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London Housing Advisory Committee
Report

2nd Meeting of the London Housing Advisory Committee
January 9, 2019
Committee Room #4

Attendance PRESENT: J. Coley Phillips, A. Galloway, J. Malkin, D. Nemeth,
B. Odegaard, D. Peckham, J. Stickling; and P. Shack
(Secretary)

ALSO PRESENT: J. Binder, D. Calderwood-Smith, S. Giustizia,
G. Matthews, and B. Turcotte

REGRETS: M. Inthavong, J. Peaire, and N. Reeves

The meeting was called to order at 12:25 PM.

1. Call to Order
1.1 Disclosures of Pecuniary Interest
That it BE NOTED that no pecuniary interests were disclosed.
2. Organizational Matters
2.1  Election of Chair and Vice Chair for term ending June 1, 2019

That consideration of the London Housing Advisory Committee election of
chair and vice chair for term ending June 1, 2019 BE DEFERRED unitil
next meeting.

3. Scheduled Items
None.
4, Consent

4.1  1st Report of the London Housing Advisory Committee

That it BE NOTED that the 1st Report of the London Housing Advisory
Committee, from its meeting held on December 12, 2018, was received.

5. Sub-Committees and Working Groups
None.
6. Items for Discussion
6.1 ReThink Zoning Draft Terms of Reference

That it BE NOTED that the London Housing Advisory Committee held a
general discussion with respect to the ReThink Zoning Draft Terms of
Reference.

7. Deferred Matters/Additional Business

7.1  (ADDED) Provincial Consultation on "Increasing Housing Supply in
Ontario"

That it BE NOTED the London Housing Advisory Committee held a
general discussion with respect to the Provincial Consultation on
"Increasing Housing Supply in Ontario™;
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8.

it being noted that members of the committee are encouraged to complete
the on-line survey at www.ontario.ca/housingsupply before January 25,
2019, with respect to the Provincial Consultation on "Increasing Housing
Supply in Ontario".

Adjournment

The meeting adjourned at 1:05 PM.



PUBLIC MEETING NOTICE

Official Plan Amendment

Draft Old East Village Dundas Street
Corridor Secondary Plan

File: O-8879
Applicant: The Corporation of the City of London

What is Proposed?

The draft Old East Village Dundas Street Corridor
Secondary Plan will be presented. The draft Secondary Plan
contains:
¢ A long term vision for the Secondary Plan area.
e Detailed policies to guide the future character of
development, including policies regarding land
use, built form, public realm design and heritage.

There will be further opportunities to review the draft
Secondary Plan and provide comment after this

A meeting.

YOU ARE INVITED!

Further to the Notice of Application you received on March 12, 2018, you are invited to a public
meeting of the Planning and Environment Committee to be held:

Meeting Date and Time: Tuesday, February 19, 2019, no earlier than 5:00 p.m.
Meeting Location: City Hall, 300 Dufferin Avenue, 3rd Floor

For more information contact: To speak to your Ward Councillors:
Kerri Killen Jesse Helmer

kkillen@london.ca jhelmer@london.ca

519-661-CITY (2489) ext. 2659 519-661-CITY (2489) ext. 4004
City Planning, City of London,

206 Dundas St., London ON N6A 1G7 Arielle Kayabaga

File: O-8879 akayabaga@london.ca

get| nvolved.london.ca 519-661-CITY (2489) ext. 4013

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: January 24, 2019



Application Details

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

Requested Future Amendment to the Current Official Plan

To add the Old East Village Dundas Street Corridor Secondary Plan to the list of adopted
Secondary Plans in Section 20.2 and 20.3 of the Official Plan. To add the Old East Village
Dundas Street Corridor Secondary Plan to Schedule D of the Official Plan.

Requested Future Amendment to The London Plan (New Official Plan)
To add the Old East Village Dundas Street Corridor Secondary Plan to the list of adopted
Secondary Plans in Policy 1565 of The London Plan. To add the Old East Village Dundas
Street Corridor Secondary Plan to Map 7.

How Can You Participate in the Planning Process?

You have received this Notice because someone has applied to change the Official Plan
designation 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. If you
previously provided written or verbal comments about this application, we have considered
your comments as part of our review of the application and in the preparation of the planning
report and recommendation to the Planning and Environment Committee. The additional ways
you can patrticipate 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 visiting City Planning at 206 Dundas Street, Monday to Friday between 8:30am and
4:30pm,;
e contacting the City’s Planner listed on the first page of this Notice; or
e viewing the application-specific page at london.ca/planapps.

Attend This Public Participation Meeting

The Planning and Environment Committee will consider the requested Official Plan changes at
this meeting, which is required by the Planning Act. You will be invited to provide your
comments at this public participation meeting. A neighbourhood or community association
may exist in your area. If it reflects your views on this application, you may wish to select a
representative of the association to speak on your behalf at the public participation meeting.
The Planning and Environment Committee will make a recommendation to Council, which will
make its decision at a future Council meeting.

What Are Your Legal Rights?

Notification of Council Decision

If you wish to be notified of the decision of the City of London on the proposed official plan
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 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 proposed official plan amendment is adopted, 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 proposed official plan amendment is adopted, 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 add the person or public body as a party.

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



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/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
mailto:docservices@london.ca
http://elto.gov.on.ca/tribunals/lpat/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.
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File: O-8879
Planner: K. Killen

Report to Planning and Environment Committee

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

Managing Director, Planning and City Planner
Subject: Draft Old East Village Dundas Street Corridor Secondary Plan
Public Participation Meeting on: February 19, 2019

Recommendation

That, on the recommendation of the Managing Director, Planning and City Planner, the
draft Old East Village Dundas Street Corridor Secondary Plan, attached as Appendix
“‘B” BE RECEIVED for information purposes; it being noted that:

(@)  The draft Secondary Plan will serve as the basis for further consultation with the
community and stakeholders;

(b)  The feedback received through this consultation process and the outcomes of
supporting and informing studies will feed into a revised Secondary Plan and
implementing Official Plan amendment that will be prepared for the consideration
and approval of the Planning and Environment Committee at a future Public
Participation Meeting in the second quarter of 2019.

Executive Summary

The purpose and effect of the recommended action is for Municipal Council to receive
the draft Old East Village Dundas Street Secondary Plan and for it to be subsequently
circulated for public review and for staff to return with a revised Secondary Plan in the
second quarter of 2019.

Analysis

1.0 Pertinent Reports

e OlId East Village Dundas Street Corridor Secondary Plan Draft Terms of
Reference; Planning and Environment Committee — April 30, 2018

e Downtown OEV East-West Bikeway Corridor Evaluation; Civic Works Committee
— February 20, 2019

2.0 Background

2.1 Purpose of the Secondary Plan

Secondary Plans provide more detailed guidance by establishing policies which build on
the parent policies of the Official Plan. In cases where the policies of the two plans are
inconsistent, the Secondary Plan policies prevail. Where the Secondary Plan is silent on
a matter that is addressed within the Official Plan, the Official Plan policies apply. In the
case of the Old East Village Dundas Street Corridor Secondary Plan, the intent is to
provide more detailed guidance for future development within the identified area
building on the general policies of The London Plan.

2.2 Terms of Reference
The Terms of Reference was endorsed by Municipal Council on May 9, 2018. Outlined
in the Terms of Reference were the following ongoing and upcoming initiatives:

e The future implementation of rapid transit service along King Street from the
downtown to Ontario Street and continuing east along Dundas Street.
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e The evaluation and implementation of cycling infrastructure to establish an east-
west corridor connecting east London with the downtown.

e A planned infrastructure renewal project, which will include upgrades to
underground services and streetscape reconstruction along Dundas Street
between Adelaide Street North and Ontario Street.

e The planned construction of the Adelaide Street/CP Rail underpass.

e Proposed redevelopment of a portion of the Western Fair grounds, as well as
multiple development applications along both Dundas Street and King Street.

¢ Ongoing investment in heritage building conservation and adaptive reuse.

2.3 Secondary Plan Study Area

The Old East Village Dundas Street Corridor Secondary Plan study area generally
includes properties fronting onto Dundas Street, between Colborne Street and Burbrook
Place/Kellogg Lane, properties fronting onto King Street, between Colborne Street and
Ontario Street, and properties fronting onto Ontario Street.

24 Secondary Plan Boundary Map
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3.0 Overview of the Draft Secondary Plan

The draft Old East Village Dundas Street Corridor Secondary Plan policies were
prepared by Urban Strategies Inc. and the City of London City Planning service area.

3.1 Vision and Principles
The Old East Village Dundas Street Corridor Secondary Plan vision statement is:

A vibrant commercial core with a unique heritage character that serves as a community
hub for local residents and draws visitors as a distinct destination.

The guiding principles outlined in the Secondary Plan are:

. Foster the local and creative entrepreneurial spirit and support community
economic development;

o Respect and reinvest in heritage resources to enhance the unique character
of the area;
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. Provide a distinct retail offer with a wide range of commercial uses including
restaurants and cafes;

. Create a safe and welcoming environment to pedestrians and cyclists of all
ages and abilities;

. Establish safe connections to the local transit system and surface parking
lots; and,

o Support properly scaled residential growth.

3.2 Character Areas
Four distinct character areas are identified within the Secondary Plan area, including:

Dundas Street — Midtown;

Dundas Street — Old East Village Core;
Dundas Street — Old East Village East; and,
King Street.

These character areas define the existing context of the Secondary Plan area. In some
instances they are used to determine the applicability of specific policies within the
Secondary Plan area.

3.3 Policies
The policies of the draft Secondary Plan provide guidance on land use, the design of
the public realm and mobility framework, heritage, and built form.

The land use policies within the draft Secondary Plan promote a mixed-use community
focussing on active ground-floor uses. A broad range of residential, retail, service,
office, cultural, recreational and institutional uses are proposed, consistent with the
vision for the Rapid Transit Corridor Place Type, and Main Street segment policies in
The London Plan.

The public realm policies of the draft Secondary Plan focus on creating an environment
that is pedestrian-oriented to enhance the mainstreet atmosphere of the Dundas Street
corridor and to cater to future rapid-transit users on King Street. In addition, policies aim
to enhance the pedestrian experience along north-south linkages, connecting the
residential populations north and south of Dundas Street to the corridor to support local
business. As well, emphasis is placed on creating safe connections between the
Municipal parking lots and Dundas Street with the overall intent of making the
Secondary Plan area safe and walkable.

Also central to the public realm policies is the integration of new and/or upgraded
cycling infrastructure and facilities into the Secondary Plan area. The Downtown OEV
East-West Bikeway Corridor Evaluation identifies Dundas Street as a key location for
future cycling infrastructure and cycling infrastructure upgrades. The policies reflect the
route identified by this evaluation and integrate the dedicated cycling lanes into the
streetscape design.

The heritage policies were guided by the recommendations of the Cultural Heritage
Assessment Background Report. The policies focus on approaches for mitigating
impacts from new developments on or adjacent to listed, designated and potential
cultural heritage resources. The policies also indicate that a Heritage Impact
Assessment will be required in certain instances to ensure that significant cultural
heritage resources are conserved.

The built form policies of the Secondary Plan also include consideration for the nearby
established heritage conservation districts and the historical streetscape of the Dundas
Street corridor. Height policies within the draft Secondary Plan require new
developments to provide a height transition when adjacent to residential properties
and/or properties within a heritage conservation district. Acknowledging the character of
the Dundas Street corridor, the built form policies direct new development to provide
step backs to retain the established mainstreet scale.

Built form policies also provide direction to new high-rise development, nine storeys in
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height and taller. For these developments, policies provide direction on podium design,
step backs as well as tower design and location to support a pedestrian-scaled
environment and protect sunlight access.

4.0 Relevant Background

41 Community Engagement (see more detail in Appendix C)

To assist in the preparation of the draft Secondary Plan, two community information
meetings were jointly held by City Planning with Transportation Planning and Design to
engage the community on both the Old East Village Dundas Street Corridor Secondary
Plan and the Downtown OEV East-West Bikeway Corridor Evaluation. The timelines
and study areas for these projects overlapped significantly and the results of the
Downtown OEV East-West Bikeway Corridor Evaluation were intended from the onset
of the process to be integrated into the policies of the Old East Village Dundas Street
Corridor Secondary Plan.

The first community information meeting was held on June 27, 2018. This meeting was
organized to collect the community members’ feedback regarding high-level concepts
such as the overall vision for the Secondary Plan area and their preferences for the
initial east-west cycling route options. Approximately 70 community members were in
attendance. A presentation was made by City staff and members of the consultant
teams from Urban Strategies Inc. and WSP. The detailed report of the feedback
received from this meeting was prepared by Urban Strategies Inc. and can be found in
Appendix C.

A project webpage for the Old East Village Dundas Street Corridor Secondary Plan was
created on the Get Involved website to allow those unable to attend the June 27, 2018
community information meeting the opportunity to view the presentation and submit
comments.

Comments were primarily suggestions for the study area, which generally included:

Improving walkability

Removing crosswalk buttons to change the light

Improving bikeability

Providing wide and/or separated bicycle lanes on Dundas Street

Removing bicycling lanes from Dundas Street

Redesigning the King Street and Adelaide Street North intersection to be less

intimidating to pedestrians and cyclists

e Removing on-street parking in favour of wider sidewalks and protected cycling
lanes

e Retaining on-street parking for delivery trucks

e Improving access to parking lots

e Increasing the number of parking spaces through parking lots and/or parking
garages

e Removing vehicular traffic on Dundas Street, between the core and Quebec
Street

e Increasing the spacing of bus stops in the area to save time from
loading/unloading passengers

¢ Filling in the gaps in the commercial corridor

e Preserving the mainstreet feel; restoring old buildings

Locating high-rise buildings along King Street and low- to mid-rise on Dundas

Street

Improving the perception of safety

Helping those at risk on the street

Increasing the number of street trees, benches, and garbage receptacles

Providing low planters instead of street trees, as trees block signs

Creating a cohesive streetscape and distinct character; artistic or themed street

furniture

Burying electrical wires

e Keeping the sidewalk clean

11
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Providing bike lockers in parking lots; more bicycle parking generally
Preserving existing trees

Creating clear signage for landmark locations in the area

Reducing the impact of or eliminating construction

Increasing “eyes on the street”

Comments also included suggestions on how the key connections between the King
Street and Dundas Street should be designed, which generally included:

De-emphasizing the car

Widening sidewalks or other connections

Planting trees

Creating new pedestrian-only connections

Improving lighting

Providing signage, including directional signage and maps
Creating a smoke-free environment

A second community information meeting was held on November 1, 2018. This meeting
was also jointly held with Transportation Planning and Design to coordinate the
Downtown OEV East-West Bikeway Corridor Evaluation with the Secondary Plan. This
meeting was organized to present the draft policy direction of the Secondary Plan,
which was developed from the feedback received at the initial community information
meeting and web submissions. The preferred bikeway option was also presented. The
meeting provided an open-house component to allow community members to engage
City staff and staff from the consultant teams in discussions and to ask questions and
provide feedback in a less structured way.

Approximately 50 community members were in attendance at this second community
information meeting. Comments cards were distributed to attendees as an additional
means of providing feedback. Each attendee was provided one comment card specific
to the Secondary Plan and one for the Bikeway Evaluation; 19 comment cards specific
to the Secondary Plan were filled out and returned to City staff.

Comments relating to the Secondary Plan generally included:

Support for:
e Prioritizing existing and emerging cultural and creative businesses
e De-emphasizing vehicle priority
e Creating an accessible space for pedestrians and cyclists
e Retail only at ground floor frontages

Concerns for:

The increase in pedestrian and vehicle traffic

The impact of construction on businesses

The impact of transit stops on Dundas Street creating car traffic congestion
The loss of customers due to loss of on-street parking

Suggestions or consideration, including:

¢ Provide more benches along the corridor

e Improve lighting

e Preference for cycling lanes in both directions continuously along Dundas Street

e Inconvenience to commuters; loss of “drive by” advertising for local businesses if
fewer cars travel along Dundas Street

¢ Include incentive programs to create a unified appearance to facades

e Reference the McCormick Area Secondary Plan

e Protect heritage buildings through sensitive design of new adjacent buildings

e Keep tall buildings off of Dundas Street; if tall buildings are proposed, set them

back north and south of Dundas Street

12
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¢ Require more policing

Specific bonusing policies for the area; do not allow bonusing to increase the 8-
storey maximum proposed

Connectivity of Municipal parking lots 1, 2, 4 and 7 to Dundas Street

Provide funding for connections between parking and Dundas Street

Provide shelters for those sitting on the sidewalk

Preference for a bike lane on King Street

Several additional meetings were held at the request of the Manager of the Old East
Village Business Improvement Area (BIA) relating to the Old East Village Dundas Street
Corridor Secondary Plan, including:

e October 17, 2018: City staff from City Planning and Transportation Planning and
Design attended and presented at the Old East Village BIA board meeting

e November 13, 2018: City staff from City Planning and Transportation Planning
and Design met with Old East Village BIA board members and additional
community stakeholders invited by the Old East Village BIA; BIA members gave
a presentation to City staff

e December 13, 2018: Old East Village BIA members held a walking tour of the
Dundas Street corridor and subsequent meeting with City staff from City
Planning and Transportation Planning and Design as well as representatives
from the consultants teams from Urban Strategies Inc. (Secondary Plan), WSP
(Bikeway Evaluation), and Dillon (infrastructure renewal).

e January 7, 2019: City staff from City Planning met with Old East Village BIA
members

It is important to note that since the Downtown OEV East-West Bikeway Corridor
Evaluation was undertaken in parallel with the Secondary Plan process, City staff from
City Planning and Transportation Planning and Design shared comments received with
both project teams to ensure that the feedback could be addressed through the
appropriate project and process. Additional feedback specific to the Downtown OEV
East-West Bikeway Corridor Evaluation that was collected by City Planning was
provided to Transportation Planning and Design staff and may not be reflected in detail
above.

4.2 Policy Context (see more detail in Appendix D)

Old East Village and the surrounding area has been the focus of revitalization efforts
through numerous plans and studies, including the Mayor’s Task Force on Old East
London Report in 1998 and the Re-establishing Value: A Plan for the Old East Village
report in 2003. In 2004, the Old East Village Community Improvement Plan Area was
established. The Old East Village Commercial Corridor Urban Design Manual was
adopted in 2016.

Re-establishing Value: A Plan for the Old East Village, 2003

Re-establishing Value: A Plan for the Old East Village was prepared by the Planners
Action Team (PACT), a team of members from the Ontario Professional Planners’
Institute (OPPI). This provided a detailed analysis of the corridor and identified issues
facing the area as well as strategies for improvement and revitalization.

Old East Village Community Improvement Plan, 2004

One recommended strategy of the Re-establishing Value: A Plan for the Old East
Village report was the creation of a community improvement area, which was
established in 2004. The purpose of the Old East Village Community Improvement Plan
is to provide context for a coordinated municipal effort to improve the physical,
economic, and social conditions of Old East Village and to stimulate private investment
and property maintenance and renewal.

Old East Village Commercial Corridor Urban Design Manual, 2016
The Old East Village Commercial Corridor Urban Design Manual was prepared by the
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City of London and adopted in 2016. The purpose of this design manual is to provide
design guidance in the review of all planning and development applications. It promotes
high-quality design that responds to the area’s unique context and overall vision.

The London Plan

Policy 1556 of The London Plan provides the direction to prepare a Secondary Plan to
elaborate on the policies of The London Plan. Policy 1557 identifies instances that may
warrant the preparation and adoption of a Secondary Plan, this includes areas within
the Rapid Transit Corridor Type that may require vision and more specific policy
guidance for transitioning from their existing form to the form envisioned by The London
Plan.

The Secondary Plan area is predominantly located within the Rapid Transit Corridor
Place Type. Dundas Street, between Colborne Street and Quebec Street, is a Main
Street segment of the Rapid Transit Corridor. A few properties within the Secondary
Plan area are Institutional. The Dundas Street and King Street segments within the
Secondary Plan area are both classified as Rapid Transit Boulevards by The London
Plan. It should be noted that the Rapid Transit Environmental Assessment (EA) is still
underway at this time and The London Plan recognizes potential alignments. The Place
Types and street classifications will be modified to align with the results of the EA
process for the final version of The London Plan.

