCF’s and one TOPS currently operate) and Ottawa (where two SCF’s currently operate). The two
proposed sites, being on the east and west sides of Downtown, together will serve a large area that has been
heavily affected by the drug crisis. Moreover, having more than one site offers the important advantage of
preventing the real or perceived stigmatization of any one area.

In the view of MLHU and RHAC, both 241 Simcoe Street and 446 York Street are considered to be materially
compliant with the Council policy, and both are necessary to address the health, social, economic and
neighbourhood issues caused by the drug crisis in London.

Residents and property owners within 120 metres of each site have been invited to consultation meetings at
the Middlesex-London Health Unit to take place in the evening on Thursday, April 26. The results of these
meetings will be reported at the Planning and Environment Committee meeting on April 30.

Mobile Facility Also Planned

In addition to the permanent sites, a mobile facility is contemplated, and an application has been submitted for
a federal exemption and provincial funding. A mobile facility would help reach parts of the community that
are not within easy walking distance of the fixed sites.

While the location of a mobile facility can be adjusted based on practical issues that may arise, predictability
is considered of great importance for such facilities. As such, the facility, usually housed in a large van, stops
at the same locations each day. The mobile facility will serve Downtown, OEV, and at least one other location,
each for 3-6 hours per day. Currently, the third location is envisioned to be in SoHo, but this will be carefully
considered once partners have received confirmation of approval of permanent sites. Out of respect for the
commitment not to situate a fixed SCF on Dundas Street, proponents also expect to be able to identify, in
partnership with neighbours, accessible and appropriate locations for stops that are not directly on Dundas.

While mobile facilities can reach more locations, there is a trade off with capacity. The smaller footprint within
a mobile facility means that it can only accommodate two consumption booths, and has limited space for
complimentary services. Each of the permanent sites contemplated can accommodate up to six people in
consumption booths at one time, and has ample space for other service providers.

Federal policy requires that a community have a fixed SCF in place before establishing a mobile service, in
part to ensure that clients are still able to access supervised consumption services in the event of a vehicle
breakdown.

Situated Within Broader Strategy

As strongly as the research evidence supports supervised consumption services, there is no illusion that an
SCF will solve all of the problems posed by the drug crisis in our community. This work is situated within a
broader Community Drug and Alcohol Strategy, which itself links in with several other pieces of work,
including the recently released Community Mental Health and Addictions Strategy for London.

The Community Drug and Alcohol Strategy is firmly rooted in Four Pillars approach. This approach, which
includes Prevention, Treatment, Enforcement, and Harm Reduction, is the recognized best practice in this area.

Prevention aims to prevent or delay substance use. Treatment refers to therapeutic interventions that seek to
improve the physical and psychological well-being of people who use or have used substances, and includes


https://www.mldncdas.com/
https://getinvolved.london.ca/application/files/1815/1577/7804/Community_Mental_Health_and_Addiction_strategy_Final_Nov_22.pdf
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therapies such as rehabilitation and opioid maintenance. Enforcement strengthens community safety by
preventing and responding to crimes and community disorder issues. Harm Reduction aims to reduce the

health, social and economic harms associated with drug use for those who are not yet able to stop using
substances.

FOUR piLLARS APPROACH

Ommunity Drug and Alcohol Strategy

TREATMENT Q§ ENFORCEMENT § HARM REDUCTION

The draft recommendations contained in the Community Drug and Alcohol Strategy, which have been
developed in consultation with over 60 partners and agencies, lay a strong foundation for a broad community
response to these issues.

I
|
|

PREVENTION

Conclusion

The Middlesex-London Health Unit and the Regional HIV/AIDS Connection believe that the conditions as set
out in the Council policy for the location of Supervised Consumption Facilities are satisfied in both the 241
Simcoe Street and 446 York Street locations, and request Council endorsement of both of these addresses as
preferred options for the establishment of permanent SCF’s. A commitment from Council is also sought that,
when specific zoning is put in place for such facilities, the endorsed location(s) would be automatically deemed
zoned for such use.

