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Report to Planning and Environment Committee

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

Deputy City Manager, Planning and Economic Development
Subject: Application by: Ironstone

234 Edgevalley Road

Removal of Holding Provisions
Meeting on: May 31, 20121

Recommendation

That on the recommendation of the Director, Development Services, the following actions
be taken with respect to the application of Ironstone relating to the property located at
234 Edgevalley Road, the proposed by-law attached hereto as Appendix “A” BE
INTRODUCED at the Municipal Council meeting on June 15, 2021 to amend Zoning By-
law Z.-1, in conformity with the Official Plan, to change the zoning of the lands FROM a
Holding Residential R5/Residential R6 (h*R5-7/R6-5) Zone TO a Residential
R5/Residential R6 (R5-7/R6-5) Zone to remove the “h” holding provision.

Executive Summar
Purpose and the Effect of Recommended Action

The purpose and effect of this zoning change is to remove the holding (“h”) symbol from
Block 132 registered plan of subdivision (33M-757) to permit the development of cluster
townhouses under the Residential R5/Residential R6 (R5-7/R6-5) Zone..

Rationale of Recommended Action

1. The conditions for removing the holding (h) provisions have been met and the
recommended amendment will allow development of cluster townhouses in compliance
with the Zoning By-law.

2. A Subdivision Agreement has been entered into and securities have been posted
as required by City Policy and the Subdivision Agreement.
3. Performance security has been posted in accordance with City policy, and a

Development Agreement has been executed by the applicant and the City.

Linkage to the Corporate Strategic Plan

Building a Sustainable City - London’s growth and development is well planned and
sustainable over the long term.

Analysis
1.0 Background Information
1.1 Previous Reports Related to this Matter

February, 2006 - Report to Planning Committee to recommend approval of the draft
plan of subdivision and associated zoning by-law amendments (39T-05505/Z-6897)

December, 2011 - Report to Built and Natural Environment Committee to recommend a
revised draft plan of subdivision and associated zoning by-law amendments (39T-
05505/Z-7942)

January 8, 2018 - Report to Planning and Environment Committee on Special
Provisions for the Subdivision Agreement (39T-05505)

January 21, 2019 - Report to Planning and Environment Committee on Removal of
Holding Provisions for a portion of the subdivision (H-8892)



1.2  Planning History

Drewlo Holdings Inc. submitted an application for draft plan of subdivision and zoning by-
law amendment on March 31, 2005. The public meeting was held on February 27, 2006.
Council resolved that the draft plan and concurrent zoning by-law amendment be
approved on March 6, 2006. Draft approval was granted on March 22, 2006. A three-year
extension to the draft approval was granted by the Approval Authority on March 22, 2009.

On May 4, 2011, the applicant submitted a revised draft plan of subdivision consisting of
129 single detached lots, 5 medium density blocks, 1 high density block, 2 park blocks,
all served by the extension of Edgevalley Road, Agathos Street and Purser Street and 2
new local streets. The public meeting was held on December 12, 2011. A three (3) year
extension and approval of the revised draft plan with conditions was granted by the
Approval Authority on February 10, 2012.

Since this time, several draft approval extensions have been granted by the Approval
Authority and Council (August of 2015, January of 2017, and most recently, an
emergency extension in July of 2018). Final Approval was granted on December 19, 2018
and the plan has been registered as 33M-757. Most recently, a removal of holding
provision (H-8892) application was approved by Planning and Environment Committee
and Municipal Council in January of 2019. The application to remove the holding
provisions permitted the development of the single detached lots within the plan of
subdivision.

1.3 Property Description

The subject property is located just south of the Thames River, east of Highbury Avenue
North and on the south side of Edgevalley Road. The subject site is within a recently
approved Plan of Subdivision known as the Edgevalley Subdivision (former file 39T-
05505), which was registered on December 18, 2018 as 33M-757. The subject site is
approximately 1.5ha in size.

1.4  Current Planning Information
e The London Plan Place Type — Neighbourhoods
e Official Plan Designation — Multi Family, Medium Density Residential
e EXxisting Zoning - a Holding Residential R5/Residential R6 (h*R5-7/R6-5)
Zone

1.5 Site Characteristics
e Current Land Use — vacant
e Area-—1.5ha (3.7 acres)
e Shape —irregular

1.6  Surrounding Land Uses
e North — cluster townhouse dwellings
e East — Stormwater Management Pond/open space/future single-family
residential uses
e South — single-family residential uses
e West — cluster townhouse dwellings and vacant/future multi-family or high-
density residential uses



1.7 Location Map
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Proposed Site Plan
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2.0 Discussion and Considerations

The proposed application is to remove the “h” holding provision from the subject lands.
The holding provision was included in the zone to ensure:

1. there is orderly development of land;

2. there are provisions for municipal services including water, sanitary and storm
along with appropriate access; and

3. adevelopment agreement is entered into to the satisfaction of the City.

The removal of the “h” holding provision will allow for the construction of the recently
approved site plan for a cluster townhouse development comprised of 91 residential units.

2.1 Community Engagement (see more detail in Appendix B)

On April 29, 2021 a notice of the application was published in the Public Notices and
Bidding Opportunities section of The Londoner. No comments were received in response
to the Notice of Application.

2.2  Policy Context (see more detail in Appendix C)

The Planning Act permits the use of holding provisions to restrict future uses until
conditions for removing the holding provision are met. To use this tool, a municipality must
have approved Official Plan policies related to its use, a municipal council must pass a
zoning by-law with holding provisions, an application must be made to council for an
amendment to the by-law to remove the holding symbol, and council must make a
decision on the application within 150 days to remove the holding provision(s).

The London Plan and the 1989 Official Plan contain policies with respect to holding
provisions, the process, and notification and removal procedures.

3.0 Financial Impact/Considerations

Through the completion of the works associated with this application fees, development
charges and taxes will be collected. There are no direct financial expenditures associated
with

4.0 Key Issues and Considerations

What is the purpose of the “h” holding provision and is it appropriate to consider
its removal?

h Holding Provision

The “h” holding provision states:

“To ensure the orderly development of lands and the adequate provision of municipal
services, the “h” symbol shall not be deleted until the required security has been provided
for the development agreement or subdivision agreement, and Council is satisfied that
the conditions of the approval of the plans and drawings for a site plan, or the conditions
of the approval of a draft plan of subdivision, will ensure a development agreement or
subdivision agreement is executed by the applicant and the City prior to development.

Permitted Interim Uses: Model homes are permitted in accordance with Section 4.5(2)
of the By-law.”

The Owner has provided the necessary security and has entered into a development
agreement with the City. This satisfies the requirement for removal of the “h” holding
provision.

10 6



Conclusion

The Applicant has provided the necessary securities and has entered into a development
agreement with the City. Therefore, the required conditions have been met to remove the
“h” holding provision. The removal of the holding provision is recommended to Council
for approval.

Prepared by: Sean Meksula, MCIP, RPP
Senior Planner, Development Services

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

Submitted by: George Kotsifas, P. Eng.
Deputy City Manager, Planning and Economic
Development

cc: Matt Feldberg, Manager, Development Services (Subdivisions)
cc. Bruce Page, Manager, Development Services (Subdivisions)
cc: Peter Kavcic, Manager, Development Services (Subdivisions)
cc: Michael Pease, Manager, Development Services (Site Plan)

SM/sm
Y:\Shared\ DEVELOPMENT SERVICES\M - Subdivisions\2021\H-9342 - 234 Edgevalley Road (SM)\PEC\Draft - H-9342 Edgevalley
Road (SM)_PEC.docx
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Bill No.(number to be inserted by Clerk's Office)
2021

By-law No. Z.-1-21

A by-law to amend By-law No. Z.-1 to
rezone an area of land located at 234
Edgevalley Road.

WHEREAS Ironstone has applied to remove the holding provision from the
zoning for the lands located at 234 Edgevalley Road, as shown on the map attached to
this by-law, as set out below;

AND WHEREAS it is deemed appropriate to remove the holding provision
from the zoning of the said lands;

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

1. Schedule “A” to By-law No. Z.-1 is amended by changing the zoning
applicable to lands located at 234 Edgevalley Road, as shown on the attached map,
comprising part of Key Map No. 103 to remove the holding provisions so that the zoning
of the lands as a Residential R5/Residential R6 (R5-7/R6-5) Zone comes into effect.

2. This by-law shall come into force and effect on the day it is passed.

PASSED in Open Council on June 15, 2021.

Ed Holder
Mayor

Catharine Saunders
City Clerk

First Reading — June 15, 2021
Second Reading — June 15, 2021
Third Reading — June 15, 2021
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AMENDMENT TO SCHEDULE "A" (BY-LAW NO. Z.-1)
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Appendix B — Public Engagement

Community Engagement

Public liaison: Notice of the application was published in the Londoner on April 29,
2021

O replies were received

Nature of Liaison: City Council intends to consider removing the “h”, Holding Provision
from the zoning of the subject lands. The purpose and effect of this zoning change is to
remove the holding symbol permit further expansion of the existing church. The purpose
of the “h” provision is to ensure the orderly development of lands and the adequate
provision of municipal services. The “h” symbol shall not be deleted until the required
security has been provided and/or a development agreement has been entered into for
the subject lands. Council will consider removing the holding provisions as it applies to
these lands no earlier than May 31, 2021.

14
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1989 Official Plan Excerpt
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Existing Zoning Map
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Report to Planning and Environment Committee

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

Deputy City Manager,
Planning and Economic Development
Subject: Application By: Southside Construction Management Limited
704 and 706 Boler Road
Boler Heights Subdivision - Special Provisions
Meeting on: May 31, 2021

Recommendation

That, on the recommendation of the Director, Development Services, the following actions
be taken with respect to entering into a Subdivision Agreement between The Corporation
of the City of London and Southside Construction Management Limited for the subdivision
of land over Concession 1, Part Lot 44, situated on the east side of Boler Road, north of
Southdale Road West, municipally known as 704 and 706 Boler Road,;

(@) the Special Provisions, to be contained in a Subdivision Agreement between The
Corporation of the City of London and Southside Construction Management
Limited for the Boler Heights Subdivision (39T-15503) attached as Appendix “A”,
BE APPROVED;

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

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

Executive Summar

Seeking approval of Special Provisions, to be contained in a Subdivision Agreement
between The Corporation of the City of London and Southside Construction Management
Limited for the Boler Heights Subdivision (39T-15503)

Linkage to the Corporate Strategic Plan

Building a Sustainable City — London’s growth and development is well planned and
sustainable over the long term.

Analysis

1.0 Background Information
1.1  Property Description

The subject lands are located at 704 and 706 Boler Road. The overall subdivision (39T-
15503) is comprised of 8.1159ha (20.05 acres) of land located on the east side of Boler
Road, north of Southdale Road West. This development is comprised of forty-four (44)
single detached lots, one (1) open space block, one (1) low density block and one (1)
park block, all served by the extension of Optimist Park Drive, the extension of Apricot
Drive, and one (1) new local street.
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1.2 Location Map
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2.0 Discussion and Considerations
2.1 Development Proposal

Boler Heights Subdivision will consist of forty-four (44) single detached lots (Lots 1 to 44),
one (1) open space block (Block 45), one (1) low density block (Block 46) and one (1)
park block (Block 47), all served by an extension of Apricot Drive, and one (1) new local
street, Manhattan Drive .

The recommended special provisions for the proposed Subdivision Agreement are
found at Appendix A of this report. The Development Services Division has reviewed
these special provisions with the Owner who is in agreement with them.

This report has been prepared in consultation with the City’s Solicitors Office.
3.0 Financial Impact/Considerations

3.1 Financial Securities

Through the completion of the works associated with this application fees, development
charges and taxes will be collected. Outside of the DC eligible items outlined in the
attached Source of Financing (Appendix B), there are no direct financial expenditures
associated with this application.

4.0 Key Issues and Considerations

The key issues and considerations have been reviewed and addressed through the
draft plan of subdivision approval process and subdivision agreement conditions.

Conclusion

Development Services Division staff are satisfied with the proposed special provisions
for Boler Heights Subdivision, and recommend that they be approved; and, that the
Mayor and the City Clerk be authorized to execute the Subdivision Agreement, any
amending agreements and all documents required to fulfil its conditions.

Prepared by: Sean Meksula, MCIP, RPP
Senior Planner

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

Submitted by: George Kotsifas, P. Eng.
Deputy City Manager,
Planning and Economic Development

Note: The opinions contained herein are offered by a person or persons qualified to
provide expert opinion. Further detail with respect to qualifications can be obtained from
Development Services.

CC: Matt Feldberg, Manager, Development Services (Subdivisions)
Bruce Page, Manager, Development Planning
Peter Kavcic, Manager, Development Engineer

May 21, 2021
GK/PY/SMijar
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Appendix A — Special Provisions

5.

STANDARD OF WORK

Add the following new Special Provision:

1.

6.

The Owner shall provide minimum side yard setbacks as specified by the City for
buildings which are adjacent to rear yard catch basin leads which are not
covered by an easement on Lots in this Plan.

The Owner shall register against the title of Lots which incorporate rear yard
catchbasins, which includes Lots 1, 2, 5, 6, 17, 18, 19, 20, 21, 23, 24, 25 and 26
in this Plan and all other affected Lots shown on the accepted plans and
drawings, and shall include this information in the Agreement of Purchase and
Sale or Lease for the transfer of each of the affected Lots, a covenant by the
purchaser or transferee to observe and comply with the minimum building
setbacks and associated underside of footing (U.S.F.) elevations, by not
constructing any structure within the setback areas, and not disturbing the
catchbasin and catchbasin lead located in the setback areas. This protects these
catchbasins and catchbasin leads from damage or adverse effects during and
after construction. The minimum building setbacks from these works and
associated underside of footing (U.S.F.) elevations have been established as
indicated on the subdivision lot grading plan, attached hereto as Schedule “I”
and on the servicing drawings accepted by the City Engineer.

SOILS CERTIFICATE/GEOTECHNICAL

Add the following new Special Provisions:

2.

15.

3.

The Owner shall have its professional engineer ensure that all geotechnical
issues and required setbacks related to the slope stability associated with open
watercourses that services an upstream catchment and Block 45
(Woodlot/Wetlands/Open Space OS5 Lands), are adequately addressed for the
subject lands, all to the satisfaction of the City Engineer and The Upper Thames
River Conservation Authority.

PROPOSED SCHOOL SITES

Remove Subsection 15.3 to 15.8 as there are no school blocks in this Plan.
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24.1 STANDARD REQUIREMENTS
Add the following Special Provisions:
4,

Prior to Final Approval, the Owner shall make all necessary arrangements with
any required owner(s) to have any existing easement(s) in this plan quit claimed
to the satisfaction of the City and at no cost to the City. The Owner shall protect
any existing private services in the said easement(s) until such time as they are
removed and replaced with appropriate municipal and/or private services at no
cost to the City.

Following the removal of any existing private services from the said easement
and the appropriate municipal services and/or private services are installed and
operational, the Owner shall make all necessary arrangements to have any
section(s) of easement(s) in this plan, quit claimed to the satisfaction of the City,
at no cost to the City.

Prior to assumption of this subdivision in whole or in part by the City, and as a
condition of such assumption, the Owner shall pay to the City Treasurer the
following amounts as set out or as calculated by the City, or portions thereof as
the City may from time to time determine:

()  Removal of automatic flushing devices/blowoffs in future, an amount of
$5,000 each flusher for a total amount $10,000 as identified on the
accepted engineering drawings;

(i) Removal of temporary works (eg. sediment basins, berms, etc.), an

amount of $10,000 as identified on the accepted engineering drawings;

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
make all necessary arrangements to construct new services and make
adjustments to the existing works and services on Apricot Drive in Plan 33M-490
and Boler Road, adjacent to this plan to accommodate the proposed works and
services on this street to accommodate the lots in this plan fronting this street
(eg. private services, street light poles, traffic calming, etc.) in accordance with
the approved design criteria and accepted engineering drawings, all to the
satisfaction of the City Engineer, at no cost to the City. Such arrangements shall
include, but not be limited to, providing sufficient notice, co-ordination and
clarification with adjacent land owners as to what each parties Consulting
Engineer will be required to be certified for the City for the purposes of
assumption, all to the satisfaction of the City.

24.2 CLAIMS

7.

Remove Subsection 24.2 in its entirety as there are no claims in this Plan.
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24.3
Add the following new Special Provision:
8.

METHANE GAS

The Owner recognizes that this site has been confirmed as being in close
proximity to a former landfill site or other possible methane gas producing areas.
To this effect, the Owner shall have a professional engineer, experienced in the
investigation and design of the ways and means of detecting and providing
protection against methane or other gases which may be present on this site,
investigate and report on the area to the City Engineer and the Chief Building
Official prior to the issuance of a Certificate of Conditional Approval on this Plan.

Should the report indicate the presence of methane gas, then the Owner agrees
to follow any recommendations contained in this report to ensure that the
buildings constructed on this plan will be well protected from any methane gas or
other deleterious effect which may occur as a result of the possible presence of
organic materials or methane gas in this area. Should the engineer’s
recommendation require that certain works be undertaken by the Owner, then
the Owner is to have the professional engineer design and inspect the works
recommended and supply the City Engineer with a certificate upon their
completion and prior to assumption of the subdivision by the City, stating the
facilities recommended were installed and/or carried out in accordance with his
recommendations. The report shall also include measures to control the
migration of any methane gas to abutting lands outside this plan.

The Owner shall comply with all the recommendation of the engineer’s report
with respect to methane gas testing and for providing protection against any
methane gas present on the site. Should a mechanical venting system or other
facilities be recommended by the engineer to provide protection to any of the
buildings within this plan, the system or facilities must be approved by the
appropriate branch of the Ministry of the Environment. In the event that a
mechanical venting system or other facility is required, the Owner shall register a
covenant on the title of each affected lot and block, to the effect that the owners
of the subject lots and blocks must have the required system or facilities
designed, constructed and monitored as recommended by the Owner’s
professional engineer and approved by the City Engineer, and that the Owner
must maintain the installed system or facilities in perpetuity, at no cost to the City.
The Owner shall further undertake to include a condition in the deed of each lot
which is not built on or sold prior to assumption of this Plan and is affected by the
professional engineer’'s recommendation, to the effect that the lot is affected by
the recommendations in the engineer’s report with respect to methane or other
gases, and that the requires works affecting the lot must be certified by a
qualified professional engineer when construction of the required works is
complete.
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24.4 CONTAMINATION
Add the following new Special Provision:

9.

Should any contamination or anything suspected as such, be encountered during
construction, the Owner shall report the matter to the City Engineer and the
Owner shall hire a geotechnical engineer to provide, in accordance with the
Ministry of the Environment “Guidelines for Use at Contaminated Sites in
Ontario”, “Schedule A — Record of Site Condition”, as amended, including
“Affidavit of Consultant” which summarizes the site assessment and restoration
activities carried out at a contaminated site, in accordance with the requirements
of latest Ministry of Environment and Climate Change “Guidelines for Use at
Contaminated Sites in Ontario” and file appropriate documents to the Ministry in
this regard with copies provided to the City. The City may require a copy of the
report should there be City property adjacent to the contamination.

Should any contaminants be encountered within this Plan, the Owner shall
implement the recommendations of the geotechnical engineer to remediate,
removal and/or dispose of any contaminates within the proposed Streets, Lot and
Blocks in this Plan forthwith under the supervision of the geotechnical engineer to
the satisfaction of the City at no cost to the City.

In the event no evidence of contamination is encountered on the site, the
geotechnical engineer shall provide certification to this effect to the City.

24.6 EROSION AND SEDIMENT CONTROL
Add the following new Special Provisions:

10.

11.

12.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct and have operational temporary sediment and erosion control works on
Lots 2, 3 and 44 and Block 46 as per the accepted engineering drawings, to the
satisfaction of the City, at no cost to the City.

All temporary erosion and sediment control measures, including sediment basins,
installed in conjunction with this Plan shall be decommissioned and/or removed
when warranted or upon placement of Granular ‘B’ as per accepted engineering
drawings, all to the satisfaction of the City Engineer and at no cost to the City.

The Owner shall hold Lots 2, 3, 44 and Block 46 out of development until the
temporary sediment basin and associated works are decommissioned, to the
satisfaction of the City.

24.7 GRADING REQUIREMENTS
Add the following new Special Provisions:

13.

14.

15.

The Owner shall grade the portions of Lots 8, 9, 24 and 25 inclusive, which have
a common property line with Boler Road, to blend with the ultimate profile of
Boler Road, in accordance with the accepted engineering drawings and at no
cost to the City.

The Owner shall register against the title of Lots 1, 2, 3, 4, 5, 6,7, 8, 17, 18, 19,
20, 21, 22, 23, 24 and 25 and Block 46 in this Plan, and shall include in the
Agreement of Purchase and Sale for the transfer of each of the said Lots, as an
overland flow route is located on the said Lots, a covenant by the purchaser or
transferee to observe and comply with the following:

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

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

The Owner shall maintain the existing overland flow route on Lots 1, 2, 3, 4, 5, 6,
7,8,17,18, 19, 20, 21, 22, 23, 24 and 25 and Block 46 as per the accepted
engineering drawings, to the satisfaction of the City Engineer.
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16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

24.8

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct works at the rear of Lots 17 to 24 as per the accepted engineering
drawings, to the satisfaction of the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct the overland flow route and associated works at the end of Princeton
Terrace the cul-de-sac, as per the accepted engineering drawings, to the
satisfaction of the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
have its professional engineer provide shop drawings, certified by a structural
engineer, of the proposed retaining walls, to the satisfaction of the City.