Provincial Policy Statement, 2014

The Provincial Policy Statement, 2014 (PPS) provides policy direction on matters of
provincial interest related to land use planning and development. The policies support
efficient and resilient development patterns within settlement areas through the
promotion of opportunities for intensification and redevelopment where this can be
accommodated by the existing context. It also promotes the long term economic
prosperity by enhancing the vitality and viability of mainstreets as well as encouraging a
sense of place by promoting well-designed built form and cultural planning, and by
conserving features that help define character, including built heritage resources and
cultural heritage landscapes. The PPS also directs transportation and land use
consideration to be integrated at all stages of the planning process.

4.3 Bus Rapid Transit

The Draft Environmental Project Report for London’s Bus Rapid Transit project was
approved by Municipal Council on May 8, 2018. This report identified the north-east
route as running through the Secondary Plan area along King Street, Ontario Street,
and Dundas Street as illustrated below. Proposed rapid transit stop locations within the
Secondary Plan area include King Street at Colborne Street, King Street at Adelaide
Street North, and King Street at Ontario Street.
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44 Downtown OEV East-West Bikeway Corridor Evaluation

Transportation Planning and Design retained WSP to undertake an evaluation of east-
west cycling corridors to identify a safe and continuous connection between the
downtown and east London. This evaluation has been coordinated with the Secondary
Plan process and the results of the feasibility study will be presented at the Civic Works
Committee on February 20, 2019.

4.5 Cultural Heritage Assessment

City Planning retained ASI to conduct a Cultural Heritage Assessment of the Old East
Village Dundas Street Corridor Secondary Plan area. The Cultural Heritage Assessment
was submitted on January 14, 2019.

5.0 Key Issues and Considerations

5.1 Use

The London Plan contemplates a range of residential, retail, service, office, cultural,
recreational and institutional uses (Policy 837.1) and encourages mixed-use buildings
(Policy 837.2) within Rapid Transit Corridors. Retail and services uses are encouraged
to front the street at grade within mixed-use buildings (Policy 837.4). The Old East
Village Main Street segment contemplates a broad range of uses at a walkable
neighbourhood scale to support local shopping and commercial options (Policy 845).
The uses proposed within the draft Secondary Plan area are consistent with the vision
for the Old East Village Main Street segment and will support future rapid transit
services within the Rapid Transit Corridor.

5.2 Intensity

Within the Old East Village Main Street segment (Dundas Street, between Colborne
Street and Quebec Street), The London Plan contemplates buildings that are a
minimum of two storeys (or eight metres) and a maximum of 12 storeys in height (Policy
847.1 and 847.2). Bonusing up to a maximum height of 16 storeys is contemplated
(Policy 847.2). The London Plan also directs us to carefully manage the interface
between corridors and the adjacent lands within less intense neighbourhoods (Policy
830.6). This is achieved through the draft Secondary Plan policies requiring building
heights in close proximity to existing established low-rise residential neighbourhoods,
predominantly north of the Secondary Plan area, to be stepped back from the low-rise
residential properties to provide a sensitive height transition and by limiting opportunities
to obtain increased height through a bounsing.

The London Plan contemplates a wide range of uses and greater intensities of
development along Rapid Transit Corridors close to transit stations (830.5). The policies
contemplate a minimum of two storeys (or eight metres) and a maximum height of 12
storeys with bonusing (Table 9). Greater residential intensity may be permitted within
the Rapid Transit Corridor Place Type on sites that are located within 100 metres of a
rapid transit station (Policy 840.6) up to a maximum of 16 storeys with bonusing (Table
9).

Within the draft Secondary Plan, high-rise development is directed along the King Street
corridor and the south side of Dundas Street, consistent with general intent of the
aforementioned policies. Rapid transit stations are planned at the King Street and
Adelaide Street North intersection, the King Street and Ontario Street intersection, and
the King Street and Colborne Street intersection. Increasing the residential intensity
south of Dundas Street and along King Street, to permit bonusing for a height beyond
12 storeys is proposed within the policies of the Secondary Plan. This residential
intensity is intended to support the functions of the future rapid transit service and
further promote the revitalization of the Dundas Street corridor.
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5.3 Form

The London Plan’s vision for Rapid Transit Corridors includes transit-oriented and
pedestrian-oriented development forms (Policy 830.7), creating a strong building edge
(Policy 841.2) and breaking down the mass of large buildings (Policy 841.3). Buildings
and the public realm will be designed to be pedestrian, cycling and transit-supportive
through building orientation, location of entrances, clearly marked pedestrian pathways,
widened sidewalks, cycling infrastructure and general site layout that reinforces
pedestrian safety and easy navigation (Policy 841.5). The policies of the draft
Secondary Plan are consistent with this approach to building form and mode priority in
the design of new development.

5.4 Reduction of On-street Parking

The Downtown OEV East-West Bikeway Corridor Evaluation results identify Dundas
Street as the primary cycling corridor connecting the downtown with east London. As
the right-of-way provides limited space to fully accommodate all modes of
transportation, the approach taken seeks to balance the needs of all users. The
proposed cycling network aims to reduce the impact of the added cycling lanes through
the core of Old East Village by shifting the dedicated west-bound cycling lane to
Queens Avenue, between William Street and Quebec Street. At this same segment, a
single east-bound cycling lane will be integrated into the right-of-way design of Dundas
Street. Vehicle travel lanes widths will be reduced and sidewalks widened to redistribute
modal priority.

To accommodate the additional cycling lane as well as widened sidewalks and street
trees, the existing on-street parking on the south side of Dundas Street will be removed.
Concern has been raised from the business community along the corridor that this loss
of parking may negatively impact business. Within this core area, there are three
underutilized Municipally-owned parking lots. Policies within the draft Secondary Plan
address strengthening the connection between the Dundas Street corridor and these
parking lots both physically and through a co-ordinated signage program to address the
loss of on-street parking through changing drivers’ habits.

5.5 Heritage

The Old East Village Dundas Street Corridor Secondary Plan area is located in close
proximity to three heritage conservation districts: the East Woodfield Heritage
Conservation District, the West Woodfield Heritage Conservation District, and the Old
East Heritage Conservation District. Furthermore, there are a number of listed and
individually designated properties within the Secondary Plan area. Recognizing this, a
Cultural Heritage Assessment was undertaken for the area in parallel to the Secondary
Plan process. The Cultural Heritage Assessment Background Report has been
considered in the policies of the draft Secondary Plan. This background report will also
be provided to the London Advisory Committee on Heritage for further consideration
and for recommendations that may further refine the heritage policies of the Secondary
Plan.

6.0 Next Steps

The draft Old East Village Dundas Street Corridor Secondary Plan will be circulated to
the community and stakeholders. Feedback received will be considered through
revisions to the Secondary Plan. The revised Secondary Plan will be brought forward to
the Planning and Environment Committee in the second quarter of 2019.

7.0 Conclusion

The draft Old East Village Dundas Street Corridor Secondary Plan was guided by the
policies of The London Plan in combination with community and stakeholder input as
well as expert knowledge from Urban Strategies Inc. staff.
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Appendix A

Bill No. (number to be inserted by Clerk's Office)
2019

By-law No. C.P.-XXXX-___

A by-law to amend The London Plan for
the City of London, 2016 relating to the
Old East Village Dundas Street Corridor
Secondary Plan area.

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.

Ed Holder
Mayor

Catharine Saunders
City Clerk

First Reading —
Second Reading —
Third Reading —
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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:

To add the Old East Village Dundas Street Corridor Secondary Plan to the
list of adopted Secondary Plans in policy 1565 of The London Plan for the
City of London.

B. LOCATION OF THIS AMENDMENT

This Amendment applies to lands generally fronting Dundas Street,
between Colborne Street and Burbrook Place/Kellogg Lane, lands fronting
King Street, between Colborne Street and Ontario Street, and lands
fronting Ontario Street in the City of London.

C. BASIS OF THE AMENDMENT

The preparation of the Old East Village Dundas Street Corridor Secondary
Plan was undertaken to coordinate a number of ongoing and upcoming
initiatives in the area, including: (1) the future implementation of rapid transit
service along King Street from the downtown to Ontario Street and
continuing east along Dundas Street; (2) the evaluation and implementation
of cycling infrastructure to establish an east-west corridor connecting east
London with the downtown; (3) a planned infrastructure renewal project,
which will include upgrades to underground services and streetscape
reconstruction along Dundas Street between Adelaide Street North and
Ontario Street; (4) the planned construction of the Adelaide Street/CP Rail
underpass; (5) proposed redevelopment of a portion of the Western Fair
grounds, as well as multiple development applications along both Dundas
Street and King Street; and, (6) ongoing investment in heritage building
conservation and adaptive reuse .

The City of London was responsible undertaking public consultation through
community meetings and satisfying certain planning requirements and
criteria as set out in the Terms of Reference adopted by Council. The
background studies, community and agency input, and proposed policies
were, in turn, reviewed and assessed by municipal staff in the context of the
Provincial Policy Statement and The London Plan, and used in the
finalization of the Secondary Plan. This background work forms the basis
and rationale for amendments to The London Plan.

The Secondary Plan will be used in the consideration of all applications
including Official Plan amendments, zoning by-law amendments, site plans,
consents, minor variances and condominiums within the Planning Area.

D. THE AMENDMENT

The London Plan is hereby amended as follows:

1. Policy 1565 — List of Secondary Plans of The London Plan for the City of
London is amended by adding the following:

(). Old East Village Dundas Street Corridor Secondary Plan

2. Map 7 — Special Policy Areas to The London Plan for the City of London
Planning Area is amended by the boundary of the Old East Village Dundas
Street Corridor Secondary Plan area in the City of London, as indicated on
“Schedule 1” attached hereto.
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Appendix B — Draft Old East Village Dundas Street Corridor
Secondary Plan
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1.0 Introduction

1.1 BACKGROUND

Important regeneration efforts have been carried out in Old East Village

and the surrounding area for more than three decades. In 2003, the Ontario
Professional Planners Institute’s Planners Action Team came together to
undertake a detailed analysis of the corridor. Their report, Re-establishing Value:
A Plan for the Old East Village, included a number of strategies for improvement
and revitalization. Guided by these recommendations, the Community
Improvement Plan area was established in 2004. The associated Old East Village
Community Improvement Plan was created to provide context for a coordinated
municipal effort to improve the physical, economic, and social conditions of
Old East Village and to stimulate private investment and property maintenance
and renewal.

Following this, the Old East Village Commercial Corridor Urban Design Manual
was prepared by the City of London and adopted in 2016. The purpose of

this design manual is to promote high-quality design that responds to the
area's unique context and overall vision. Throughout all of these projects and
initiatives, the neighbourhood and business community has been instrumental,
working closely with staff to ensure the project outcomes are appropriate for
the local context.

The area faces future challenges and opportunities that come with rapid transit
service, infrastructure upgrades, cycling infrastructure and development.

This Secondary Plan aims to build on the ongoing efforts to revitalize the
community, knitting together planned transit and cycling infrastructure
upgrades with development pressures and public realm design priorities.

P
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1.2 LOCATION

The Old East Village Dundas Street Corridor Secondary Plan applies to the
general area along Dundas Street between Colborne Street and Burbrook Place,
and King Street between Colborne Street and Ontario Street. The Secondary
Plan boundary is illustrated in Schedule 1. This Secondary Plan incorporates the
area that extends beyond the boundaries of what is traditionally considered
Old East Village to ensure that appropriate connections are created to the
downtown to the west as well as to the McCormick Area Secondary Plan area
and former Kellogg's property to the east.

The East Woodfield Heritage Conservation District, the West Woodfield Heritage
Conservation District, and the Old East Heritage Conservation District are in
close proximity to the Secondary Plan area. In addition, there are areas located
adjacent to the Secondary Plan boundary, identified as ‘Areas of Special
Sensitivity' (illustrated in Schedule 1), where development guidance would help
prevent conflicts with the existing built form and uses.
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1.3 PURPOSE AND USE

The purpose of this Secondary Plan is to establish
the vision, principles, and detailed policies for
the Old East Village and surrounding areas and to
continue the neighbourhood’s evolution into a
unique destination and a vibrant community core.
This Secondary Plan provides a policy framework
for future developments and for public realm
improvements within the Old East Village Dundas
Street Corridor Secondary Plan area. The intent

of the policies is to ensure that the Secondary
Plan area finds continuing uses for its cultural
heritage resources and provides a rich, diverse,
and balanced street life for residents, shoppers,
pedestrians, cyclists, transit users, vehicles, and
other modes of transportation.

This Secondary Plan provides a greater level of
detail than the general policies in The London
Plan and is guided by the policies of the Provincial
Policy Statement. This Secondary Plan shall be
used for the review of planning applications. This
Secondary Plan is further intended to be used

in conjunction with other policies of The London
Plan. In instances where the overall policies of
The London Plan and the Old East Village Dundas
Street Corridor Secondary Plan are inconsistent, the
Secondary Plan shall prevail.

The text and schedules of the Old East Village
Dundas Street Corridor Secondary Plan will be
added to Policy 1565 of The London Plan. The
schedules form part of this Secondary Plan and
have policy status whereas other figures and
photographs included in this Secondary Plan are
provided for graphic reference, illustration, and
information.

Any required funding associated with the
recommendations in the Secondary Plan are
subject to the availability and approval of funding
through the Corporation’s multi-year budget
process.




1.4 VISION AND PRINCIPLES

The Old East Village Dundas Street Corridor Secondary Plan area is envisioned
as a vibrant commercial core with a unique heritage character that serves as a
community hub for local residents and draws visitors as a distinct destination.
The vision for this area has been developed to continue the momentum of
three decades of revitalization efforts, the ongoing evolution and the current
success of Old East Village and the surrounding areas.

The development of this Secondary Plan has been guided by the following
principles:

- Foster the local and creative entrepreneurial spirit and support
community economic development;

- Respect and reinvest in heritage resources to enhance the unique
character of the area;

- Provide a distinct retail offer with a wide range of commercial uses
including restaurants and cafes;

- Create a safe and welcoming environment to pedestrians and
cyclists of all ages and abilities;

- Establish safe connections to the local transit system and surface
parking lots; and,

- Support properly scaled residential growth.
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2.0 Character Areas

2.1 OVERVIEW

The Old East Village Dundas Street Corridor Secondary Plan area is broadly
made up of four character areas: Dundas Street — Midtown, Dundas Street — Old
East Village Core, Dundas Street — Old East Village East, and King Street. Each
character area has distinct characteristics that together create a unique identity
for the Secondary Plan area.
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2.2 DUNDAS STREET - MIDTOWN CHARACTER
AREA

Midtown is characterized by low-rise buildings with institutional and
commercial uses fronting Dundas Street. High-quality cultural heritage
resrources line both sides of the street. The area provides a transition between
the downtown to the west, and the core of Old East Village to the east.

The vision for Midtown is for the area to be a vibrant and pedestrian-oriented
connection between the downtown and Old East Village. Supporting the
continued retail health is a priority for this character area. New development is
envisioned, especially on the south side of the corridor, in a form that is well-
integrated into the existing context and is respectful of the cultural heritage
resources in the area. This portion of Dundas Street is identified as a Main
Street within the Rapid Transit Corridor Place Type in The London Plan, where
street-oriented built form is supported, meaning that buildings are close to the
street and parking is generally located to the rear of the building, underground,
or within the architectural mass of the building. A broad range of uses and
intensification is envisioned to take place at a walkable neighbourhood scale.
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2.3 DUNDAS STREET - OLD EAST VILLAGE
CORE CHARACTER AREA

The Old East Village Core is located along Dundas Street, between Adelaide
Street and Ontario Street, and is the heart of Old East Village anchoring the
overall Secondary Plan area. Today, this segment of Dundas Street is lined

with independent shops and restaurants. This area has a history of grassroots
revitalization efforts that have created a distinct and attractive character. The
momentum of revitalization needs to be maintained and fostered for the area’s
continued success.

The vision for the Old East Village Core is a vibrant pedestrian-oriented district
with a broad range of commercial uses. In The London Plan, this segment of
Dundas Street is identified as a Main Street within the Rapid Transit Corridor
Place Type, where continuous street-oriented built form is supported, with a
broad range of uses and intensification designed at a walkable neighbourhood
scale.

Retaining and enhancing the character of the Old East Village Core to achieve
a continuous streetscape is a key strategy of this Secondary Plan. New
development should be harmonious with the existing character, rhythm,

and massing of the current built form, and have building materials that are
sympathetic to the character of the existing structures, cultural heritage
resources, and the street.



2.4 DUNDAS STREET -
OLD EAST VILLAGE EAST
CHARACTER AREA

Old East Village East is located along Dundas
Street, between Ontario Street and Burbrook
Place, and is characterized by the Western Fair
Grounds and Queens Park to the south and
fine-grained retail uses on the north side of

the street. The Western Fair Farmer and Artisan
Market anchors the character area, and has been
an incubator for independent local businesses,
some of which have opened storefront locations
along Dundas Street. This segment of Dundas
Street connects the Old East Village Core to

the McCormick Area Secondary Plan area and
the former Kellogg's property, two industrial
neighbourhoods with distinct heritage character
undergoing significant transformation and
revitalization.

!LO 1| 1 The vision for Old East Village East is to strengthen
; ORGANIC ey | the walkability of the area with strong retail

—_— — === | I ALY | and restaurant presence to sustain year—round
HKOBUCHAR S8
AN > . f

activity, in addition to supporting its marquee
n, < events like the Western Fair. Significant change is
— : g T BRI  anticipated on this segment of Dundas Street with
! 1 future rapid transit service and the associated
streetscape redesign. Strengthening the physical
connection to the Old East Village Core will be a
priority for this character area.
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2.5 KING STREET CHARACTER AREA

King Street is characterized by varying land uses ranging from residential to
light industrial and institutional. The built form is also varied with low-rise
single-detached dwellings alongside high-rise apartment buildings. Today
along King Street, there are a number of large surface parking lots offering
excellent opportunities for transit-oriented intensification. The area between
Dundas Street and King Street is characterised by deep lots which offer good
high-rise development opportunities.

Rapid transit service is anticipated along King Street, from the downtown
through to Ontario Street. King Street is identified as a Rapid Transit Boulevard
within the Rapid Transit Corridor Place Type in The London Plan. The Plan
encourages intensification here, especially around future rapid transit stations
planned along King Street at Colborne Street, Adelaide Street North and
Ontario Street.

High-rise residential and office uses are appropriate along King Street, and
have recently been introduced to the corridor. It is envisioned that the highest
residential intensity will be accommodated in the King Street Character Area to
strengthen the market for Old East Village businesses, especially within walking
distance to the future rapid transit stations.
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3.0 Policies

3.1 OVERVIEW

The intent of this Secondary Plan is to provide a policy framework to guide
future development and public projects in the Old East Village Dundas Street
Corridor Secondary Plan area. Policies in this Secondary Plan support the vision
by providing guidance on:

land uses;

built form;

public realm design and the mobility framework; and,
heritage.

The policies of this Secondary Plan generally provide a greater level of detail
than the general policies of The London Plan. Where the policies of The London
Plan provided sufficient guidance to implement the vision of this Secondary
Plan, these policies were not repeated in this Secondary Plan. As such, the
policies of this Secondary Plan should be read in conjuncture with The London
Plan. In instances where the overall policies of The London Plan and the Old East
Village Dundas Street Corridor Secondary Plan are inconsistent, the Secondary
Plan shall prevail.

The policies of this Secondary Plan that use the words “will” or “shall” express
a mandatory course of action. Where the word “should”is used, suitable
alternative approaches to meet the intent of the policy may be considered.

The policies of this Secondary Plan will be implemented through mechanisms
set out in this Secondary Plan, Municipal investments in infrastructure and
public realm improvements, as well as other tools available to the City

i
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including the Zoning By-law, the Site Plan Control
By-law, and urban design review.