Christopher Mackie, MD, MHSc, CCFP, FRCPC
Medical Officer of Health / CEO
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186 King:
Temporary Site

What about the
neighbourhood?

Supervised Consumption:
Does it work?

It’s already working right
here...

Temporary Overdose Prevention Site
(As at April 25, 2018)

* Two thousand and ninety-nine (2099) client visits
* Almost 700 unique clients
* Three overdoses, all handled smoothly

* Hundreds of clients connecting with other services, including drug
counselling and treatment services

* No increase in neighbourhood issues
« Several different neighbours noting REDUCTION in needle waste

Do supervised consumption sites increase crime? "The
answer to thatisaflatno'

Janice Abbott is the woman who launched the first-ever such site in a
residential building in Canada

@ Colin Butler - CBC News - Posted: Apr 25, 2018 438 PM ET | Last Updated: April 25



Research Evidence Summary

| | | Are property values
* No increased in drug-related crime affected?

(Wood et al., Substance Abuse Treatment. Prevention, and Policy,
2006)

* Reductions in public disorder
(Wood et al., Canadian Medical Association Journal, 2004, Petrar et
al., Addictive Behaviors, Stoltz et al., Journal of Public Health, 2007)

Property Values in Vancouver’s Downtown Eastside
- Property Value Increase over 10 years

Downtown Vancouver Neighbourhoods
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Themes

* Personal safety

Pu inC Meetings « Security of property

* Property values
For 446 York and 241 Simcoe « Trust

- Neighbourhood Safety Planning
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April 22, 2018

City of London
300 Dufferin
London, Ontario
N6A 419

Attention: Chair and members, Planning and Environment Commi

Re: Proposed Supervised Consumption Site 120 York Street

I am the owners of a shoe repair shop close to the proposed injection site. | attended the
community information meeting last night and would like to express my opinion on this
location as the possible location for the supervised consumption site. While we all agree, there
needs to be a place that people can go and safely inject, 120 York Street does not meet the
objectives of the City of London's criteria nor would be in the best interest of downtown

London.

120 York Street does not meet the following criteria:

It is not a discrete location
It is not separated from busy pedestrian oriented commercial areas

It is not separated from public spaces that generate pedestrian traffic or may generate large crowds from time to
time. (Budweiser Gardens, Bus station, Train station, Covent Garden Market)

It is within a residential neighbour of many residential towers and downtown apartments with more expected to
start in the next month (89 York Street)

It is within very close range to international high school, new building proposed by YOU for young mothers, babie
and infants.

It is not separated from key pedestrian corridors within the Core Area

It is not separate from busy commercial areas or active public spaces that could generate conflicts between the
general public and those leaving supervised consumption facilities after consuming.

Items of Concern:

+ Close to bus station where people/visitors/students are coming and going daily -
first impression of Downtown London

+ lots of positive commercial development in the area which will be stifled by this facility.
i.e. I had two individuals cancel their showings for residential units in our building today
from the article in the London Free Press. They did not want to live near facility.

* Lots of retail business in the area -Talbot Street is a thriving jewel of Downtown London
with positive energy from Budweiser Gardens and the pedestrian activity that happens
from the parking lots in the area as they make their way to special events. This would be

a detriment to all the work in the downtown area to revitalize.



«  Visual to all guests/patrons and large groups of people going to Budweiser Gardens
including children events, public skating, hockey and basketball teams.

»  Busy pedestrian oriented commercial area as well as large number of residential
buildings. Residents concerned about the location and their safety.

« Not a good location for central use as 120 York Street is in the west end of downtown.
Location across from the London Free Press building is better location as problem is both
downtown an old east village. Within walking distance to both areas if located further
east. London Free Press site does not have much development so it minimizes the effect on
surrounding businesses.