Prior to the issuance of a Certificate of Conditional Approval, the Owner shall
remove and relocate any existing earth stockpile generally located in this Plan, all
to the satisfaction of the City and at no cost to the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
remove the existing retaining wall at the north limit of Apricot Drive in Plan 33M-
490 to the south of this Plan and make all necessary arrangements to grade the
adjacent lands outside the boundaries of this Plan to be compatible with the
accepted grades in this Plan as per the accepted engineering drawings, to the
satisfaction of the City, at no cost to the City. The Owner shall obtain permission
to remove a portion of this retaining wall.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct a temporary diversion berm to direct the overland flow route to the
temporary sediment basins during construction and shall be decommissioned
and/or removed when warranted or after curb and base asphalt is complete, as
per the accepted engineering drawings, to the satisfaction of the City Engineer.

The Owner shall removal all temporary works, including sediment basins,
temporary berms, etc. once the ultimate servicing is constructed, to the
satisfaction of the City.

Prior to the issuance of any Certificate of Conditional Approval, in order to
develop this site, the Owner shall make arrangements with the adjacent property
owner to the north and south to regrade a portion of the property abutting this
Plan, in conjunction with grading and servicing of this subdivision, to the
specifications of the City, at no cost to the City.

Prior to the issuance of any Certificate of Conditional Approval for Lots and
Blocks in this Plan, the Owner shall construct the proposed retaining walls
adjacent to the rear and/or side property lines of each of the said Lots/blocks as
shown on the accepted engineering drawings and have its professional engineer
certify that the said walls were constructed in accordance with the accepted
engineering drawings, all to the satisfaction of the City.

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

Prior to assumption, the Owner’s professional engineer shall certify to the City,
the retaining walls on Lots and Blocks in this Plan are in a state of good repair
and functioning as intended, all to the satisfaction of the City.

STORM WATER MANAGEMENT

Add the following new Special Provisions:

27.

The Owner shall ensure that all geotechnical issues and required setbacks
related to the slope stability associated with open watercourses that services an
upstream catchment and Woodlot/Open Space Lands, are adequately addressed
and that adequate setbacks and buffers will be, allocated and maintained for the
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28.

29.

30.

31.

32.

24.9
33.

subject lands, all in accordance with the MOE and City’s requirements and to the
satisfaction of the City Engineer and the UTRCA.

Prior to the issuance of any Certificate of Conditional Approval for this Plan, the
Owner shall have low impact development (LID) features, if any, and water
balance recommended mitigation measures, if any, installed and operational in
this Plan in accordance with the accepted servicing drawings and the accepted
Stormwater Management Report to the specifications and satisfaction of the City,
at no cost to the City.

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

)] Operate, maintain, inspect, monitor and protect low impact development
features, if any and water balance recommended mitigation measures, if
any, including correcting any deficiencies as soon as they are detected, in
accordance with the accepted maintenance and monitoring program; and,

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

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

The Owner shall implement SWM Best Management Practices (BMP’s) within
the plan, where possible, to the satisfaction of the City. The acceptance of these
measures by the City will be subject to the presence of adequate geotechnical
conditions within this plan and the approval of the City.

All temporary storm works and servicing installed within the proposed Plan of
Subdivision shall be decommissioned and/or removed when warranted, all to the
satisfaction of the City, at no cost to the City.

SANITARY AND STORM SEWERS

Remove Subsection 24.9 (b) and replace with the following:

(b)

34.

The Owner shall construct the storm sewers to service the Lots and Blocks in this
Plan, which is located in the Dingman Creek Subwatershed, and connect them to
the City’s existing storm sewer system being the 900 mm diameter storm sewer
on Apricot Drive, which outlets to the unassumed Byron Hills 1 SWM Facility, in
accordance with the accepted engineering drawings, to the satisfaction of the
City.

Remove Subsection 24.9 (j) and replace with the following:

()

The Owner shall construct the sanitary sewers to service the Lots and Blocks in
this Plan and connect them to the City’s existing sanitary sewage system being
the 200 mm diameter sanitary sewer on Apricot Drive, in accordance with the
accepted engineering drawings, to the satisfaction of the City.

Add the following new Special Provisions:

35.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct a storm sewer and all necessary appurtenances between Lots 41 and
42, and provide the necessary easement, as per the accepted engineering
drawings, to the satisfaction of the City.

36.The Owner shall include in all agreements of purchase and sale and
registered on the title of Lots 41 and 42 in this plan a warning clause advising
the purchaser/transferee that these Lots have a storm sewer easement on
these Lots as identified on the accepted engineering drawings.
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24.10 WATER SERVICING
Add the following new Special Provisions:

37.

38.

39.

40.

Prior to the issuance of any Certificates of Conditional Approval, and in
accordance with City standards, or as otherwise required by the City Engineer,
the Owner shall complete the following for the provision of water service to this
draft Plan of Subdivision:

) Construct watermains to serve this Plan and connect them to the existing
high-level municipal system, namely the existing 300 mm diameter
watermain on Boler Road and the 200mm diameter watermain on Apricot
Drive;

i) Deliver confirmation that the watermain system has been looped to the
satisfaction of the City Engineer when development is proposed to
proceed beyond 80 units; and,

iii) Have their consulting engineer prepare a Certificate of Completion of
Works to confirm to the City that the watermain connection(s) to the 300
mm diameter watermain on Boler Road and the 200mm diameter
watermain on Apricot Drive.

The available fire flows for development Blocks within this Plan of Subdivision
have been established through the subdivision water servicing design study as
follows:

- Block 46 @ 76 l/sec

Future development of this Block shall be in keeping with the established fire
flows in order to ensure adequate fire protection is available.

All development Blocks shall be serviced off the water distribution system internal
to this Plan of Subdivision.

If the Owner requests the City to assume Princeton Terrace with the automatic
flushing devices still in operation, all as shown on this Plan of Subdivision, the
Owner shall pay to the City at the time of the assumption of this subdivision by
the City the amount estimated by the City at the time, to be the cost of removing
the automatic flushing device and properly abandoning the discharge pipe from
the automatic flushing device to the storm/sanitary sewer system on Princeton
Terrace and restoring adjacent lands, all to the specifications of the City. The
estimated cost for doing the above-noted work on this street is $5,000 per
automatic flushing device for a total amount of $10,000 for which amount
sufficient security is to be provided in accordance with Condition 24.1 (___). The
Owner shall provide the cash to the City at the request of the City prior to
assumption of the subdivision if needed by the City.

24.11 ROADWORKS

41.
Remove Subsection 24.11 (p) as there are no traffic calming measures in this Plan.
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42.

Remove Subsection 24.11 (q) and replace with the following:

(@)

The Owner shall direct all construction traffic including all trades related traffic
associated with installation of services and construction of dwelling units in this
Plan to access the site from Boler Road as per the accepted engineering
drawings.

Add the following new Special Provisions:

43.

44,

45.

46.

47.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
repaint the turn lanes on Boler Road at Manhattan Drive as per the accepted
engineering drawings, to the satisfaction of the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct temporary street lighting at the intersection of Boler Road and
Manhattan Drive as per the accepted engineering drawings, to the satisfaction of
the City.

The Owner shall remove the temporary turning circle on Apricot Drive and
adjacent lands, in Plan 33M-490 to the south of this Plan and complete the
construction of Apricot Drive in this location as a fully serviced road, including
restoration of adjacent lands, to the specifications of the City.

If funds have been provided to the City by the Owner of Plan 33M-490 for the
removal of the temporary turning circle and the construction of this section of
Apricot Drive and all associated works, the City shall reimburse the Owner for the
substantiated cost of completing these works, up to a maximum value that the
City has received for this work.

In the event that Apricot Drive in Plan 33M-490 is constructed as a fully serviced
road by the Owner of Plan 33M-490, then the Owner shall be relieved of this
obligation.

Barricades are to be maintained at south limit of Apricot Drive until the issuance
of Conditional Approval or as otherwise directed by the City. At the time of
Conditional Approval or as otherwise directed by the City, the Owner shall
remove the barricades, to the specifications of the City, all at no cost to the City.

The Owner shall advise all purchasers of land within this subdivision that any
traffic to and from this subdivision will not be permitted to pass the barricade(s)
until the removal of the barricade(s) is authorized by the City.

The Owner shall remove existing infrastructure, including but not limited to,
CICBs, DICBs, curbs, hydro poles, etc. on Boler Road and
relocate/restore/construct associated works as per the accepted engineering
drawings, to the specifications and satisfaction of the City.

24.12 PLANNING

(@) Within one (1) year of registration of this Plan or otherwise approved by the
City, the Owner shall grade, service and seed all Park Blocks and Open
Space Blocks, transferred to the City as part of the parkland dedication
requirements, pursuant to current City Park development standards, to the
satisfaction of City, and at no cost to the City.
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(b)

(€)

(d)

(€)

(f)

(9)

Within (1) year of registration of this Plan, the Owner shall have its
consultant provide a certificate that identifies that the Block has been rough
graded as per the approved plan and receive City approval of rough grades
prior to topsoil installation.

Within one (1) year of registration of this Plan or otherwise approved by the
City, the Owner shall install a 1.5 metre chain link fence, without gates,
along the property limit interface of all private Lots and Blocks adjacent to
any park and/or open space Blocks, in accordance with City Standard
S.P.0O. 4.8, to the satisfaction of the City, and at no cost to the City. Any
alternative fencing arrangements shall be to the approval and the
satisfaction of the City.

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

The Owner shall not grade into any park or open space area. Where Lots
abut lands zoned as open space, all grading of the developing Lots at the
interface with the park or open space areas are to match grades to maintain
existing slopes, topography and vegetation. In instances where this is not
practical or desirable, any grading into the park or open space zones shall
be to the satisfaction of the City.

The owner shall ensure all open space blocks are sufficiently protected from
sediment throughout the construction period. A double robust sediment
barrier and other erosion control measures, as shown on the approved
Engineering drawings, shall be installed and maintained along all identified
block limits to the satisfaction of the City. The Owner’s consulting engineer
shall provide written certification of the barrier installation and monthly site
inspection reports to the City during all development activity.

Within one (1) year of registration of this Plan, the Owner shall implement
all the recommendations of the approved Environmental Impact Study and
Addendum to the satisfaction of the City. The Owner shall provide written
confirmation to the City as to when and how the recommendations were
implemented including a monitoring program.

Within one (1) year of registration of this Plan, the Owner shall implement
all the recommendations of the approved Restoration and Compensation
Plan as detailed in the approved Engineering Plans, to the satisfaction of
the City. The Owner shall provide written confirmation to the City as to
when and how the recommendations were implemented including a
monitoring program.

Within one (1) year of registration of this Plan, the Owner shall implement

all the recommendations of the approved Tree Preservation Plan, to the
satisfaction of the City.
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SCHEDULE “C”

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

2021, between The Corporation of the City of London and Southside Construction

Management Limited to which it is attached and forms a part.

SPECIAL WORKS AND SERVICES
Roadways

Manhattan Drive shall have a minimum road pavement width (excluding gutters)
of 7.5 metres with a minimum road allowance of 20.0 metres.

Apricot Drive (south of Manhattan Drive) shall have a minimum road pavement
width (excluding gutters) of 8.0 metres with a minimum road allowance of 20.0
metres.

Apricot Drive (north of Manhattan Drive) and Princeton Terrace shall have a
minimum road pavement width (excluding gutters) of 6.5 metres with a minimum
road allowance of 18 metres or as per the accepted engineering drawings
Manhattan Drive, from Boler Road to 30 metres east of Boler Road shall have a
minimum road pavement width (excluding gutters) of 10.0 metres with a
minimum road allowance of 22.5 metres. The widened road on Boler Road shall
be equally aligned from the centreline of the road and tapered back to the 7.5
metre road pavement width (excluding gutters) and 20.0 metre road allowance

for this street, with 30 metre tapers on both street lines.

Sidewalks

A 1.5 metre sidewalk shall be constructed on both sides of Manhattan Drive as per the
accepted engineering drawings.

A 1.5 metre sidewalk shall be constructed on one side of the following street:

(i)

Apricot Drive — west boulevard

Pedestrian Walkways

There are no pedestrian walkways in this Plan.

32



SCHEDULE “D”

This is Schedule "D" to the Subdivision Agreement dated this day of , 2021,
between The Corporation of the City of London and Southside Construction Management Limited
to which it is attached and forms a part.

Prior to the Approval Authority granting final approval of this Plan, the Owner shall transfer to the
City, all external lands as prescribed herein. Furthermore, within thirty (30) days of registration of

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

LANDS TO BE CONVEYED TO THE CITY OF LONDON:

0.3 metre (one foot) reserves: Block 49 and Block 50
Road Widening (Dedicated on face of plan): Block 48
Walkways: NIL

5% Parkland Dedication: BLOCK 47 and 45

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

Stormwater Management: NIL

LANDS TO BE SET ASIDE FOR SCHOOL SITE:

School Site: NIL

LANDS TO BE HELD IN TRUST BY THE CITY:

Temporary access: NIL
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SCHEDULE “E”

This is Schedule “E” to the Subdivision Agreement dated this day of , 2021,
between The Corporation of the City of London and Southside Construct Management Limited to

which it is attached and forms a part.

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

CASH PORTION: $ 364,702
BALANCE PORTION: $2,066,644
TOTAL SECURITY REQUIRED

$2,431,346

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

agreement.

The Balance Portion shall be deposited with the City Treasurer prior to the City issuing
any Certificate of Conditional Approval or the first building permit for any of the lots and

blocks in this plan of subdivision.
The Owner shall supply the security to the City in accordance with the City’s By-Law No.
CPOL-13-114 and policy adopted by the City Council on April 4, 2017 and any

amendments.

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

City may limit the issuance of building permits until the security requirements have been

satisfied.

The above-noted security includes a statutory holdback calculated in accordance with the
Provincial legislation, namely the CONSTRUCTION ACT, R.S.0. 1990.
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SCHEDULE “F”

This is Schedule “F” to the Subdivision Agreement dated this day of , 2021,

between The Corporation of the City of London and to which it is attached

and forms a part.
Prior to the Approval Authority granting final approval of this Plan, the Owner shall transfer to the

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

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

Multi-Purpose Easements:

(@) Multi-purpose easements for servicing shall be deeded to the City in conjunction
with this Plan, within this Plan, on an alignment and of sufficient width acceptable
to the City Engineer as follows:

(i) Between Lots 41 and 42 for storm servicing
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Appendix B — Claims and Revenues

Estimated Costs and Revenues

Estimated DC Claim Costs Estimated Cost
(excludes HST)

Claims for Owner led construction from CSRF

- Nil $0

Total $0

Estimated DC Revenues
(January 1, 2021 to December 31, 2021 Rates)

Estimated Revenue

CSRF TOTAL $1,820,577

1 Estimated DC Claim Costs are for Owner led construction projects and do not include City led projects required to
accommodate growth.

2 Estimated DC Revenues are calculated using current DC rates. The City employs a “citywide” approach to cost recovery for
all eligible growth services, therefore the Estimated DC Claim Costs and Revenues in the table above are not directly
comparable.

3 There are no anticipated claims associated with this development.

Approved by:

Date Paul Yeoman
Director, Capital Assets and Projects
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Report to Planning and Environment Committee

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

Deputy City Manager
Planning and Economic Development
Subject: Application By: Landea North Developments Inc. and
Landea Developments Inc.
995 Fanshawe Park Road West
Creekview Subdivision Phase 4 - Special Provisions
Meeting on: May 31, 2021

Recommendation

That, on the recommendation of the Director, Development Services, the following actions
be taken with respect to entering into a Subdivision Agreement between The Corporation
of the City of London, Landea North Developments Inc. and Landea Developments Inc.
for the subdivision of land over, Part Lot 22, Concession 5 (Township of London), City of
London, County of Middlesex situated on the north side of Bridgehaven Drive, south of
Sunningdale Road West, west of Applerock Avenue municipally known as 1196
Sunningdale Road West;

(@) the Special Provisions, to be contained in a Subdivision Agreement between The
Corporation of the City of London, Landea North Developments Inc. and Landea
Developments Inc. for the Creekview Subdivision Phase 4 (39T-05512 4)
attached as Appendix “A”, BE APPROVED,;

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

(© the financing for this project BE APPROVED as set out in the Source of Financing Report
attached as Appendix “C”; and,

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

Executive Summary

Seeking approval of Special Provisions, to be contained in a Subdivision Agreement
between The Corporation of the City of London, Landea North Developments Inc. and
Landea Developments Inc. for the Creekview Subdivision, Phase 4 (39T-05512_4)

Linkage to the Corporate Strategic Plan

Building a Sustainable City — London’s growth and development is well planned and
sustainable over the long term.

Analysis

1.0 Background Information

1.1  Property Description

The subject site is a 5.627 hectare parcel of land located along the north side of
Bridgehaven Drive east of Applerock Avenue and runs along the future extension of
Buroak Drive and Tokala Trail. The site has been previously cleared through previous
phases of development with no trees or natural features existing.
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2.0 Discussion and Considerations

2.1 Development Proposal

Creekview Subdivision Phase 4 of the plan of subdivision will consist of 72 single
detached lots (Lots 1 to 72) and one (1) park block (Block 73), all served by the
extensions of Buroak Drive, Medway Park Drive, Tokala Trail and a new local street
(Tokala Circle).

The recommended special provisions for the proposed Phase 4 Subdivision Agreement
are found at Appendix A of this report. The Development Services Division has
reviewed these special provisions with the Owner who is in agreement with them.

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

3.0 Financial Impact/Considerations
3.1 Financial Securities

Through the completion of the works associated with this application fees, development
charges and taxes will be collected. Outside of the DC eligible items outlined in the
attached Source of Financing (Appendix C), there are no direct financial expenditures
associated with this application.

4.0 Key Issues and Considerations

The key issues and considerations have been reviewed and addressed through the
draft plan of subdivision approval process and subdivision agreement conditions.

Conclusion

Development Services Division staff are satisfied with the proposed special provisions
for the Creekview Subdivision, Phase 4, and recommend that they be approved; and,
that the Mayor and the City Clerk be authorized to execute the Subdivision Agreement,
any amending agreements and all documents required to fulfil its conditions.

Prepared by: Mike Corby, MCIP, RPP
Senior Planner

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

Submitted by: George Kotsifas, P. Eng
Deputy City Manager
Planning and Economic Development

Note: The opinions contained herein are offered by a person or persons qualified to
provide expert opinion. Further detail with respect to qualifications can be obtained from
Development Services.

CC: Matt Feldberg, Manager, Development Services (Subdivisions)
Bruce Page, Manager, Development Planning
Peter Kavcic, Manager, Development Engineer

May 21, 2021
GK/PY/MCljar
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Appendix A — Special Provisions

1.
15. PROPOSED SCHOOL SITES
Remove Subsections 15.3 to 15.8 as there are no school blocks in this Plan.

24.1 STANDARD REQUIREMENTS
Add the following Special Provisions:

2. The Owner shall submit revised engineering drawings should any Zoning
application be submitted within this Plan of Subdivision for Lots in this Plan, all to
the satisfaction of the City.

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

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

The Owner shall include in all agreements of purchase and sale and registered
on the title of all Lots/Blocks in this Plan a warning clause advising the
purchaser/transferee that these Lots/Blocks are not to be developed until the
existing services are removed, alternate services are installed if necessary to
replace the existing private services and the existing easement is quit claimed to
the satisfaction of the City.
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6.

The Owner shall comply with conditions set out in the existing reciprocal
agreement (Agreement between Claybar Developments Inc., Foxhollow
Developments Inc., Fox Hollow North Kent Developments Inc., Landea
Developments Inc. and Landea North Developments Inc. dated November 30,
2009) between the adjacent property owner to the east to construct adequate
municipal services, grading, drainage and accesses over the external lands to
the east, if necessary, to develop this Plan, all to the satisfaction of the City
Engineer, at no cost to the City.

Prior to assumption of this subdivision in whole or in part by the City, and as a
condition of such assumption, the Owner shall pay to the City Treasurer the
following amounts as set out or as calculated by the City, or portions thereof as
the City may from time to time determine:

0] Removal of automatic flushing devices/blowoffs in future, an amount of
$5,000 each flusher for a total amount of $10,000

24.2 CLAIMS
Remove Subsection 24.2 (c) and replace with the following:

()

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

The anticipated reimbursements from the Development Charge Reserve Funds
are:

0] for the construction of oversized sanitary sewers in conjunction with this
Plan, subsidized at an estimated cost of which is $ 23,414, excluding HST;

(i) for the construction of oversized storm sewers in conjunction with this
Plan, subsidized at an estimated cost of which is $350,116, excluding
HST;

(i) for the construction of oversized watermains in conjunction with this Plan,
subsidized at an estimated cost of which is $ 26,785, excluding HST;

24.6 EROSION AND SEDIMENT CONTROL
Add the following new Special Provisions:

7.

All temporary erosion and sediment control measures installed in conjunction
with this Plan shall be decommissioned and/or removed when warranted or upon
placement of Granular ‘B’ as per accepted engineering drawings, all to the
satisfaction of the City Engineer and at no cost to the City.

24.7 GRADING REQUIREMENTS
Add the following new Special Provisions:

8.

10.

11.

Prior to the issuance of a Certificate of Conditional Approval, the Owner shall
remove and relocate any existing earth stockpile generally located in this Plan, all
to the satisfaction of the City and at no cost to the City.

Prior to the issuance of any Certificate of Conditional Approval, in order to
develop this site, the Owner shall make arrangements with the adjacent property
owner to the north and east to regrade a portion of the property abutting this
Plan, in conjunction with grading and servicing of this subdivision, to the
specifications of the City, at no cost to the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
obtain permission to regrade the school property in Plan 33M-622 adjacent to
this Plan.

The Owner shall regrade the landscaped area on the school property in Plan
33M-622 as per the accepted engineering drawings, all to the specifications and
satisfaction of the City.
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12.

13.

14.

24.8

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct temporary diversion swales and external grading along the entire north
limit of this Plan, as per the accepted engineering drawings, all to the
specifications and satisfaction of the City.