3.2 LAND USE

Today, Old East Village, Midtown, and King Street
feature a diverse mix of land uses and an artisanal
spirit which contribute to its positioning as an
active urban node and an area of entrepreneurial
activity. The intent of the following land use
policies is to allow for the Secondary Plan area

to continue to evolve as a thriving mixed-use
community and a cultural hub. The Zoning By-law
will provide more detail on individual permitted
uses; this may not include the full range of uses
identified in this Secondary Plan.

The following land use policies apply to the entire
Secondary Plan area, unless otherwise specified
within the individual policy:

a) Mixed-use buildings are encouraged as the
preferred form of development within the
Secondary Plan area.

b) A broad range of residential, retail,
service, office, cultural, recreational, and
institutional uses may be permitted.

c) Dundas Street properties, between
Adelaide Street North and Burbrook Place,
shall provide street-oriented active uses
on the ground floor for the majority of the
Dundas Street frontage. Street-oriented
active uses include, but are not limited to:

- Retail;

- Service;

- Recreational;
- Cultural; and,
- Institutional.

Street-oriented non-active uses, such as
residential lobbies and office uses, may be
permitted if they comprise less than the
majority of the Dundas Street frontage of
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an individual property. The segment where this policy is applicable is
illustrated in Schedule 2: Ground-floor Uses.

Street-oriented active uses are encouraged at the ground floor of
properties fronting Dundas Street, between Colborne Street and
Adelaide Street North, as well as properties on Colborne Street, Adelaide
Street North and Ontario Street between Dundas Street and King Street.

Residential uses are encouraged above the ground floor to increase the
residential population and provide a variety of housing options.

Primary access to residential units above the ground floor should be
located on a street-facing facade.

Artisanal workshops and craft breweries may be permitted to support
the emerging businesses.

Community facilities and institutional uses may be permitted for the
continued provision of neighbourhood services. The ground floor of
these uses will be designed to contribute to the vibrancy and animation
of the street.

Drive-through facilities may be permitted where it can be clearly
demonstrated that they will not detract from the vision and role of the
Place Type and the quality and character of the pedestrian-oriented
street environment. Proposals for new drive through facilities will

be subject to a zoning by-law amendment and site plan approval, in
conformity with the policies of this Secondary Plan and The London
Plan.
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3.3 BUILT FORM

One of the Secondary Plan area’s strongest assets is its rich and complex built
environment with various building forms and types that contribute to a unique
sense of place. From the historic low-rise houses and retail buildings fronting
on Dundas Street to the high-density podium-tower condominiums emerging
along King Street, the variety of building types that allow diverse uses to
flourish will be key to the area’s continued evolution and vibrancy. The purpose
of this Secondary Plan is to provide guidelines to coordinate and guide future
developments while celebrating the continued diversity in the urban fabric.

3.3.1 PERMITTED HEIGHTS

a) For the purposes of this Secondary Plan, low-rise will describe buildings
up to, and including, three storeys in height. Within the entirety of
the Secondary Plan area, low-rise buildings will be permitted, with a
required minimum of height of two storeys or eight metres.

b) For the purposes of this Secondary Plan, mid-rise will describe buildings
four storeys and up to and including eight storeys in height.

c) Low-rise and mid-rise buildings are generally permitted on the north
side of Dundas Street and on the south side of Dundas Street between
Egerton Street and Kellogg Lane. Refer to Schedule 3: Permitted
Heights. Maximum building heights may be less than eight storeys as
determined through the policies in Section 3.3.3 Mid-Rise Form.

d) For the purposes of this Secondary Plan, high-rise will describe buildings
nine storeys in height and taller.

1
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Schedule 3: Permitted Heights

Low-rise, mid-rise, and high-rise buildings up to 12 storeys are generally
permitted on the south side of Dundas Street, on both sides of King
Street, and on both sides of Ontario Street. Refer to Schedule 3:
Permitted Heights.

Within a 100 metre radius of a rapid transit station and within the
boundary of the Secondary Plan area, permitted building height shall be
up to 16 storeys to promote transit-oriented development.

Where high-rise forms are permitted (refer to Schedule 3), height
exceeding the established maximum, up to 24 storeys, may be
permitted through a site-specific bonus zone, where it can be
demonstrated that significant measures are put in place to support
or mitigate this additional height or density, subject to the policies of
Section 3.4 Bonusing.

Development proposals for residential intensification may require
studies to determine servicing capacity and necessary upgrades. The
results of these studies may influence the maximum permitted height
and density that is permitted through zoning.
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3.3.2 GENERAL BUILT FORM

a)

The Old East Village Core and Old East
Village East character areas have an
existing relatively consistent built form
which establishes a continuous street
wall. The placement of buildings within
these character areas should support this
continuous street wall, and exceptions for
small plazas, courtyards or patios spaces
should be designed to carefully integrate
into this established streetscape.

The Midtown character area has an existing
built form condition which is highly
diverse. The placement of buildings will
respond to the immediately adjacent built
form context.

The King Street character area is planned
to accommodate rapid transit service

and high-rise development. To create a
comfortable pedestrian environment along
King Street, new buildings in this character
area will be set back from the right-of-way
to provide space for landscaping.

Portions of buildings at intersections may
be setback for small plazas, courtyards,
patios spaces, or to accommodate
enhanced sidewalk treatments.

Parking shall not be located between the
building front and public right-of-way.

Landscape treatment should be provided
along the edge of parking lots and within
parking lots to mitigate water runoff,
heat island effect and enhance the user
experience.

Access for parking and service areas should
be located away from main streets and on
side streets and laneways where possible.
Where it is not possible, parking access will
be minimized to reduce pedestrian conflict

16

J)

and will be integrated in a way that does
not detract from the character of the street.

Corner buildings should be designed with
the primary building entrances fronting
onto the higher order street.

High- and mid-rise buildings should

be designed to express three defined
components: a base, middle, and top.
Alternative design solutions that address
the following intentions may be permitted:

The base should establish a humanscale
facade with active frontages including,
where appropriate, windows with
transparent glass, forecourts, patios,
awnings, lighting, and the use of
materials that reinforce a human scale.

The middle should be visually cohesive
with, but distinct from, the base and
top.

The top should provide a finishing
treatment, such as a roof or a cornice
treatment, and will serve to hide and
integrate mechanical penthouses.

Buildings should have articulated facades
that complement the facade rhythm of
the existing streetscape and no large blank
walls should be visible from the street.

Building facades should address and frame
the public street at grade.

Facade elements of infill development or
new construction fronting onto Dundas
Street will be designed to support the
existing character along the Dundas
Corridor. These elements may include:

Entryways and doors;

Windows;

Window base;

Sign band and signage;

Awnings; and,

Lighting.



m) Regardless of the intended use, the ground floor of
new buildings should be designed with the flexibility to
accommodate future conversion to non-residential uses
in the future. Strategies could be considered, such as
providing a raised floor over the slab that can be removed
to provide additional ground floor height in the future.

Draft - February 2019

n) All development fronting onto Dundas Street should be
consistent with the Old East Village Commercial Corridor
Urban Design Manual to coordinate the facade and built
form with the existing character of Dundas Street.

Service entrances should be
located away from the
mainstreet,

Well-designed mid-block connections
should be provided to increase access
from Dundas Street to rear parking lots.

- X‘\\
,// \\\
Y S
[ \\
)
| /”l
.'lllIII 2 . .."
f —— e New infill buildings should follow
/ = the established facade rhythm
' and continue the vertical and
"\ New infill buildings should be at horizontal proportions of
A8 least two storeys along Dundas surrounding buildings.
s Street.

Figure 2: lllustration of New Low-Rise Buildings
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3.3.3 MID-RISE FORM

a) To provide an appropriate transition
of building scale to the adjacent low-
rise neighbourhood areas, transition
policies will apply in Height Transition
Areas illustrated in Schedule 3: Permitted
Heights.

b) A 45-degree angular plane beginning from
the rear of the low-rise properties fronting
Queens Avenue will set the limit to the
height of new buildings located on the
north side of Dundas Street. A 45-degree
angular plane beginning from the rear
of the low-rise properties fronting King

Appropriate height transitions
should be observed near low
rise neighbourhood buildings.

Service entrances should be
located away from Main Street.

Buildings should step back at
least 5.0m above the third storey
along Dundas Street between
Adelaide St N and Ontario St.

Figure 3: lllustration of New Mid-Rise Buildings

New facades should follow the

Street will set the limit to the height of
new buildings on the south side of Dundas
Street east of Burbrook Street, to ensure

an appropriate transition to the low-rise
neighbourhoods as illustrated in Figure 3
and 4.

c) Mid-rise buildings should stepback a
minimum of five metres at the third or
fourth storey, depending on the built form
context, to mitigate downward wind shear
and support the existing street character at
street level.

Mid-rise buildings should be no
more than 8 storeys in height.

Plazas should be oriented
towards street intersections
for visibility and access.

established facade rhythm and
continue the vertical and horizontal
proportions of surrounding buildings.

14Vdd
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Figure 4: 45-degree Angular Plane Transition

3.3.4 HIGH-RISE FORM
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HIGH-RISE PERMITTED

a) The podium shall be designed to support a pedestrian-scaled
environment at street level.

b) The tower portion should be stepped back above the podium along all
public rights-of-way, at the third or fourth storey, to mitigate downward
wind shear and limit the visual impact of the building at street level.

High-rise buildings should be designed with slender towers that reduce

shadow impact, minimize the obstruction of views, and are less massive
to neighbouring properties. A typical floor plate of approximately 1,000
square metres is a reasonable target to achieve this goal.

30 metres to ensure adequate privacy.

19

Separation distance between towers should generally be not less than
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e) Where possible, towers should be offset to provide maximum access
to sunlight and views. In cases where towers can be offset, reduction
of tower separation distance may be considered to approximately 25
metres.

f) Towers shall not have any blank facades.

g) The top portions of the tower shall be articulated through the use of a
small setback, difference in articulation, or the use of an architectural
feature. The mechanical penthouse shall be integrated into the design
of the tower.

Towers should observe separation Towgr ﬂogrplates shquid be scaled Service entrances §hould be located
distarices of spiioKirately 20m to minimize shadow impact. away from the mainstreet.
minimum and can be reduced to 25m -

if offset. -

Towers should step
back from the base
building.

The height and scale of base buildings
should generally match that of
Privately owned Public Spaces (POPS) neighbouring buildings.
should build on the public realm
network.

Figure 5: lllustration of New High-Rise Buildings

20
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3.4 BONUSING

a) Where high-rise forms are permitted
and where it can be demonstrated that
significant measures are put in place to
support or mitigate additional height or
density, City Council may pass a by-law,
known as a bonus zone, to authorize
increases in the height and density of
development beyond what is otherwise
permitted by the Zoning By-Law, in return
for the provision of such facilities, services,
or matters as are set out in the bonus zone.

b) Inaccordance with the permitted heights
identified in Section 3.3.1 Permitted
Heights, additional height or density may
be permitted in favour of facilities, services,
or matters such as:

Cultural heritage resources designation
and conservation.

Affordable housing.
Public art.

Provision of off-site community
amenities, such as parks, plazas, civic
spaces, or community facilities.

Publicly-accessible mid-block
connections and laneways, or widening
of existing mid-block connections that
provide access from Dundas Street to
municipal parking lots.

Generous front yard setbacks along
King Street to widen the public right-
of-way, provide landscaping and noise
buffer, and act as a spatial relief for
high-rise building forms.

Contribution to the development of
transit amenities, features and facilities,
available to the public during transit
operating hours.

N

Substantial contribution to publicly
accessible secure bicycle parking, and
cycling infrastructure such as lockers
and change rooms.

Draft - February 2019

Contribution to facade restoration and
other heritage investments within the
Secondary Plan area.

Other facilities, services, or matters that
provide substantive public benefit.

c) The facilities, services and matters to be

provided in return for greater height or
density do not necessarily have to be
provided on the same site as the proposed
development. City Council may want to
have such benefits directed to another
property within the Secondary Plan area.

Fach proposal for bonus zoning will

be considered on its own merits. The
allowance for greater height and density
on one site in return for certain facilities,
services and matters will not be considered
to establish a precedent for similar height
and density on any other site.



3.5 PUBLIC REALM

A well-designed public realm will contribute to the success of the Old East
Village Dundas Street Corridor Secondary Plan area as a safe and attractive
place for people to live and visit. An excellent pedestrian environment, lively
public spaces, a coordinated streetscaping approach, and safe and convenient
connections to transit and parking will help to achieve this. In addition to
enhancing the pedestrian thoroughfares of the Secondary Plan area, there is a
need to build up a network of public spaces that will provide places to gather
and act as focal points for the community. There is also a need to safeguard
landscape areas which will help act as a buffer between the pedestrian zones
and the proposed rapid transit infrastructure along King Street.

The design of the public realm within Old East Village and the surrounding
areas should provide a safe, comfortable, and attractive environment. The
public realm and streetscape will be designed in a way that allows flexibility
and the ability for adaptation over time as resources become available and as
the area evolves. The following policies apply to the public realm, including all
public streets and mid-block connections to municipal parking lots within the
Old East Village Dundas Street Corridor Secondary Plan area:

a) Pedestrian comfort, connectivity, and safety will be prioritized in the
design of the public realm.

b) Main building entrances, terraces, and gathering spaces will be oriented
towards public rights-of-way to support safety and provide direct access
from the sidewalk.
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All north-south streets connecting Queens
Avenue, Dundas Street, and King Street
are essential pedestrian and cycling
connections, and will be enhanced
through:

Ensuring generous sidewalk width;

Adding integrated and coordinated
directional signage;

Incorporating pedestrian-scaled
lighting;

Creating safe cycling conditions on
north-south streets that connect
the existing and future cycling
infrastructure;

Providing bicycle parking facilities; and,

Designing attractive and high-quality
landscaping, planted in conditions that
support a future mature landscape.

Safety and accessibility of connections to
municipal parking lots from public rights-
of-way will be enhanced with appropriate
sightlines, pedestrian-scaled lighting, and
signage.

A coordinated wayfinding approach should
be developed for the Secondary Plan area,
which includes municipal parking lots.

Existing street trees will be retained where
possible, and new trees with potential for
large canopy will be planted in landscape
zones with adequate soil volume to
provide shade.

The integration of open spaces, such as
plazas or parkettes, are encouraged with
new development, especially at street
intersections for visibility and accessibility.

Opportunities to incorporate gateway
features should be considered at key
intersections.

23

Coordinated street furniture, including
bicycle parking, benches, planters,
waste receptacles, and lighting will be
incorporated into the street design.

Opportunities to add walkways and/or
widen and extend laneways to provide safe
midblock connections and connections to
municipal parking lots should be explored.

Opportunities to accommodate outdoor
restaurant patios within the sidewalk and
in on-street parking spaces should be
considered.

Dundas Street will be designed with the
flexibility to accommodate events of
different scales and sizes; consideration
should be given to electrical outlet access
and capacity as well as moveable features.

Draft - February 2019
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3.6 CONNECTIVITY AND MOBILITY

The Old East Village Dundas Street Corridor Secondary Plan area is located

in close proximity to established residential neighbourhoods, new high-rise
residential development, the downtown, the evolving industrial areas of the
McCormick Area Secondary Plan area and the former Kellogg's property, and
at the juncture of four heritage conservation districts. The area is anticipating
cycling infrastructure improvements on Dundas Street and Queens Avenue,
as well as rapid transit service along King Street, Ontario Street, and Dundas
Street. To serve residents, attract visitors, and support the local businesses in
the area, establishing safe access by various modes of transportation is vital to
ensure the Secondary Plan area functions for everyone.

Schedule 4: Connectivity Framework provides an overview of the current
pedestrian routes and future areas for mid-block connections as well as the
planned Rapid Transit routes and the proposed cycling network.

The following section outlines policies that provide directions for pedestrian,
cycling, transit, and automobile connections. The intent of these policies is to
improve existing connectivity, and to identify potential opportunities for new
connections to be established as the area evolves.
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Schedule 4: Connectivity Framework
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3.6.1 PEDESTRIAN PRIORITY

The core of Old East Village is a pedestrian
supportive environment today with landscaping
and street furniture. With anticipated
improvement to the cycling infrastructure and
introduction of rapid transit service, the walking
environment requires special attention and
upgraded treatments. Well-designed streetscapes
with opportunities to incorporate street furniture
and patio space will also encourage visitors

to linger and patronise the local businesses,
enhancing Old East Village's appeal as an urban
destination.

The design of Dundas Street, King Street,
connections to municipal parking lots, and all
intersecting north-south streets will be designed
to prioritize pedestrian connectivity, safety,
comfort, and enjoyment by:

a) Ensuring a generous sidewalk width;

b) Incorporating attractive paving, plantings,
and lighting;

c) Seeking opportunities to create safe new
connections to provide public access to
municipal parking lots, public space or
public streets. This will include exploring
opportunities to create new mid-block
connections where appropriate, through
acquisition of property as it becomes
available, or through redevelopment as it
occurs;

d) Installing coordinated directional signage
at key locations, particularly on north-
south streets that provide connections
between commercial uses, residential
neighbourhoods rapid transit service, and
municipal parking lots; and,

e) Ensuring that rights-of-way, mid-block
connections, and laneways that provide
access to municipal parking lots are safe
and well lit with pedestrian-scale lighting.
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3.6.2 CYCLING

Cycling infrastructure upgrades are planned for Dundas Street and Queens
Avenue. Eastbound and westbound cycling lanes will be provided on Dundas
Street between the downtown and William Street. At William Street the network
will split, with the eastbound cycling lane continuing along Dundas Street

and the westbound cycling lane along Queens Avenue. At Quebec Street, the
cycling lanes will merge again onto Dundas Street, as illustrated in Schedule 4:
Connectivity Framework. This arrangement accommodates the limited right-
of-way width through the core of Old East Village and allows for the retention
of on-street parking and widened sidewalks as well as opportunities for bicycle
parking facilities on Dundas Street.

Cycling within the Secondary Plan area will be further supported by:

a) Integrating cycling infrastructure, such as separated cycling lanes and
route signage, into the design of the rights-of-way; and,

b) Providing cycling facilities, such as bicycle parking and repair stations, in
accessible and highly visible locations.

3.6.3 TRANSIT

Local bus routes along Dundas Street, Adelaide Street North, and Quebec Street
currently service the Secondary Plan area. Rapid transit service is anticipated

to run along King Street from the downtown to Ontario Street, then proceed
along Dundas Street from Ontario Street eastward, as illustrated in Schedule 4:
Connectivity Framework.
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As the Secondary Plan area is and will continue to 3.6.5 RIGHTS-OF-WAY DESIGN
be highly accessible by transit, considerations for

transit-oriented intensification informed the built The following section illustrates the design of
form policies and streetscape design throughout rights-of-way within the Secondary Plan area
the Secondary Plan area. alongside applicable policies for the following
a) Pedestrian connections between Dundas segments:
Street and planned rapid transit stations - Dundas Street, between Colborne and
on King Street at Colborne Street, Adelaide William Streets

Street North, and Ontario Street will be
prioritized for future enhancements to the
pedestrian environment.

Dundas Street, between William and
Ontario Streets

Dundas Street, between Ontario and
b) Where possible, local transit stops will be Quebec Streets
designed and located to minimize the

, . : Dundas Street, between Quebec and
impact to vehicular traffic.

Egerton Streets

«  King Street, between Colborne and
3.6.4 PARKING AND VEHICLE ACCESS Ontario Streets

Connectors street, between Dundas

a) Considering the needs of the existing ,
and King Streets

commercial uses as well as new businesses
emerging in the area, loading spaces

and on-street parking will continue to be
provided and considered in the design of
the rights-of-way within the Secondary
Plan area. Loading spaces will be provided
in the rear of buildings where possible.

b) Pedestrian and vehicle access to existing
municipal parking lots will be improved
through securing new access points
through redevelopment, extending
existing laneways, and enhancing existing
public laneways with improved lighting
and design treatment.

c) Pedestrian access to existing municipal
parking lots should be delineated and
separated from vehicle access whenever
possible for pedestrian safety.

37
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3.6.5.