« Huge events where people fill the streets -Juno Awards, Curling, Disney on ice, to name a
few. Parking is spread throughout this area along with restaurants, coffee shops, that
bring lots of people in this area. Possible issues with consumers.

+ Concern of drug dealers concentrating near the proposed site to sell drugs for
supervised consumption and interaction of individuals who consume once let out of
facility with busy pedestrian area.

« General day to day key pedestrian corridor for bus station, train station - busy area for

discrete location.

The Middlesex Health Unit presented a very well run information session and tried to outline the
positives of the supervised consumption site, which | know may be true. While there may be a
benefit to the users, it is a detriment to businesses, residents, public places in the area that have
invested and embraced the positive building and chose to purchase their home or business in this
area. Our property taxes have increased 20% in 2017 and another 16% in 2018 due to the positive
growth in this area. This site will definitely reverse the trend. Perception is reality for most people.

It will reverse all that the Downtown Business Association is working so hard to achieve.

While | do own a business that will be greatly affected by this location, 1 would feel the same
way if | had nothing to lose. For the City of London this would be a huge mistake.

Respectfully Submitted;

Gary Coakley
Gary Coakley



From: Lincoln McCardle

Sent: Thursday, April 26, 2018 12:49 PM

To: Turner, Stephen <sturner@london.ca>; Hopkins, Anna <ahopkins@london.ca>; Cassidy, Maureen
<mcassidy@Ilondon.ca>; Tanya Park <tanya@tanyapark.ca>; Helmer, Jesse <jhelmer@london.ca>

Cc: Lysynski, Heather <hlysynsk@London.ca>; Mackie, Dr. Christopher

Subject: SUPPORTING THE PROPOSED SUPERVISED CONSUMPTION SITES

Dear Planning and Environment Committee,

| wanted to take a few minutes to write today in the hopes of helping to persuade you to endorse
both 241 Simcoe Street and 446 York Street locations for London's supervised consumption
facilities. I suppose | would normally begin by explaining why these facilities are so important
and desperately required but I'm going to work on the assumption that we are knowledgeable and
in agreement on this already and simply move on to discuss the proposed sites themselves. Let
me just start by acknowledging that there is almost certainly going to be resistance no matter
what site(s) are chosen. While a majority of reasonable people see the need for the site, far less
want it to exist anywhere near where they live, work and/or play. | suppose it's easier to pretend
that the current crisis doesn't necessarily mean that injection drug use is not already currently
happening in all these places currently but of course, well, it's been identified as a health crisis by
many far more knowledgeable than myself.

| currently live, work and play downtown and find myself likely a minority as a proud YIMBY -
that is to say that | say "Yes In My BackYard!" The number of times | have found discarded
needles is beyond comprehension. | know of, and have contacted the London CAReS many
times - and while they are doing amazing and important work | do question the sustainability of
our current model. From my son's school playground to municipal parks to -- well, just about
anywhere, keeping my eyes out and asking my children to do the same can be an ongoing cause
of concern. I've clearly gotten off-track but reaffirming the need for these facilities let me
actually talk to the proposed sites themselves.

If we use the fact that no location or set of locations will be perfect my thinking is that the
current locations appear to check off a large number of requirements and preferences for a safe
consumption sites:

- located in or near communities where drug consumption currently exists

- a reasonable buffer from the core downtown area and other public spaces

- near existing complimentary support and social services

- reasonably well serviced by transit

- safe distance from schools, parks and in a suitable a discreet location not within a residential
neighbourhood

If we recognise that any location offered will meet with some opposition we have to at some
point approve the option presented. Why not today. Studies seem to suggest that there is no
increase in crime associated with these facilities and given that four hundred of our fellow
Londoners have died as a result of opiod use over the last decade | would ask that you carefully
consider what message is being sent by further postponing their establishment. Again, the main
argument I've heard against any site offered seems to be, and forgive my paraphrasing, that they


mailto:sturner@london.ca
mailto:ahopkins@london.ca
mailto:mcassidy@london.ca
mailto:tanya@tanyapark.ca
mailto:jhelmer@london.ca
mailto:hlysynsk@London.ca

are an important and much-needed service that | wish was further from my work and/or home.
Over time I've come to the realisation that the so-called experts are often in fact the actual
experts. If they are of the opinion that these are currently the best two options on the table than |
would be remiss if I did not behoove you to believe them.