The Owner shall maintain the temporary diversion swales external to this Plan
along the entire north limit of this Plan until lands to the north develop, to the
satisfaction of the City, at no cost to the City.

The Owner shall remove all existing temporary works, including diversions
swales, catchbasins, etc., when the ultimate servicing is constructed and
operational, all to the satisfaction of the City, at no cost to the City.

STORM WATER MANAGEMENT

Add the following new Special Provisions:

15.

16.

17.

18.

19.

20.
24.9

The Owner shall accommodate the major stormwater overland flows within this
Plan from upstream (external) lands in accordance with the approved design
studies and accepted engineering drawings, and to the satisfaction of the City
Engineer, at no cost to the City.

Prior to the issuance of any Certificate of Conditional Approval for this Plan, the
Owner shall have low impact development (LID) features, if any, and any
recommended water balance mitigation measures installed and operational in
this Plan in accordance with the accepted servicing drawings and the accepted
Stormwater Management Report to the specifications and satisfaction of the City,
at no cost to the City.

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

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

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

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

The Owner shall implement SWM Best Management Practices (BMP’s) within
the plan, where possible, to the satisfaction of the City. The acceptance of these
measures by the City will be subject to the presence of adequate geotechnical
conditions within this Plan and the approval of the City.

SANITARY AND STORM SEWERS

Remove Subsection 24.9 (b) and replace with the following:

(b)

21.

The Owner shall construct the storm sewers to service the Lots and Blocks in this
Plan, which is located in the Medway Creek Subwatershed, and connect them to
the City’s existing storm sewer system being the 825 mm diameter storm sewer
on Bridgehaven Drive at Medway Park Drive and the existing 2100mm diameter
storm sewer on Bridgehaven Drive at Tokala Trail in accordance with the
accepted engineering drawings, to the satisfaction of the City.

Remove Subsection 24.9 (j) and replace with the following:

()

The Owner shall construct the sanitary sewers to service the Lots and Blocks in
this Plan and connect them to the City’s existing sanitary sewage system being
the 200 mm diameter sanitary sewer on Bridgehaven Drive at Medway Park
Drive and the existing 450 mm diameter sanitary sewer connecting at MH 363 on
Bridgehaven Drive at Tokala Trail in accordance with the accepted engineering
drawings, to the satisfaction of the City.
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Add the following new Special Provisions:

22.

23.

24.

25.

26.

27.

28.

The Owner shall connect all existing field tiles into the proposed storm sewer
system as per the accepted engineering drawings, to the satisfaction of the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct a temporary storm sewer and Ditch inlet catchbasin (DICB) and all
necessary appurtenances at the north limit of Tokala Trail as per the accepted
engineering drawings, to the satisfaction of the City. The Owner shall remove
these works when warranted or as required by the City, to the satisfaction of the
City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct a temporary DICB and storm sewer to connect to the existing tile at the
north limit of Street ‘C’/Medway Park Drive and all necessary works, as per the
accepted engineering drawings, to the satisfaction of the City. The Owner shall
remove these works when warranted or as required by the City, to the
satisfaction of the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
remove the existing storm sewer crossing Lots 21, 22, 26, 27 and 48 and Block
73 and any easements may be quit claimed, as per the accepted engineering
drawings, to the satisfaction of the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
construct a storm sewer and any necessary appurtenances on Block 73
connecting to Bridgehaven Drive, as per the accepted engineering drawings, to
the satisfaction of the City.

The Owner shall remove any existing infrastructure not required, including but
not limited to, CICBs, DICBs, curbs, etc. that are no longer required and
relocate/restore/construct associated works as per the accepted engineering
drawings, to the specifications and satisfaction of the City. Any existing
easements may be quit claimed, all to the satisfaction of the City, at no cost to
the City.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
make all necessary arrangements to construct new services and make
adjustments to the existing works and services on Buroak Drive in Plan 33M-750
and Plan 33M-622, Bridgehaven Drive in Plan 33M-767 and Tokala Trail in Plan
33M-767, adjacent to this Plan to accommodate the proposed works and
services on this street to accommodate the Lots in this Plan fronting this street
(eg. private services, street light poles, traffic calming, etc.) in accordance with
the approved design criteria and accepted drawings, al to the satisfaction of the
City Engineer, at no cost to the City. Such arrangements shall include, but not be
limited to, providing sufficient notice, co-ordination and clarification with adjacent
land owners as to what each parties consulting engineer will be required to certify
for the City, for the purposes of assumption, all to the satisfaction of the City.

24.10 WATER SERVICING
Add the following new Special Provisions:

29.

Prior to the issuance of any Certificates of Conditional Approval, and in
accordance with City standards, or as otherwise required by the City Engineer,
the Owner shall complete the following for the provision of water service to this
Draft Plan of Subdivision:

)] construct watermains to serve this Plan and connect them to the existing
low-level/high-level municipal system, namely, the existing 300 mm
diameter watermain on Buroak Drive, 300 mm diameter watermain on
Bridgehaven Drive at Medway Park Drive and the 300 mm diameter on
Bridgehaven Drive at Tokala Trail;

i) Deliver confirmation that the watermain system has been looped to the
satisfaction of the City Engineer when development is proposed to
proceed beyond 80 units.
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30.

31.

32.

If the Owner requests the City to assume Tokala Trail with the automatic flushing
device still in operation, all as shown on this Plan of Subdivision, prior to its
extension to the north, the Owner shall pay to the City at the time of the
assumption of this subdivision by the City the amount estimated by the City at the
time, to be the cost of removing the automatic flushing device and properly
abandoning the discharge pipe from the automatic flushing device to the
storm/sanitary sewer system on Tokala Trail and restoring adjacent lands, all to
the specifications of the City. The estimated cost for doing the above-noted work
on this street is $5,000 per automatic flushing device for which amount sufficient
security is to be provided in accordance with Condition 24.1 (___ ). The Owner
shall provide the cash to the City at the request of the City prior to assumption of
the subdivision if needed by the City.

If the Owner requests the City to assume Medway Park Drive with the automatic
flushing device still in operation, all as shown on this Plan of Subdivision, prior to
its extension to the north, the Owner shall pay to the City at the time of the
assumption of this subdivision by the City the amount estimated by the City at the
time, to be the cost of removing the automatic flushing device and properly
abandoning the discharge pipe from the automatic flushing device to the
storm/sanitary sewer system on Medway Park Drive and restoring adjacent
lands, all to the specifications of the City. The estimated cost for doing the
above-noted work on this street is $5,000 per automatic flushing device for which
amount sufficient security is to be provided in accordance with Condition 24.1
(__). The Owner shall provide the cash to the City at the request of the City
prior to assumption of the subdivision if needed by the City.

24.11 ROADWORKS
Remove Subsection 24.11 (p) and replace with the following:

(9))

33.

Where traffic calming measures are required within this Plan:

0] The Owner shall erect advisory signs at all street entrances to this Plan for
the purpose of informing the public of the traffic calming measures
implemented within this Plan prior to the issuance of any Certificate of
Conditional Approval in this Plan.

(i) The Owner shall register against the title of all Lots and Blocks abutting
the roundabout in this Plan, and shall include in the Agreement of
Purchase and Sale or Lease for the transfer of each of the said Lots and
Blocks, a covenant by the purchaser or transferee stating the said owner
that there may be some restrictions for driveway access due to diverter
islands built on the road.

(i)  Where a traffic calming circle is located, the Owner shall install the traffic
calming circle as a traffic control device, including the diverter islands, or
provide temporary measures, to the satisfaction of the City prior to the
issuance of a Certificate of Conditional Approval for that section of road.

(iv)  The Owner shall register against the title of all Lots and Blocks on Buroak
Drive and Tokala Trail in this Plan, and shall include in the Agreement of
Purchase and Sale or Lease for the transfer of each of the said Lots and
Blocks, a covenant by the purchaser or transferee stating the said owner
shall locate the driveways to the said Lots and Blocks away from the traffic
calming measures on the said streets, including roundabout and diverter
islands, to be installed as traffic control devices, to the satisfaction of the
City Engineer.

Remove Subsection 24.11 (q) and replace with the following:

(@)

The Owner shall direct construction traffic associated with the construction of
dwelling units in this Plan to access the site from Sunningdale Road West via
Fairoaks Boulevard to Buroak Drive, to the satisfaction of the City. All trades and
construction vehicles shall park within this Plan of Subdivision.
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Add the following new Special Provisions:

34.

35.

36.

37.

38.

24 .XX

39.

40.

The Owner shall direct construction traffic associated with the installation of
services in this Plan to access the site from the existing temporary access
located on Sunningdale Road on lands to the north of this Plan, to the
satisfaction of the City. All trades and construction vehicles shall park within this
Plan of Subdivision.

The Owner shall remove the temporary turning circle on Buroak Drive and
adjacent lands, in Plan 33M-622 to the east of this Plan and complete the
construction of Buroak Drive in this location as a fully serviced road, including
restoration of adjacent lands, to the specifications of the City.

If funds have been provided to the City by the Owner of Plan 33M-622 for the
removal of the temporary turning circle and the construction of this section of
Buroak Drive and all associated works, the City shall reimburse the Owner for the
substantiated cost of completing these works, up to a maximum value that the
City has received for this work.

In the event that Buroak Drive in Plan 33M-622 is constructed as a fully serviced
road by the Owner of Plan 33M-622, then the Owner shall be relieved of this
obligation.

Barricades are to be maintained at north limit of Tokala Trail and other locations
as determined by the City, until assumption of this Plan of Subdivision or as
otherwise directed by the City. At the time of assumption of this Plan or as
otherwise directed by the City, the Owner shall remove the barricades, restore
the boulevards and complete the construction of the roadworks, to the
specifications of the City, all at no cost to the City.

The Owner shall advise all purchasers of land within this subdivision that any
traffic to and from this subdivision will not be permitted to pass the barricade(s)
until the removal of the barricade(s) is authorized by the City.

Prior to the issuance of any Certificate of Conditional Approval, or as otherwise
directed by the City Engineer, the Owner shall construct a roundabout, including
diverter islands, at the intersection of Tokala Trail and Buroak Drive, including
permanent signage and pavement markings, or provide alternative measures as
determined by the City, to the satisfaction of the City Engineer, at no cost to the
City.

Prior to any work on the site, the Owner shall install signage advising
construction traffic that loads on Sunningdale Road West are restricted to a
maximum weight of five (5) tonnes per axle for any vehicle travelling on this road
during the period March 1 to April 30, inclusive in any year.

PLANNING

The Owner shall ensure all Park and Open Space Blocks are sufficiently protected
from sediment throughout the construction period. A robust sediment barrier and
other erosion control measures, as shown on the approved Engineering drawings,
shall be installed and maintained along all identified Block limits to the satisfaction
of the City. The Owner’s consulting engineer shall provide written certification of
the barrier installation and monthly site inspection reports to the City during all
development activity.

Within one (1) year of registration of this Plan or otherwise approved by the City,
the Owner shall grade, service and seed all Park Blocks and Open Space
Blocks, transferred to the City as part of the parkland dedication requirements,
pursuant to current City Park development standards, to the satisfaction of City,
and at no cost to the City.

Within (1) year of registration of this Plan, the Owner shall have its consultant
provide a certificate that identifies that the Block has been rough graded as per
the approved plan and receive City approval of rough grades prior to topsoil
installation.
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4].

42.

43.

44.

Within one (1) year of registration of this Plan, the Owner shall prepare and deliver
to all homeowners adjacent to lands zoned as Open Space, an education package
which explains the stewardship of natural area, the value of existing tree cover,
and the protection and utilization of the grading and drainage pattern on these
Lots. The educational package shall be prepared to the satisfaction of the Director,
Development and Compliance Division, to the satisfaction of the City.

Within one (1) year of registration of this Plan, the Owner shall prepare and deliver
to all homeowners an education package which advises potential purchasers of
the ongoing agricultural activities occurring in the vicinity. The educational
package shall be prepared to the satisfaction of the Director, Development and
Compliance Division, to the satisfaction of the City.

The Owner shall obtain all necessary permits from the UTRCA prior to the
commencement of any soil disturbance within the regulated area under the
jurisdiction of the UTRCA.

The Owner agrees to include in all Purchase and Sale Agreements the
requirement that the homes to be designed and constructed on all Corner Lots
(Lots 1, 15, 27, 37, 47, 48, 55, 62, 72) in this Plan, are to have design features,
such as but not limited to porches, windows or other architectural elements that
provide for a street oriented design and limited chain link or decorative fencing
along no more than 50% of the exterior sideyard abutting the exterior side yard
road frontage. Further, the Owner shall obtain approval of their proposed design
from the City prior to any submission of an application for a building permit for
Corner Lots with an exterior sideyard in this Plan.
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SCHEDULE “C”

This is Schedule “C” to the Subdivision Agreement dated this day of
, 2021, between The Corporation of the City of London and Landea
Developments Inc. to which it is attached and forms a part.

SPECIAL WORKS AND SERVICES

Roadways

— Buroak Drive and Tokala Trail shall have a minimum road pavement width
(excluding gutters) of 9.5 metres with a minimum road allowance of 21.5 metres.

— Medway Park Drive shall have a minimum road pavement width (excluding
gutters) of 8.0 metres with a minimum road allowance of 20.0 metres.

Sidewalks
A 1.5 metre sidewalk shall be constructed on both sides of the following:

i) Buroak Drive
i) Tokala Trall

A 1.5 metre sidewalk shall be constructed on one side of the following:
0] Medway Park Drive — east and south boulevards
Pedestrian Walkways

There are no pedestrian walkways within this Plan.
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SCHEDULE “D”

This is Schedule "D" to the Subdivision Agreement dated this day of
, 2021, between The Corporation of the City of London and Landea
Developments Inc. to which it is attached and forms a part.

Prior to the Approval Authority granting final approval of this Plan, the Owner shall
transfer to the City, all external lands as prescribed herein. Furthermore, within thirty
(30) days of registration of the Plan, the Owner shall further transfer all lands within this
Plan to the City.

LANDS TO BE CONVEYED TO THE CITY OF LONDON:

0.3 metre (one foot) reserves: Block 74 and Block 75

Road Widening (Dedicated on face of plan):  NIL

Walkways: NIL

5% Parkland Dedication: Block 73

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

Stormwater Management: NIL

LANDS TO BE SET ASIDE FOR SCHOOL SITE:

School Site: NIL

LANDS TO BE HELD IN TRUST BY THE CITY:

Temporary access: NIL
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SCHEDULE “E”

This is Schedule “E” to the Subdivision Agreement dated this day of ,
2021, between The Corporation of the City of London and Landea Developments Inc. to
which it is attached and forms a part.

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

CASH PORTION: $ 551,069
BALANCE PORTION: $3,122,723
TOTAL SECURITY REQUIRED $3,673,792

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

The Balance Portion shall be deposited with the City Treasurer prior to the City issuing
any Certificate of Conditional Approval or the first building permit for any of the Lots and
Blocks in this plan of subdivision.

The Owner shall supply the security to the City in accordance with the City’s By-Law
No. CPOL-13-114 and policy adopted by the City Council on April 4, 2017 and any
amendments.

In accordance with Section 9 Initial Construction of Services and Building Permits, the
City may limit the issuance of building permits until the security requirements have been
satisfied.

The above-noted security includes a statutory holdback calculated in accordance with
the Provincial legislation, namely the CONSTRUCTION ACT, R.S.0. 1990.
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SCHEDULE “F”

This is Schedule “F” to the Subdivision Agreement dated this day of
2021, between The Corporation of the City of London and Landea Developments Inc. to
which it is attached and forms a part.

Prior to the Approval Authority granting final approval of this Plan, the Owner shall
transfer to the City, all external easements as prescribed herein. Furthermore, within
thirty (30) days of registration of the Plan, the Owner shall further transfer all easements
within this Plan to the City.

Multi-Purpose Easements:

(&) Multi-purpose easements shall be deeded to the City in conjunction with this
Plan, over lands external to this Plan, on an alignment and of sufficient width
acceptable to the City Engineer as follows:

(i) North limit of Medway Park Drive for temporary access, storm sewer and
ditch inlet catchbasin and associated work as per accepted engineering
drawings.

(i) North limit of Tokala Trail for storm sewer and ditch inlet catchbasin and
associated work as per the accepted engineering drawings.

(iif) Along the entire north limit of plan for temporary diversion swales and
associated works as per the accepted engineering drawings.
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Appendix B — Claims and Revenues

Estimated Costs and Revenues

Estimated DC Claim Costs Estimated Cost
(excludes HST)

Claims for Owner led construction from CSRF
- Storm sewer oversizing (DC19MS1001) $350,116
- Watermain oversizing (DC19WD1001) $26,785
- Sanitary Sewer oversizing..(DC19WW1001) $23,414

Total $400,315

Estimated DC Revenues 2
Estimated Revenue
(January 1, 2021 to December 31, 2021 Rates)
CSRF TOTAL $2,459,376

1 Estimated DC Claim Costs are for Owner led construction projects and do not include City led projects required to
accommodate growth.

2 Estimated DC Revenues are calculated using current DC rates. The City employs a “citywide” approach to cost recovery for
all eligible growth services, therefore the Estimated DC Claim Costs and Revenues in the table above are not directly
comparable.

3 The Oversizing Subsidy costs are based on estimates from the accepted engineering drawings and the current DC By-law.
Final claim payments will be approved based on constructed quantities in conjunction with the DC By-law.

Approved by:

Date Paul Yeoman
Director, Development Finance
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Appendix C — Source of Finance

#21082
May 31, 2021
(39T-05512_4)

Chair and Members
Planning and Environment Committee

RE: Subdivision Special Provisions - Landea Creekview Phase 4
Landea Developments Inc. (Southside)

Capital Project ES514519-Wastewater Internal Oversizing (2522150)
Capital Project ES542919-Storm Sewer Internal Oversizing (2522148)

Capital Project EW381819- Watermain Internal Oversizing (2522149)

Finance Supports Report on the Sources of Financing:

Finance Supports confirms that the cost of this purchase can be accommodated within the financing

available for it in the Capital Budget, and that, subject to the approval of the Deputy City Manager, Planning and
Economic Development and Chief Building Official, the detailed source of financing is:

Estimated Expenditures Approved Committed This Balance for
Budget To Date Submission Future Work

ES514519-Wastewater Internal Oversizing

Engineering 200,000 0 0 200,000
Construction 866,453 29,106 23,826 813,521
Total ES514519 1,066,453 29,106 23,826 1,013,521

ES542919-Storm Sewer Internal Oversizing

Engineering 200,000 0 0 200,000
Construction 7,577,079 1,742,424 356,278 5,478,377
Total ES542919 7,777,079 1,742,424 356,278 5,678,377

EW381819-Watermain Internal Oversizing

Construction 268,619 0 27,256 241,363

Total Expenditures $9,112,151  $1,771,530  $407,360 $6,933,261

Sources of Financing

ES514519-Wastewater Internal Oversizing

Drawdown from City Services - Wastewater Reserve

Fund (Development Charges) (Note 1) g dea 48100 28,528 ez
ES542919-Storm Sewer Internal Oversizing

Drawdown from City Services - Stormwater Reserve

Fund{Devskapment Charges)iNote] 7,777,079 1,742,424 356,278 5,678,377
EW381819-Watermain Internal Oversizing

Drawdown from City Services - Water Reserve Fund

(Development Charges) (Note 1) e 0 — iy
Total Financing $9,112,151  $1,771,530  $407,360 $6,933,261
Financial Note ES514519 ES542919 EW381819 Total
Contract Price $23,414 $350,116 $26,785 $400,315
Add: HST @13% 3,044 45,515 3,482 52,041
Total Contract Price Including Taxes 26,458 395,631 30,267 452,356
Less: HST Rebate -2,632 -39,353 -3,011 -44,996
Net Contract Price $23,826 $356,278 $27,256 $407,360

Note 1: Development Charges have been utilized in accordance with the underlying legislation and the approved 2019
Development Charges Background Study and the 2021 Development Charges Background Study Update.

Jason Davies
Manager of Financial Planning & Policy
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Report to Planning and Environment Committee

To: Chair and Members

Planning & Environment Committee
From: George Kotsifas, P. Eng.

Deputy City Manager, Planning and Economic Development
Subject: Application By: Foxwood Developments (London) Inc

1600 Twilite Boulevard
Meeting on: May 31, 2021

Recommendation

That, on the recommendation of the Director, Development Services, based on the
application by Foxwood Developments (London) Inc, relating to the property located at
1600 Twilite Boulevard, the proposed by-law attached hereto as Appendix “A” BE
INTRODUCED at the Municipal Council meeting on June 15™, 2021 to amend Zoning By-
law No. Z.-1, in conformity with the Official Plan, to change the zoning of the subject lands
FROM a Holding Residential R1 (h*h-100*R1-4) and (h*h-100*R1-13) Zones TO a
Residential R1 (R1-4) and (R1-13)) Zones to remove the “h and h-100” holding provisions.

Executive Summar

Purpose and the Effect of Recommended Action

The purpose and effect of this zoning change is to remove the holding (h and h-100)
symbols to allow the development of 49 single family residential dwelling lots permitted
under the Residential R1 (R1-4) and Residential R1 (R1-13) Zone.

Rationale of Recommended Action

1. The conditions for removing the holding (h & h-100) provisions have been met
and the recommended amendment will allow for the development of 49 single
family residential lots in compliance with the Zoning By-law.

2. A Subdivision Agreement has been entered into and securities have been posted
as required by City Policy and the Subdivision Agreement.

3. Adequate water services and appropriate access through a looped watermain are
available.

4. Allissues have been resolved and the holding provisions are no longer required.

Linkage to the Corporate Strategic Plan

Building a Sustainable City - London’s growth and development is well planned and
sustainable over the long term.