1 Dundas Street, between Colborne Street and William Street

The design of Dundas Street between Colborne Street and William Street will
include:

a)

b)

Widened sidewalks on both sides of the road to create a comfortable
pedestrian condition;

Landscape zones on both sides of the road with large canopy trees with
appropriate soil volume, and spaces for street furniture;

Pedestrian-scaled lighting with coordinated design throughout the
Secondary Plan areg;

Separated cycling lanes travelling in both directions;

Loading zones on the north side of the street to support institutional
functions; and,

Two traffic lanes, travelling in both directions.

DUNDAS STREET

COLBORNE STREET TO WILLIAM STREET

SOUTH
NORTH

Figure 6: Dundas Street, Colborne Street to William Street



3.6.5.2 Dundas Street, between William Street and Ontario Street

The design of Dundas Street between William Street and Ontario Street will
include:

a) Widened sidewalks on both sides of the road to create a comfortable
and safe pedestrian environment;

b) Generous landscape zones on both sides of the road with large canopy
trees with appropriate soil volume, and spaces for street furniture;

c) Pedestrian-scaled lighting with coordinated design throughout the
Secondary Plan areg;

d) A separated cycling lane travelling eastbound;

e) On-street parking on the north side of the street to support retail and
commercial functions on both sides of the street;

f) Two traffic lanes, travelling in both directions; and,

g) Opportunities for restaurant patios between transit stops and loading
areas on the south side of the street.

DUNDAS STREET

WILLIAM STREET TO ONTARIO STREET

SOUTH
NORTH

Figure 7: Dundas Street, William Street to Ontario Street

Draft - February 2019
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3.6.5.3 Dundas Street, between Ontario
Street and Quebec Street

The design of Dundas Street between Ontario
Street and Quebec Street will include:

A widened sidewalk on the north side of
the road with generous landscape zones
for large canopy trees with appropriate soil
volume, and street furniture;

a)

A widened south sidewalk to
accommodates street furniture;

Pedestrian-scaled lighting with
coordinated design throughout the Plan
area;

A separated cycling lane travelling
eastbound;

Two dedicated rapid transit lanes, travelling
both directions, subject to the results

of the Bus Rapid Transit Environment
Assessment; and,

f) Two traffic lanes, travelling both directions.

3.6.5.4 Dundas Street, between Quebec
Street and Egerton Street

The design of Dundas Street between Quebec
Street and Egerton Street will include:

a) A widened sidewalk on the north side of
the road with generous landscape zones
for large canopy trees with appropriate soil
volume, and street;

b) A widened south sidewalk to
accommodates street furniture;

c) Pedestrian-scaled lighting with
coordinated design throughout the Plan
area;

d) Separated cycling lanes travelling both

directions;

39

e) Two dedicated rapid transit lanes, travelling
both directions, subject to the results
of the Bus Rapid Transit Environment
Assessment; and,

f) Two traffic lanes, travelling both directions.

3.6.5.5 Dundas Street, between Egerton
Street and Burbrook Place

The design of Dundas Street between Egerton
Street and Burbrook Place will include:

Widened sidewalks on the north side of
the road with generous landscape zones
for large canopy trees with appropriate soil
volume, and street;

a)

A widened south sidewalk to
accommodates street furniture;

Pedestrian-scaled lighting with
coordinated design throughout the Plan
area;

On-street parking on the north side of the
street to support the emerging retail and
commercial functions;

Two dedicated rapid transit lanes, travelling
both directions, subject to the results

of the Bus Rapid Transit Environment
Assessment; and,

f) Two traffic lanes, travelling both directions.

3.6.5.6 King Street, between Colborne Street
and Ontario Street

The streetscape design for King Street will include:

Generous sidewalks on both sides of the
road to accommodate the rapid transit
function of the corridor and ensure
adequate room for pedestrians and transit
riders;

a)

Generous landscape zones on the both
sides of the road with large canopy trees
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with appropriate soil volume, and space for
street furniture including benches, waste
receptacles, and rapid transit stations;

c) General front-yard setback for landscaping
between the sidewalk and the private
realm to be secured through development;

d) Pedestrian-scaled lighting with
coordinated design throughout the Plan
area;

e) Two dedicated rapid transit lanes, travelling
both directions, subject to the results
of the Bus Rapid Transit Environment
Assessment; and,

f) One traffic lane, travelling eastbound.

3.6.5.7 North-South Connector Streets

North-south streets within the Secondary Plan
area have an important role of connecting

people between Dundas Street, King Street, and
Queens Avenue. With future planned cycling
infrastructure upgrades on Queens Avenue and
Dundas Street, there is an imperative to create
safe cycling connections between these two
streets. Furthermore, the north-south connections
between King Street and Dundas Street will

3

play an important role in facilitating pedestrian
movement, particularly near transit stations on
King Street.

To enhance pedestrian and cycling connections,
the design of connector streets will include:

a) Wide sidewalks on both sides of the
street to create comfortable pedestrian
conditions;

b) Cycling infrastructure and/or on-street
parking where possible;

c) Directional signage for pedestrians and
cyclists;

d) Generous landscape zones with large
canopy trees with appropriate soil volume;
and,

e) Pedestrian-scaled lighting with
coordinated design.



3.7 CULTURAL HERITAGE

The Old East Village Dundas Street Corridor Secondary Plan area has a
substantial number of cultural heritage resources. It is the intent of the
Secondary Plan to promote the restoration and enhancement of heritage
properties. Significant cultural heritage resources shall be integrated with new
development and public realm improvements in respectful and creative ways.

The City of London maintains a Register (Inventory of Heritage Resources). Any
proposed development on or adjacent to a property designated under the
Ontario Heritage Act or a property listed in City of London’s Register shall:

a) Require a Heritage Impact Assessment (HIA) to ensure that significant
cultural heritage resources are conserved. Any assessment must include
consideration of its historical and natural context within the City of
London, and should include a comprehensive evaluation of the design,
historical, and contextual values of the property.

14Vdd
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The following potential mitigation approaches may be suitable for
consideration and application for minimizing impacts from proposed
developments on or adjacent to listed, designated, and potential cultural
heritage resources within the Secondary Plan area:

b) Avoidance and mitigation to allow development to proceed while
retaining the cultural heritage resources in situ and intact;

c) Adaptive re-use of a built heritage structure or cultural heritage
resources;

d) Commemoration of the cultural heritage of a property/structure/area,
historical commemoration means such as plaques or cultural heritage
interpretive signs; and,

e) Urban design policies and guidelines for building on, adjacent,
and nearby to heritage designated and heritage listed properties,
and properties with potential cultural heritage resources to ensure
compatibility by integrating and harmonizing mass, setback, setting,
and materials.

33
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SCHEDULE 2: GROUND-FLOOR USES
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SCHEDULE 3: PERMITTED HEIGHTS
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File: O-8879
Planner: K. Killen

Appendix C — Public Engagement

Notice of Application

Public liaison: Notice of Application was published in the Public Notices and Bidding
Opportunities section of The Londoner on March 15, 2018.

No replies were received.

Nature of Liaison: The need for an Old East Village Dundas Street Corridor Secondary
Plan was identified through discussions on the implementation of the Bus Rapid Transit
System. The east-west bus rapid transit route is proposed to run eastward from the
Downtown along King Street onto Ontario Street and then eastward along Dundas
Street within the study area (see attached Map).

The purpose of the Secondary Plan is to establish a long term vision for the area and
guide the future character of development through more specific policies than those
contained in the Rapid Transit and Urban Corridors Section of the London Plan. The
Secondary Plan can also be used to implement a vision or design concept, specifically,
an urban design framework to connect the King Street rapid transit corridor and the Old
East Village business district to the north. The Plan will provide a framework for the
evaluation of future planning applications and public and private investment in the area.

Possible amendments to Sections 20.2 and 20.3 and Schedule D of the existing Official
Plan and Policy 1565 and Map 7 of The London Plan to add the Old East Village
Dundas Street Corridor Secondary Plan as a new Secondary Plan.

Community Information Meeting — June 27, 2018

Public liaison: Notice of the Community Information Meeting was sent to 1,527
property owners in the Secondary Plan area.

Approximately 70 people were in attendance at the Community Information Meeting.
Meeting Summary:
The following meeting summary was provided by Urban Strategies Inc.:

On June 27th, 2018, the City of London hosted a Public Information Meeting for the Old
East Village Dundas Street Corridor Secondary Plan Study. At this meeting, participants
were also consulted for their opinion on preferred cycle lane options for an ongoing
Bikeway study. The consultation was held at Aeolian Hall on 795 Dundas Street
between 6:30 — 8:30 pm and consisted of a presentation and facilitated table-based
discussions. Approximately 70 community members attended the meeting. Participants
provided feedback by writing directly or placing notes and place markers on boards,
providing feedback on comment sheets, and by speaking directly with staff and
consultants. This report provides a high-level summary of participant feedback and is
not intended to provide a verbatim transcript of the meeting.

The purpose of the consultation was to:
e consult community members on identifying a vision for the study area
e discuss preferred land uses and building heights along Dundas and King Streets
e focus the discussion on the character and design of Dundas Street; and
e receive feedback on East-West Bikeway options.

Presentation and Activities:

The public meeting consisted of two parts. First, a presentation was given by staff and
consultants to provide an overview and context for the Secondary Plan Study as well as
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the Bikeway study. The second part involved a series of facilitated table discussions
based on the following questions:
1. What are the key characteristics of Dundas Street, King Street and the
surrounding area? What would you like to see preserved? What is missing?
What would you like to see change?
2. How should Dundas Street be designed? What would you like to see included in
the streetscape? (i.e. trees, patios, benches, etc.)
3. How would you rank the proposed Bikeway corridors?
4. Where are the key connections between the Dundas corridor and the future BRT
stops on King Street? How would you like them designed?
5. Where would intensification (mid-to high-rise buildings) be best suited within the
study area?

Working with a staff facilitator at each desk, participants at 10 tables were encouraged
to discuss and provide input to the questions. Report-back period followed, where tables
took turns to share a summary of their discussion with the rest of the participants.
Diagrams, images, and maps of the study area and Bikeway options were provided for
the discussion.

Response Summary:
Question 1

What are the key characteristics of Dundas Street, King Street and the surrounding
area? What would you like to see preserved?

Participants at most tables mentioned heritage buildings and attributes as key
characteristics that they would like to see preserved. Some participants identified
specific landmark buildings and destinations that they felt were important, including
Aeolian Hall, Farmer’s Market, and the Western Fairgrounds. Preserving independent
businesses was also frequently mentioned, as well as the importance of the artisan
culture and the artistic character of the area. Pubs and restaurants were mentioned as
important anchors along Dundas Street.

What would you like to see more on Dundas Street and the surrounding area?

Having more trees and other landscaping elements such as planters were frequently
mentioned, as well as integrating more public art to the area. Some participants
mentioned a long-standing need in the community for a coherent identity for the area. A
couple tables suggested that adding a gateway feature to the Western Fairgrounds
could help reinforce the identity of the area. Some participants mentioned the
importance of accessibility and inclusivity. Wanting to feel a sense of community was
also mentioned several times. At the same time, other participants mentioned a desire
to see more intensification and human-scale development. Participants also expressed
that they would like to see a more diverse mix of uses along Dundas Street that include
retail and services that can support their everyday needs and give them more reasons
to visit the area. Safety was also one of the main concerns for many participants.

What would you like to see changed on Dundas Street and the surrounding area?
Several comments were made about gaps in the street wall and empty sites. Concerns
were expressed about the concentration of social services in two blocks on Dundas
Street in close proximity to businesses. Some participants mentioned a desire to see
Dundas Street cater to all ages and offer a more family-friendly environment. A need for
safer crossings was also mentioned.

What is missing from Dundas Street and the surrounding area?

A few comments were made about the missing visual and physical connections from
Dundas Street to the existing parking behind buildings. There was a general agreement
on the missing rhythm and pedestrian activities on Dundas Street. A need for gathering
places were also mentioned. Some participants expressed that Dundas Street lacks
multi-modal travel options, although there were conflicting opinions on whether Dundas
Street should have cycle lanes.

66



File: O-8879
Planner: K. Killen

Question 2

How should Dundas Street be designed? What would you like to see included in the
streetscape?

Elements that residents would like to see in the design of Dundas Street include:
e Trees

e Public art and identity markers including signs and wayfinding elements

o Parkette or square

e Improved lighting

¢ Road diet

e Pedestrian amenities including benches, flexible seating, and chess-board tables

e Garbage cans

e Traffic calming measures

e Patios (possibly flexible/seasonal patio in parking spaces)

e Maximizing sidewalk width

e On street parking

e Outdoor power outlet for events and buskers

e Cycle lanes

e Cycle parking

e Improvements to traffic flow and safety at intersections (particularly at Elizabeth
Street and Dundas Street)

Question 3

What do you think of the four proposed East-West Bikeway route candidates?

Tables equally ranked Dundas Street and the Queens and King Street Couplet option
as the top choice among the four Bikeway route candidates. Dufferin Street was
deemed less preferable mainly due to being too far away from destinations, although
some participants expressed that the section in downtown may be suitable. All tables
universally expressed negativity towards the York Street option as they felt that the
street is unsafe due to high traffic volume and speed.

Question 4

Where would intensification (mid-to high-rise buildings) be best suited within the study
area?

Participants were asked to mark where they thought intensification would be best suited
using place markers, with red markers for where mid-rise buildings may be appropriate
and green markers for where high-rise buildings may be appropriate.

Generally, participants thought that high-rise buildings are appropriate to the south side
of the study area near King Street. Some participants also marked the east end of
Dundas Street near the fairgrounds and the west end of Dundas Street towards the
downtown as being appropriate for high-rise development. Participants thought that
mid-rise buildings are appropriate along Dundas Street, mostly on the north side of the
street. On Dundas Street, participants emphasized the importance of appropriate
integration of heritage buildings. Many participants also added that new developments
to step down towards the existing low-rise neighbourhood.

Community Information Meeting — November 1, 2018

Public liaison: Notice of the Community Information Meeting was sent out by
Transportation Planning and Design to property owners adjacent to the cycling route
options.
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Approximately 50 people were in attendance at the Community Information Meeting.

Comment cards were provided to submit comments regarding the Secondary Plan; 19
comment cards were filled out and returned.

Response Summary:

Land uses:

e Support for prioritizing the existing/emerging cultural and artistic
presence/businesses in the Old East Village, as well as of creative
entrepreneurial businesses.

e Please reference the McCormick Secondary Plan. There are positive exciting
activities happening in that area already which need to and are already
connecting to the OEV Corridor. There are two craft brewers, a climbing gym, the
redevelopment of Kellogg’s that needs to be supported and integrated.

¢ Need to ensure mandated commercial areas are thoroughly thought out.

e Ensure new building along Dundas Street have retail only at the ground floor
frontage.

Intensity:
e Concern that the area cannot handle the increase in pedestrians and traffic.

Building heights and bonusing:

e Support for the stepped building massing.

e Tall buildings aren’t required along Dundas Street. The heights now there
(original) are to scale. Stepback further north and south of Dundas if high-rise
buildings are proposed.

e Suggestion that bonusing may need to be different in Old East Village than
elsewhere in the city.

e Concern for bonusing that turns eight storeys into 10 and 12.
[ J

Modal priority:

e Support a vision that integrates a more inclusive and accessible space for
cyclists/pedestrians and a de-emphasizing of motorways/parking. Businesses
need the business that east/west traffic will provide via a protected bike lane.
Remove 10 parking spaces to provide the additional bike lane on Dundas Street.
Reduce speed limit to 30km/hr.

e Dundas Street business owner relies on commuters driving past their store and
needs the area to remain a convenient location for people to commute in their
personal vehicles.

e Preference for two bike lanes continuously on Dundas Street.

e Have the bike lane going east on King Street.

Parking:

e Elaborate on connectivity of available parking in municipal lots to Dundas Street.

e Determine how many businesses on the south side of Dundas Street where
parking will be lost have rear access.

¢ Provide funding for enhanced parking connections between the parking lots and
Dundas Street. Complete enhancements in conjuncture with other
improvements.

e Reducing parking spaces to half would hurt all the businesses in this area. Ease
of access to reach to us is of utmost importance to our customers.

e Maintain good parking for businesses — especially professional businesses.

Streetscape:
e The area needs more benches.
e Connections to BRT from Dundas Street need to be well lit.
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Glad to see plans that include more bike paths, pedestrian space, public space,
green space, patios etc.
Would like to see Dundas Place continued in Old East Village.

Heritage:

Protect heritage facades. Blend new buildings with surrounding heritage
buildings.

Any high-rise on the south side of Dundas Street, Adelaide to Ontario, should not
be allowed to reduce heritage properties to visual insignificance.

Protect heritage buildings. Keep the structures intact.

Business owner disapproves of any further construction for at least three years.
Incentive programs need to both provide financial resources to help renovate
facades (in particular) but through the provision as well of design guidelines &
principles that specify a unified “appearance” that is welcoming without being
wholly contrived.

Not in favour of BRT.

Suggestion to demolish the former dive locker building to improve access to
Dundas Street at that point from the parking lot north of Dundas Street. It is
currently a very narrow passage tightly hemmed in by buildings on either side —
no amount of lighting can compensate that.

Provide a space for those waiting for the food shelters can wait around — shelter
our park.
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Appendix D — 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:

The Provincial Policy Statement, 2014

1.1.3.3 Planning authorities shall identify appropriate locations and promote
opportunities for intensification and redevelopment where this can be accommodated
taking into account existing building stock or areas, including brownfield sites, and the
availability of suitable existing or planned infrastructure and public service facilities
required to accommodate projected needs. Intensification and redevelopment shall be
directed in accordance with the policies of Section 2: Wise Use and Management of
Resources and Section 3: Protecting Public Health and Safety.

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.

1.1.3.6 New development taking place in designated growth areas should occur
adjacent to the existing built-up area and shall have a compact form, mix of uses and
densities that allow for the efficient use of land, infrastructure and public service
facilities.

1.5.1 Healthy, active communities should be promoted by a) planning public streets,
spaces and facilities to be safe, meet the needs of pedestrians, foster social interaction
and facilitate active transportation and community connectivity.

1.6.7.5 Transportation and land use considerations shall be integrated at all stages of
the planning process.

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.
d) encouraging a sense of place, by promoting well-designed built form and cultural
planning, and by conserving features that help define character, including built
heritage resources and cultural heritage landscapes.

The London Plan

830_ Where the term “corridor” is used, without the “rapid transit” or “urban” modifier, it
is meant to apply to both of these types of corridors. We will realize our vision for our
corridors by implementing the following in all the planning we do and the public works
we undertake:
5) Allow for a wide range of permitted uses and greater intensities of
development along Rapid Transit Corridors close to transit stations
6) Carefully manage the interface between our corridors and the adjacent lands
within less intense neighbourhoods.

837_ The following uses may be permitted within the Rapid Transit Corridor and Urban
Corridor Place Types, unless otherwise identified by the Specific-Segment policies in
this chapter:
1) A range of residential, retail, service, office, cultural, recreational, and
institutional uses may be permitted within the Corridor Place Type.
4) Where there is a mix of uses within an individual building, retail and service
uses will be encouraged to front the street at grade.

840_ The following intensity policies apply within the Rapid Transit and Urban Corridor
Place Types unless otherwise identified:
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6) As shown on Table 9, greater residential intensity may be permitted within the
Rapid Transit Corridor Place Type on sites that are located within 100 metres of
a rapid transit station.

841 _ The following form policies apply within the Rapid Transit and Urban Corridor

Place Types:
2) Buildings should be sited close to the front lot line, and be of sufficient height,
to create a strong street wall along Corridors and to create separation distance
between new development and properties that are adjacent to the rear lot line.
3) The mass of large buildings fronting the street should be broken down and
articulated at grade so that they support a pleasant and interesting pedestrian
environment. Large expanses of blank wall will not be permitted to front the
street, and windows, entrances, and other building features that add interest and
animation to the street will be encouraged.
5) Buildings and the public realm will be designed to be pedestrian, cycling and
transit-supportive through building orientation, location of entrances, clearly
marked pedestrian pathways, widened sidewalks, cycling infrastructure and
general site layout that reinforces pedestrian safety and easy navigation.