In closing, while it's important to keep the bigger picture I mind | do want to also state that at this
junction I believe it's equally important that we act quickly. I do want to thank you for your time
and consideration and hope that for all of these above, and other reasons, that you will

consider endorsing both 241 Simcoe Street and 446 York Street locations for London's
supervised consumption facilities.

All the best and have a wonderful day!

Take care,
Lincoln McCardle

Lincoln McCardle
31 Cartwright St
London ON
N6B2W5



From: Brian Speagle

Sent: Thursday, April 26, 2018 12:12 PM

To: Lysynski, Heather <hlysynsk@London.ca>
Subject: Siting of Supervised Consumption Sites

This email is in support of the report authored by Dr. Christopher Mackie of the
Middlesex-London Health Unit, dated April 30, 2018.

As someone who has been directly impacted by addiction and mental health issues
over my adult life, | support this effort wholeheartedly. Dr. Mackie's report on the
need for supervised consumption sites is thorough, compassionate, and sensitive to the
needs of the entire community. It strongly reflects the current research on this issue.
Please do not hesitate to contact me if you require further comment.

Thank you.

Sincerely,
Brian Speagle

434 Wilkins St.
London, ON N6C 5B2


mailto:hlysynsk@London.ca

SoHo Community Association
225 Burwell Street South
London, ON N6B 2V5

April 26, 2018

City of London

Planning & Environment Committee
300 Dufferin Street

London, ON NG6A 419

Attention: Councillor Steve Turner, Chair
Councillor Turner:

The SoHo Community Association wishes to express our support for the establishment of a Safe
Consumption Site in our neighbourhood. We are grateful to the Middlesex London Health Unit
and the London Middlesex Public Housing Department for their efforts in bringing this to 241
Simcoe Street.

We understand that the choice of this location has caused major concerns for residents of our
neighbourhood, both within the building itself, and in the immediate vicinity. After careful
consideration of the evidence gathered over many years around the world, and most recently
in Vancouver, where such a facility already exists, we are confident that this location is optimal.

| would like to thank the committee for their consideration.

Sincerely,

g o ke

Angela Lukach, President

cc. Councillor Anna Hopkins
Councillor Jesse Helmer
Councillor Maureen Cassidy
Councillor Tanya Park
Cathy Saunders, City Clerk



26 April 2018

City of London Planning and Environment Committee
c/o City Clerk

300 Dufferin Ave

London, ON N6A 4L9

Dear Members of the Planning and Environment Committee:

I am writing in support of Dr. Christopher Mackie’s recommendations that the Committee endorse the two
identified sites as appropriate locations for a Supervised Consumption Facility (SCF) and commit that these sites
will be zoned as such when the relevant bylaw is passed.

I am lending my support first and foremost as a member of the London community, and second as a researcher
in epidemiology & biostatistics and professor in public health. My research focuses on helping decision-makers
draw on the best available data-driven evidence to support their decisions. This is sometimes a very challenging
problem; however, in the case of SCFs, the evidence is abundant and clear: Implementing a permanent
consumption facility will reduce public injection behaviour, reduce transmission of blood-borne infections,
improve access to care, and above all, save lives. There is no evidence that SCFs worsen crime. Dr. Mackie has
gone to extraordinary lengths in collaboration with the City of London and the community at large to identify
sites where an SCF can be as effective and impactful as possible.

Decisions that matter always flow from a synthesis of evidence and values. Lives will be saved by following Dr.
Mackie’s recommendations. As a community, we have a moral imperative to value those lives as highly as we
value our own. Endorsing the sites is the evidence-based choice and it is the moral choice. I implore the PEC to
do the right thing.