Analysis
1.0 Background Information

This application for Draft Plan of Subdivision Approval was accepted on November 11,
2011. On January 23, 2013, the City of London Approval Authority granted draft approval
for the plan of subdivision. Draft approval was appealed to the Ontario Municipal Board.
On July 31, 2013, the Ontario Municipal Board issued a notice advising the City of London
Approval Authority that the appeal was withdrawn by letter dated June 25, 2013. As per
Section 51 (51) of the Planning Act, the original draft approval lapse date was June 26,
2016.

The applicant registered the 1st phase of this subdivision (Plan, 33M-685) consisting of
95 single detached lots, one (1) medium density residential block, and various reserve
blocks served by 1 new street and the extension of Dyer Drive and Tokala Trail on
October 6, 2015.
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The second phase consisting of 110 single detached lots, 1 multi-family blocks and
several 0.3m reserve blocks, all served by the extension of Tokala Trail and 4 new streets,
namely Henrica Avenue, Frieda Way, John Kenny Drive and Jim Hebb Way was
registered on October 18, 2018, as Plan 33M-752

The remaining draft plan of subdivision received a three (3) year extension on May 27,
2019. The third phase of this subdivision consists of one hundred and seventy-five (175)
single detached lots, one (1) multi-family, medium density block, one (1) school block,
two (2) blocks for road widening dedication, two (2) blocks for walkways and eleven (11)
blocks for one-foot reserves. The proposed lots and blocks will be located on the
extension of Twilite Boulevard, Buroak Trail and future streets of Capri Crescent, Jordan
Boulevard and Wright Crescent.

This application is to remove the holding provisions from Foxwood Meadows Phase 3A
of the development. Phase 3A consists of 49 single detached lots, all served by the
extension of Tokala Drive and five new streets. On May 5, 2020 Council endorsed the
special provisions and recommended that a subdivision agreement be entered into with
the City of London. The Owner and the City have signed the subdivision agreement and
securites have been posted. Final registration for the subdivison is iminient.

1.1 Property Description

The subject property is situated in the northwest quadrant of the City of London at the
northeast corner of Hyde Park Road and Twilite Boulevard and forms part of the Fox
Hollow Residential Neighbourhood. The site is approximately 6.5 ha (16.06ac) and is
situated between Hyde Park Road to the west, existing single detached dwellings, and
town houses (Phase 2) to the south and the Kent Subdivision east of Jordan Boulevard.
Agricultural lands, rural residences and naturalized areas exist to the north of the site
across Sunningdale Road West.

1.2  Current Planning Information (see more detail in Appendix D)
e The London Plan Place Type — Neighbourhoods
e (1989) Official Plan Designation — Low Density Residential and Multi-Family,
Medium Density Residential
e Existing Zoning — Holding Residential R1 (h*h-100*R1-4) and (h*h-100*R1-
13) Zone

1.3  Site Characteristics

Current Land Use — undeveloped
Frontage — 342 metres

Depth — irregular

Area — 6.5 ha (16.06ac)

Shape —irregular

1.4  Surrounding Land Uses

North — Agricultural

East — Future Residential/Commercial
South — Open Space/Residential
West — Low Density Residential
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Registered Plan of Subdivision 33M-799
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2.0 Discussion and Considerations

The applicant is requesting the removal of the “h and h-100” holding provisions from the
Zone on the subject lands. The “h” holding provision requires that the securities be
received, and a subdivision agreement be executed by the owner. The “h-100” requires
adequate water service and appropriate access, a looped watermain system must be
constructed and a second public access must be available to the satisfaction of the City
Engineer.

The requested amendment will facilitate the development of 49 lots for single detached
dwellings.

3.0 Financial Impact/Considerations

Through the completion of the works associated with this application fees, development
charges and taxes will be collected. There are no direct financial expenditures associated
with this application.

4.0 Key Issues and Considerations

Why is it Appropriate to remove this Holding Provision?

The “h” holding provision states:

“To ensure the orderly development of lands and the adequate provision of municipal
services, the “h” symbol shall not be deleted until the required security has been provided
for the development agreement or subdivision agreement, and Council is satisfied that
the conditions of the approval of the plans and drawings for a site plan, or the conditions
of the approval of a draft plan of subdivision, will ensure a development agreement or
subdivision agreement is executed by the applicant and the City prior to development.”

The Applicant has provided the necessary securities and has entered into a subdivision
agreement with the City. This satisfies the requirement for the removal of the “h” holding
provision.

The “h-100” holding provision states:

“To ensure there is adequate water service and appropriate access, a looped watermain
system must be constructed and a second public access must be available to the
satisfaction of the City Engineer, prior to the removal of the h-100 symbol.”

Permitted Interim Uses: A maximum of 80 residential units

Development Engineering staff confirmed that adequate water servicing can be provided
to the subject site through a looped watermain system and that at least two public access
points are available. This satisfies the requirement for the removal of the “h-100" holding
provision.
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Conclusion

The Applicant has provided the necessary securities and has entered into a development
agreement with the City. The applicant has also demonstrated that there are adequate
water services through a looped watermain and appropriate access available. Therefore,
the required conditions have been met to remove the “h and h-100" holding provisions.
The removal of the holding provisions is recommended to Council for approval.

Prepared by: Sean Meksula, MCIP, RPP
Senior Planner, Development Services

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

Submitted by: George Kotsifas, P. Eng.
Deputy City Manager, Planning and Economic Services
and Chief Building Official

cc: Matt Feldberg, Manager, Development Services (Subdivisions)
cc. Bruce Page, Manager, Development Services (Subdivisions)
cc: Peter Kavcic, Manager, Development Services (Subdivisions)
cc: Michael Pease, Manager, Development Services (Site Plan)

Y:\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2021\H-9345 - 1600 Twilite Boulevard (SM)\PEC\DRAFT -
1600 Twilite Boulevard - H-9345 SM.docx
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Bill No. (Number to be inserted by Clerk's
Office)
2021

By-law No. Z.-1-

A by-law to amend By-law No. Z.-1 to
remove holding provisions from the
zoning for lands located at 1600 Twilite
Boulevard.

WHEREAS Foxwood Developments (London) Inc. has applied to remove
the holding provisions from the zoning for the lands located at 1600 Twilite Boulevard, as
shown on the map attached to this by-law, as set out below;

AND WHEREAS it is deemed appropriate to remove the holding provisions
from the zoning of the said lands;

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

1. Schedule "A" to By-law No. Z.-1 is amended by changing the zoning
applicable to the lands located at 1600 Twilite Boulevard, as shown on the attached map,
comprising part of Key Map No. 101 to remove the h and h-100 holding provisions so that
the zoning of the lands as a Residential R1(R1-4) and (R1-13) Zones come into effect.

2. This By-law shall come into force and effect on the date of passage.

PASSED in Open Council on June 15, 2021.

Ed Holder
Mayor

Catharine Saunders
City Clerk

First Reading — June 15, 2021
Second Reading — June 15, 2021
Third Reading — June 15, 2021
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AMENDMENT TO SCHEDULE "A" (BY-LAW NO. Z.-1)
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Appendix B — Public Engagement

Community Engagement
Public liaison: Notice of the application was published in the Londoner on May 6, 2021
0 replies were received

Nature of Liaison:

City Council intends to consider removing the “h” and “h-100” Holding Provision’s from
the zoning of the subject lands. The purpose and effect of this zoning change is to remove
the holding symbol’s permitting the development of Foxwood Subdivision Phase 3A, Draft
Plan of Subdivision which includes 49 lots for single detached dwellings. The purpose of
the “h” provision is to ensure the orderly development of lands and the adequate provision
of municipal services. The “h” symbol shall not be deleted until the required security has
been provided and/or a development agreement has been entered into for the subject
lands. The purpose of the “h-100” provision is to ensure there is adequate water service
and appropriate access, a looped watermain system must be constructed and a second
public access must be available to the satisfaction of the City Engineer, prior to the
removal of the h-100 symbol. Council will consider removing the holding provisions as it
applies to these lands no earlier than May 31, 2021. File: H-9345 Planner: S. Meksula
(City Hall).
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dix C — Relevant B

London Plan Excerpt
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1989 Official Plan Excerpt
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Zoning Excerpt

|~ Tn*h-54*h-71"h-100'R5-6/R6-5

2

h*h-100*NF1/R1-13

/; I L / i
Zoning as of March 31, 2021

1)

LEGEND FOR ZONING BY-LAW Z-1

R1 - SINGLE DETACHED DWELLINGS

R2 - SINGLE AND TWO UNIT DWELLINGS
R3 - SINGLE TO FOUR UNIT DWELLINGS
R4 - STREET TOWNHOUSE

R5 - CLUSTER TOWNHOUSE

R6 - CLUSTER HOUSING ALL FORMS

R7 - SENIOR'SHOUSING

R8 - MEDIUM DENSITY/LOW RISEAPTS.
R9 - MEDIUM TO HIGH DENSITY APTS.
R10 -HIGH DENSITY APARTMENTS

R11 - LODGING HOUSE

DA - DOWNTOWN AREA

RSA - REGIONAL SHOPPING AREA

CSA - COMMUNITY SHOPPING AREA
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Report to Planning & Environment Committee

To: Chair and Members
Planning & Environment Committee

From: George Kotsifas, P.Eng.
Managing Director, Development & Compliance Services
& Chief Building Official

Subject: Building Division Monthly Report
March 2021

Date: May 31, 2021

Recommendation

That the report dated May 31, 2021 entitled “Building Division Monthly Report March
2021”, BE RECEIVED for information.

Executive Summar

The Building Division is responsible for the administration and enforcement of the
Ontario Building Code Act and the Ontario Building Code. Related activities undertaken
by the Building Division include the processing of building permit applications and
inspections of associated construction work. The Building Division also issues sign and
pool fence permits. The purpose of this report is to provide Municipal Council with
information related to permit issuance and inspection activities for the month of March
2021.

Linkage to the Corporate Strategic Plan

Growing our Economy
e London is a leader in Ontario for attracting new jobs and investments.
Leading in Public Service
e The City of London is trusted, open, and accountable in service of our
community.
o Improve public accountability and transparency in decision making.

1.0 Background Information

This report provides information on permit and associated inspection activities for the
month of March 2021. Attached as Appendix “A” to this report is a “Summary Listing of
Building Construction Activity for the Month of March 2021”, as well as respective
“Principle Permits Reports”.

2.0 Discussion and Considerations

2.1  Building permit data and associated inspection activities — March 2021

Permits Issued to the end of the month

As of March 2021, a total of 1,068 permits were issued, with a construction value of
$391.2 million, representing 788 new dwelling units. Compared to the same period in
2020, this represents a 37.6% increase in the number of building permits, with a 160.4%
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increase in construction value and an 245.6% increase in the number of dwelling units
constructed.

Total permits to construct New Single and Semi-Dwelling Units

As of the end of March 2021, the number of building permits issued for the construction
of single and semi-detached dwellings is 322, representing an 85.0% increase over the
same period in 2020.

Number of Applications in Process

As of the end of March 2021, 1,136 applications are in process, representing
approximately $711 million in construction value and an additional 1,974 dwelling units
compared with 687 applications, with a construction value of $732 million and an
additional 1,666 dwelling units in the same period in 2020.

Rate of Application Submission

Applications received in March 2021 averaged to 23 applications per business day, for a
total of 529 applications. Of the applications submitted 99 were for the construction of
single detached dwellings and 116 townhouse units.

Permits issued for the month

In March 2021, 466 permits were issued for 538 new dwelling units, totalling a
construction value of $230.5 million.

Inspections — Building

A total of 3,149 inspection requests were received with 3,619 inspections being
conducted.

In addition, 24 inspections were completed related to complaints, business licenses,
orders and miscellaneous inspections.

Of the 3,149 inspections requested, 100% were conducted within the provincially
mandated 48 hour period.

Inspections - Code Compliance

A total of 635 inspection requests were received, with 827 inspections being conducted.

An additional 190 inspections were completed relating to complaints, business licences,
orders and miscellaneous inspections.

Of the 635 inspections requested, 100% were conducted within the provincially
mandated 48 hour period.

Inspections - Plumbing

A total of 1,436 inspection requests were received with 1,841 inspections being
conducted related to building permit activity.

An additional 4 inspections were completed related to complaints, business licenses,
orders and miscellaneous inspections.

Of the 1,436 inspections requested, 100% were conducted within the provincially
mandated 48 hour period.
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Conclusion

The purpose of this report is to provide Municipal Council with information regarding the
building permit issuance and building & plumbing inspection activities for the month of
March 2021. Attached as Appendix “A” to this report is a “Summary Listing of Building
Construction Activity” for the month of March 2021 as well as “Principle Permits
Reports”.

Prepared by: Peter Kokkoros, P.Eng.
Deputy Chief Building Official
Development & Compliance Services
Building Division

Submitted by: George Kotsifas, P.Eng.
Managing Director, Development & Compliance Services
& Chief Building Official

Recommended by: George Kotsifas, P.Eng.

Managing Director, Development & Compliance Services
& Chief Building Official
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CITY OF LONDON
SUMMARY LISTING OF BUILDING CONSTRUCTION ACTIVITY FOR THE MONTH OF March 2021

[l

APPENDIX “A”

March 2021 to the end of March 2021 March 2020 to the end of March 2020

NO.OF CONSTRUCTION NO.QOF NO. OF CONSTRUCTION NO. OF NO.OF CONSTRUCTION NO.QOF NO. OF CONSTRUCTION NO. OF
CLASSIFICATION PERMITS VALUE  UNITS PERMITS VALUE UNITS PERMITS VALUE  UNITS PERMITS VALUE  UNITS
SINGLE DETACHED DWELLINGS 136 60,759,800 136 321 142,327 500 320 62 26,209,680 62 173 75,460,800 173
SEMI DETACHED DWELLINGS 1 223,500 1 1 223,500 1 0 0 0 0 0 0
TOWNHOUSES 2 23,245 600 9 47 39,156,200 139 6 5,870,000 19 22 12,933,900 41
DUPLEX, TRIPLEX, GUAD, APT BLDG 4 90,010,000 295 4 90,010,000 295 0 0 0 0 0 0
RES-ALTER & ADDITIONS 159 9,179,161 15 2 22,988,721 33 91 4,397 533 6 287 15,099,008 14
COMMERCIAL -ERECT a 2.217.000 ] 9 3,193,500 ] 0 0 0 1 940,000 0
COMMERCIAL - ADDITION 1 120,000 0 1 120,000 0 0 0 0 2 2,001,800 0
COMMERCIAL - OTHER 30 5,002,200 0 76 10,677,014 0 20 1,668.400 0 96 17,795,906 0
INDUSTRIAL - ERECT 1 1,697,500 0 3 15,792,500 0 1 436,700 0 2 3,436,700 0
INDUSTRIAL - ADDITICN 1 280,000 0 1 280,000 0 0 0 0 1 118,800 0
INDUSTRIAL - OTHER 3 15,035,000 0 g9 15,194 800 0 3 223337 0 14 1,113,837 0
INSTITUTICNAL - ERECT 0 0 0 1 12,000,000 0 0 0 0 1 575,000 0
INSTITUTIGNAL - ADDITION 1 200,000 0 3 1,963,386 0 0 0 0 1 2,000,000 0
INSTITUTICNAL - OTHER 8 20,798,850 0 20 34,305,950 0 17 10,419,200 0 36 17,831,200 0
AGRICULTURE 0 0 0 0 0 0 0 0 0 1 100,000 0
SWIMMING POOL FENCES b4 1,749,894 0 89 2,814,994 0 16 488,740 0 25 802,740 0
ADMINISTRATIVE 6 50,000 0 16 130,000 0 3 25000 0 9 25,000 0
DEMOLITION 10 ] g 18 0 15 ] 0 ] 19 ] 14
SIGNS/CANOPY - CITY PROPERTY 0 0 0 4 0 0 1 0 0 1 0 0
SIGNS/CANOPY - PRIVATE PROPERTY 17 0 0 73 0 0 18 0 0 85 0 0
TOTALS 466 230,468,505 538 1,068 391,178,065 788 243 49,738,590 87 776 150,234,691 228

Note: 1) Administrative permits include Tents, Change of Use and Transfer of Ownership, Partial Occupancy.
2) Maobile Signs are no longer reported.
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London City of London - Building Division
Principal Permits Issued from March 1, 2021 to March 31, 2021

T

1803299 ONTARIO INC. 1803299 ONTARIO INC. 1108 Dundas St

CANADIAN COMMERCIAL (SHERWOOD FOREST) 1225 Wonderland Rd N
INC. CANADIAN COMMERCIAL (SHERWOOD
FOREST) INC.

THAMES VALLEY DISTRICT SCHOOL BOARD THAMES 125 Sherwood Forest Sq
VALLEY DISTRICT SCHOOL BOARD

Nathan Applebaum Holdings Ltd C/OACW 1251 Huron St
Properties Inc

CALLOWAY REIT (LOMNDON M) INC. CALLOWAY REIT 1300 Fanshawe Park Rd W 101
(LONDOM M) INC.

North Park Community Church 1510 Fanshawe Park Rd E

DREWLO HOLDINGS DREWLO HOLDINGS 1515 Agathos 5t

HOMESTEAD LAND HOLDINGS LTD. HOMESTEAD 1560 Adelaide St N
LAND HOLDINGS LTD.

LONDOMN CITY 1577 Wilton Grove Rd

HOMESTEAD LANMD HOLDINGS LTD. HOMESTEAD 1585 Ernest Ave
LAND HOLDINGS LTD.

1600 Hp Inc 1600 Hyde Park Rd

THAMES VALLEY DISTRICT SCHOOL BOARD THAMES 1650 Hastings Dr
VALLEY DISTRICT SCHOOL BOARD

Proposed Work

Alter Offices TENANT FIT UP FOR TIMMINS MARTELLE

Alter Restaurant Interior Alter for new Restaurant. Sprinkler
System shop drawings to be submitted for review, showing the
affected piping.

Alter Schools Secondary, High, Jr. High INTERIOR ALTERATIONS TO
EXISTING LIBRARY AND OFFICES

Alter Retail Store UNITS 115A, B & C - INTERIOR ALTERATIONS FOR
GROCERY STORE

Alter Retail Store INTERIOR ALTERATIONS TO EXISTING RETAIL
STORE, BATH DEPOT

Add Non-Residential Accessory Building CONSTRUCTION OF
ANCILLARY BUILDING WITH WATER SERVICES AND SANITARY
SERVICE

Erect-Apartment Building ERECT FOUR STOREY APARTMENT
BUILDING

Shell Permit Only —Provide sealed shop drawings for window steel
gratings, balcony guards and handrails to the Building Division for
review prior to work in these areas

Alter Apartment Building STRUCTURAL REPAIRS TO WING WALLS

Erect-Food Processing Plant ID - ERECT COOLING BARN FOR MAPLE
LEAF FOODS INC

Alter Apartment Building RA - ALTERATION TO REPAIR EXTERIOR
WALLS

Erect-Apartment Building Erect 8 storey apartment building with
commercial on main floor.

Submit Sprinkler system shop drawings with calculation for review by
City; and submit the name of the

Integrated Testing Co-Ordinator for this project.

Alter Schools Elementary, Kindergarten NEW WALL IN DAYCARE
AREA + NEW VESTIBULE DOORS AMD SCREEN.

SHELL PERMIT OMLY: PROVIDE FIRE STOPPING DETAILS FOR
REVIEW

m::-:::
150,000

1,077,000

450,500

120,000

200,000

30,000,000

140,000

1,597,500

190,000

38,000,000

150,000

72



o

London City of London - Building Division
Principal Permits Issued from March 1, 2021 to March 31, 2021

SIFTON LIMITED SIFTON PROPERTIES LIMITED 1654 Ed Ervasti Lane Erect-Townhouse - Cluster SDD ERECT NEW CLUSTER SDD, 1
STOREY, 2 CAR, 3 BED, PARTIALLY FINISHED BASEMENT, NO DECK,
W/ A/C, SB12 PERFORMANCE, PART 17, HRV AND DWHR REQUIRED

CF REALTY HLDG INC., FAIRVIEW CORP CF REALTY 1680 Richmond St Alter Restaurant INTERIOR ALTERS TO THAIFOOMN RESTAURANT - 0 138,000
HLDG INC., C/O CADILLAC FAIRVIEW CORP KITCHEN EQUIPMENT REPLACEMENT
The Ridge At Byron Inc 1710 Ironwood Rd 25 Erect-Townhouse - Cluster SDD ERECT CLUSTER SDD, 1 STOREY, 2 1 572,000

CAR GARAGE, FINISHED BASEMENT, 3 BEDROOMS, REAR COVERED
DECK, NO A/C, SB-12 A5, UNIT 13 MVLCP 903 DPN 25, HRV &
DWHR REQUIRED

KENMORE HOMES INC. KENMORE HOMES INC. 1750 Finley Cres A Erect-Street Townhouse - Condo ERECT NEW STREET TOWNHOUSE 4 1,275,600
CONDO BLOCK A, 4 UNITS, 2 STOREY, 1 CAR GARAGE, 3
BEDROOMS, UNFINISHED BASEMENT, W/ DECK, W, A/C, SB-12 Al,
HRV AND DWHR REQUIRED, DPNs 1752, 1756, 1760, 1764

KENMORE HOMES INC. KENMORE HOMES INC. 1790 Finley Cres Erect-Street Townhouse - Condo ERECT NEW 6 UNIT TOWNHOUSE 6 954,000
CONDO BLOCK 100, 2 STOREY, 1 CAR GARAGE, 3 BEDROOMS,
UNFINISHED BASEMENT, W/ DECK, W/ A/C, SB12 A1, DPNs 1784,
1788, 1792, 1796, 1800, 1804

PATRICK HAZZARD CUSTOM HOMES PATRICK 1820 Canvas Way 11 Erect-Townhouse - Cluster SDD ERECT CLUSTER SDD, 2 STOREY, 2 1 302,000
HAZZARD CUSTOM HOMES (2584857 Ont Inc) CAR GARAGE, UNFINISHED BASEMENT, 3 BEDROOMS, NO DECK,

A/C INCLUDED, SB-12 A1, UNIT 23 MVLCP 927 DPN 11, HRV &

DWHR REQUIRED
PATRICK HAZZARD CUSTOM HOMES PATRICK 1820 Canvas Way 32 Erect-Street Townhouse - Condo ERECT SDD, 2 STOREY, 2 CAR 1 357,500
HAZZARD CUSTOM HOMES (2584857 Ont Inc) GARAGE, 4 BEDROOMS, FINISHED BASEMENT, NO DECK, A/C

INCLUDED, 5B12-A1, HRV&DWHR REQUIRED

SIFTOMN PROPERTIES LIMITED SIFTON PROPERTIES 1873 Sandy Somerville Lane Erect-Townhouse - Cluster SDD ERECT NEW CLUSTER SDD, 1 1 479,500
LIMITED STOREY, 2 CAR GARAGE, FINISHED BASEMENT, 4 BEDROOMS, W/

DECK, A/C INCLUDED, SB-12 PERFORMANCE, PART 4, HRV & DWHR

REQUIRED. SOILS REPORT REQUIRED.