845 Main Street segments are streets that have been developed, historically, for
pedestrian oriented shopping or commercial activity in the older neighbourhoods of the
city. In an effort to provide local shopping and commercial options so that residents can
walk to meet their daily needs, this Plan will support main streets within specific
segments of the Rapid Transit Corridor and Urban Corridor Place Types. These areas
will be in a linear configuration and street-oriented, meaning buildings will be close to
the street with parking generally located to the rear of the site, underground, or
integrated into the mass of the building. A broad range of uses at a walkable
neighbourhood scale will be permitted within these areas.

847 _The Intensity policies for the Rapid Transit Corridor Place Type will apply, in

addition to the following policies:
1) Within the Old East Village, Richmond Row, and SoHo segments, buildings
will be a minimum of either two storeys or eight metres in height. Podiums for
taller buildings will be a minimum of either two storeys or eight metres in height.
2) Buildings in these three Main Street segments will be a maximum of 12
storeys in height. Type 2 Bonus Zoning beyond this limit, up to 16 storeys, may
be permitted in conformity with the Our Tools part of this Plan.

1556 Where there is a need to elaborate on the parent policies of The London Plan, or
where it is important to coordinate the development of multiple properties, a secondary
plan may be prepared by the City of London. Secondary plans will allow for a
comprehensive study of a secondary planning area, considering all of the City Building
and Environmental Policies of this Plan. It will also allow for a coordinated planning
approach for the secondary planning area and the opportunity to provide more detailed
policy guidance for the area that goes beyond the general policies of The London Plan.

1557_ Secondary Plans may be applied to areas of varying sizes — from large planning

districts and neighbourhoods to small stretches of streetscape or even large individual

sites. Areas that may warrant the preparation and adoption of a secondary plan include:
11) Areas, in whole or in part, within the Transit Village, Rapid Transit Corridor,
or Urban Corridor Place Types that may require vision and more specific policy
guidance for transition from their existing form to the form envisioned by this
Plan.
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NOTICE OF

PLANNING APPLICATION

Zoning By-Law Amendment

348 Sunningdale Road East

File: Z-9011
Applicant: Westchester Homes Ltd.

What is Proposed?

Zoning amendment to allow:
e two, 3 storey townhouse dwellings with a total of
17 units

‘ .
\{{{\\\\\‘

LEARN MORE
& PROVIDE INPUT

Please provide any comments by February 25, 2019

Barb Debbert

bdebbert@london.ca

519-661-CITY (2489) ext. 5345

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

File: Z-9011

london.ca/planapps

You may also discuss any concerns you have with your Ward Councillor:
Maureen Cassidy

mcassidy@london.ca

519-661-CITY (2489) ext. 4005

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: February 4, 2019
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Application Details

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

Requested Zoning By-law Amendment

To change the zoning from an Urban Reserve (UR1) Zone to a Residential R5 Special
Provision (R5-2(_)) 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.

Current Zoning

Zone: Urban Reserve (UR1)

Permitted Uses: existing dwellings; agricultural uses except for mushroom farms,
commercial greenhouses, livestock facilities and manure storage facilities; conservation lands;
managed woodlot; wayside pit; and passive recreation use.

Special Provision(s): n/a

Residential Density: n/a

Height: 15.0 metres

Requested Zoning

Zone: Residential R5 Special Provision (R5-2())

Permitted Uses:cluster townhouse dwellings and cluster stacked townhouse dwellings
Special Provision(s): side yard setbacks of 3.0 metres in place of 6.0 metres for units with
windows on the side elevations

Residential Density: 30 units per hectare

Height: 12 metres (3 storeys)

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 Multi-family, Medium
Density Residential in the Official Plan, which permits multiple attached dwellings, such as row
houses or cluster houses, low-rise apartment buildings, rooming and boarding houses,
emergency care facilities, converted dwellings and small-scale nursing homes, rest homes and
homes for the aged as the main uses.

The subject lands are in the Neighbourhoods Place Type in The London Plan, permitting a
broad range of residential forms up to low-rise apartment buildings, home occupations, group
homes, emergency care establishments, rooming houses, and supervised correctional
residences.

How Can You Participate in the Planning Process?

You have received this Notice because someone has applied 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
e 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.

This request represents residential intensification as defined in the policies of the Official Plan.
Under these policies, Development Services staff and the Planning and Environment
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Committee will also consider detailed site plan matters such as fencing, landscaping, lighting,
driveway locations, building scale and design, and the location of the proposed building on the
site. We would like to hear your comments on these matters.

Attend a Future Public Participation Meeting

The Planning and Environment Committee will consider the requested 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 Planning and Environment Committee
will make a recommendation to Council, which will make its decision at a future Council
meeting.

What Are Your Legal Rights?

Notification of Council 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 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.
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The above image represents the applicant’s proposal as submitted and may change.
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1.0 INTRODUCTION

Westchester Homes (the proponent) has initiated the planning process for a proposed Zoning By-law
Amendment for the lands at 348 Sunningdale Road East [Figure 1] to permit townhouse dwelling units in
a condominium format. The legal parcel is referred to the Subject Lands for the purposes of this report

[Figure 1]. There was a single residential home on the Subject Lands up until late 2016.

An Initial Proposal Summary prepared by Zelinka Priamo was completed in August 2017 and submitted
to the City of London. An Issues Scoping Report (BioLogic, December 12 2017) was submitted to the
City of London, followed by a scoping meeting on January 11, 2018 with the City of London and
UTRCA. The City of London requested that the residential yard trees be evaluated using the City of
London Guideline Document for the Evaluation of Ecologically Significant Woodlands (Woodland
Guidelines) (2006). Despite not meeting the requirements for the application of the Woodland
Guidelines, the guidelines were applied to the site to flag anything that might be considered important as
a part of the site plan application, with the results compiled into a letter to the City of London April 3,
2018. The results are also discussed in this report. Further to this, a site meeting took place on May 2,

2018 to refine any additional life science requirements for this EIS [Appendix A].

The Site Plan has been updated since the submission of the Issues Scoping Report (BioLogic, December
12, 2017). The 2017 Site Plan had a condominium style development of 9 single detached units and 2
townhouse style buildings with 4 units each. The Site Plan is reduced now to 2 row townhouse style

buildings and one internal road to accommodate a pipeline setback.

1.1 Report Objective

This EIS is submitted in support of a planning application for a condominium development of two
townhouse style units: one 3-storey building with 8 units, and one 3-storey building with 9 units. The two

buildings will have associated stormwater and sanitary servicing on the Subject Lands.

This report assesses the natural heritage features and functions, based on the life science data collected

for this EIS.

EIS - 348 Sunningdale Road Westchester Homes
BioLogic 1 November 20, 2018
81



The process and reporting is also designed to provide a support document to subsequent site alteration
permit applications which may be submitted to the Upper Thames River Conservation Authority

(UTRCA).

1.2 Format

Natural heritage features and functions identified in this EIS are evaluated through a review of the
Natural Heritage Reference Manual (NHRM, 2010) for policy 2.1 of the Provincial Policy Statement
(MAH, 2014); and Section 15 of the City of London Official Plan (Office Consolidation, January 2006).
The EIS will also follow the City of London Environmental Management Guidelines (2007).

The EIS contains the following components, in accordance with the standards noted above:
Section 2.0 Land Use Setting
Section 3.0 Triggers for EIS

Section 4.0 Description of the Natural Environment

Section 5.0 Natural Heritage Policy Considerations

Section 6.0 Description of Development

Section 7.0 Potential Impacts and Mitigation Recommendations
Section 8.0 Summary and Conclusions

1.3 Background Documents

The following existing data and studies were used to review the current environment.

. Uplands North Area Plan (City of London, 2003)

1.4 Pre-Consultation

To date, pre-consultation has consisted of discussions with the City of London and UTRCA including:

. Pre-Application Consultation August 22, 2017

. A Scoping meeting January 11, 2018

. A site meeting May 2, 2018

. Scope of project (by email) May 25, 2018 [ Appendix A].

EIS - 348 Sunningdale Road Westchester Homes
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2.0 LAND USE SETTINGS

The Subject Lands are 0.64 ha and located at 348 Sunningdale Rd, approximately 20m east of the
intersection of Lindisfarme Road and Sunningdale Road East. The site is a vacant residential lot that was
formerly occupied by a single detached house and outbuilding that were removed in 2016. The Subject
Lands are currently accessed by a gravel driveway to Sunningdale Road East near the east boundary of
the site. There is residential development on the south side of Sunningdale Road East, opposite the

Subject Lands. There are agricultural lands approximately 90m to the north [Figure 1].

The descriptions in this section are based on a review of the records available. The descriptions of the

site based on field investigations are found in Section 4.0 Description of the Natural Environment.

21 Environmental Designations

There are no natural heritage features identified on the Subject Lands on Schedule B1(London Official
Plan, September 2015) [Figure 2]. There is an unevaluated vegetation patch abutting the north property
boundary, and a Provincially Significant Wetland (PSW) further north of the unevaluated vegetation
patch [Figure 2]. The PSW is somewhat linear and loosely wraps around the west, north and east sides of
the Subject Lands. This linear feature continues through to the south side of Sunningdale Road East on
the west side of the Subject Lands [Figure 2] (City of London Official Plan September 2015). There are

also flow paths and Maximum Hazard Lines associated with the PSW offsite to the north.

2.2 Land Use Designations

The Subject Lands are designated as Multi-family Medium Density Residential, and surrounded by Open
Space which corresponds to the PSW boundary. North of the PSW, the lands are designated Low Density
Residential (City of London Official Plan Schedule A, 2015) [Figure 3]. There is a flow path shown
from the (mid) east property line to the Powell Drain, a flow path not shown on the Natural Heritage

Features map.

EIS - 348 Sunningdale Road Westchester Homes
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2.3 Zoning Bylaws

The Subject Lands are zoned Urban Reserve (UR1) Zone (City of London Zoning). Urban Reserve
zoning is applied to lands to protect large tracts of land from premature subdivision and development, to
ensure comprehensive development [Figure 4]. The proposed re-zoning will bring the lands in conformity

with the Official Plan.

24 Upper Thames River Conservation Authority (UTRCA) Regulation

There is a small portion of the northwest corner that is regulated by Upper Thames River Conservation
Authority (UTRCA) under Ontario Regulation 157/06 [Figure 4] for Hazard Lands (Zelinka Priamo,
August 2017). This graphic is from the City of London zoning map rather than the official regulation
map provided by UTRCA. As agreed in the Scoping meeting of January 11, 2018, there were no

regulatory issues for the Subject Lands.

EIS - 348 Sunningdale Road Westchester Homes
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3.0 TRIGGERS FOR EIS

When a development proposal requires a Planning Act application (ie. Draft Plan submission, or
amendments to the Official Plan and/or zoning by-law), the City of London requires an EIS to be
completed if the Subject Lands are entirely or partially within specified distances adjacent to the natural

heritage components set out in Table 15-1 of the City of London Official Plan (2006).

The proponent is planning a medium density development within the Subject Lands which will require

planning amendments.

Triggers for the Environment Impact Study are as follows:

. proposed development within 120m of a Provincially Significant Wetland

As well, application for a permit under the UTRCA Ontario Regulation 157/06 may require an EIS

. Subject Lands are within the UTRCA’s regulation limits

In addition, the Endangered Species Act (2007) protects species and habitat that are not always identified

on Official Plan Schedules. To be consistent with the Provincial Policy Statement (MMAH, 20005 &

MMAH, 2014) the requirements for an additional study can be triggered without any adjacent features

1dentified on the Official Plan.

The following section (Section 4) reviews the natural heritage setting of the legal property. Section 5

reviews the proposed land use change in conjunction with generic natural heritage issues which may

require consideration in the application process.
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4.0 DESCRIPTION OF THE NATURAL ENVIRONMENT

The following section reviews the abiotic and biotic features on and directly adjacent to the Subject
Lands that contribute to the overall natural heritage features and functions. This review provides relevant
background information for interpreting environmental features and functions on the Subject Lands for

the evaluation in Section 5.

41 Physical Setting

4.1.1 Physiography
Quaternary structural features include sandy, silt, loam, till of the Arva Moraine (Sado and Vagners,

1971). The surficial physical landscape in the area is Till Moraine (Chapman and Putnam, 1984).

41.2 Soils

Soils on the Subject Lands are associated with an Eroded Channel; the eroded channel appears to be
related to the wetland and flow path further north. Soils of the lands surrounding the Subject Lands are
Bryanston association, comprised of well drained Bryanston, imperfectly drained Thorndale, and poorly

drained Nissouri soils of silt loam and loam glacial till (Hagerty and Kingston, 1992).

The water well record for the domestic well on site indicate there is thin layer of gravel (~1m) beneath

42m of clay (with streaks of sand) (Ontario.ca) [Appendix B].

4.1.3 Topography
Regionally the area is very gently sloped to gently sloped (Hagerty and Kingston, 1992).

In general, the Subject Lands are gently sloped to the south, however there are some localized
undulations within the property. The northwest corner of the site slopes (approximately 3:1) to the north,
where the slopes start about 5Sm from the north boundary, with the majority of the slopes offsite. At the
southeast quadrant, off property, the gradients rise slightly to the east. The northeast quadrant is flat with
some evidence of sheet flow off site to the east. There is also a rise in grade from Sunningdale Rd to the

south property line. There are no low areas of localized ponded water.

EIS - 348 Sunningdale Road Westchester Homes
BioLogic 6 November 20, 2018
86



4.1.4 Hydrology
The Subject Lands are within the Stoney Creek Subwatershed in the City of London.

Water well records for dug well for the prior home on the Subject Lands indicate ground water was
found 41m below ground surface, within a thin layer of gravel (Ontario.ca). There were no seeps or
springs observed on the Subject Lands.

4.2 Biological Setting

Provincially Significant Areas

The Powell Drain wetland (a unit of the Arva Moraine PSW Complex) is identified to the north, west and
east of the Subject Lands (City of London, 2003; LIO, December 2017). The wetland boundary is 32m
away from the Subject Lands, at its closest location, at the northwest corner, and 95m from the west

property line and 60m at the northeast corner.

Area Plan Data (i.e. Uplands North Area Plan)

The Uplands North Area Plan (City of London, 2003) completed an analysis of the Powell Drain wetland
that surrounds the Subject Lands on the west, north and east sides. At the time of the Area Plan, the
Powell Drain wetland was designated as Open Space on Schedule A of the City of London Official Plan
(Consolidated January 2001) and protected as a Locally Significant Wetland (Wetlands Class 4-7) on
Schedule B.

4.2.1 Vegetation

Investigations for Ecological Land Classification (ELC) [based on Lee et al (1998)] for the Subject
Lands were conducted on October 18, 2017, June 5 and June 20, 2018 by Will Huys (MNRF certified in
ELC) [Appendix C]. The Subject Lands are former residential lands from which the buildings have been
removed, however the residential yard trees remain. The most densely treed section of the former yard is
concentrated in the southwest corner of the property and is best classified as a Mineral Cultural
Woodland Ecosite (CUW1). This community is dominated by Sugar Maple (Acer saccharum), Norway
Spruce (Picea abies), and Red Pine (Pinus resinosa). Within this community, near the south central edge
of the Subject Lands, a mature Tulip Tree (Liriodendron tulipifera) is notable as a specimen tree in the
City of London. Vegetation within the former residential lands outside of the Cultural Woodland

community, includes a hedgerow of 10 Norway Spruce at the northeast corner and a few ornamental
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shrubs (Honeysuckle and Lilac) mainly limited to the edges of the property. The groundlayer is
dominated by grasses from the former residential lawn, however, Goldenrods (Solidago sp.), Asters
(Symphiotrichum sp.) and Canada Thistle (Cirsium arvense) are beginning to colonize the area. [Figures

5a and 5b].

On the adjacent lands, there is a Cultural Thicket community to the north and abutting the east property
line; and a Cultural Woodland community abutting the west property line [Figures 5a and 5b]. Between
the north property line and the Cultural Thicket there are no trees, save and except where the Cultural

Thicket abuts the Cultural Woodland towards the northwest corner of the Subject Lands.

A tree inventory was conducted for the Subject Lands to identify valuable trees for retention (RKLA,

2017). First and Second Priority trees for retention and hazard trees were identified [ Appendix D].

4.2.2 Wildlife Habitat

MNRF Significant Wildlife Habitat (SWH) Criteria Schedules for Ecoregion 7E (January 2015) uses
ELC Ecosite codes and habitat criteria (eg. size of ELC polygon, location of ELC polygon) to identify
candidate significant wildlife habitat. The Residential lands/cultural woodland (A1/CUW1) on the
Subject Lands did not meet the habitat criteria thresholds for candidate significant wildlife habitat
according to the MNRF Ceriteria Schedules (2015) [Appendix E].

There were individual snag/wildlife trees on the Subject Lands, but not enough to meet the quantity and
habitat area (>10/ha >25cm DBH) to be considered SWH (habitat for Bat Maternity Colonies). The snag

trees as potential habitat for Species At Risk bats is discussed below under Section 4.2.5 Fauna.

Summary

There is no candidate significant wildlife habitat on the Subject Lands.

4.2.3 Aquatic
There are no aquatic Species At Risk or species of provincial interest listed by NHIC within 1 km of the

legal parcel (NHIC website) [Appendix F].

At the east boundary of the Subject Lands, in the northern third of the property, there is some sheet flow

that generates on site and flows to the east. However, there is no defined channel on or next to the site.
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By air photo interpretation, there appears to be a small wetland pocket (less than 100m?) to the east of the

Subject Lands. There are no channels, watercourses, or ponded water within the Subject Lands.

Summary

There is no aquatic habitat, nor aquatic species found on the Subject Lands.

4.2.4 Flora

Branching Burreed (Sparganium androcladum) (SH) was the only floral species of provincial interest
that has the potential to be found within 1km of the Subject Lands (NHIC website) [Appendix F]. No
floral Species At Risk (SAR) were listed by NHIC.

A three season floral inventory was conducted by Will Huys on October 18, 2017, May 22, June 5, June
20 and July 10, 2018 [ Appendix G]. There was no habitat [bogs or shallow water (Britton and Brown,
1970)] suitable for Branching Burreed observed on the Subject Lands. While there was some Red-osier
Dogwood observed on and adjacent (to the east) to the Subject Lands, this species is not indicative of
groundwater (TRCA, 2017) but instead likely represent a small lowland pocket or possibly a hole (old

well, foundation, tree uprooted) that has been subsequently been filled with loose material.

No floral Species At Risk, including Butternut (Endangered), Chestnut (Endangered) or Blue Ash
(Threatened), were observed on the Subject Lands. No floral Species At Risk were observed on the

adjacent lands, with observations from the property limits.

Summary

There is no habitat for Species At Risk (Endangered or Threatened) nor species of provincial interest

(Special Concern, or S1-S3 Ranked) on or adjacent to the Subject Lands.

4.2.5 Fauna

Snapping Turtle (Chelydra serpentina) (Special Concern) was the only faunal species of provincial
interest that has the potential to be found within 1km of the Subject Lands (NHIC website). There were
no faunal Species At Risk listed by NHIC within 1km of the Subject Lands (NHIC website) [ Appendix
F].
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Birds
A breeding bird study was conducted by Will Huys on June 5 and 20, 2018 for the Subject Lands. No
Species At Risk, nor species of provincial interest were observed on the Subject Lands, nor on adjacent

lands during the breeding bird study [Appendix H].

Summary
There is no significant habitat for breeding birds on the Subject Lands.

Amphibians

Amphibian monitoring was completed by Laura McLennan on April 23, May 22 and June 18, 2018
[using the Great Lakes Marsh Monitoring Protocols (Bird Studies Canada)]. In 2018, spring temperatures
were not consistently over 5°C until latter half of April. During these investigations, there were no frogs
heard on the Subject Lands [ Appendix I]. On the adjacent lands to the north (Powell Drain Wetland)

Spring Peepers were heard in early spring, while Green Frogs were heard in summer [ Appendix I].

Summary

There is no significant habitat for amphibian species on the Subject Lands.