Yours sincerely,

Daniel J. Lizotte, PhD



April 26, 2018

To: Chair and Members of Planning and Environment Committee, City of London, ON
Councillor Anna Hopkins

Councillor Stephen Turner

Councillor Maureen Cassidy

Councillor Tanya Park

Councillor Jesse Helmer

Re: Siting of Supervised Consumption Services

| am writing as a long-time citizen of London, ON and a medical student who is invested in
individual and community health. | was born and raised in London, attended both elementary
and high school here, and returned to London after my undergraduate degree to work for the
YMCA of Western Ontario for several years. Although | currently attend medical school at
McMaster University, | intend to return to London after graduating and have strong ties to the
city through my family and friends. All of this to say I care deeply about our city and her
citizens.

People who use drugs deserve high quality healthcare based on the best available evidence.
About 400 people have died in London due to substance use and overdose in the last decade.!
Supervised consumption sites improve the health of people who use substances by providing
new needles and reducing infection transmission, and reducing mortality from overdose, as well
as connecting people to other healthcare and social services.” They also improve public order by
reducing discarded used needles and public injecting.

| wholeheartedly urge the Committee to follow the recommendations of our city’s public health
professionals to endorse 241 Simcoe Street and 446 York Street as appropriate locations for
permanent Supervised Consumption Facilities and commit that, when a bylaw is put in place to
establish specific zoning criteria for Supervised Consumption Facilities in London, the endorsed
locations automatically be deemed zoned for such use. It’s time to show people who use drugs
that their lives matter to this city.

Sincerely,

Claire Bodkin

15 Ravenglass Crescent
London, ON
N6G 4K1

! Lives Lost to London’s Opioid Crisis to be Remembered at Ivey Park This Friday — Middlesex-London Health Unit [Internet].
Healthunit.com. 2018 [cited 26 April 2018]. Available from: https://www.healthunit.com/news/400-lives-lost-memorial

’ potier C, Laprévote V, Dubois-Arber F, Cottencin O, Rolland B. Supervised injection services: what has been demonstrated? A
systematic literature review. Drug & Alcohol Dependence. 2014 Dec 1;145:48-68.




Margaret Richings
Founder

Red Tent Women’s Peer Support Network
10-364 Talbot Street
London, On N6A 2R6

26th April 2018

CITY OF LONDON
PLANNING AND ENVIRONMENT COMMITTEE

300 Dufferin Ave, London, ON N6B 172

Attention: City of London Planning and Environment Committee Members,

| was asked to write a letter of support by Chris Mackie, who currently works
for M.L.H.U..

| understand that certain policy changes and requests are being made
regarding T.O.P.S sites..

| am founder of Red Tent Womens Peer Support Network for 2 years, and
have been an independant Peer Support Worker for the last 10 years within
City of London area. Working with Mental Health and Addiction, Poverty, and
Homelessness issues. | provide communications as a liason across London as
well. Their are also four partners within the organization providing
administrative, and expert support.

| recently was appointed a voting member of The London Homeless Coalition
Steering Committee.

Recommendation:

It is recommended that the Planning and Environment Committee:

1. ENDORSE both 241 Simcoe Street and 446 York Street as appropriate
locations for permanent

Supervised Consumption Facilities; and



2. COMMIT that, when a bylaw is put in place to establish specific zoning
criteria for Supervised

Consumption Facilities in London, the endorsed locations automatically be
deemed zoned for such use.

| understand approximately 400 people who are considered part of the
community family attending drop-in centers and community meals have lost
their lives to addiction in London and Middlesex over the past 10 years.

The support that my grass roots organization, endorses and encourages help
to prevent fatal overdoses; reduce the spread of life-threatening infections,
harm reduction behaviors, steps, as well as safe disposal of injection materials.

Indigenous individuals, and people who inject drugs are a part of the
community we assist in the affected neighbourhoods.