OXFORD WEST GATEWAY INC. C/O YORK 1876 Oxford St W Erect-Retail Store Erect 6 Unit Retail Building - Shell Structure. 0 1,112,000
DEVELOPMENTS OXFORD WEST GATEWAY INC. C/O Separate permit required for Tenant Finishes.
YORK DEVELOPMENTS This base building will require Portable Fire Extinguishers prior to

final inspection. Shell Permit Only —Provide sealed shop far the
awnings and retaining wall guards to the Building Division for review
prior to work in these areas
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City of London - Building Division
Principal Permits Issued from March 1, 2021 to March 31, 2021

SIFTON LIMITED SIFTON PROPERTIES LIMITED

Womens Christian Association

FOREST PARK (SHERWOOD GLEN) FOREST PARK
(SHERWOOD GLEN)

J & E HARRIS HOLDING CORPORATION

Rembrandt Developments (Fanshawe) Inc

TOWN & COUNTRY DEVELOPMENTS (2005) INC.
TOWN & COUNTRY DEVELOPMENTS (2005) INC.

The Canada Life Assurance Company

FOXHOLLOW KENT DEVELOPMENTS INC.
FOXHOLLOW NORTH KENT DEVELOPMENTS INC.

FOXHOLLOW KENT DEVELOPMENTS INC.
FOXHOLLOW NORTH KENT DEVELOPMENTS INC.

FOXHOLLOW KENT DEVELOPMENTS INC.
FOXHOLLOW NORTH KENT DEVELOPMENTS INC.

Rkj Storage Ltd

1965 Upperpoint Gate B

2022 Kains Rd

203 Wychwood Pk 30

220 5t James St

2261 Linkway Blvd
2373 Callingham Dr D

255 Dufferin Ave

2650 Buroak Dr E
2650 Buroak Dr F
2650 Buroak Dr I

281 William St
3 Cowan Cres

300 Marconi Gate D

Erect-Townhouse - Condo ERECT 6 UNIT CONDO BLOCK B - DPN's
1981, 1979, 1977, 1975, 1971 & 1969 Upperpoint Gate. Unfinished
basements. SB-12 AS.

Alter Nursing Homes Alter interior for existing Spa area renovations
within the Long-Term Care Facility.

Erect-Townhouse - Cluster SDD ERECT SDD, 1 STOREY, 2 CAR
GARAGE, 4 BEDROOMS, FINISHED BASEMENT, DECK INCLUDED, NO
AJC, 5B12-A5, HRV & DWHR REQUIRED.

Alter Funeral Home INTERIOR ALTER TO ADD NEW LIFT ELEVATOR
FIRE STOPPING DETAILS MUST BE PROVIDED FOR REVIEW PRIOR
TO INSTALLATION ON SITE

Install-Townhouse - Condo Install site services.

Erect-Street Townhouse - Rental ERECT NEW 4 UNIT TOWNHOUSE
REMTAL CONDO, BLOCK D, UNITS 15-18, MUNICIPAL 2351, 2353,
2355, 2357

Alter Offices INTERIOR ALTERATIONS TO EXISTING OFFICE SPACE
OM THE 3RD FLOOR

Erect-Townhouse - Condo RT - ERECT - NEW TOWNHOUSE CONDO
BLOCK E, 5 UNITS

Erect-Townhouse - Condo RT - ERECT - NEW TOWNHOUSE CONDO
BLOCK F, & UNITS

Erect-Townhouse - Condo RT - ERECT - NEW TOWNHOUSE CONDO
BLOCK I, 3 UNITS

Alter Apartment Building Renowvation of Splex

Alter Duplex ALTER - TO CREATE A NEW ADDITIONAL RESIDENTIAL
UNIT IN THE BASEMENT

#HEHEADDITIONAL RESIDENTIAL UNITS AS PER SEC 4.37 OF
ZONING BY-LAW Z-1¥#*¥%

#HEFFTOTAL OF 4 BEDROOMS FOR BOTH UNITS COMBINED**##%

Erect-Self-Service Storage (Mini Warehouse) Construct new pre-
manufactured self service storage building without plumbing or
mechanical

servicing.

B

1,407,600

184,000

372,000

200,000

1,200,000
964,800

1,600,000

1,500,000

1,800,000

900,000

300,000
115,000

225,000
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London

Rkj Storage Ltd

Rkj Storage Ltd

Rkj Storage Ltd

2804902 Ontario Inc
GREG BROPHEY PROSPERITY HOMES LIMITED

7564465 CANADA INC 7564465 CANADA INC

GOLFIELD LTD. GOLFIELD LTD.
SIFTOMN LIMITED SIFTOMN PROPERTIES LIMITED

SIFTON LIMITED SIFTON PROPERTIES LIMITED

SIFTON LIMITED SIFTON PROPERTIES LIMITED

City of London - Building Division
Principal Permits Issued from March 1, 2021 to March 31, 2021

300 Marconi Gate F

300 Marconi Gate G

300 Marconi Gate H

307 Fanshawe Park Rd E
335 Kennington Way A

34 Swiftsure Crt

3542 Emilycarr Lane
3740 Southbridge Ave A

3740 Southbridge Ave B

3740 Southbridge Ave C

Proposed Work

Erect-Self-Service Storage (Mini Warehouse) Construct new pre-
manufactured self service storage building without plumbing or
mechanical

servicing.

Erect-Self-Service Storage (Mini Warehouse) Construct new pre-
manufactured self service storage building without plumbing or
mechanical

servicing.

Erect-Self-Service Storage (Mini Warehouse) Construct new pre-
manufactured self service storage building without plumbing or
mechanical

servicing.

Install-Site Services INSTALL SITE SERVICES

Erect-Street Townhouse - Condo ERECT NEW STREET TOWNHOUSE
4 UNIT CONDO BLOCK A, ADDRESSES 271, 273, 275, 277

Add Cold Storage Plants CONSTRUCTION OF A 52'X50" COMMERCIAL
FREEZER ADDITION

Shell Permit- Only Structural, Architectural and plumbing are
approved—Provide Mechanical drawings to the Building Division for
review prior to work in this area.

Install-Townhouse - Cluster SDD Install site services.

Erect-Street Townhouse - Condo ERECT NEW STREET TOWNHOUSE
BLOCK A, 6 UNIT, 2 STOREY, 1 CAR, 3 BED, UNFINISHED
BASEMENT, NO DECK, SB12 Al, HRV AND DWHR REQUIRED
ADDRESSES 3766, 3762, 3758, 3754, 3750, 3746. SOILS REPORT
REQUIRED.

Erect-Street Townhouse - Condo ERECT NEW STREET TOWNHOUSE
4 UNIT CONDO BLOCK B, 2 STOREY, 1 CAR, 3 BED, UNFINISHED
BASEMENT, NC DECK, W/ A/C, SB12 Al, HRV AND DHWR
REQQUIRED, ADDRESSES 3742, 3738, 3734, 3730. SOILS REPORT
REQUIRED.

Erect-Street Townhouse - Condo ERECT NEW STREET TOWNHOUSE
& UNIT CONDO BLOCK C, 2 STOREY, 1 CAR, 3 BED, UNFINISHED
BASEMENT, NO DECK, W/ A/C, SB12 Al, HRV AND DWHR
REQQUIRED, ADDRESSES 3726, 3722, 3718, 3714, 3710, 3706. SOILS
REPORT REQUIRED.

195,000

127,500

142,500

250,000
1,272,000

280,000

330,000
1,202,400

806,400

1,200,000
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London

TAHARA

City of London - Building Division
Principal Permits Issued from March 1, 2021 to March 31, 2021

1640209 LIMITED - FOXWOOD 1640209 ONTARIC
LTD - FOXWOOD

05K HOLDINGS INC.

WASTELL DEVELOPMENTS INC. WASTELL
DEVELOPMENTS INC.

WASTELL DEVELOPMENTS INC. WASTELL
DEVELOPMENTS INC.

WASTELL DEVELOPMENTS INC. WASTELL
DEVELOPMENTS INC.

Corlon Properties Inc.

WASTELL DEVELOPMENTS INC. WASTELL
DEVELOPMENTS INC.

RANDY VON HEYKING KINGWELL FINE HOMES
LIMITED

LHSC LHSC - LONDON HEALTH SCIENCES CENTRE

DEREK LALL LHSC

3900 Savoy St

394 Hazel Ave

435 Callaway Rd B

435 Callaway Rd 1

435 Callaway Rd L

435 Callaway Rd N

435 Callaway Rd O

449 Grey St

54 Riverview Ave

550 Wellington Rd

Proposed Work

Install-Site Services INSTALL SITE SERVICES

Erect-Office Complex-Apartments/Office ERECT NEW 3 STOREY
OFFICE BUILDING

CONDITIONAL Shell Permit Only —Provide sealed Misc. Metals for the
stair and guards shop drawings; roof layout reviewed by the
principal engineer to the Building Division for review prior to work in
these areas

Erect-Townhouse - Condo ERECT NEW TOWMNHOUSE BLOCK, BLDG
B, 4 UNITS, UNITS 409, 405, 401, 397, 3 STOREY, 2 CAR GARAGE, 3
BEDROOMS, MO BASEMENT, NO DECK, NO A/C, SB-12 A-5, HRV &
DWHR REQUIRED

Erect-Townhouse - Condo Townhouse Building - Erect new
townhouse - Townhouse - Condo BLOCK J - 3 Bedroom, 2.5
Bathroom, A/C, 2 Car Garage, Mo Basement, DPN 74, 76, 78, 80, 82,
84

Erect-Townhouse - Condo ERECT NEW TOWNHOUSE BLOCK L - &
UMNITS DPN 71, 69, 67, 65, 63, 61,

Erect-Townhouse - Condo Townhouse Building - Erect new
townhouse - Townhouse - Condo BLOCK M - 3 Bedroom, 2.5
Bathroom, A/C, Deck, 2 Car Garage, No Basement, DPN 49, 47, 45,
43

Erect-Townhouse - Condo Townhouse Building - Erect new
townhouse - Townhouse - Condo BLOCK O - 3 Bedroom, 2.5
Bathroom, A/C, Deck, 2 Car Garage, No Basement, DPN 41, 39, 37,
35

Erect-Four-Plex ERECT FOURPLEX

Alter Offices Alter interior for offices.
R11/DC - Emergency Care Establishment.

Install-Hospitals TEMPORARY INSTALLATION OF BACKUP STEAM
BOILERS AT TWO LOCATIONS AND PERMAMENT INSTALLATION OF
BACKUP CONDENSATE COOL DOWN SYSTEMS AT THREE
LOCATIONS

1,500,000

250,000

442,400

1,448,400

1,448,800

964,800

964,800

810,000
740,000

"

300,000
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London

LHSC LHSC - LONDON HEALTH SCIENCES CENTRE 550 Wellington Rd

City of London - Building Division
Principal Permits Issued from March 1, 2021 to March 31, 2021

DUNDEE 580 INDUSTRIAL AND 3001 PAGE INC 580 Industrial Rd

A Millard George Funeral Home Limited 6 Ardaven Pl

2219008 Ontario Limited

6990 Clayton Walk

ALI SOUFAN 2219008 ONTARIO LIMITED cfo YORK 6990 Clayton Walk 3

DEVELOPMENTS LONDON

ALT SOUFAN 2219008 ONTARIC LIMITED ¢/o YORK 6990 Clayton Walk 5

DEVELOPMENTS LONDON

PROVINCE OF ONTARIO INFRASTRUCTURE 711 Exeter Rd
PROVINCE OF ONTARIO MINISTER OF

INFRASTRUCTURE

THAMES VALLEY DISTRICT SCHOOL BOARD THAMES 782 Waterloo St

VALLEY DISTRICT SCHOOL BOARD

785 Wonderland Road Inc C/O Mccor Management 785 Wonderland Rd S

(East) In

Homes Unlimited (London) Inc

99 Pond Mills Rd

Proposed Work

Install-Hospitals TEMPORARY INSTALLATION OF BACKUP STEAM
BOILERS AT TWO LOCATIONS AND PERMAMENT INSTALLATION OF
BACKUP COMDENSATE COOL DOWN SYSTEMS AT THREE
LOCATIONS

Alter Warehousing REMOVATING THE EXISTING WAREHOUSE

Shell Permit - Provide structural design for the roof reinforcing if it is
required to support the additional load OR a sealed letter from the
structural engineer to confirm that existing roof joist are capable to
support additional load without any additional reinforcement

Provide sprinkler shop drawing and GRCC, integrated testing report
and integrated testing coordinator.

Add Funeral Home Renovate existing building and add one storey
addition to a building serving a Funeral Home. Change of use for
SDD to CM.

Install-Residential Accessory Building RT - Install Retaining Wall
Soils Report Required.

Erect-Townhouse - Cluster SDD ERECT NEW CLUSTER SDD, 1
STOREY, 2 CAR, 4 BED, FINISHED BASEMENT, W/ DECK, W/ A/C,
S5B12 A1, UNIT 2, HRV AND DWHR REQUIRED

Erect-Townhouse - Cluster SDD ERECT NEW CLUSTER SDD, 1
STOREY, 2 CAR, 4 BED, FINISHED BASEMENT, W/ DECK, W/ A/C,
SB12 A1, UNIT 3, HRV AND DWHR REQUIRED

Alter Jails IS - Alteration to Create 10 New Officer Stations in Zone 5,
Replace all existing Air Handling Units, all domestic hot water and
hot water recirculation piping, replace existing MCC panels. Rplace /
Retrofit existing cooling towers.

Alter 5chools Elementary, Kindergarten REPLACE AIR HANDLING
UNITS AND CONTROLS + STRUCTURAL REINFORCEMENTS

Alter Daycare Centres ALTER INTERIOR FOR YMCA CHILDCARE,
UNIT C5/C6/C7.

Prior to full permit: Submit sprinkler drawing with piping indicated;
no calculations are required as Hazard Class is not increased.
Erect-Apartment Building Erect 12 storey apartment building, 110
units (76 one bedroom and 34 two bedroom), Affordable housing.
Conditional Foundation with Site Services

0

0

0

0

0

108

300,000

15,000,000

120,000

135,000

340,000

386,000

17,990,000

1,095,850

250,000

21,200,000
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City of London - Building Division
Principal Permits Issued from March 1, 2021 to March 31, 2021

Proposed Work

Alter Restaurant CM - Interior alterations for Mary Brown's Chicken
restaurant (Group E - 26 Seats). Submit product data for the Fryers
being supplied; confirm that the fire suppression nozzles are
approved.

Partners Reit 995 Wellington Rd

Total Permits 65 Units 382 Value 160,554,450
# Includes all permits over $100,000, except for single and semi-detached dwellings.

Commercial building permits issued - subject to Development Charges under By-law C.P. -1535-144

LONDON CITY

A Millard George Funeral Home
Limited

Rkj Storage Ltd

C/O YORK DEVELOPMENTS
OXFORD WEST GATEWAY INC.
OXFORD WEST GATEWAY INC.
C/O YORK DEVELOPMENTS

Khanna & Patel Holdings Inc
O5K HOLDINGS INC.

Commercial Permits regardless of construction value
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Environmental and Ecological Planning Advisory Committee

Report

4th Meeting of the Environmental and Ecological Planning Advisory Committee
May 20, 2021

2021 Meeting - Virtual Meeting during the COVID-19 Emergency

Please check the City website for current details of COVID-19 service impacts.
Meetings can be viewed via live-streaming on YouTube and the City website

Attendance

PRESENT: S. Levin (Chair), I. Arturo, L. Banks, A. Boyer, P.
Ferguson, S. Hall, S. Heuchan, J. Khan, B. Krichker, K. Moser,
B. Samuels, R. Trudeau, M. Wallace and I. Whiteside and H.
Lysynski (Committee Clerk)

ABSENT: E. Arellano, A. Bilson Darko, A. Cleaver, S. Esan, L.
Grieves, |. Mohamed and S. Sivakumar

ALSO PRESENT: G. Barrett, K. Edwards, J. MacKay, B. Page,
S. Pratt, C. Saunders and E. Williamson

The meeting was called to order at 5:00 PM

1. Call to Order

11

Disclosures of Pecuniary Interest

That it BE NOTED that M. Wallace disclosed a pecuniary interest in
clause 4.4 having to do with the Advisory Committee Review, by indicating
that his employer is mentioned in one of the Appendices.

2. Scheduled Items

2.1

Arva to Huron Water Transmission Main Environmental Assessment

That a Working Group BE ESTABLISHED consisting of S. Levin (lead), S.
Hall, S. Heuchen and K. Moser, with respect to the Arva to Huron Water
Transmission Main Environmental Assessment; it being noted that the
Environmental and Ecological Planning Advisory Committee reviewed and
received a presentation from J. Walker, AECOM Canada Ltd. and the
associated Environmental Impact Study.

3. Consent

3.1

3.2

3rd Report of the Environmental and Ecological Planning Advisory
Committee

That it BE NOTED that the 3rd Report of the Environmental and
Ecological Planning Advisory Committee, from its meeting held on April
15, 2021, was received.

Municipal Council Resolution — 3rd Report of the Environmental and
Ecological Planning Advisory

That it BE NOTED that the Municipal Council resolution adopted at its
meeting held on May 4, 2021, with respect to the 3rd Report of the
Environmental and Ecological Planning Advisory Committee, was
received.
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3.3

3.4

3.5

Municipal Council Resolution — Advisory Committee Appointments

That it BE NOTED that the Municipal Council resolution adopted at its
meeting held on May 4, 2021, with respect to Advisory Committee
appointments, was received.

Public Meeting Notice — 435-451 Ridout Street North

That it BE NOTED that the Notice of Planning Application, dated May 12,
2021, from C. Maton, Senior Planner, with respect to the Public Meeting
Notice for the properties located at 435-451 Ridout Street, was received.

Draft Kelly Stanton ESA Ecological Restoration Plan (ERP) Question
Responses

That it BE NOTED that the Environmental and Ecological Planning
Advisory Committee reviewed and received the Civic Administration's
comments relating to the Environmental and Ecological Planning Advisory
Committee's questions on the draft Kelly Stanton Environmentally
Significant Area Ecological Restoration Plan.

Iltems for Discussion

4.1

4.2

4.3

4.4

Notice of Planning Application — 1697 Highbury Avenue North (Revised)

That it BE NOTED that the Notice of Planning Application, dated May 5,
2021, from B. Debbert, Senior Planner, with respect to the revised Notice
of Application for the property located at 1697 Highbury Avenue, was
received.

Municipal Class Environmental Assessment — Victoria Street Pumping
Station

That the communication dated May 7, 2021 from D. Wilhelm, Manager,
Water/Wastewater, MTE, with respect to the Victoria Street Pumping
Station Municipal Class Environmental Assessment, was received.

City Hall Reorganization

That it BE NOTED that the Environmental and Ecological Planning
Advisory Committee (EEPAC) received the attached presentation from G.
Barrett, Director, Planning and Development and held a general
discussion with respect to the City Hall reorganization and any potential
impacts to the EEPAC.

Advisory Committee Review

That a Working Group BE ESTABLISHED consisting of S. Levin (lead), A.
Boyer, S. Hall and B. Krichker, with respect to the Advisory Committee
Review; it being noted that the Environmental and Ecological Planning
Advisory Committee reviewed and received the staff report dated May 18,
2021 with respect to these matters.

Adjournment

The meeting adjourned at 6:00 PM.
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City Structure

City Manager

Lynne Livingstone

Kim Scott
A » 3 3 O
Strategy and Innovation A Oppressio
Rosanna Wilcox VACANT

Social and Health

Development

Community-Wide

. . Services
Kevin Dickins

Cheryl Smith

Neighbourhood and

Environment and Planning and

Economic
Development

Infrastructure

Kelly Scherr

Long-Term Care .
= Community

Leslie Hancock

Life Stabilization

Development and
Grants

VACANT

Shirley Glover

11

Recreation and Sport

Child Care and

VACANT

Early Years

Trevor Fowler .
Culture Services

Robin Armistead

1

Housing Stability

Services

London Fire
Craig Cooper

Department

Chief Lori Hamer

George Kotsifas
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Infrastructure
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Jennie Dann Gregg Barrett
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Mark Henderson

Building
Peter Kokkoros
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Municipal Housing
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VACANT
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Cheryl Finn
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Planning & Economic Development Structure

Planning and Economic Development:
This new service area brings together the critical functions that help drive our growth —
economically, physically and also in areas of key priorities like affordable housing. There are also

points of accountability focused on our downtown within this service area.