Reptiles

During site investigations in 2017 (October 18) and 2018 (April 25, May 22, June 5, June 20, July 10),
investigators did not locate any open water features (including those shown on the City of London
Official Plan Schedule A [Figure 3]) nor gravelly or sandy areas (Ontario.ca) that could be potential
nesting habitat for Snapping Turtle (SC). There were no incidental observations of turtles including
Snapping Turtle on the Subject Lands during any site investigations through 2018. There was also no

incidental evidence of reptile hibernacula during any site investigations through 2018.

Summary
There is no significant habitat for reptiles on the Subject Lands.

Mammals
During site investigations in 2017 (October 18) and 2018 (April 25, May 22, June 5, June 20, July 10),
investigators incidentally searched for large burrows that had the potential to be American Badger

(Endangered) habitat, and none were observed. American Badgers require deep sandy soils with organic
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matter to create dens for resting, rearing young and overwintering (Ontario American Badger Recovery
Team, 2010). The underlying soils are mineral and not conducive for large burrows for American

Badger.

A site investigation for potential bat maternity roost habitat was completed on April 25 2018, during leaf-
off conditions. There were 10 trees identified as potential Species At Risk bat maternity roost habitat
trees [Appendix J]. A Stage 1 Information Request was submitted to MNRF (August 1, 2018) that
included the inventory and decay class of the potential SAR bat maternity roost habitat trees. A Letter to
Proponent was issued by MNRF on October 30, 2018 stating that the project activities are not likely to
contravene the Endangered Species Act (2007) if tree removal was limited to a timing window (outside
of May - September) and bat boxes were installed at a rate of 2:1 [Appendix K]. Fewer trees are planned

for removal with the updated application than what was presented to MNREF in their approval.

Summary
There is no significant habitat for American Badger (Endangered) or SAR bats on the Subject Lands,

although replacement of suitable snag trees with bat boxes was requested by MNRF.
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5.0 NATURAL HERITAGE PoLIcY CONSIDERATIONS

This section reviews the provincial, municipal and Conservation Authority regulatory policies within the

project location with respect to Natural Heritage considerations.

The provincial and municipal natural heritage policies provide guidelines that determine appropriate land

uses on and adjacent to natural heritage features and functions. Policies that pertain to this site include:

. the 2014 Provincial Policy Statement from MAH, Section 2.1
> these have been reviewed with the Natural Heritage Reference Manual (NHRM) (MNR,
2010),
> the City of London Official Plan, Section 15.2 and 15.4,
> the City of London Environmental Management Guidelines (2007), and
> the UTRCA Regulations.

The natural features and functions identified in Section 4 of this EIS, are applied to the above policies in
order to determine which components of the natural heritage system will require additional consideration.
Features which warrant further evaluation for significance or require guidance with respect to

construction activity are discussed in more detail in Section 6.

5.1 Provincial Policy

The Provincial Policy considerations are based on Provincial Policy Statement from MAH, 2014, section

2.1 and reviewed using the Natural Heritage Reference Manual (Sections 5-11) (MNR, 2010).

2.14
a), b) Significant Wetlands/Coastal Wetlands

Section 6 - Significant Wetlands and Significant Coastal Wetlands
The adjacent Powell Drain wetland (a unit of the Arva Moraine PSW Complex) that surrounds (32m
away at its closest location on the north side) the Subject Lands has been identified as provincially
significant (NHIC website, December 2017; and City of London Official Plan Schedule B1, September
2015) [Figure 2].
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While this PSW unit is approximately 32m to the north, the functions of the wetland will require further

consideration.

2.15
b) Significant Woodlands

Section 7 - Significant Woodlands
The residential trees within the Subject Lands are not a provincially significant woodland as they did not
form part of Official Plan updates. Woodlands are further evaluated for local significance with the City

of London municipal policy (item 15.4.5 of the following Section 5.2).

¢) Significant Valleylands

Section 8 - Significant Valleylands
The Subject Lands are relatively flat and there are no significant Valleylands on or adjacent to the

Subject Lands.

d) Significant Wildlife Habitat
Section 9 - Significant Wildlife Habitat

Criteria to identify wildlife habitats that should be considered significant are taken from the Ecoregion
Criteria Schedules (MNRF, 2015) [Appendix E]. There was no candidate significant wildlife habitat
(based on ELC) as discussed in Section 4.2.2. There was no significant wildlife habitat confirmed with

site investigations and evaluation of species use for the Subject Lands.

e) Areas of Natural and Scientific Interest

Section 10 - Significant Areas of Natural and Scientific Interest

There are no ANSIs identified on or adjacent to the Subject Lands.

2.1.6
Fish Habitat
Section 11 - Fish Habitat - Broad Scale
Broad scale fish habitat, for the purposes of this review, considers downstream fisheries. There is likely
indirect fish habitat associated with the wetland 32m to the north of the Subject Lands. However there
are no flow paths that directly connect the Subject Lands to this habitat. The flow path to the east is not a

defined channel and is dominated by terrestrial grasses through this broad swale.
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Section 11 - Fish Habitat - Detailed Scale
Detailed scale fish habitat, for the purposes of this review, considers fisheries habitat within the Subject

Lands. There are no channels, watercourses or fish habitat within the Subject Lands.

2.1.7

Habitat of Endangered Species and Threatened Species

Section 5 - Significant Habitat of Endangered and Threatened Species
There were no Species At Risk (Endangered or Threatened species) or habitat of Species At Risk found
within the Subject Lands [ Appendix K].

Summary - Provincial Policy:
This EIS will need to consider adjacent features and functions including the Powell Drain Wetland to
address provincial planning policy.

5.2 Municipal Policy

The Municipal Policy Natural Heritage considerations are based on the City of London Official Plan,
2006, section 15.4.

15.4.1 Environmentally Significant Areas

There are no ESAs on or adjacent to the Subject Lands.

15.4.2 Wetlands
The Powell Drain Wetland (a unit of the Arva Moraine PSW Complex) is on the adjacent lands to the
north, west and east of the Subject Lands. Uplands North Area Plan (City of London, 2003)
Environmental Management Recommendations include the consideration of buffers to the Powell Drain
wetland to mitigate adjacent land impacts and that the buffers should consider slope, vegetation and soils.
In this location, the Subject Lands are well set back (at least 32m) from the wetland boundary and no

additional buffer is required to protect the wetland from physical disturbances and/or direct impacts.

The unevaluated pocket of wetland (less than 100m?) habitat appears to be approximately 35m to the east

(off property) by air photo interpretation. This feature is too small to be considered under City of London
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Official Plan policies (not on a map and much smaller than 0.5 ha).

15.4.3 Areas of Natural and Scientific Interest

There are no ESAs on or adjacent to the Subject Lands.

15.4.4 Habitat of Endangered, Threatened and Vulnerable Species

There were no Species At Risk (Endangered or Threatened species) or habitat of Species At Risk found

within the Subject Lands, as discussed above.

15.4.5 Woodlands
The City of London requested that the Woodland Evaluation from the City of London Guidelines (2007)
be applied to the residential yard trees [ Appendix L]. The treed area on the Subject Lands does not meet

any high standard for significance using the City guidelines [ Appendix L].

15.4.6 Corridors

Any corridor function would be limited to the Powell Drain Wetland on the adjacent lands to the north.

15.4.7 Wildlife Habitat

There is no significant wildlife habitat on the Subject Lands.

1) The review of significance of wildlife habitat is based on the following considerations
that have had regard for and having regard for the Significant Wildlife Habitat Technical
Guide (MNR, 2000)
a) 1) Habitats of seasonal concentrations of animals:

No seasonal concentration areas were identified.

2) Rare vegetation communities

No rare vegetation communities were identified.

3) Specialized habitat for wildlife

No specialized habitat for wildlife was identified.

4) Habitat of species of conservation concern:
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b)

There are no species of conservation concern no habitat of species of

conservation concern on the Subject Lands.

5) Animal movement corridors:

There are no distinct passageways for wildlife movement between habitats that
are required to complete wildlife species life cycles. The Subject Lands are not
linked to a significant animal movement corridor. Any corridor function would

be limited to the Powell Drain Wetland on the adjacent lands to the north.

The Subject Lands do not have any habitat that is under represented in the City

of London.

There are no areas of habitat having a high diversity of species composition that
are of value for research, conservation, education and passive recreation

opportunities.

i) There are no areas of Significant Wildlife Habitat identified on Schedule B1.

15.4. 8 Fish Habitat

There is no direct fish habitat and no drainage features within the Subject Lands.

15.4.9 Groundwater Recharge Areas, Headwaters and Aquifers

There are no groundwater recharge areas, headwater and aquifers identified on the Subject Lands.

15.4.10 Water Quality and Quantity

Water quality and quantity to the adjacent Powell Drain Wetland needs to be considered in this EIS.

15.4.11 Potential Naturalization Areas

There are no potential naturalization areas identified on or adjacent to the Subject Lands.

15.4.12 Carolinian Canada Big Picture Concept

The Subject Lands are not identified as part of the local Big Picture Meta-Cores and Meta-Corridors.
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15.4.13 Unevaluated Vegetation Patches

There is an unevaluated vegetation patch associated with the Powell Drain Wetland to the north of the

Subject Lands.

15.4.14 Other Woodland Patches larger than 0.5 Hectares

The residential yard trees abut the cultural woodland habitat that is on the adjacent lands to the west. The
residential trees however would not be considered a woodland patch due to managed lawn in
groundlayer. There is one Tulip Tree within the frontage of the property that would be considered a

specimen tree in the City of London.

15.4.15 Other Drainage Features

There are no drainage features within the Subject Lands.

Summary - Municipal Policy:

This EIS will need to consider adjacent features and functions including the Powell Drain Wetland, and

water quality and quantity to address municipal planning policy.

5.3 UTRCA Policy Considerations and Regulated Lands

Wetland Interference

A portion of the northwest corner of the Subject Lands are within the Regulation Limit. This EIS will

need to consider wetland interference to the Powell Drain Wetland on adjacent lands.

Conservation Authority Regulation Limit

Any development proposed within the areas regulated by UTRCA will require a permit.

Summary - Conservation Authority Regulations
An EIS that considers adjacent features and functions including the wetland, and wetland interference
will provide the appropriate supporting information to be submitted with a Site Alteration Permit

Application to the Upper Thames River Conservation Authority (UTRCA).
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54 Summary of Identified Features and Functions

The features and functions in Table 1 have been identified through the policy review as requiring further

consideration in this EIS. In the ISR, a 30m setback from wetland habitat was set as the Environmental

Management Strategy [Figure 6 (Figure 7b in ISR)] to make sure wetland habitat features were protected.

Table 1: Environmental Considerations for the Subject Lands:

Policy Category Environmental Consideration Natural Heritage Feature
Provincial Policy Wetland Powell Drain Wetland
Statement
Wetland Powell Drain Wetland
City of London Water Quality and Quantity On site water contribution
UTRC.A Wetland Interference area Powell Drain Wetland
Regulations
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6.0 DESCRIPTION OF THE DEVELOPMENT

Westchester Homes is proposing a condominium development on the property located at 348
Sunningdale Rd in London. Access to the development will be from Sunningdale Rd at the south end of

the property [Figure 7].

The proposed site plan consists of two townhouse style buildings: one 3 storey building with 9 units and
one 3 storey building with 8 units, private amenity space at the rear of each building, and an internal road
accessed from Sunningdale Rd [Figure 7]. The development proposal, which will require a zoning bylaw
amendment, is limited to the central portion of the Subject Lands within an Urban Reserve zoning. The
rear of the north building is setback 18m from the north property line; the rear of the south building is

setback 25m from Sunningdale Rd.

Piped and cabled services will be placed within the municipal road allowances and under the pavement
deck of internal roads. Sanitary services will be provided through connections to the municipal system,
serviced from Sunningdale Rd. Water supply will be from the watermain on Sunningdale Rd. Service
depths of between 2 to 4 metres will not interfere with groundwater on the property. Grades will be

matched within the limits of the Subject Lands.
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7.0 Impacts and Mitigation

Westchester Homes (the proponent) is proposing a 17 Unit condominium development on a property that
is approximately 0.635ha in area, located at 348 Sunningdale Rd East in London [Figure 7]. This plan
represents a smaller footprint than first circulated as a result of setbacks from a pipeline that were not

previously considered.

The proposed Site Plan respects the environmental management strategy proposed in the Issues Scoping

Report [Figure 6], whereby the plan is 30m or more from any wetland feature.

While the Subject Lands is void of significant natural heritage features, it does have a Tulip Trees within
the frontage that would be considered a specimen tree in London. The Site Plan retains the majority of
the residential yard trees (including the Tulip Tree) in the frontage of the property and is setback 18m
from the north property line (at least 50m from the Powell Drain Wetland) [Figure 8]. Additionally, the
development footprint will retain any sheet flow that is generated at or near the east boundary (in the

northern third of the property) with a setback of 3.2m to the east property line.
This section identifies potential indirect impacts to the significant natural heritage features adjacent to
the Subject Lands. Protection and mitigation measures for indirect impacts are presented. A net effects

table is provided at the end of this section.

Water Balance and Wetland

Considering the lack of drainage features, clay soils and relatively steep slopes to the north at the
northwest corner, there is likely minor surface flow contributions to the Powell Drain Wetland from the

Subject Lands.

Recommendation 1:  The development footprint is setback 18m from the north property line (50m
from the wetland at its closest in the northwest corner). The development
avoids impact to the northerly slopes localized to the northwest corner.
Easterly from this location, the development footprint is up to 130m away
from the wetland. The post-development runoff should be managed so that
flows do not scour a flow channel down the slope at the northwest corner. If

the development is modified or the private amenity space requires grading, it
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Recommendation 2:

Recommendation 3:

Wildlife

should be reviewed for potential natural heritage impacts again.
No surface road runoff should be conveyed directly to the north. These flows
should be directed to the stormwater sewers. Roof leaders should direct

water to the vegetated areas to the rear of the buildings.

A landscape plan should be developed at detailed design.

Nesting migratory birds are protected under the Migratory Birds Convention Act (MBCA), 1994. No

work is permitted to proceed that would result in the destruction of active nests (nests with eggs or young

birds), or the wounding or killing of birds, of species protected under the Migratory Birds Convention

Act, 1994 and/or Regulations under that Act.

Recommendation 4:

Avoid vegetation clearing during migratory bird breeding season (May

to July 31) to ensure that no active nests will be removed or disturbed, in
accordance with the Migratory Birds Convention Act and/or Regulations
under that Act. If works are proposed within the breeding season, prior to
any vegetation removal, the area should be checked for nesting birds. If there
are any nesting birds, works within the nesting area should not proceed until

after July 31.

There are wildlife/snag trees found within the Subject Lands that are candidate SAR bat maternity roost

habitat trees. MNRF has issued a Letter to Proponent on October 30, 2018 stating that the project

activities are not likely to contravene the Endangered Species Act (2007) with the following

recommendations:

Recommendation 5:

If candidate bat roosting trees require removal for construction works,
removal should be limited to a timing window (outside May - September) to
avoid critical habitat use times. If the private amenity space does not require
grading, three candidate bat roosting trees will be removed for the buildings
and roadway. Six bat boxes should be installed (2 bat boxes for every

candidate tree removed) near the vegetated edges of the property [Figure §]
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as requested by MNRF and the City of London. If the private amenity space
requires removal of additional candidate bat maternity trees, more bat boxes
will need to be installed. Any changes to private amenity space will also

need to be reviewed for a hazard tree assessment.

Recommendation 6: The locations of the bat boxes should be incorporated into the landscape plan.

Construction Related Impacts

There is general construction related impacts that require mitigation.

Recommendation 7:

Recommendation 8:

Recommendation 9:

Recommendation 10:

Prior to construction, sediment and erosion control fencing should be
installed along the development limit. This fence will:
» act as a barrier to keep construction equipment and spoil away from
the slope in the northwest corner, and surrounding vegetation to
remain.

» prevent erosion and sedimentation

Sediment and erosion control fencing should be inspected prior construction
to ensure it was installed correctly and during construction to ensure that the
fencing is being maintained and functioning properly. Any issues that are

identified are resolved in the same day.

Sediment and erosion control fencing will be installed according to the
Guidelines for Erosion and Sediment Control for Urban Construction Sites
(OMNR, 1987) and the applicable standards established in the Ontario
Provincial Standard Specification/Ontario Provincial Standard Drawings

(OPSS/OPSD) documents.

Sediment and erosion control fencing should not be removed until adequate
re-vegetation and site stabilization has occurred. Additional re-vegetation
plantings and/or more time for vegetation to establish may be required,

however two growing seasons are typically sufficient to stabilize most sites.
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Recommendation 11:

Recommendation 12:

Recommendation 13:

Recommendation 14:

Recommendation 15:

Homeowner Education

Recommendation 16:

A tree preservation report should be completed in conjunction with the

grading plan for the trees to remain outside the development footprint.

All disturbed areas should be re-seeded as soon as possible to maximize
erosion protection and to minimize volunteer populations of invasive species

which may spread to the adjacent feature.

Once construction is complete, installation of a black chain link fence at the

property boundary to prevent indiscriminate trails in the adjacent lands.

Roof runoff to bare ground can generate considerable sediment movement
beyond the construction limits. Until rear yards have been vegetated and
stable for housing backing onto vegetation, roof leaders should be directed to
the streets or nearby stabilized vegetated areas. To facilitate surface flows to
the north, roof leaders from the northerly townhouse building should be

directed to the rear.

All stormwater should be temporarily directed away from the natural
heritage feature through a system of swales, preferably adjacent to the road

pattern.

Develop an information package to educate residents and the

condominium corporation on appropriate ways to dispose of landscaping and
lawn maintenance waste and protect the natural heritage components beyond
the property boundaries. This is important for preservation of the vegetation
and wetland features, and also to minimize encroachment issues which can

occur from private lands if not properly managed.
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8.0 Summary and Conclusions

Westchester Homes (the proponent) is proposing a 17 Unit condominium development on the property
located at 348 Sunningdale Rd East in London [Figure 6]. The proposed Site Plan reflects the
environmental management strategy proposed in the Issues Scoping Report and also retains the majority
of the residential yard trees (including the specimen Tulip Tree) in the frontage of the property. The
development footprint is 50m from the Powell Drain Wetland at its closest location [Figure §].

The Site Plan avoids impacts with natural heritage features and the EIS has set out recommendations to
protect the adjacent significant natural heritage features. Provided these are met, the Zoning change can
proceed as proposed. When there is confirmation on the development plan, the water balance and

stormwater management requirements will come forward at the Site Plan approval stage.

BioLogic seeks comments from the City of London and the UTRCA with respect to the contents of this
EIS. Formal comments can be submitted in writing to BioLogic on behalf of the client. Should you wish
to clarify any questions or require additional information as part of the review of this EIS, do not hesitate

to contact us.