This includes Downtown, and Old East Village (OEV), as well as the core list
from The Community Meal Program, My Sisters Place, and Sanctuary Church
Drop-In.

We commend City Council and the Committee for having “endorsed recently,
MLHU and RHAC collaborated with several other agencies to open the first
provincially sanctioned Temporary Overdose Prevention Site (TOPS).” put
forward by Middlesex London Health Unit and many other stakeholders
involved in the health of citizens of London,On.

The partners of the organization, along with myself understand the urgent
need for these sites to provide safety, harm reduction and dignity to those
suffering with addiction, and mental health issues, along with a strong need of
support from the outer service providers, the communities they affect and the
city in general.

We will continue to endorse, support and communicate the positive measures
of many people within London, especially those Council, and Committee
members who recognize the need of these types of resources.

Thank you to those who tirelessly work towards positive solutions to the
addiction, and mental health of those citizens of our forest city.

Three members of the communities lives were saved as a result which in our
view is an invaluable step forward from the tragedies that have occured. The
mental health stress alone on the community regarding death is sizeable, and
palpable.



The community members are currently educating others regarding the current
site which is open, and supporting those who need direct access, and the
linked harm reduction services available to them.

The organization has already seen marked, sizeable positive encouragement,
and actions in targeting, supporting, peer driven escorting to facilities.

The issues surrounding addiction permeate all classes, incomes, cultures,
races, and genders within the London boundaries. | and the organization are
hopeful that the Planning and Environment Committee, as well as City
Councillors will continue to endorse, and make possible access to these
urgently needed resources through out the city.

The two sites recommended are by us known areas of concern, and we
support the policies of London Middlesex Housing Corporation, My Sisters
Place, and the Community churches providing outreach, meals, directive
addiction support, harm reduction services in both areas.

Due to the fact that people have died from homelessness, health issues that
associate with addiction, coexisting with mental health as well we encourage
committee members and City Council members to take a strong stand and
recommend/implement the recommendations which have been submitted by
M.L.H.U.

Sincerely,

Margaret Richings
Founder

Red Tent Women’s Peer Support Network



Dear Chair and Members of the Planning and Environment Committee,

I am writing this letter of submission in support of both 241 Simcoe Street and 446 York Street as appropriate locations for
permanent Supervised Consumption Facilities. Both locations, are of optimal location for this community based support
service.

The 241 Simcoe Street site to be located within a London Middlesex Housing Corporation building is a brilliant example
of collaboration between multiple sectors of support services. This addresses a need where there have been events that
demonstrate a great need. Services coming alongside those who need this service, where they need this service thus
meeting them where they are at, is a vital piece in supporting persons who inject and use drugs.

446 York Street and its proximity to the Men’s Mission is once again a fine example of meeting the need of a community.
Persons who are clients of the Men’s Mission will benefit from the increase in wraparound services available to them in
the close vicinity of one another. It will make access to services much less of a barrier to these individuals who are often
precariously housed or are of no fixed address. Thus, they can access supports and services from both the Men’s Mission
and the Supervised Consumption Facility. Additionally, those who are located within the surrounding area who will use
this service will benefit as well.

The two proposed facilities are in addition to a mobile van that will make 4 stops within the city. At this time, Health
Canada, does not allow for the mobile van to be the sole support for Supervised Consumption in a community- it must be
in addition to facilities with (a) fixed address(es).

| feel at this time that the two sites selected in addition to the mobile van would allow support for persons within our
community who are often marginalized, unable to access services due to numerous barriers and in need of a multi-service
supports. With access to the Supervised Consumption Facilities and mobile van, these individuals will be connected to
supports, community and receive the care, support and dignity they need and deserve.

As someone, who lives closely to both the Men’s Mission and the proposed Supervised Consumption Facility at 446 York
Street | am in full support of this location. | feel that with the proper protocols, procedures and provisions we can and will
welcome this much needed service into the neighbourhood. There is great need- London and these identified communities
and neighbourhoods are in need of our love, compassion, care and support. In tandem with other support services (e.g. the
Men’s Mission nearby and the wraparound services available at the Site) we can support these individuals when and where
they need it the most. They are people’s family members, friends, and loved ones. It’s time we come alongside them where
they at, doing the best we can to support them during often difficult times when they are likely to face many barriers.