Administrative Assistant, Planning
& Economic Development

Executive Assistant Cheryl Ryan

Deputy City Manager . N
George Kotsifas Michelle Vivinetto Janet Rice-Gascon
Wacant
¥ Y Y ¥ ¥
Director, Planning & Director, Economic Services Director, Building & Chief Director. Municipal Combliance Director, Municipal Housing General Manager, Tourism
Development & Supports Building Official ' Orest Kpfitolwk P Development London
Gregg Barrett Mark Henderson Peter Kokkoros i o Vacant Cheryl Finn
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Planning & Development Structure

Flanning & Economic
Development
Planning & Development
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84

v

Manager, Community
Planning, Urban
Design & Heritage
Britt O’'Hagan

¥

b

!

Manager, Current
Development
Heather McNeely

¥

Senior Planner
(1)

Manager, Urban
Design & Heritage
Vacant

Manager, Site
Plans
Michael Pease

¥

¥

Manager,
Development
Engineering
I. Abushahada

Planner Il

(2)

Urban Designer
(3)

Manager,
Flanning
Implementation

Vacant

Senior Planner
(1)

Senior
Technologist
(2)

Senior Planner

TR

[Pl ]

Urban Designer
Technician
(2)

Site Development

Heritage FPlanner
(3)

Technologist Il Planner Ii
Planner - i
(5) o o
Site Approval
Officer Planner |

(1)

(2)

Minor Variance
Coordinator
(1)




Report to Planning and Environment Committee

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

Deputy City Manager, Planning and Economic Development
Subject: Application By: Incon Developments Ltd.

349 Southdale Road East

Zoning By-law Amendment (Z-9308)

Draft Plan of Vacant Land Condominium (39CD-21501)
Public Participation Meeting on: May 31, 2021

Recommendation

That, on the recommendation of the Director, Development Services, the following actions
be taken with respect to the application of Incon Developments Ltd. relating to the lands
located at 349 Southdale Road East:

(@) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the
Municipal Council meeting to be held on June 15, 2021 to amend Zoning By-law
No. Z.-1, (in conformity with the Official Plan), to change the zoning of the subject
lands FROM a Residential R3 (R3-3) Zone TO a Residential R6 (R6-5) Zone to
permit cluster housing in the form of townhouse dwelling units with a maximum
density of 34 units per hectare; and,

(b)  the Planning and Environment Committee REPORT TO the Approval Authority the
issues, if any, raised at the public meeting with respect to the application for Draft
Plan of Vacant Land Condominium relating to the property located at 349
Southdale Road East.

Executive Summar

Purpose and the Effect of Recommended Action

The purpose and effect of the recommended actions is to amend the Zoning By-law to
permit cluster housing in the form of townhouse dwelling units and maximum density of
34 units per hectare and, to report to the Approval Authority any issues or concerns raised
at the public meeting with respect to an application for Draft Plan of Vacant Land
Condominium consisting of twenty (20) townhouse dwelling units and a common element
for access driveway and services.

Rationale of Recommended Action

1. The recommended Zoning By-law Amendment and Draft Plan of Vacant Land
Condominium are consistent with the Provincial Policy Statement.

2. The proposed infill housing development satisfies the residential intensification
and relevant planning policies of The London Plan and the 1989 Official Plan.

3. The recommended zoning amendment is appropriate and conforms with The
London Plan and the Official Plan.

4. The proposed development is compatible and in keeping with the character of the
surrounding residential neighbourhood.

e to the Corporate Strategic Plan

Building a Sustainable City - London’s growth and development is well planned and
sustainable over the long term.
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Analysis
1.0 Background Information
1.1 Previous Reports Related to this Matter

May 12, 2003 — Planning Committee — Application by City of London — North Longwoods
Area Plan — relating to lands bounded by Southdale Road E, Wharncliffe Road S, White
Oak Road and Bradley Avenue extension (O-6424).

July 14, 2008 — Planning Committee — Application by City of London — Comprehensive
Land Use Study — White Oak Road and Southdale Road East Area, Official Plan
amendment is to encourage redevelopment of the block with a range of more intense
residential development, subject to design guidelines (O-7507).

April 26, 2010 - Planning and Environment Committee —The Southwest London Area
Plan (SWAP) - provided a comprehensive land use plan, servicing requirements and a
phasing strategy for future development within the Urban Growth Area south of Southdale
Road (O-7609).

1.2 Planning History

In May 2002, an application was made by Skinner Associated Group for the property at
315 Southdale Road East at the southeast corner of Southdale Road and White Oak
Road. The application request was to change the Official Plan designation of this vacant
corner lot from Low Density Residential to Multi-Family, High Density Residential and to
change the zoning from a single-family residential zone to a convenience commercial
zone. The application was reviewed by Planning Staff and based on the size of the lot
and the type of convenience commercial uses proposed, Staff recommended refusal of
the application. During the application review process, other property owners within this
area requested that the City consider the land use designation of their lands immediately
south and east of the subject property. As a result, the application for 315 Southdale
Road was referred back to Staff for a comprehensive review of the land use designations
of the entire area.

At the request of area property owners, Staff undertook a review to determine the
appropriateness of applying a Multi-Family, High Density Residential designation over the
entire 2.8-hectare area. Based on Official Plan policies, it appeared that collectively the
parcels within this quadrant met many of the location criteria for a MFHDR designation
and were of sufficient size to accommodate a limited amount of high-density residential
development with adequate room for buffering from adjacent uses.

During the public consultation process, Planning Staff received numerous responses from
neighbourhood residents indicating that a MFHDR designation would not be appropriate
adjacent to the existing low-density single-family neighbourhood to the east. Taking those
concerns into consideration, Staff recommended that a transition in use from high density
residential development at the intersection of White Oak Road and Southdale Road to a
lower density form of development (medium density) would be appropriate. This
approach would assist minimizing the perceived loss of privacy for those single detached
dwellings on Josselyn Drive and limit the intensity of development on the site.

The report on the City-initiated review was presented at a public meeting of Planning
Committee on April 28, 2003. Staff recommended that the immediate southeast corner
of Southdale Road and White Oak Road should be designated MFHDR (approximately 1
hectare) and that the remaining lands (approximately 1.8 hectares) should be designated
MFMDR to provide for an appropriate transition in scale and intensity. On May 5, 2003
Municipal Council met and referred the matter back to the General Manager of Planning
& Development for further discussion with area residents and to report back to Planning
Committee.

On February 16, 2004, Municipal Council resolved that no further action be taken with
respect to the application initiated by the City of London to amend the Official Plan relating
to these properties at the southeast corner of Southdale Road and White Oak Road.

In May, 2007, an application was made by King Street Holdings Ltd. to amend the Official
Plan and Zoning By-laws for the properties at 333 and 337 Southdale Road East. The
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Official Plan Amendment was to redesignate the subject lands from Low Density
Residential to Multi-Family Medium Density Residential and amend the Zoning By-law
from the Residential R3 (R3-3) Zone to a Residential R8 (R8-4) Zone to permit apartment
buildings and stacked townhouses among other residential uses.

The application was reviewed by Planning Staff and was recommended for approval at
the October 29" Planning Committee meeting. Specific recommendations included:

a) An amendment to the Official Plan to change the land use
designation from Low Density Residential (LDR) to Multi-Family Medium
Density Residential (MFMDR)

b) An amendment to the Z.-1 Zoning By-law from a Residential R3-3
Zone to a Holding Residential R8 (h-87*R8-4*D119) Zone to permit
apartment  buildings, handicapped persons apartment buildings, stacked

townhouses, senior citizen apartment buildings, and continuum-of-
care facilities up to a maximum density of 119 units per hectare (48
units/acre) and maximum height of 13 metres (42.7 ft), with the holding
provision requiring the completion of a sanitary sewer capacity analysis
study.

Furthermore, Staff added an “it being noted” clause regarding the applicant’'s commitment
to work with the City’s Site Plan staff and Urban Designer to address urban design
concerns, including an aesthetically and architecturally pleasing built form and a
pedestrian supportive environment along Southdale Road, through the site plan approval
process.

The recommendations were passed by Municipal Council at its session November 5,
2007 with the addition of the following clause;

C) the Civic Administration BE REQUESTED to conduct a
comprehensive Official Plan review of the entire area from a broader
planning perspective.

The Decision of Council was appealed to the Ontario Municipal Board (OMB) by
neighbourhood residents who opposed the development based on the “inappropriateness
of these applications proceeding in advance of a comprehensive plan, including final land
use designation and zoning, for the entire southeast quadrant area of the Southdale Road
/ White Oak Road intersection that includes their own properties.” (OMB Memorandum of
Oral Decision, April 9, 2008) Essentially, as the OMB describes, “The focus of the
appellants was to protect their property interests from any prejudice that the proposal
might cause related to additional future development in the quadrant”.

The Board found that “OPA 428 and the Zoning By-law are consistent with the PPS
(Provincial Policy Statement), generally conform to the City OP (Official Plan)”, and “...are
appropriate, represent good planning and are in the overall public interest of the
community”. Therefore, the appeals were dismissed, OPA 428 was approved and By-
law Z.-1-071674 is in effect to permit the development of the townhouse units.

In June of 2003, the North Longwoods Area Plan (NLAP) was prepared for 106 hectares
(262 acres) of land bounded by Wharncliffe Road South, Southdale Road East, White
Oaks Road and the future Bradley Avenue extension. The NLAP was created to respond
to development demands in the area and re-designated the lands from “Urban Reserve
— Community Growth”. At the time, the subject site was designated as “Restricted Service
Commercial’.

The Southwest London Area Plan (SWAP) was initiated in 2009 and presented to
Planning Committee on April 26, 2010. The Area Plan was intended to provide a
comprehensive land use plan, servicing requirements and a phasing strategy for future
development within the Urban Growth Area south of Southdale Road, east of Dingman
Creek and north of the Highway 401/402 corridor. On November 20, 2012, Municipal
Council passed By-Law No. C.P.-1284-(st)-331 to approve Official Plan Amendment 541
(relating to the Secondary Plan). The plan (with amendments) was approved by the
Ontario Municipal Board on April 29, 2014. The subject site appears to have been
redesignated through the SWAP. The lands are currently designated Low Density
Residential.

Site plan approval will be required for the proposed cluster townhouse development,

which will run parallel with the Vacant Land Condominium application (39CD-21501)
which was accepted on January 29, 2021.
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1.3 Property Description

The property is located on the south side of Southdale Road East, east of White Oak
Road, east Josselyn Drive and north of Devon Road. The lot is currently occupied by an
older single detached, one storey dwelling, detached garage, and a large rear yard.

1.4  Current Planning Information (see more detail in Appendix D)
e Official Plan Designation — Low Density Residential (rear portion of parcel),
Multi-Family Medium Density Residential (front protion of parcel)
e The London Plan Place Type — Neighbourhoods
e Zoning — Residential R3 (R3-3)

1.5 Site Characteristics

e Current Land Use — residential single detached dwelling
Frontage — 31.8 metres
Depth — approx. ~143 metres
Area — approx. 6,233 square metres or 0.62 hectares total area
Shape - flag shaped

1.6  Surrounding Land Uses
e North — cluster townhome dwellings
e East - residential single detached dwellings
e South - residential single detached dwellings
e West — residential single detached dwellings and vacant land

1.7 Intensification (20units)
e The 20-unit, cluster townhome development located outside of the Built-Area
Boundary and Primary Transit Area

* 349 Southdale Road East
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1.8
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2.0 Discussion and Considerations

2.1 Development Proposal

The intent of the application request is to create twenty (20) Vacant Land Condominium
units to be developed in the form of cluster townhouse dwellings on the property along a
private road with access to Southdale Road East. Landscaped areas, internal driveways,
services, and visitor parking spaces will be located within a common element to be
maintained and managed by one Condominium Corporation. The existing dwelling and
detached garage are proposed to be demolished.

2.2  Proposed Draft Plan of Vacant Land Condominium
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Tree Protection Plan

2.3
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2.4  Images from the Applicant’s Urban Design Brief Report For Lands at: 349
Southdale Road East by Incon Developments Ltd. for a 20 Unit Vacant Land
Condominium Project — December 2020 (prepared by MHBC Planning)
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Aerial view looking south towards site

Massing model view of proposed private road from Southdale Road East showing the
proposed residences.

Massing model view of front elevation east corner.
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3.0 Financial Impact/Considerations

Through the completion of the works associated with this application fees, development
charges and taxes will be collected. There are no direct financial expenditures associated
with this application.

3.1 Requested Amendment

An amendment to change the zoning on a portion of the property proposed to be
developed from a Residential R3 (R3-3) Zone to a Residential R6 (R6-5) Zone to permit
cluster housing in the form of townhouse dwelling units with a maximum density of 34
units per hectare.

3.2 Community Engagement (see more detail in Appendix B)

The requested amendment was circulated to the public on February 25, 2021 and
advertised in the Londoner on February 26, 2021. At the time of preparation of this report
two (2) responses were received from the public in response to the Notice of Application
and The Londoner Notice.

There were no significant comments in response to the Departmental/Agency circulation
of the Notice of Application.

3.4 Policy Context Summary (A more detailed policy analysis is provided in
Appendix C)

Provincial Policy Statement, 2020

The proposal must be consistent with the Provincial Policy Statement (PPS) policies and
objectives aimed at 1. Building Strong Healthy Communities, 2. Wise Use and
Management of Resources, and 3. Protecting Public Health and Safety. As this
development proposal represents a form of residential infill of vacant or underutilized
lands, the PPS contains strong policies to direct growth to settlement areas, encourage
a diversity of densities and land uses within settlement areas, and promote opportunities
for intensification and redevelopment where this can be accommodated, taking into
account existing building stock, and availability and suitability of infrastructure and public
service facilities required to accommodate projected needs (Section 1.1.3).

The London Plan

The subject site is located within the Neighbourhoods Place Type in the London Plan.
The London Plan, through the vision articulated in the Our City policies, places an
emphasis on growing “inward and upward” to achieve a compact form of development,
as well as encouraging and supporting growth within the existing built-up area of the city.
The Neighbourhoods Place Type policies, with respect to Residential Intensification in
Neighbourhoods, expands on that vision and specifically states that:

937_ Residential intensification is fundamentally important to achieve the vision
and key directions of The London Plan. Intensification within existing
neighbourhoods will be encouraged to help realize our vision for aging in place,
diversity of built form, affordability, vibrancy, and the effective use of land in
neighbourhoods. However, such intensification must be undertaken well in order
to add value to neighbourhoods rather than undermine their character, quality, and
sustainability.

The City Structure Plan also recognizes that residential intensification will play a large
role in achieving our goals for growing “inward and upward”, and supports various forms
of intensification, including infill development of vacant and underutilized lots, subject to
the policies of the Plan. This includes consideration of the policies of the Our Strategy,
City Building and Design, Neighbourhoods Place Type, and Our Tools sections. The
London Plan policies are intended to support infill and intensification, while ensuring that
proposals are appropriate and a good fit within their receiving neighbourhoods.

1989 Official Plan

These lands are designated “Low Density Residential and Multi-Family Medium Density
Residential” on Schedule ‘A’ of the 1989 Official Plan. The Low Density Residential land
use designation permits single detached; semi-detached; and duplex dwellings. Multiple-
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attached dwellings, such as row houses or cluster houses may also be permitted subject
to the policies, as the primary permitted uses up to a maximum density of 30 units per
hectare. These requirements may vary in areas of new development according to the
characteristics of existing or proposed residential uses and infill development may exceed
30 units per hectare.

The Multi-Family, Medium Density Residential designation permits multiple-unit
residential developments having a low-rise profile, and densities that exceed those found
in Low Density Residential areas but do not approach the densities intended for the Multi-
Family, High Density Residential designation. Residential uses that typically comprise
medium density development include row houses, cluster houses, low-rise apartment
buildings, and certain specialized residential facilities such as small-scale nursing homes,
homes for the aged and rest homes. The Multi-Family, Medium Density Residential
designation may serve as a suitable transition between Low Density Residential areas
and more intense forms of land use. It will also provide for greater variety and choice in
housing at locations that have desirable attributes but may not be appropriate for higher
density, high-rise forms of housing. Medium density development will not exceed an
approximate net density of 75 units per hectare

Where an area proposed for development comprises more than one residential
designation, each part shall be subject to the density provision applicable to its
designation.

The proposal to develop this parcel with twenty (20) Vacant Land Condominium units to
be developed in the form of cluster townhouse dwellings is permitted and will result in an
overall density of 34 units per hectare which is within the density limits prescribed in the
Low-Density Residential and Multi-Family Medium Density Residential policies.

The proposal also represents a form of residential infill of a vacant or underutilized site
within an established neighbourhood which may be permitted in the Low-Density
Residential and Multi-Family Medium Density Residential designations through an
amendment to the Zoning By-law, subject to the Residential Intensification policies of the
Official Plan. These policies require that a Statement of Neighbourhood Character and
Compatibility be submitted by the proponent in accordance with Section 3.2.3 Residential
Intensification and Section 3.7.3 Planning Impact Analysis.

The development will intensify an underutilized residential property within an established,
mixed-use neighbourhood. The proposed townhouses will be integrated into the
community in a manner that: is compatible with the existing development character of the
neighbourhood and provides amenities for future residents; and supports existing transit
service. These lands have convenient access to transit services, service/retall
commercial uses, employment areas and community facilities.

An Urban Design Brief was prepared and submitted by MHBC Planning. including
concept site plan, building floor plans and elevations, colour renderings, and model
showing the proposed development within the context of the neighbourhood. A Tree
Assessment Report also accompanied the formal application submission. The Official
Plan policies have been reviewed and consideration given to how the proposal
contributes to achieving those policy objectives.

Southwest Area Secondary Plan

The Southwest Area Secondary Plan designates the site as Medium Density Residential
within the Central Longwoods Residential Neighbourhood.

As further described in Appendix B — Policy Context, Staff are of the opinion that the
condominium draft plan is generally consistent with the PPS, The London Plan, 1989
Official Plan, and the Southwest Area Secondary Plan

North Longwoods Area Plan

The lands are within the North Longwoods Area Plan (NLAP) which designated the
majority of the lands Low Density Residential and Medium Density Residential, with the
northern extent of the lands where Petty Road will connect to Southdale Road designated
for commercial uses. The NLAP envisioned that a mix of housing types and densities
would meet community demand and needs in housing type, tenure and affordability. The
NLAP reinforced the City’s Official Plan policies and direction that promoted compact
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urban form and increased densities to maximize the use of land and investment in
infrastructure and services.

Z.-1 Zoning By-law

The zoning of this property is Residential R3 (R3-3) Zone which permits various forms of
housing including single detached, semi-detached, duplex, triplex, converted dwellings
and fourplex dwellings. The applicant is proposing a Residential R6 (R6-5) Zone to permit
cluster housing in the form of townhouse dwelling units with a maximum density of 34
units per hectare. The proposed form of cluster townhouse dwellings is consistent with
exiting uses and densities in the area and will not impact abutting uses.

Vacant Land Condominium Application

The City of London Condominium Guidelines have been considered for the proposed
Vacant Land Condominium which is comprised of various units and common elements.
The City may require applicants to satisfy reasonable conditions prior to Final Approval
and registration of the plan of condominium, as authorized under the provisions of
subsection 51(25) of the Planning Act. In order to ensure that this Vacant Land
Condominium development functions properly, the following may be required as
conditions of draft approval:

e That site plan approval has been given and a Development Agreement has been
entered into;

e Completion of site works in the common elements and the posting of security in
addition to that held under the Development Agreement (if applicable), in the event
these works are not completed prior to registration of the plan of condominium;

e Confirmation of addressing information and door point numbers;

e Payment of outstanding taxes or local improvement charges, if any;

e Provision of servicing easements for utility providers (such as London Hydro, Union
Gas, Bell, etc.);

e The maintenance of any stormwater servicing works including on-site works;

e Arrangements be made dealing with rights of access to and use of joint facilities, and
responsibility for and distribution of costs for maintenance of joint facilities; and,

e Ensuring that the Condominium Declaration to be registered on title adequately
addresses the distribution of responsibilities between the unit owners and the
condominium corporation for the maintenance of services, the internal driveway,
amenity areas, and any other structures in the common elements.

More information and detail is available in Appendix B,C and B of this report.

4.0 Key Issues and Considerations

4.1 Issue and Consideration # 1 — The site is too small and this proposal does
not fit within the context of the established neighbourhood.

The Urban Design Brief describes the site layout and design in the context of the
surrounding neighbourhood, including building orientation, setbacks, transition of building
height, and architectural treatment. Massing models are provided in order to demonstrate
how the proposal fits with the surrounding neighbourhood. The use, form and intensity of
the proposed development is considered compatible and appropriate for the site in order
to accommodate the buildings, driveways, parking, fencing, landscaping, outdoor amenity
area, and buffering.

The Our Strategy, City Building and Design, Neighbourhood Place Type, and Our Tools
policies in The London Plan, as well as the residential infill and intensification policies of
the current Official Plan, have been reviewed and consideration given to how the proposal
contributes to achieving those policy objectives. This proposal represents a good fit within
the neighbourhood in terms of the type and form of housing, tenure (owner-occupied),
similar lot/unit frontages, and spatial separation between buildings. It is recognized that
there are differences from existing development, such as the proposed 3-storey
townhouse units, shallower rear yards, narrower street (a private road), and while there
are some 3-storey townhouse dwellings to the west, 2-storey dwellings are more
predominant in the neighbourhood. At the same time, the proposal represents a cluster
of new built homes that contributes to diversity and the rich mix of housing in the
neighbourhood.
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4.2 Issue and Consideration # 2 — It will add to already heavy traffic volumes at
peak times on Southdale Road East.