BioLogic Incorporated

.
WestchesterHome$EIS™final.wpd

[Im]
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Table 7: Net Effects Table - Westchester Homes 348 Sunningdale Rd E

Source of Impact

Affected Feature,
Function or Linkage

Predictions of physical
impact and effect on

Mitigation Strategy

Net Effects Summary

Recommendations for
Management and

wetland,
residential/cultural
woodland

-common birds and plants

- yard maintenance is
managed by condo
corporation

web based resources

features, functions and Monitoring
linkages
Artificial lighting Adjacent Powell Drain low impacts expected Avoidance; development no net effect none
wetland, - 17 residential yard lights | footprint is 50m from
residential/cultural wetland, tree preservation
woodland for frontage
-common birds and plants
Litter and garbage Adjacent Powell Drain low impacts expected Garbage bins available on | no net effect public garbage bins
wetland, - garbage litter from condo grounds; grounds should be readily
residential/cultural residents maintenance by condo available and emptied
woodland corporation regularly
-common birds and plants
Yard waste Adjacent Powell Drain low impacts expected Educational brochure, no net effects monitoring and on-going

education provided to
condo board

Increased access to
sensitive area

No sensitive areas within
the subject lands, adjacent
Powell Drain wetland

medium impacts expected
- access to Powell Drain
wetland, trampling

Fence, educational
brochure, web based
resources,

guide residents to the
existing open space at
Heron Haven Park

no net effects

on-going education
provided to condo board,
monitor for fence
openings

Creation of new trails

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

low impact expected
- there are no formal trails
planned

There are no planned
trails;

Fence and guide residents
to the existing open space
at Heron Haven Park

no net effects

on-going education
provided to condo board,
and residents

Increased trail use

No sensitive areas within
the subject lands, adjacent
Powell Drain wetland

low impact expected
- residents of 17 units will
not impact near-by trails

There are no planned
trails;

Fence and guide residents
to the existing open space
at Heron Haven Park

no net effects

on-going education
provided to condo board,
and residents
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Tree damage

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

medium impacts expected
- limb removal, tree forts

Educational brochure,
web based resources

no net effects

condo board to monitor
for tree forts, and
dismantle

Increased noise

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

low impacts expected
-common wildlife species
found

Avoidance; development
footprint is 50m from
wetland

no net effects

Residential by-laws
restrict excessive noise

Decreased infiltration and
increased run-off

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common plants

low impacts expected

Avoidance; setback
distance of 50m is large
enough to support
sufficient surface flows to
the wetland, clay soils are
not conducive to
infiltration, stormwater
management strategies to
control flow during
construction and post
construction, sediment
and erosion control
fencing at edge
development, fencing
should remain until the
area is serviced by storm
sewers and disturbed
areas are seeded; all issues
with sediment and erosion
control measures should
be resolved the same day;
roof leaders directed to
vegetated areas

no net effects

monitor sediment and
erosion control fence
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Increased erosion

slopes at northwest corner

low impacts expected

sediment and erosion
control fencing at edge
development, fencing
should remain until the
area is serviced by storm
sewers and disturbed
areas are seeded; all issues
with sediment and erosion
control measures should
be resolved the same day;
roof leaders directed to
vegetated areas

no net effects

monitor sediment and
erosion control fence

Increased nutrient,
pesticide and sediment

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common plants

low impacts expected
- grounds are managed by
condo corp.

stormwater management;
sediment and erosion
control during
construction; ban on
cosmetic pesticides

no net effects

on-going education
provided to condo board,
and residents

Visual intrusion

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

there are no adjacent
houses or parkland

Avoidance; tree
preservation plant,
development footprint is
18m from the rear lot line
and 25m from road ROW

no net effects

Domestic animals

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

low impacts expected

- cats that roam and catch
small animals; off leash
dogs can trample plants

educational brochure -
including information on
the impacts of cats on
wildlife; dogs on leashes;
signage; fence

no net effects

on-going education
provided to condo board,
and residents

Introduced invasive plants

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common plants

low impacts expected
- residence do not manage
or maintain grounds

educational brochure for
condo
corporation/grounds
maintenance staff; ensure
use of only native plants

no net effects

on-going education
provided to condo board,
and residents

Increase in urban wildlife
species

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

medium impacts expected
- limited garbage will be
generated with this small
development; garbage can
attract nuisance wildlife

educational brochure, web
based resources; including
information on what
attracts nuisance wildlife;
ensure an accessible
garbage disposal location

no net effects

on-going education
provided to condo board,
and residents
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Air pollution

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

no impacts expected

residential homes and
parkland will not generate
substantial air pollution

no net effects

Fire hazards

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

low impacts expected

- potential for recreational
gatherings in the adjacent
lands

educational brochure, web
based resources; including
information on potential
impacts of recreational
bonfires in the woods

no net effects

Use of heavy machinery -
broken limbs

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

high impacts expected

- machinery too close to
trees on site can break off
branches

install construction fence
to restrict access to areas
protected in the tree
preservation report

no net effects

tree protection
fencing/sediment and
erosion control fencing
should be inspected by a
qualified ecological
consultant

Use of heavy machinery -
soil compaction

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

medium impacts expected
- machinery too close to
the trees can compact
soils over vital tree roots

install construction fence
to restrict access to the
patch; tree protection
fencing/sediment and
erosion control fencing
should be inspected by a
qualified ecological
consultant

no net effects

Use of heavy machinery -
oil, gasoline, grease spill

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

medium impacts expected
- machinery can leak or
refueling can generate
spills

establish storage/refueling
area away from property
edges

no net effects

low infiltration soils on
site; containment of spills
should be included in plan

Changes in soil grade

Adjacent Powell Drain
wetland,
residential/cultural
woodland

-common birds and plants

medium impacts expected
-lowering the grades may
result in removal of tree
roots

-raising the grades may
result in root suffocation
- grade changes can alter
water table or drainage
patterns

setback are 3m on the
west side adjacent to
cultural woodland trees,
tree preservation report
will review tree species to
be protected

subject to tree
preservation report and
grading plan
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Figure 1: Site Location
(City of London Air Photo 2016)
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Figure 2: Natural Heritage Features
(City of London Official Plan Schedule B1, September 2015)
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Figure 8: Development Proposal
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Laura McLennan

From: MacKay, James <jmackay@london.ca>

Sent: Wednesday, May 23, 2018 8:19 AM

To: Laura McLennan

Cc: mathew.c@zpplan.com; Dave Hayman; Tchir, Tara; Page, Bruce
Subject: RE: Westchester Homes Sunningdale Rd East

Hi Laura, | will try to follow-up with the UTRCA this week to confirm what they want to see as

well. But based on our site visit and what we discussed in the field, doing the basic inventory work is
still required — Birds, veg (2 season), etc. Please follow-up with the MNRF regarding bats. Based on
the site visit, even if SAR bats are confirmed to be in the area and likely using the multiple cavities
identified in the field, the MNRF may not identify the cultural woodland as SAR habitat

based. Providing bat boxes in place of the cavity trees at the rear of the property may be sufficient
and would not require acoustic monitoring surveys according to MNRF Aylmer district

protocols. However, if the MNRF indicate that the woodland could still be designated as SAR habitat,
studies according to the protocols would likely need to be carried out to confirm.

Regards,
0 James MacKay, M.Sc.
3'&0‘:‘ Ecologist

-
301"‘5 ISA Certified Arborist
City of London, Planning Services
London Environmental and Parks Planning
CANADA T:(519) 661-CITY (2489) ext. 4865 | F: (519) 963-1483 | E: jmackay@london.ca

This email is confidential and privileged and is intended solely for the recipients named in it. Any further distribution without the sender’s permission
is prohibited. If you receive this email and you are not a recipient named in it, please delete the email and notify the sender. DISCLAIMER RELATING
TO PLANNING OPINIONS: A reasonable effort has been made to ensure that the information in this letter is correct. The opinions in this letter reflect
the writer's interpretation of the information provided. Any opinion set forth in this letter may be changed at any time during the review process. Only
the final report to Planning Committee reflects the position of the Planning and Development Department. The Corporation of the City of London
accepts no liability arising from any errors or omissions. Every Applicant should consider seeking independent planning advice.

From: Laura McLennan [mailto:Imclennan@biologic.ca]

Sent: Tuesday, May 22, 2018 2:01 PM

To: MacKay, James <jmackay@london.ca>

Cc: mathew.c@zpplan.com; Dave Hayman <dhayman@biologic.ca>; Tchir, Tara <TchirT@thamesriver.on.ca>
Subject: FW: Westchester Homes Sunningdale Rd East

Hello James,
Following up again. | am looking for the scope of life science work for the Westchester Homes location at 348
Sunningdale Rd East.

Laura McLennan

BioLogic Incorporated

110 Riverside Dr, Suite 201
London, ON N6H 4S5

1
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Tel: 519-434-1516
Fax: 519-434-0575

From: Laura McLennan

Sent: Thursday, May 17, 2018 2:56 PM

To: 'MacKay, James' <jmackay@Ilondon.ca>

Cc: 'mathew.c@zpplan.com' <mathew.c@zpplan.com>; Dave Hayman <dhayman@biologic.ca>; Tchir, Tara
<TchirT@thamesriver.on.ca>

Subject: FW: Westchester Homes Sunningdale Rd East

Hello James,
Just following up again to see if you have some direction for us on the Westchester Homes location at 348 Sunningdale
Rd East.

Thanks,

Laura McLennan

BioLogic Incorporated

110 Riverside Dr, Suite 201
London, ON N6H 4S5

Tel: 519-434-1516
Fax: 519-434-0575

From: Laura McLennan

Sent: Tuesday, May 15, 2018 12:18 PM

To: MacKay, James <jmackay@Ilondon.ca>

Cc: Dave Hayman <dhayman@biologic.ca>; Tchir, Tara <TchirT@thamesriver.on.ca>
Subject: Westchester Homes Sunningdale Rd East

Hello James

This email is to follow up on our site meeting of May 2, 2018 at the Westchester Homes location at 348 Sunningdale Rd
East in London.

As discussed, you were going to get back to us with the scope of the life science inventory to complete the EIS for the
proposed condominium development at this location.

Please provide this information so we can move forward with the data collection as necessary.

Thanks and regards,

Laura McLennan

BioLogic Incorporated

110 Riverside Dr, Suite 201
London, ON N6H 4S5

Tel: 519-434-1516
Fax: 519-434-0575
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?JTM Llﬂ_‘l ]D(I l(\ LILLI"@E t ““%ﬁ
<o\ (8120 Ol | R

The Ontario Water Resources Commission Act

s 1#£510,9, 3!@[ N
o 1O ATER WELL RECORD

County or Dlstrlct o ot T T / o ... Township, VWGEY.

_ Date completed ... 5 -
.2 (day

Casing and Screen Pumping Test

Insice diameter of casing. \-—1 ................................................. Static levei . . 7 (/’ T T TR OO UP PP PORTOPRPPPORS

Total length of casing L’/ é ST TP ORPPROTPO Test-pumping rate /{5 ...... G.PrM

Type of screen / . R U TNV PORRPORPTPPIS Pumping level

Length of screen. . e e Durationoftestpumping”.../.v:f'v.“_....v..,..v..............,..v__“,,

Depth to top of screen —_ , : L Water clear or cloudy at end of test ... //&M

Diameter of finished hole J . . L L o Recommended pumping rate... /Q.ﬁ) ..G.P.M.

Lwith pump setting of . // Q. .  feet below ground surface

Well Log Water Record -

Depth(s) at
which water(s)
found

Kind of water
(fresh, salty,
sulphur)

From To

Overburden and Bedrock Record £t Tt

For what purpose(s) is the watgr tobeused?. Location of Well

In diagram below show distances of well from
road and lot line. Indicate north by arrow.

Is well on upland, in valley & on hiflside? ..~ .

Drilling or Boring Firm /a | 3\
............................ [ , 576G
Address... ... .. kk“’ ..... g A . | e DY, 7—5[

Licence Number. ... .. y 3 . j[ ........................................................... -

Name of Driller or BOTer. ... o e }

Form 7 10M-62-1152

[Ty

OWRC COPY
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ELC PFEA, 34E Sunnio s /sl |Poveon: )
SURVEYOR(S): DATEUe 4 |5 TIME:  start
COMMUNITY
DESCRIPTION & Lo s
CLASSIFICATION [yTMmzZ: _cqz_m“ _cjsz“
POLYGON DESCRIPTION
SYSTEM SUBSTRATE | TOPOGRAPHIC HISTORY PLANT FORM | COMMUNITY
FEATURE
[ TERRESTRIAL O ot_n [J LACUSTRINE O NATURAL [ PLANKTON O Lake
O » O] RIVERINE ~ 2 [ sUBMERGED L ponD
WETLAND MINERAL SOIL m BOTTOMLAND |1 CULTURAL m FLOATING-LVD. m RIVER
TERRACE GRAMINOID STREAM
CHARLATE C3RARENT MIN. (] vALLEY SLOPE O Fors O MARSH
[ AcIDICBEDRK.  |EFTABLELAND O LICHEN O swamp
] ROLL. UPLAND LI BRYOPHYTE O FEN
0 BASIC BEDRK. m CLIFF m DECIDUOUS m BOG
TALUS CONIFEROUS BARREN
SITE El EAmrrse. [J CREVICE / CAVE COVER @ mixe O meapow
m»..s»x m PRAIRIE
ROCKLAND THICKET
m mnmu.whﬁwﬂmm [ BEACH /BAR i o L] SAVANNAH
IE2 SURFICIAL DEP m m>umomoc2m O sHrus m ﬁoﬂnmw.._.»zu
. LI
Ll aroRook & TReED O PLANTATION
STAND DESCRIPTION:
SPECIES IN ORDER OF DECREASING DOMINANCE (up to 4 sp)
LAYER HT |CVR| (>>MUCH GREATER THAN; > GREATER THAN; = ABOUT EQUAL TO)
1| canopy 21 2 |aClsasa= P\l Lie 2P Nres|
2| SUB-CANOPY
3|unoersToreY| 3 | 2 |Lonoks =G4 Ryula > BUHY phn
”L. GRD. LAYER A.U C., @,N.yw\vm S> nJ | ﬂN;v y\ M > m.m:\_\\& N> wC .,..\M.. oo
HT CODES: 1=>25m 2=10<HT 25m 3=2<HT 10m 4=1<HT 2m 5=05<HT 1m 6=02<HT o,m._._._ 7=HT<0.2m
CVR CODES 0=NONE 1=0%<CVR 10% 2=10<CVR 25% 3=25<CVR 60% 4=CVR>60%
STAND COMPOSITION: B
[SIZE CLASS ANALYSIS: [ T <10 | J1-24] Jo25-50] | >50 |
STANDING SNAGS: <10 10-24 25-50 > 50
DEADFALL / LOGS: <10 10-24 25-50 > 50
ABUNDANCE CODES: N=NONE R=RARE O=OCCASIONAL  A=ABUNDANT
lcomm. AGE : | [Poneer| Jroune | |mip-ace | [mATURE | foLD
GROWTH
L ANALYSIS:
TEXTURE: DEPTH TO MOTTLES / GLEY |9 = [c=
__so_m._.cmnm“ DEPTH OF ORGANICS: (cm
‘_IOE_OQNZMOCm !/ VARIABLE |DEPTH TO BEDROCK: (cm
COMMUNITY CLASSIFICATION: ELC CODE
COMMUNITY CLASS:| ~ .\ T 2 AL C A
COMMUNITY SERIES: | oD LAND R.\ A AJ
ECOSITE:| ™M | WZ 2 AL U W |
VEGETATION TYPE:
INCLUSION
COMPLEX
Notes: ~ommsp 25S1p5aTiACSITS L polenTAAL BA - &

!

jouguit
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ELC STE: UK Suewadal,
POLYGON: | /
MANAGEMENT/ |DATE: . £ /& 107
DISTURBANCE SURVEYOR(S):: (v A
DISTURBANCE EXTENT 0 1 2 3 SCORE t
TIME SINCE LOGGING >30 YRS 15- 30 YRS 5-15YRS 0-5YEARS _ 2
INTENSITY OF LOGGING zoz.m‘ FUEL WOOD SELECTIVE DIAMETER LIMIT )
EXTENT OF LOGGING NONE LOCAL WIDESPREAD EXTENSIVE ,_
SUGAR BUSH OPERATIONS NONE LIGHT MODERATE HEAVY
EXTENT OF OPERATIONS NONE LOCAL WIDESPREAD EXTENSIVE o
GAPS IN FOREST CANOPY NONE SMALL INTERMEDIATE ~—LARGE.
EXTENT OF GAPS NONE LOCAL WIDESPREAD —EXTENSIVE 4
LIVESTOCK (GRAZING) NONE LIGHT MODERATE HEAVY
EXTENT OF LIVESTOCK NONE LOCAL WIDESPREAD EXTENSIVE Q
ALIEN SPECIES NONE OCCASIONAL ABUNDANT DOMINANT
EXTENT OF ALIEN SPECIES NONE LOCAL WIDESPREAD EXTENSIVE m
PLANTING (PLANTATION) NONE OCCASIONAL —ABUNDANT DOMINANT p
EXTENT OF PLANTING NONE LOCAL WIDESPREAD EXTENSIVE S
TRACKS AND TRAILS NONE FAINT TRAILS WELL MARKED TRACKS 7
EXTENT OF TRACKS/TRAILS NONE LOCAL ‘WIDESPREAD" EXTENSIVE O
DUMPING (RUBBISH) NONE LIGHT MODERATE HEAVY
EXTENT OF DUMPING NONE LOCAL WIDESPREAD EXTENSIVE O
EARTH DISPLACEMENT NONE LIGHT MODERATE HEAVY
EXTENT OF DISPLACEMENT NONE LOCAL WIDESPREAD EXTENSIVE Q
RECREATIONAL USE NONE LIGHT MODERATE HEAVY
EXTENT OF RECR. USE NONE LOCAL WIDESPREAD EXTENSIVE O
NOISE NONE SLIGHT MOQODERATE INTENSE (&
EXTENT OF NOISE NONE LOCAL _WIDESPREAD EXTENSIVE "_
DISEASE/DEATH OF TREES NONE LIGHT MODERATE HEAVY O
EXTENT OF DISEASE / DEATH NONE LOCAL WIDESPREAD EXTENSIVE
WIND THROW (BLOW DOWN) NONE LIGHT MODERATE HEAVY \
EXTENT OF WIND THROW NONE LOCAL WIDESPREAD EXTENSIVE —
BROWSE (e.g. DEER) NONE LIGHT MODERATE HEAVY
EXTENT OF BROWSE NONE LOCAL WIDESPREAD EXTENSIVE U
BEAVER ACTIVITY NONE LIGHT MODERATE HEAVY
EXTENT OF BEAVER NONE LOCAL WIDESPREAD EXTENSIVE O
FLOODING (pools & puddling) NONE LIGHT MODERATE HEAVY
EXTENT OF FLOODING NONE LOCAL WIDESPREAD EXTENSIVE r.w
FIRE NONE LIGHT MODERATE HEAVY
EXTENT OF FIRE NONE LOCAL WIDESPREAD EXTENSIVE
ICE DAMAGE NONE LIGHT MODERATE HEAVY =
EXTENT OF ICE DAMAGE NONE LOCAL WIDESPREAD EXTENSIVE S
OTHER soaannasmnavsssss NONE LIGHT MODERATE HEAVY
EXTENT NONE LOCAL WIDESPREAD EXTENSIVE O