With a population of almost 500,000, London is within the top 10 biggest cities in Canada and we need to reflect that- and
so do our services. We are a city rich in diversity, and in need. The time is now as we face multiple crises related to the
opioid drug crisis. London must continue to be a leader in our response to the opioid crisis- in mid February the
community opened the province of Ontario’s first sanctioned Temporary Overdose Prevention Site- which has had
enormous positive impact with over 2100 visits and only a few medical events which were taken care of on-site. These
people, these community members- got help, got support and received love and care.

I urge the Chair and all Members of the Planning and Environment Committee that you please support the endorsement of
both 241 Simcoe Street and 446 York Street as appropriate locations for permanent Supervised Consumption Facilities
and when such time occurs that zoning by-laws for Supervised Consumption Facilities are established that the two above
locations be automatically grandfathered into such zoning.

Thank you for your consideration,

Deana Ruston
Ward 13/ Downtown Resident



From: John Densky

Sent: Friday, April 27, 2018 8:36 AM

To: Turner, Stephen <sturner@london.ca>; Hopkins, Anna <ahopkins@london.ca>; Cassidy, Maureen
<mcassidy@Ilondon.ca>; Helmer, Jesse <jhelmer@london.ca>; tanya@tanyapark.ca; Lysynski, Heather
<hlysynsk@London.ca>

Cc: Mackie, Dr. Christopher

Subject:

Fellow Londoners, city council members and interested parties,

| am writing you to ask that you endorse the initiative to open supervised injection sites at 241
Simcoe Street and 446 York Street in London Ontario. | ask that you also endorse the
implementation of a mobile supervised injection site for our community.

I am a homeowner in the Rectory and Hamilton Road neighborhood and | moved to said area
from a neighborhood bordering the Downtown Eastside, in Vancouver B.C. | have spent a great
deal of time in direct contact with neighbors battling addictions and | witnessed the battles the
city of Vancouver went through in the 80’s, 90’s and early 2000. | buried friends, fought
addiction myself and | have very personal experiences with all that comes with addiction,
poverty and mental illness.

Currently | believe our neighborhood is unsafe for young children. The parks, sidewalks, trails
and school grounds are littered with used needles. Our neighbors live in daily peril with the
recent influx of dangerous opiates. People we know and love, face life and death decisions
every day as they try and live with addiction. Hidden away in their most vulnerable moments.
Denying vulnerable citizens of this community access to lifesaving services seems only
acceptable when we can group them together under labels such as ‘addict’.

Our neighborhood has paid a heavy price and continues to. | now ask the rest of the community
to bear a portion of that load and open Supervised Injection Sites immediately. To ignore the
HUNDREDS OF DEATHS that have occurred and will continue, is morally unacceptable. To ignore
the MILLIONS OF DISCARDED, DIRTY NEEDLES in our community is morally unacceptable.

London does not want to go through what Vancouver did, in the 1990’s, before the harm
reduction strategies began to be implemented. Leading up to that the market for heroin in the
city became bloated with oversupply. As a result, heroin was being sold on the street uncut and
cheap. Hundreds of Vancouverites lost their lives to overdoses. Hidden away in the back alleys
and dark corners of the Downtown Eastside. | lost friends. My neighbors lost family members
and loved ones. It was a dark time in the city and most frustratingly, it was preventable. We
don’t want this to happen in London and currently, all the pieces are lining up for this to occur.

Please be brave in your decision making. Separate personal beliefs and assumptions from our currently,
desperate reality. Endorse the supervised injection site initiative now, before more lives are lost

John Densky
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documentary photographer
www.johndensky.ca

Skype: jdensky

Facebook: John Densky
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