Low volumes of traffic are expected to be generated from this 20-unit infill development.
Southdale Road East is classified as an Arterial road in the Official Plan (Civic Boulevard
in The London Plan) carrying on average 24,000 vehicle trips a day. The City’s
Transportation Planning and Design Division have reviewed the proposed site concept
plans and did not report any concerns. The access location and design will be reviewed
again in more detail at the Site Plan Approval stage.

4.3 Issue and Consideration # 3 — It will impact resident’s privacy, quiet
enjoyment of their property, and property values.

Building front entrances, driveways, and garages are oriented internally to the site so that
impact on privacy of adjacent properties is minimized. Perimeter fencing (1.8 metre high
board-on-board fence) and landscape planting buffers will also be incorporated into the
approved site plan and landscape plans to provide screening and privacy of adjacent rear
yard amenity areas. The proposed 3-storey dwellings with pitched roof design are not
expected to cast shadowing on adjacent properties or result in any significant loss of
sunlight. The proposed residential infill development is not expected to adversely affect
the residential stability of this area.

4.4 Issue and Consideration # 4 — Access from Southdale Road East

The access from Southdale Road East is a 6.7-metre-wide private driveway. Design
standards for vehicular access to and from private site developments (including fire
routes, parking, etc.) are specified in the City’s Site Plan Design Manual. The proposed
driveway width meets the City’s site design standards. Typically, the maximum dead-end
distance without an approved turnaround facility is 90 metres. The proposed driveway is
approximately 130 metres in from the public street terminating at a “T” junction.

45 Issue and Consideration # 5 — Previous attempts have been made to have
permission to build on this property.

As noted in the planning history section above, previous applications were brought
forward or the development of these land and the surrounding lands. Many things have
progressed since that time, including provincial and municipal planning policies
recognizing the importance of residential intensification. The Condominium Act was
amended to introduce Vacant Land Condominiums, and zoning by-laws have changed.
Similar small-scale infill housing projects have been developed in neighbourhoods in
other parts of the City.

Conclusion

The recommended amendment to the Zoning By-law and application for Approval of
Vacant Land Condominium are considered appropriate, are consistent with the Provincial
Policy Statement, conform to The London Plan and the 1989 Official Plan. The proposal
will permit a small residential infill development that is appropriate for the subject lands,
and compatible with the surrounding land use pattern.

Prepared by: Sean Meksula, MCIP, RPP
Senior Planner, Planning and Development

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

Submitted by: George Kotsifas, P. Eng.
Deputy City Manager, Planning and Economic
Development

cc: Matt Feldberg, Manager, Planning and Development (Subdivisions &
Condominiums)

cc. Heather McNeely, Manager, Planning and Development (Current Development)
cc: Bruce Page, Manager, Planning and Development (Subdivision Planning)

cc: Michael Pease, Manager, Planning and Development (Site Plans)

cc: Peter Kavcic, Manager, Planning and Development (Subdivision Engineering)
Y:\Shared\ DEVELOPMENT SERVICES\3 - Condominiums\2021\39CD-21501 - 349 Southdale Road East (SM)\Draft
Approval\39CD-21501 Southdale Rd E- Zoning By-law Amendment.docx
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Bill No. (number to be inserted by
Clerk's Office)
(2021)

By-law No. Z.-1-21

A by-law to amend By-law No. Z.-1 to
rezone an area of land located at 349
Southdale Road East.

WHEREAS Incon Developments Ltd. has applied to rezone an area of land
located at 349 Southdale Road East, as shown on the map attached to this by-law, as set
out below;

AND WHEREAS this rezoning conforms to the Official Plan;

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

1) Schedule “A” to By-law No. Z.-1 is amended by changing the zoning
applicable to lands located at 349 Southdale Road East, as shown on the attached
map, comprising part of Key Map No. 111, from a Residential R3 (R3-3) Zone to a
Residential R6 (R6-5) Zone.

2) This by-law shall come into force and effect on the day it is passed.

PASSED in Open Council on June 15, 2021.

Ed Holder
Mayor

Catharine Saunders
City Clerk

First Reading — June 15, 2021
Second Reading — June 15, 2021
Third Reading — June 15, 2021
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AMENDMENT TO SCHEDULE "A" (BY-LAW NO. Z.-1)
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Appendix B — Public Engagement

Community Engagement

Public liaison: On February 24, 2021, Notice of Application was sent to 159 property
owners in the surrounding area. Notice of Application was also published in the Public
Notices and Bidding Opportunities section of The Londoner on February 25, 2021. A
“Planning Application” sign was also posted on the site.

Responses: No responses were received

Nature of Liaison: The purpose and effect of this application is to approve a Draft Plan
of Vacant Land Condominium consisting of 20 residential units with a private access
driveway, private internal services and a common element to be registered as one
Condominium Corporation. Consideration of a possible amendment to the Zoning By-law
to change the zoning from a Residential R3 (R3-3) Zone to a Residential R6 (R6-5) Zone
to permit single detached dwellings, semi-detached dwellings, duplex dwellings, triplex
dwellings, townhouse dwellings, stacked townhouse dwellings, apartment buildings, and
fourplex dwellings.

Responses to Notice of Application and Publication in “The Londoner”
No responses were received.
Agency/Departmental Comments:

Stormwater Engineering Division (SWED)

1. There are no available storm sewers to service this site and as such an alternative
storm drainage/SWM strategy is required. The applicant shall investigate the use
of low impact development solutions to deal with the 2 -100 year storm event and
shall comply with the approved City Standard Design Requirements for Permanent
Private Stormwater System (PPS). Please include in the required storm
drainage/SWM servicing report a statement that addresses the implementation of
LIDs for this plan.

2. The applicant shall also provide the following as part of the complete submission
package in support of the proposed storm drainage and SWM design:

a. Hydrogeological investigation and analysis as described in the current City of
London Design Standards (Section 6 — Stormwater Management) including
identifying all necessary component to support proposed LID solutions, and
completion of complete water balance analysis for the Site.

b. Geotechnical investigation including detailed soil characteristics and
appropriate geotechnical recommendations.

3. The SWM design shall include onsite storage up to the 100 year storm event and
a statement shall be provided in the report to identify the safe conveyance of the
250 year storm event across and from this site. The SWM design shall also identify
any existing grade differential between the back of the site and Southdale Road
East and provide functional grading design to eliminate any potential adverse
impact to neighboring properties to the south east and west.

4. Further to item #3, the report shall include a statement that the proposed storm
drainage and SWM system will be in compliance with Tributary ‘F’ in the 2005
Dingman Creek Subwatershed Study Update and current City of London Design
Standards.

5. The IPR mentions the use of increased topsoil thickness as an LID measure. A

draft amended soil specification has been developed for inclusion in the City’s
design standards. Please contact the SWED division for more information.
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Appendix C — Policy Context

The following policy and regulatory documents were considered in their entirety as part
of the evaluation of this proposal. The most relevant policies, by-laws, and legislation
are identified as follows:

The London Plan

With respect to The London Plan, which has been adopted by Council but is not yet fully
in force and effect pending appeals, the subject lands are within the “Neighbourhoods”
Place Type permitting a range of uses such as single detached, semi-detached, duplex,
triplex, and townhouse dwellings, and small-scale community facilities. The proposed infill
development in the form of cluster townhouse dwellings falls within this Place Type.
Southdale Road East is identified on Map 3 — Street Classifications as a Civic Boulevard.

The Our Strategy, City Building and Design, Neighbourhoods Place Type, and Our Tools
policies in the London Plan have been reviewed and consideration given to how the
proposed Draft Plan of Vacant Land Condominium and Zoning By-law Amendment
contributes to achieving those policy objectives, including the following specific policies:

Our Strategy
Key Direction #5 - Build a Mixed-Use Compact City

5. Plan for infill and intensification of various types and forms to take advantage of
existing services and facilities and to reduce our need to grow outward.

Key Direction #8 Making Wise Planning Decisions

9. Ensure new development is a good fit within the context of an existing
neighbourhood.

This proposal represents a small-scale infill development which contributes to broader
strategic objectives of building a mixed-use compact City of London. The proposed
development is not identical; however, it is compatible with the scale and the form of
housing in the surrounding area, and a good fit within the context of the existing
neighbourhood.

City Building and Design Policies

199 All planning and development proposals within existing and new neighbourhoods
will be required to articulate the neighbourhood’s character and demonstrate how the
proposal has been designed to fit within that context. The Our Tools chapter and the
Residential Intensification policies in the Neighbourhoods Place Type chapter of this Plan
provide further guidance for such proposals.

Based on our review of the applicant's Neighbourhood Character Statement and
Compatibility Report, and supporting documents, this proposal represents a small-scale
infill development which satisfies the City Building and Design, Our Tools and Residential
Intensification policies of the London Plan.

Neighbourhood Place Type
Vision for the Neighbourhoods Place Type

916_ In 2035 our neighbourhoods will be vibrant, exciting places to live, that help us to
connect with one another and give us a sense of community well-being and quality of life.
Some of the key elements of our vision for neighbourhoods include:

1. A strong neighbourhood character, sense of place and identity.

2. Attractive streetscapes, buildings, and public spaces.

3. A diversity of housing choices allowing for affordability and giving people the
opportunity to remain in their neighbourhoods as they age if they choose to do so.

4. Well-connected neighbourhoods, from place to place within the neighbourhood and to
other locations in the city such as the downtown.
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5. Lots of safe, comfortable, convenient, and attractive alternatives for mobility.

6. Easy access to daily goods and services within walking distance.

7. Employment opportunities close to where we live.

8. Parks, pathways, and recreational opportunities that strengthen community identity and
serve as connectors and gathering places.

This proposal is generally in keeping with the Neigbhourhood Place Type vision and its
key elements, including a strong neighbourhood character and sense of identify, diversity
of housing choices and affordability, safe and convenient alternatives for mobility, and
close proximty to employment and recreational opportunities.

948 The creation of rear-lot development (flag-shaped lots) will be discouraged in the
Neighbourhoods Place Type unless the intensification policies in this Plan are met and
the following urban design considerations are addressed:

1. Access to the new property will be wide enough to provide:

a. Separate pedestrian/vehicular access.

b. Sufficient space beside the driveways for landscaping and fencing to buffer the
adjacent properties.

c. Adequate space at the street curb for garbage and blue box pickup.

d. Snow storage for the clearing of these driveways.

2. In laying out a rear-lot development project, care should be taken to avoid creating
front to back relationships between existing and proposed dwelling units. To support a
reasonable level of privacy and compatibility, the front doors of the new units should avoid
facing onto the rear yards of existing homes.

3. Where existing dwellings fronting onto the street are not incorporated into the infill
project, adequate land should be retained in the rear yard of these dwellings to provide:

a. Appropriate outdoor amenity space.

b. Adequate separation distance between the existing dwellings and the habitable areas
of the infill project.

c. Sufficient space for landscaping in the rear yards for visual separation if required.

d. Parking and vehicular access for the existing dwellings, so as not to introduce parking
into the front yards of the existing dwellings.

The rear-lot development policies are essentially the same in the current Official Plan,
and are covered off in the next section of this report.

953-2. Compatibility and fit, from a form perspective, will be evaluated based on such
matters as:

a. Site layout within the context of the surrounding neighbourhood, considering such
things as access points, driveways, landscaping, amenity areas, building location, and
parking.

b. Building and main entrance orientation.

c. Building line and setback from the street.

d. Character and features of the neighbourhood.

e. Height transitions with adjacent development.

f. Massing appropriate to the scale of the surrounding neighbourhood.

953-3 The intensity of the proposed development will be appropriate for the size of the lot
such that it can accommodate such things as driveways, adequate parking in appropriate
locations, landscaped open space, outdoor residential amenity area, adequate buffering
and setbacks, and garbage storage areas.

The applicant has provided a Urban Design Brief which describes the site layout and
design in the context of the surrounding neighbourhood, including building orientation,
setbacks from the street, and transition of building height. Massing models were provided
to demonstrate how the proposal fits with the scale of the surrounding neighbourhood.
The intensity of the proposed development is considered appropriate for the site in order
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to accommodate driveways, adequate parking, landscaped open space, outdoor amenity
areas, buffering and setbacks.

Our Tools

Evaluation Criteria for Planning and Development Applications

1578 6. Potential impacts on adjacent and nearby properties in the area and the degree
to which such impacts can be managed and mitigated. Depending upon the type of
application under review, and its context, an analysis of potential impacts on nearby
properties may include such things as:

a. Traffic and access management.

b. Noise.

c. Parking on streets or adjacent properties.

d. Emissions generated by the use such as odour, dust, or other airborne emissions.
e. Lighting.

f. Garbage generated by the use.

g. Loss of privacy.

h. Shadowing.

i. Visual impact.

j. Loss of views.

k. Loss of trees and canopy cover.

I. Impact on cultural heritage resources.

m. Impact on natural heritage features and areas.
n. Impact on natural resources.

The above list is not exhaustive.

- Southdale Road East is classified as a Civic Boulevard carrying on average 24,000
vehicle trips per day. The proposed development is not expected to contribute
significantly to traffic volumes, and the site plan approval process will ensure safe
vehicular access is achieved.

- All required parking will be provided on-site.

- The proposed development is not expected to generate excessive noise and emissions.
- On-site exterior lighting can be managed and mitigated so as not to overcast on adjacent
properties.

- Individual units will have single garages which should be large enough for storage of
domestic garbage.

- Perimeter fencing and landscape planting buffers will be incorporated for screening and
privacy.

- The proposed 3-storey dwellings with pitched roof design is expected to result in minimal
loss of sunlight or shadowing on adjacent properties.

- Architectural treatment (covered in the next section of this report) is of a more
contemporary style than existing homes in the neighbourhood, but is not expected to be
visually impacting.

- The topography is relatively flat so there will be no loss of natural view corridors or vistas.
- A Tree Preservation Assessment report was prepared by Natural Resource Solutions
Inc. and submitted with the application. Although the site is devoid of any significant trees,
the perimeter has some mature boundary trees that are to be retained as much as
possible.

- There are no natural heritage features, and no concerns for cultural heritage or natural
resources.

1578 7. The degree to which the proposal fits within its context. It must be clear that this
not intended to mean that a proposed use must be the same as development in the
surrounding context. Rather, it will need to be shown that the proposal is sensitive to,
and compatible with, its context. It should be recognized that the context consists of
existing development as well as the planning policy goals for the site and surrounding
area. Depending upon the type of application under review, and its context, an analysis
of fit may include such things as:

a. Policy goals and objectives for the place type.
b. Policy goals and objectives expressed in the City Design chapter of this Plan.
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c. Neighbourhood character.

d. Streetscape character.

e. Street wall.

f. Height.

g. Density.

h. Massing.

i. Placement of building.

j. Setback and step-back.

k. Proposed architectural attributes such as windows, doors, and rooflines.
I. Relationship to cultural heritage resources on the site and adjacent to it.
m. Landscaping and trees.

n. Coordination of access points and connections.

The next section of this report draws from the applicant's Urban Design Brief and
discusses the various components listed above, including neighbourhood and
streetscape character, massing, building placement, setbacks, and architectural
attributes. Based on our review of The London Plan policies, Staff would agree that this
proposal represents a good fit within the neighbourhood because of the type and form of
housing, tenure (owner-occupied), similar lot/unit frontages, and spatial separation
between buildings. 3-storey townhouse units, shallower rear yards, narrower street (a
private road), and while there are some 3-storey townhouse dwellings to the west, 2-
storey dwellings are more predominant in the neighbourhood.

At the same time, this infill development represents a cluster of new built homes that
contributes to diversity and the rich mix of housing in the neighbourhood.

Official Plan

These lands are designated “Low Density Residential and Multi-Family Medium Density
Residential” on Schedule ‘A’ of the City’s Official Plan. This land use designation permits
single detached, semi-detached, and duplex dwellings as the primary permitted uses up
to a maximum density of 30 units per hectare. The proposal to develop this parcel with
20 cluster townhouse units is permitted and will result in an overall density of 34 units per
hectare which is within the density limits prescribed in the Low Density Residential and
Multi-Family Medium Density Residential policies.

The proposal also represents a form of residential infill of a vacant or underutilized site
within an established neighbourhood which may be permitted in the Low Density
Residential designation through an amendment to the Zoning By-law, subject to the
Residential Intensification policies of the Official Plan. These policies require that a
Statement of Urban Design Brief be submitted by the proponent in accordance with
Section 3.2.3 Residential Intensification and Section 3.7.3 Planning Impact Analysis.

An Urban Design Brief was prepared and submitted by Icon Developments Ltd. including
concept site plan, building floor plans and elevations, colour renderings, and 3D massing
model showing the proposed development within the context of the neighbourhood. A
Tree Assessment Report and Servicing Brief also accompanied the formal application
submission. The Official Plan policies have been reviewed and consideration given to
how the proposal contributes to achieving those policy objectives, including the following
specific policies:

3.7.3 (a) Neighbourhood Character Statement

Character & Image
)] description of the existing street character;
The street character along Southdale Road East is generally described as a grid
pattern that also incorporates a number of crescents and cul-de-sacs (Deveron Road,

Josselyn Drive and Christine Crescent). The subject lands are located within an
established, mixed-use neighbourhood that includes:
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townhouses and single detached units north of the Site; single detached dwellings,
mid-rise apartments and a shopping centre east of the Site; single detached units and
light industrial uses south of the Site; and single detached units, townhouses, and a
commercial node west of the Site. Adjacent to the Site, Southdale Road East
incorporates four traffic lanes and a single left-turn lane.

i) description of the project in the context of the neighbourhood;

The applicant’s proposal is a twenty (20) unit cluster of three-storey, cluster
townhouse condominium dwellings (vacant land condominium) located on the
property. Access would be provided by a 6.7 metre wide access driveway providing
ingress and egress from Southdale Road East approximately 130 metres in length.
Surrounding the project would be a\single detached homes which front onto Southdale
Deveron Road and Josselyn Drive. Six residences on Josselyn Drive would have their
rear yards backing on rear yards of the proposed dwelling units. Three residences
would have their back yards backing onto landscaped area and visitor parking spaces.
No front or rear yards would face into the front yards of adjacent dwelling lots. The
existing home and garage will be demolished for the proposed Vacant Land
Condominium.

i) visual components;
Topographically the site is very flat with no natural view corridors or vistas.
iv) retention and role of natural environment.

There are no natural heritage features present. A Tree Preservation Report was
prepared by Natural Resource Solutions Inc. and submitted with the application.
Although the site is devoid of any significant trees, the perimeter has some mature
boundary trees that are to be retained as much as possible. All recommendations
within the plan are to be implemented as part of the site plan and the condominium
plan.

Site Design

i) the location of buildings, as well as their orientation to the street edge and
sidewalks;

The bulk of the building stock is made up of single detached dwellings throughout
the neighbourhood. Most buildings are typically setback from the front lot line (and
the boulevard containing street edge and public sidewalks) on average 6.0 to 8.0
metres. Side yards are in the average range of 1.2 to 3.0 metres, providing building
separation on average of approximately 2.4 to 5.0 metres.

i) the location of building entrances;

All buildings have front entrances with some having front porches and steps to the
sidewalk or driveway, all oriented to the public streets.

i) how the design relates to its site and greater surrounding area;

The proposed development represents a small cluster of cluster townhouses fronting
a common private driveway. Each dwelling would have front door entrances and
building face width similar to the adjacent cluster townhomes to the east and single-
family homes in the surrounding area, as well as single-driveways and attached
single-car garages for parking, and for domestic storage that would otherwise be
located outside.

iv) views in to and out of the site — how does the building function as a view

terminus — provide pedestrian perspectives (at-grade views) and important
views;
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Views into the site from Southdale Road East would be along the common driveway
terminating at the front entrances of first of the five cluster townhouse buildings.
Views out of the site to the east and west along the common driveway would be
shielded by fencing and landscaping to protect the privacy of neighbouring property
owners.

V) vehicular and pedestrian circulation

Vehicular and pedestrian movement on a 6.7 metre wide paved common driveway
connection to Southdale Road East.

Servicing

i) accessibility and connectivity of the site to the adjacent neighbourhood,
community facilities and destinations, including consideration of the circulation
for automobile, pedestrians, cyclists and persons with disabilities;

The site will have full accessibility and connectivity to neighbourhood facilities,
including schools, neighbourhood parks, and multi-purpose pathways all within close
proximity for walking, biking or driving via Southdale Road East, White Oak Road, and
the local street network.

i) access to transit;

There is access to London Transit bus routes on both Southdale Road East and
White Oak Road.

iii) shared service locations, parking, ramps, drop-offs, service areas for garbage,
loading, utilities, etc.

Only the common access driveway, utilities and services are shared within the
condominium common element.

3.7.3 (b) Compatibility Report

Built Form Elements:
i) how the building(s) addresses the street;
i) street wall and treatment of grade level,

iii) roof top and cornice lines;
iv) location of entrances and other openings;

V) relationship of the building(s) to the street at intersections;
Vi) design for comfort and safety (i.e. privacy, lighting, sun and wind protection,
etc.)

The applicant’s concept plans and renderings illustrate how buildings will address the
private driveway similar to the building relationship to streets in the surrounding
neighbourhood. At relatively level grades, the front of each building will be setback at
4.5 metres on an 6.7 and 6.8 metre wide lots, providing for a single-car driveway, lawn
area, and front doors with covered front porches. Pitched roofs with dormers are
proposed which are a common roof style for the area. The east-west orientation of
buildings would enable front and rear yard exposure to sunlight.

Massing and Articulation:

i) the rhythm of at-grade openings;

i) setbacks;

iii) transition to adjacent uses/buildings, and among buildings within the site;

iv) transition of scale;

V) street proportion / street sections (building to street ratio);

Vi) shadowing caused by mid-rise and tall buildings should be minimized and
impacts on adjacent private amenity areas (natural light and privacy for
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example) should be minimized.