1 INTENSITY x EXTENT = SCORE
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LIST SURVEYOR(S): (L~ W ! ! =4 : LIST SURVEYOR(S): ., Al
LAYERS: 1=CANOPY 2=SUB-CANOPY 3=UNDERSTOREY 4= GROUND (GRD.)LAYER LAYERS: 1=CANOPY 2=SUB-CANOPY 3=UNDERSTOREY 4=GROUND (GRD.) LAYER
ABUNDANCE . R=RARE O=OCCASIONAL A=ABUNDANT D = DOMINANT ABUNDANCE CODES: R=RARE O =OCCASIONAL A=ABUNDANT D =DOMINANT
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m—|o SITE: WJM fr r:._f;.ak‘.__Q | m—lo SITE: Jﬁmﬂ /xr_..r_...\sk.i_\“
POLYGON: i < POLYGON: |
DATE: Y\ 5 0% DATE: } iAo " L
WILDLIFE SURVEYOR(S): 4.0 L\ WILDLIFE SURVEYOR(S): _
STARTTIME: [ -5 _mz_u TIME: "\ \ L START TIME: 7.2, () _mzc TIME:
TEMP (°C): || _ CLOUD (10th): /) |WIND: | _ PRECIPITATION: Y\~ TEMP (°C): | 2 CLOUD (10thy:/ “* | WIND: | _ PRECIPITATION: | .
) r w> 7
CONDITIONS:  Clon~ . curh i E—W |conomons: ~ - ¢ 2 T
POTENTIAL WILDLIFE HABITAT: ﬂ POTENTIAL WILDLIFE HABITAT:
VERNAL POOLS SNAGS —iils, VERNAL POOLS SNAGS
HIBERNACULA FALLEN LOGS HIBERNACULA FALLEN LOGS
SPECIES LIST: H SPECIES LIST:
TY SP. CODE EV NOTES # TY SP. CODE EV NOTES # I TY SP. CODE EV NOTES # TY SP. CODE EV NOTES
8 Y TN 2 TR == [ Zii S
) BA R P |u - I B < P -
R | Zu«k pld 2 = 38 1% (2 2
B | Amc/d Vot J . B |Z &S £y Z
B | YWwag =ik | " I =
B | ocEl vo | | | E - 2 7
=2 N CA S Al | A 2 -
=] YU N % - &
2 | kmto e |\ Z E : 3
e 2 7,4 e Ut 7 i . ¢ [ =
& | isSLo v Y H > =3
FAUNAL TYPE CODES (TY): FAUNAL TYPE CODES (TY):
B=BIRD M =MAMMAL H=HERPETOFAUNA L=LEPIDOPTERA F=FISH O=OTHER u B=BIRD M =MAMMAL H=HERPETOFAUNA L=LEPIDOPTERA F=FISH O=OTHER
EVIDENCE CODES (EV): EVIDENCE CODES (EV):
BREEDING BIRD - POSSIBLE: u BREEDING BIRD - POSSIBLE:
SH = SUITABLE HABITAT SM = SINGING MALE SH = SUITABLE HABITAT SM = SINGING MALE
BREEDING BIRD - PROBABLE: BREEDING BIRD - PROBABLE:
T = TERRITORY D = DISPLAY P =PAR ﬂ T = TERRITORY D = DISPLAY P = PAR
A = ANXIETY BEHAVIOUR N = NEST BUILDING V = VISITING NEST | A =ANXIETY BEHAVIOUR N = NEST BUILDING V = VISITING NEST
BREEDING BIRD - CONFIRMED: u BREEDING BIRD - CONFIRMED:
DD = DISTRACTION NU = USED NEST FY = FLEDGED YOUNG DD = DISTRACTION NU = USED NEST FY = FLEDGED YOI
= UNG
NE = EGGS NY = YOUNG FS = FOOD/FAECAL SACK NE = EGGS NY = YOUNG FS=
AE = NEST ENTRY o | AE = NEST ENTRY S rIEOUEARGAL BACK
OTHER WILDLIFE EVIDENCE: OTHER WILDLIFE EVIDENGE:
OB = OBSERVED VO = VOCALIZATION CA = CARCASS OB = OBSERVED VO = VOCALIZATION CA = CAR
DP = DISTINCTIVE PARTS HO = HOUSE/DEN FY = EGGS OR YOUNG o | DP = DISTINCTIVE PARTS N6 = HOLSLIBER o o g S
TK = TRACKS FE = FEEDING EVIDENCE SC =SCAT TK = TRACKS FE = FEEDING EVIDENGCE SC =SCAT
Sl = OTHER SIGNS (specify) SI = OTHER SIGNS (specify)
Page ..... of ......
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RKLA JOB # 17-176

348 SUNNINGDALE ROAD, LONDON ONTARIO
DRAFT

GENERAL
INFORMATION

PRELIMINARY RECOMMENDATIONS BASED ON
TREE SPECIES VALUE AND VIGOUR

NV BIOLOGICAL HEALTH

CANOPY = STRUCTURE = CROWN  DEFECT
RADIUS MS=multistem CONDITION  CODE

(cm)  (m) 1=Dead First Priority
5=Healthy Second Priority

Remove - hazard

TAG# TREE SPECIES ' DBH COMMENTS PROPOSED ACTION RATIONALE

Acer saccharum (ity ROW
along east edge of existing driveway, wide
trunk flare, basal scar, minor dieback,

codominant stems
138 | Acer saccharum 5 5 5 along east edge of existing driveway, no Second Priority Valuable species, good health and
trespassing sign nailed to tree, several nails in Preservation condition

trunk, bulging due to damage from abutting
fence, low branching

739 | Arunus spp. 51 6 3 along east edge of existing driveway, recently
pruned, no trespassing sign nailed to tree,
crooked upper stem, large exposed/damaged
roots, girdling roots, damage from abutting

fence
T40 | Acer saccharum 33 5 5 along east edge of existing driveway, recently Second Priority Valuable species, good health and
pruned, limbed up, grade change at base, Preservation condition

along edge of existing driveway

181 | Acer platanoiaes 22 5 5 along east edge of existing driveway, sealing
pruning cuts, supressed, exposed/damaged
roots, girdling roots

142 | Acer platanoides 32 55 5 along east edge of existing driveway, sealing
pruning cuts, codominant stems,
exposed/damaged roots, grade change at
base

143 | Acer saccharum 79 7 5 S along east edge of existing driveway, loose Remove poor/weak branch structure, in
bark, lateral branch larger than main stem, decline

internal rot at base, burly main stem, instects
at base

184\ Pinus migra 8 9 5 along west edge of existing driveway,
unbalanced crown - heavy towards SW, insect
holes in trunk, limbed up to approx. 50'

145 | Plicea abies 78 4 4 along west edge of existing driveway, grade
change at tunk due to driveway, codominant
stems, included bark, butressing from
branches to base, limbed up to approx. 30'

146 | Pinus nigra 64 6 4 R3  ]along west edge of existing driveway, no root
flare, codominant leaders, fused leaders,
included bark, butressing on west side of base,
uneven crown - heavy to the W, limbed up to
approx. 30'

14T\ Pinus sylvestris 43 3 4 R3  |along west edge of existing driveway, grade
change at trunk due to driveway, insect holes
in trunk, no root flare, limbed up to approx. 30"

748 | Plcea abies 5 3 5 SI along west edge of existing driveway,
supressed, droopy habit, grade change at base
due to driveway

149\ Pinus nigra 46 7 3 R3, ST |along west edge of existing driveway, bowed

trunk, thin crown, supressed, no root flare

Refer to Appendix A - Tree Inventory Codes page for defect ddsgQptions



RKLA JOB # 17-176

348 SUNNINGDALE ROAD, LONDON ONTARIO

GENERAL
INFORMATION

PRELIMINARY RECOMMENDATIONS BASED ON
TREE SPECIES VALUE AND VIGOUR

NV BIOLOGICAL HEALTH

CANOPY = STRUCTURE = CROWN
RADIUS MS=multistem CONDITION

DEFECT

TAG# TREE SPECIES ' DBH (ODE

COMMENTS PROPOSED ACTION RATIONALE

Acer saccharum R3, ST |along west edge of existing driveway,
girdling/exposed/damaged roots alond
driveway edge, limbed up, no root flare on S
side, damage from abutting fence
151 | Thuja occiaentalis 42,82 25 ms2 5 exposed roots, minor interior dieback, low
branched
152 | Thuja occigentalis 18 3 5 supressed, low branched, minor dieback,
uneven crown
153 \Prunus spp. 158 4 ms2 5 §1,(8  Jcurling leaves, epicormic growth, scrubby
habit, STin small stem
154 | Aicea pungens 24 2 3 supressed, dieback, limbed up to approx. 20'
155 | Aicea abies 9 2 5 hedge row, thin crown, low branched
156 | Aicea abies 16 25 5 hedge row, thin lower branches, low
branched, Adelges abietis (pineapple spruce
aall)
151 | Picea abres 16 25 5 hedge row, thin lower branches, low
branched, Adelges abietis (pineapple spruce
qall)
158 | Aicea abies 13 25 4 hedge row, thin lower branches, low branched
159 | Plcea abres 20 25 5 hedge row, thin lower branches, low branched
760 | Aicea abies 13 2 5 hedge row, low branched
161 | Aicea abres 8 2 5 hedge row, low branched
162 | Liriodenaron 55 8 5 uneven crown - heavy to SE due toa torn off | First Priority Preservation | Carolinian species, good health
lulpefera scaffold branch in crown and condition
163 |Acer saccharum 19,13 7 ms2 5 exposed roots, partial root rot, remnants of | First Priority Preservation | Valuable species, excellent health
previous third stem, excellent condition and condition
164 | Acer saccharum 38 I 5 codominant stems, included bark, butressing, | First Priority Preservation | Valuable species, good health and
supressed on NW side, dead branches condition
165 | Acer saccharum 34 7 5 SI vertical S1, sealing wounds, discolouration at
base, minor dead branches
166 | Acer saccharum 43 7 5 low branches on E side, minor dead branches, | First Priority Preservation |Valuable species, excellent health
excellent condition and condition
167 | Acer saccharum 19 6 5 open crown, supressed, minor dead branches Second Priority Valuable species, good health and
Preservation condition
168 | Alcea abies 4 3 4 large vertical wound on N'side, basal scar,
previously supressed, limbed up to approx. 30'
169 | Plcea abies 47 3 5 wide root flare
T10 | Acer saccharum 17 35 5 minor dead wood, abutting large stump Second Priority Valuable species, good health and
Preservation condition
TN |Acer saccharum 15 4 5 excellent condition First Priority Preservation | Valuable species, excellent health
and condition
112 | Prunus seroting 13 2 5 crooked at base - self corrected, high crown Second Priority Valuable species, good health and
Preservation condition
115 | Acer saccharum 10 25 5 high crown, supressed on NW Second Priority Valuable species, good health and
Preservation condition
114V Acer saccharum 13 3 5 supressed Second Priority Valuable species, good health and
Preservation condition
T15 | Acer platanoides 17 45 5 crook at base, clustered upper crown,
supressed
T16 | Acer saccharum 10 2 5 (8 supressed, high crown, epicormic along trunk
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Pinus nigra lean E, dead branches, natural limb drop,
codominant stems, included bark with dead
stem, high/small crown, small fungal fruiting
body at root flare
118 | Acer saccharum 10 3 (8 supressed, epicormic
T19 | luglans nigra 14 35 high crown, dead branches, supressed
180 | Luglans migra 16 35 SI Slat 7' from grade, several major Remove Health and condition - may pose a
wounds/burls, ants hazard
781 |Tilia americana Y 3 crook in upper stem, insect damage to leaves,
1 mature epicormic sprout from base, minor
dieback, supressed on N, young virginia
creeper on trunk
182 \duglans nigra 29 6.5 supressed, uneven crown - heavy to the S,
young virginia creeper on trunk
183 \Acer saccharum 10 25 low branched, vertical crack in bark, supressed
184 | Acer saccharum I 25 8 rodent protection present, minor dieback,
supressed, epicormic growth
185 \Ainus sylvestris 40 3 insect holes, dead/drooping branches, thin
crown, bulbous root flare
186 |Acer saccharum 95 10 S ST- MAJOR cavity, codominant stems, dieback Remove Health and condition - may pose a
in upper crown, thin crown, buckthom hazard
181 |notag - no tree
188 | Acer saccharum 28 6 8 large lower dead branches, supressed,
dieback, epicormic growth
189\ Pinus nigra 5 5 elevated root plate, high crown, thin crown, 3
codominant stems, major dead branches
190 | Acer saccharum 12 3 supressed, abutting tree no. 789, leaf spot,
dieback in lower branches
190\ Arunus spp. 14 4 supressed, dead lower branches
192 | Acer saccharum 10 4 supressed, minor die back
195 | Arunus spp. 18 4 SI vertical wound below crown, dead lower
branches, supressed, crooked - self corrected
194\ 7illa americana 14 5 L insect damage to leaves, lean SW, supressed, Second Priority Valuable species, good health and
included bark Preservation condition
195 | /ilia americana 18 5 insect damage to leaves Second Priority Valuable species, good health and
Preservation condition
196 | /ilia americana 25 5 insect damage to leaves Second Priority Valuable species, good health and
Preservation condition
197 | /ilia americana B, 7 ms2 SI major wound on one stem, included bark,
insect damage to leaves, buckthorn
undarctary
198 | Prunus spp. 12 3 SI,L Jwound 2' from grade, supressed, lean SW
199\ Prunus spp. 10 3 L supressed, minor die back, lean SW
800 |Prunus spp. 9 2 supressed, large epicormic sprout from base
801 | 7ila americana 85 6 SI several large wounds at 5' from grade and at Remove Health and condition
unions, wide spreading root flare, 3
codominant stems, large dead limbs, minor
dieback, burls, basal wound/rot
802 | Arunus spo. 12 2 dead lower branches, supressed
803 | Acer saccharum 74 9 SI exposed/damaged roots, minor root girdling, Second Priority Valuable species, mature
one large low branch, uneven crown-heavy on Preservation specimen, good health and
SW, previously supressed condition
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Prunus spp. supressed, canopy heavy to SW, dead lower
branches
805 | Arunus soo. 18 3 supressed, canopy heavy to W, dead lower
branches
806 | Anus spp. 16 2 supressed, canopy heavy to N, dead lower
branches
807 | Arunus spo. 40 4 burly growth at 20" from grade, dead lower
branches, butressing
808 | Anus spp. 3 4 large butress root on N side, dead lower
branches, supressed
809 | Arunus soo. 20 4 L Lean to SE, lower canopy dieback
810 | Arunus spp. 2 4 L Boundary tree between subject site and Lot 15,
Leanto SW, lower canopy dieback
811 | Acer saccharum 7 10 S Boundary tree between subject site and Lot 15, Second Priority Valuable species, mature
weeping wound, minor interior dieback, low Preservation specimen, good health and
union, clothesline hardware attached to trunk condition
812 | Thuyja occidentalis 24 3 L supressed, lean N, previous codominant stem
removed at 1' from grade
813 | Aicea abies 53 5 dead interior canopy, supressed, drooping
habit, exposed/damaged roots, limbed up to
approx.15'
814 | Aicea abies 48 5 dead interior canopy, supressed, drooping
habit, exposed/damaged roots, limbed up to
approx.15', Adelges abietis (pineapple spruce
gall), soil/debris piled against base
815 | Aicea abies 51 5 dead interior canopy, supressed, drooping
habit, exposed/damaged roots, limbed up to
approx.15', Adelges abietis (pineapple spruce
gall), soil/debris piled against base
816 \Uimus pumila 70 7 on slope, codominant stems, dead wood
817 | Uimus purmita 34 3 on slope, supressed, dieback
818 | Uimus pumila 45 4 fully dead Dead
819 | Umus pumila 55,35 I ms2 L, S1, (7, 8 Jon slope, significant lean NE, significant cavity Health and condition - may pose a
at base, codominant stem, major dead limbs, hazard
epicormic growth, one major limb to the W,
virginia creeper on trunk
820 | Uimus pumita 65 10 S1,(7,L |Hazard, major dead limbs, major vertical scar Health and condition - may pose a
at base, supressed, lean, codominant stems hazard
821 | /e occidentals 18, 21,18, 1 4 ms4 hedgerow, dead interior
822 | Thuja occigentalis - §2,28,15, 35 ms4 hedgerow, dead interior, included bark
823 | Ulmus pumila 15 35 L Property of Lot 15
dead lower branches, supressed, lean N
824 Ulmus pumiia 2 25 (8 Property of Lot 15
dead lower branches, supressed, girdling
roots, epicormic growth
825 | Ulmus purmila 28,19 3 ms2 Property of Lot 15
uneven crown - heavy to W, dieback of lower
branches
826 | Acer platanoiaes 0 6 low scaffold branches, exposed roots, minor
dieback
821 | Acer saccharinum 18,13 45 ms2 Sl butressing at union, cavity halfway up smaller
stem
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Acer platanoides low branching, minor interior dieback

829 | Acer platanoiges 46 5 5 multiple branch union cluster at 4' from grade,
fused branches at union, minor interior
dieback

830 | Acer platanoiaes 3l 45 3 significant interior dieback, thin crown, low
branches, low vigor

831 |Picea abies 2 35 3 supressed, thin crown, branched to grade

832 | Acer saccharum 18 4 2 highly supressed, low vigor

833 | Alicea abies 16 4 4 supressed, thin crown, branched to grade

834 | Acer platanoides 38 6 4 included bark, exposed roots, low union,

double codominant stems, low branched

835 | Plcea abies 12 3 5 lower dead branches, minor Adelges abietis
(pineapple spruce gall)

836 | Plcea abies 22 3 5 lower dead branches

837 | Pinus nigra 25 3 3 L lean NE, natural limb drop - remianint stubs
up to approx. 10', codominant stems

838 | Pinus nigra 25 3 3 browning foliage, dead lower limbs,
codominant stems, low union, included bark

839 | Picea abies 12 15 5 supressed, branched to grade, minor Adelges
abietis (pineapple spruce gall)

840 | Aicea abies 15 15 2 only upper 30" of canopy is living

841 | Malus spo. 62 5 4 Sl wood pecker damage, twisting trunk, bark

splitting, thin crown, major dead limbs, cavity

842 | Acer saccharum 18 4 5 supressed, uneven crown - heavy to NE, low
union, low branched
843 | Acer saccharum nigr) - 50 7 5 (1,Q2  low scaffold branches, cupped)discolourd

leaves, woodpecker damage, exposed/girdling
roots, butressing

844\ Pinus nigra 10 2 4 twisted/crooked trunk, supressed, low
branched, browning needles
845 | Arunus spp. 20 35 5 exposed roots, low branched, supressed
846 | Ainus sylvesiris 25 4 4 dead lower branches, thin canopy
847 | Prunus spp. I 2 5 L lean NE, supressed
848 | Acer x freemanii 16,11 5 ms2 5 uneven crown - heavy to W, root flare Second Priority Valuable species, good health and
butressing Preservation condition
849 | Thuja occiaentalis 30,12 25 ms2 5 hedgerow, dead lower branches
850 | 7uyja occiaentalis 13,10 2 ms2 5 hedgerow, dead lower branches
851 | g occiaentalis 32,15 3 ms2 5 hedgerow, dead lower branches
852 | Arunus spp. 9 3 5 L crook in trunk, supressed, lean E, minor
dieback

Trees not tagged during tree inventory - beyond subject site or inaccessible

A VAcer saccharum 70 7 5 SI (ity ROW

major root damage along road side, epicormic
growth, large burl, large exposed/girdling
root, on slope, pruned

B |Acer saccharum 05 8 5 N (ity ROW
severed roots on street side, pruned, major
dead wood, adjacent to hydro line
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Acer saccharum (ity ROW
slight lean N, lilac shrub growing from roots,
girdling roots, large dead branches, minor
dieback
D |Gataegus spp. 12 2 4 L (ity ROW
insect damage to leaves, supressed, uneven
crown, scrubby habit, slight lean S
b Acersaccharum 85 7 3 Sl cavities in branches, weeping wound, crown
dieback, major dead limbs, fused leaders,
clustered branching, girdling roots
F | 7ilia americana 75 na 1 Property of Lot 15
completely dead
G |Acer saccharum 85 8 1 Property of Lot 15
completely dead
H  VAcer saccharum 86 10 5 Sl Property of Lot 15
low crotch, cavity at base, minor dead
branching, cavity in upper crown
| VAcer saccharum 80 9 5 Sl Property of Lot 15
burls on roots, low crotch, ants present,
butressing, near existing pile of debris
1 VAcer saccharum 80 10 5 Property of Lot 15
girdling roots, low scaffold branches, dieback
to main branches
K | 7huia occiaentalis +15 +-2 4 Subject site property
group good condition, low area
L | Vegelation unit - +15 4 Property of Lot 15
Uimus pumila stand of trees along entire north property line
beyond subject site boundary
M |Aicea pungens 7 1 5 Subject site property Second Priority healthy hedgerow
hedgerow, branched to ground Preservation
N | Picea pungens var. 8 15 5 Subject site property Second Priority healthy hedgerow
glauca hedgerow, branched to ground Preservation
0 |Aicea abies 25 45 5 Subject site property Second Priority healthy hedgerow
hedgerow, low branched Preservation
P |Aiea avies 2 45 5 Subject site property Second Priority healthy hedgerow
hedgerow, branched to ground Preservation
O |Aicea abies 2 45 5 Subject site property Second Priority healthy hedgerow
hedgerow, branched to ground Preservation
R |Aiea abies 32 45 5 Subject site property Second Priority healthy hedgerow
hedgerow, branched to ground Preservation
S |Picea abies 12 1 5 Subject site property Second Priority healthy hedgerow
hedgerow, branched to ground, supressed Preservation
T |Picea abies 25 45 5 Subject site property Second Priority healthy hedgerow
hedgerow, branched to ground Preservation
U |Lonicera spp. na 4 4 Subject site property
large shrub
V' Prunus spp. 23,20,19 4 ms3 4 Property of Lot 15
large cavity in 20cmDBH stem, gall, open
crown, dieback
W\ Arunus sop. 52 6 5 L Property of Lot 15
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