The applicant’s Urban Design Brief indicates that the massing, orientation and articulation
incorporated into the proposal is contemporary in character and designed to foster a
human scale. The design is also intended to contribute positively to the Southdale Road
East streetscape and to be compatible with, and sensitive to, the existing development
context within the immediately surrounding area.

Building height and massing is designed to be compatible with surrounding development
including medium density residential areas to the west and north, and low density
residential forms to the east and south. The proposed building massing which has been
broken up by a series of projections and recessions, varied rooflines as well as horizontal
and vertical elements. Additionally, a significant level of visual articulation is achieved
through the use of variations in materials, distinctive wall and roofline elements, and
fenestrations. Further, enhanced design elements would be provided along the end wall
facing Southdale Road East to enhance the streetscape at this location..

With respect to building scale and height, staff would agree with the compatibility
report that transition with adjacent uses works fairly well for several reasons:
- the 3-storey buildings are adjacent very deep rear yards to the east and south,
and the site is similar in elevation to the rear yards to the east and west;
- it includes minimum 8.2 metres rear yards on the east sided, 13 metre rear yards
on the west side, and around 25-30 metre landscaped area on south edges of the
development, to adjacent neighouring properties;
- itis inward looking upon itself such that overviewing is avoided (certainly for living
areas, not for all upper bedroom windows necessarily);
- it would have building footprints that are not markedly different from that of the
cluster townhouses to the west in the neighbourood;
- it would not cast any significant shadows being only 3 storey buildings.

Architectural Treatment:
i) style;
i) details;
iii) materials;
iv) colours.

The design incorporates contemporary building facades to provide visual interest at a
pedestrian level through t e use of quality materials. A variety of colour schemes would
also be utilized to enhance the architectural treatment.

Section 3.2.3.5 Public Site Plan Review and Urban Design
(a) Sensitivity to existing private amenity spaces as they relate to the location of proposed
building entrances, garbage receptacles, parking areas and other features that may
impact the use and privacy of such spaces;
The site concept plans indicates sensitivity to existing private amenity space.
Building front entrances, driveways, and garages sized to accommodate indoor
storage of garbage receptacles are all oriented internally to the site so that impact on
adjacent properties is minimized.

(b) The use of fencing, landscaping and planting buffers to mitigate impacts of the
proposed development on existing properties; and,

Perimeter fencing and landscape planting buffers will be incorporated into the
approved site plan and landscape plan.

(c) Consideration of the following Urban Design Principles:

(). Residential Intensification projects shall use innovative and creative standards of
design for buildings to be constructed or redeveloped,;

107



There is expected to be a reasonable level of innovation and creative design as
discussed in the compatibility assessment above. The architectural treatment of the
buildings is intended to promote an attractive, modern design that complements the
local development context. The Site Plan process will ensure that appropriate levels
of design and innovation are included as part of this development project.

(i). The form and design of residential intensification projects should complement
and/or enhance any significant natural features that forms part of the site or are
located adjacent to the site;

The site consists of maintained lawn and several mature trees around the property
boundary. There are no significant natural heritage features.

(ii). New development should provide for a diversity of styles, continuity and
harmony in architectural style with adjacent uses;

The applicant’s site concept plans, building elevations and renderings demonstrate
appropriate levels of diversity, continuity, and harmony of architectural style.

(iv). New development should include active frontages to the street that provide for
the enhancement of the pedestrian environment;

The development proposal emphasizes active residential frontages to a common
private driveway which will provide vehicular and pedestrian connection to the public
street and sidewalk. Landscaping elements are planned for prominent locations
throughout the Site, particularly along the Southdale Road East frontage to enhance
this section of streetscape.

(v). The design and positioning of new buildings should have regard for the impact
of the proposed development on year-round sunlight conditions on adjacent
properties and streets;

The proposed 3-storey dwellings with pitched roof design are expected to result in
minimal loss of sunlight on adjacent properties and streets.

(vi). Buildings should be positioned to define usable and secure open space areas
on the site and to afford a reasonable measure of privacy to individual dwelling units;

Building positioning has been laid to provide for a common open space area, as well
as individual private outdoor amenity areas and a large common landscaped area at
the south end of the property.

(vii). Parking and driveways should be located and designed to facilitate
maneuverability on site and between adjacent sites, and to reduce traffic flow
disruption to and from the property; and,

Vehicle maneuverability and traffic volumes from this small twenty unit infill
development are not expected to create traffic flow disruption either internally or
externally.

(viii). Projects should have regard for the neighbourhood organizing structure.
Building and site designs should facilitate easy connections to and around the site to
public transit and destinations.

The site layout includes an internal circulation system to support vehicular and
pedestrian accessibility with access to Southdale Road East. The site facilitates easy

access and connectivity to the greater neighbourhood, and to public transit on
Southdale Road East and White Oak Road.

3.2.3.7 Supporting Infrastructure
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i) Off-street parking supply and buffering;

i)  Community facilities, with an emphasis on outdoor recreational space;

iii) Traffic impacts and Transportation infrastructure, including transit service;
Iv) Municipal services.

The site concept plan demonstrates that the minimum off-street parking requirements as
set out in the zoning by-law can be met. Public outdoor recreational space is located
within a 400-metre and 85- meter radius of the site (Earl Nichols Park and Arena and
Paul Haggis Park - open space and multi-use trail corridor), and just to the east on
Bradley Avenue is the South London Community Centre and swimming pool. As noted
above, low volumes of traffic are expected to be generated from this small infill
development. Southdale Road East is classified as a Arterial Road (Civic Boulevard in
The London Plan) carrying on average 24,000 vehicle trips a day. Municipal water,
sanitary and storm sewers are available at the front of the property on Southdale Road
East.

Vacant Land Condominium Application

The same considerations and requirements for the evaluation of Draft Plans of

Subdivision also apply to Draft Plans of Vacant Land Condominiums, such as:

e This proposal is consistent with the objectives and policies of The London Plan and
the Official Plan.

e Sewer and water services will be provided in accordance with an approved Site Plan
and Development Agreement in order to service this site.

e The proposed development is in close proximity to employment areas, community
facilities, neighbourhood parks, and open space.

e The Draft Plan of Vacant Land Condominium illustrates how these lands are to
develop for cluster single detached housing. Building elevation plans will be reviewed
as part of site plan submission. The size and style of dwellings are anticipated to meet
the community demand for housing type, tenure and affordability.

e The applicant must ensure that the proposed grading and drainage of this
development does not adversely impact adjacent properties. All grading and drainage
issues will be addressed by the applicant’s consulting engineer to the satisfaction of
the City through the accepted engineering and servicing drawings to be included in an
approved Site Plan and Development Agreement.

The City may require applicants to satisfy reasonable conditions prior to Final Approval
and registration of the plan of condominium, as authorized under the provisions of
subsection 51(25) of the Planning Act. In order to ensure that this Vacant Land
Condominium development functions properly, the following issues at a minimum will be
addressed through conditions of draft approval:

e That site plan approval has been given and a Development Agreement has been
entered into;

e Completion of site works in the common element and the posting of security in addition

to that held under the Development Agreement (if applicable), in the event these works

are not completed prior to registration of the plan of condominium;

Installation of fire route signs prior to registration;

Confirmation of addressing information;

Payment of outstanding taxes or local improvement charges, if any;

Provision of servicing easements for utility providers (such as London Hydro, Union

Gas, Bell, etc.);

e A warning clause provision in the Condominium Declaration if the water service for
the site is determined to be a regulated drinking water system by the MOECC, the
Owner or Condominium Corporation may be required to meet the regulations under
the Safe Drinking Water Act and the associated regulation O.Reg. 170/03.

e Arrangements be made dealing with rights of access to and use of joint facilities, and
responsibility for and distribution of costs for maintenance of joint facilities.

e Ensuring that the Condominium Declaration to be registered on title adequately
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addresses the distribution of responsibilities between the unit owners and the
condominium corporation for the maintenance of services, the internal driveway,
amenity areas, and any other facilities and structures in the common elements.

Z.-1 Zoning By-law

The zoning is currently Residential R3 (R3-3) which permits single detached, semi-
detached, duplex, triplexes converted and fourplex dwellings. The recommended zoning
is a Residential R6 Special (R6-5) Zone. The recommended Zone permits cluster housing
in the form of townhouse dwellings. The standard lot frontage requirement is 22 metres
minimum; however, it is recognized that this is an irregularly shaped parcel, with a large
lot area, with a lot frontage on a public road, and the 31.8 metres is sufficient to
accommodate the standard 6.7-metre-wide private driveway.

The increase in density from the R6-5 Zone standard of 30 units per hectare to 34 units
per hectare represents a minor increase of 12% and is considered appropriate for an infill
development such as this. The recommended zoning amendment is considered
appropriate and conforms to the general intent of the 1989 Official Plan and The London
Plan.

Provincial Policy Statement, 2020

As this proposal represents a form of residential infill of vacant or underutilized lands, it
is supported by the PPS which contains strong policies to direct growth to settlement
areas, encourage a diversity of densities and land uses within settlement areas, and
promote opportunities for intensification and redevelopment where this can be
accommodated taking into account existing building stock or areas, and availability and
suitability of infrastructure and public service facilities required to accommodate projected
needs (Section 1.1.3). It also achieves objectives for compact form, mix of uses, and
densities that allow for the efficient use of land, infrastructure and public service facilities,
supports the use of public transit, and maintains appropriate levels of public health and
safety. There are no natural heritage features present and there are no concerns with
respect to cultural heritage or archaeological resources (Section 2.1 and Section 2.6). As
well, there are no natural hazards or known human-made hazards present on the subject
site (Section 3.1 and Section 3.2). Therefore, the proposed Zoning By-law Amendment
and Draft Plan of Vacant Land Condominium are found to be consistent with the Provincial
Policy Statement.
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Appendix D — Relevant B

London Plan Map Excerpt

Legend

- Downtown Future Community Growth Environmental Review

Transit Village Heavy Industrial l:l Farmland

7////é Shopping Area E Light Industrial Rural Neighbourhood

m Rapid Transit Corridor I:l Future Industrial Growth m Waste Management Resource Recovery Area
EEE] Urban Corridor Commercial Industrial N Urban Growth Boundary

Main Street Institutional

Neighbourhood @ Green Space

This is an excerpt from the Planning Division's working consolidation of Map 1 - Place Types of the London Plan, with added notations.

At the time of the printing of this map, the Rapid Transit EA is in progress. This map shows the Rapid Transit Coridors and Urban Corridors
to recognize potential alignments. These Place Types will be modified to align with the resuits of the EA process for the final version of The London Plan.

CITY OF LONDON W@% File Number:  7-9308

Planning Services /

Development Services & Planner: SM
LONDON PLAN MAP 1 Scale 1:30,000 Technician RC
-PLACE TYPES - o a0 w0 a0 1m0 1500
PREPARED BY: Planning Services Meters Date: February 3, 2021

Project Location: EXPlanning\Projectsip_officialplaniworkconsol0Oexcerpts_LondonPlanimxdsiZ-9308-Map 1-PlaceTypes mxd

111



Official Plan Map Excerpt
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Zoning By-law Map Excerpt
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Report to Planning and Environment Committee

To: Chair and Members

Planning & Environment Committee
From: George Kaotsifas, P. Eng.

Deputy City Manager, Planning and Economic Development
Subject: Connor Wilks c/o Thames Village Joint Venture Group

1752 - 1754 Hamilton Road
Public Participation Meeting
Date: May 31, 2021

Recommendation

That, on the recommendation of the Director, Development Services, with respect to the
application of Connor Wilks c/o Thames Village Joint Venture Group relating to the
lands located at 1752 — 1754 Hamilton Road, the proposed by-law attached hereto as
Appendix ‘A’ BE INTRODUCED at the Municipal Council meeting to be held on June
15, 2021 to amend Zoning By-law No. Z.-1, in conformity with the Official Plan, to
change the zoning of the subject lands FROM a Residential R1 (R1-14) Zone TO a
Holding Residential R1 (h*h-100°R1-3) Zone.

Executive Summar

Summary of Request

The request is for approval of a zone change from a Residential R1 (R1-14) Zone to a
Residential R1 (R1-3) Zone to facilitate creation of four (4) single detached dwelling lots
fronting future Oriole Drive.

Purpose and the Effect of Recommended Action

The purpose and effect is to recommend that Municipal Council approve the
recommended zoning by-law amendment.

Rationale of Recommended Action

1. The recommended zoning by-law amendment is consistent with the Provincial
Policy Statement.

2. The recommended zoning conforms to the in-force polices of The London Plan,
including but not limited to the Neighbourhoods Place Type, Our Strategy, City
Building and Design, Our Tools, and all other applicable London Plan policies.

3. The recommended zoning conforms to the policies of the (1989) Official Plan,
including but not limited to the Multi-Family, Medium Density Residential
designation.

4. The zoning will permit single detached dwellings which are considered
appropriate and compatible with existing and future land uses in the surrounding
area, and consistent with the zoning that was applied to the adjacent draft-
approved plan of subdivision.

e to the Corporate Strategic Plan

Building a Sustainable City — London’s growth and development is well planned and
sustainable over the long term.
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Analysis

1.0 Background Information

1.1 Previous Reports Related to this Matter

June 18, 2018 — Report to Planning and Environment Committee — 1738, 1742, 1752
and 1756 Hamilton Road - Application for Approval of Draft Plan of Subdivision, Official
Plan and Zoning By-law Amendments — Thames Village Joint Venture Corporation (File
No. 39T-17502/0Z-8147).

2.0 Discussion and Considerations

2.1 Property Description

The subject site consists of a converted single detached dwelling with two units. The
dwelling is setback from Hamilton Road approximately 45 to 50 metres with access
provided by a U-shaped, gravel driveway. The topography is relatively flat and there are
a number of mature evergreen and hardwood trees occuppying the grounds in front of
the dwelling.

2.2  Current Planning Information (see more detail in Appendix D)
e The London Plan Place Type — Neighbourhoods
e (1989) Official Plan Designation — Multi-family, Medium Density Residential
e Zoning — Residential R1 (R1-14)

2.3  Site Characteristics

Current Land Use — converted dwelling
Frontage — approx. 42 metres

Depth — approx. 79 metres

Area — 0.26 hectares (2,600 sg.m.)
Shape — irregular

2.4  Surrounding Land Uses

North — vacant lands for future residential development
East — residential single detached dwelling

South — residential townhouse dwellings

West — residential single detached dwelling
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2.6 Proposed Lotting Plan (subject lots identified as Lots 65 to 68)
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2.7 Planning History

On August 15, 2018, the City of London Approval Authority approved a draft plan of
subdivision for lands located at 1738, 1742, 1752 and 1754 Hamilton Road submitted by
Thames Village Joint Venture Corporation consisting of 69 single detached residential
lots, 2 cluster housing blocks, 1 street townhouse block, 7 open space blocks, 1 road
widening block, 2 reserve blocks, 2 temporary turning circles, and 3 local streets.
Municipal Council advised the Approval Authority of its support for the draft plan of
subdivision and approved amendments to the zoning by-law to permit the proposed uses
at their meeting held June 26, 2018. The second submission of subdivision servicing
drawings are currently being reviewed by the City. Special provisions for the Subdivision
Agreement are expected to be brought forward shortly.

2.8 Requested Amendment

Request for consideration of an amendment to the zoning by-law to change the zoning
from a Residential R1 (R1-14) Zone, which permits single detached dwellings on lots
having a minimum lot area of 2000 square metres and minimum lot frontage of 30
metres, to a Residential R1 (R1-3) Zone to permit single detached dwellings on lots
having a minimum lot area of 300 square metres and minimum lot frontage 10 metres.

2.9 Community Engagement (see more detail in Appendix B)

There were six (6) e-mail responses and one (1) telephone call received from the
community. Comments/concerns received from the community are summarized as
follows:

e Concerns expressed by residents about demolishing the existing house, and
building new houses that side onto Hamilton Road. It would be nice if the lot
sizes of the new homes that are going to be built near us could be of a similar
size. This would maintain the character and continuity of our neighbourhood.

e Concerns expressed about loss of trees as there is already a significant amount
of trees being stripped off of the property.

e Concerns expressed about loss of privacy, fencing, noise, lighting, and damage
to homes and septic systems caused by vibration from heavy machinery.
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2.10 Policy Context (see more detail in Appendix C)

Provincial Policy Statement, 2020
The proposal must be consistent with the Provincial Policy Statement (PPS) policies
and objectives aimed at:

1. Building Strong Healthy Communities;
2. Wise Use and Management of Resources; and,
3. Protecting Public Health and Safety.

A few of the policy objectives to highlight here are the importance of promoting efficient
development and land use patterns and providing for an appropriate range and mix of
housing options and densities required to meet projected market-based and affordable
housing needs of current and future residents (Sections 1.1 and 1.4). To meet housing
requirements of current and future residents, the policies also direct development of
new housing towards locations where appropriate levels of infrastructure and public
service facilities are or will be available to support current and projected needs
(Sections 1.4.3(c)). The policies promote densities for new housing which efficiently use
land, resources, infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists or is to be developed (Section
1.4.3(d)). The development application has been reviewed for consistency with the
Provincial Policy Statement.

The London Plan

With respect to The London Plan, which has been adopted by Council but is not yet fully
in force and effect pending appeals, the subject lands are within the “Neighbourhoods”
Place Type permitting a range of uses such as single detached, semi-detached, duplex
dwellings, converted dwellings, townhouses, secondary suites, home occupations, and
group homes, as the main uses.

The Old Victoria Community Specific Policies provide further guidance for future
development within the area bounded by Commissioners Road East, the Thames River,
and the former Old Victoria Street road allowance. These policies recognize that
opportunities exist along Hamilton Road for infill development. These lands shall
enable, over the long term, intensification and infill development in conformity with the
Neighbourhoods Place Type policies of this Plan. In addition, small-scale commercial
and office-based uses may also be permitted.

The application has been reviewed with the applicable policies of the Our Strategy, City
Building and Design, Neighbourhoods Place Type, and Our Tools sections. An excerpt
from The London Plan Map 1 — Place Types* is found at Appendix D.

(1989) Official Plan

These lands are designated Multi-family, Medium Density Residential on Schedule ‘A’ of
the 1989 Official Plan. The Multi-family, Medium Density Residential designation
permits multiple attached dwellings, such as row houses or cluster houses; low rise
apartment buildings; and small-scale nursing homes, rest homes, and homes for the
aged up to a maximum density of 75 units per hectare. These areas may also be
developed for single detached, semi-detached and duplex dwellings. This application
has been reviewed with the applicable policies of the (1989) Official Plan. An excerpt
from Land Use Schedule ‘A’ is found at Appendix D.

As further described in Appendix C — Policy Context, Staff are of the opinion that the
recommended zoning is generally consistent with the PPS, The London Plan, 1989
Official Plan.

Z.-1 Zoning By-law
The appropriateness of the proposed zone change, permitted uses and regulations
have been reviewed against the regulatory requirements of Zoning By-law Z.-1. These
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lands are currently zoned Residential R1 (R1-14). A zoning map excerpt from the Z.-1
Zoning By-law Schedule A is found at Appendix D.

3.0 Financial Impact/Considerations

Through the completion of the works associated with this application fees, development
charges and taxes will be collected. There are no direct financial expenditures
associated with this application.

4.0 Key Issues and Considerations
41 Use

The recommended zoning will continue to permit single detached dwellings. Currently,
the zoning is Residential R1 (R1-14) which permits single detached dwellings on lots
having a minimum lot area of 2000 square metres and minimum lot frontage of 30
metres. The zoning was applied to recognize the large lot pattern that was established
years ago as a strip of rural residential dwellings fronting along Hamilton Road. The
recommended Residential R1 (R1-3) Zone would permit single detached dwelling on
lots having a minimum lot area of 300 square metres and minimum lot frontage 10
metres. The proposed lots range in size from approximately 15 metres to 22 metres lot
frontage and 41 to 42 metres lot depth, meeting and exceeding the minimum lot size
regulations of the zoning by-law. The recommended zoning and holding provisions are
are considered appropriate and generally consistent with the zoning that was approved
for the adjacent draft plan of subdivision.

The applicant’s intent is to consolidate the remnant parcel at 1752-1754 Hamilton Road
as a single block within the plan of subdivision as it goes through the process of final
approval and registration. At that point, an application can be considered by Municipal
Council to pass a by-law exempting the block from the Part Lot Control provisions of the
Planning Act to allow for creation of the four (4) single detached dwellings lots. The
requested zoning amendment is intended to facilitate this process.

4.2 Intensity

The proposed lots are sufficient size and configuration to accommodate the
development of single detached dwellings as noted above. Permitted building heights in
accordance with Table 11* of The London Plan provide for a minimum 1 storey to
maximum to 2.5 storeys in the Neighbourhood Place Type at this location at the
intersection of a Neighbourood Street and Civic Boulevard. The recommended zoning
would permit homes of either 1 or 2 storeys in height similar to the height standard that
is currently permitted (maximum 9.0 metres under the R1-3 Zone variation and
maximum 12.0 metres under the R1-14 Zone variation).

4.3 Form

The section of Oriole Drive east of Hamilton Road was previously established as a
public highway and it was recognized that this would be one of two public road access
points to future development lands on the east side of Hamilton Road. However, Oriole
Drive does not meet Hamilton Road at a 90 degree angle at this location, and
adjustments needed to be made to the final design of Oriole Drive in order for the
intersection to align properly. This required additional land from the property at 1738
Hamilton Road, on the north side of Oriole Drive, to be added to the road allowance.

During the process of working through the realignment with the applicant, City staff were
prepared to accept the proposed lotting on the north side of Oriole Drive given that the
existing house is located towards the back of the property and there is approximately 40
metres of front yard depth between the front facade of the house and Hamilton Road
with sufficient room for two additional lots having frontage on Oriole Drive. Therefore,
the conditions were condusive to allowing lots fronting onto Oriole Drive and side-lotting
onto Hamilton Road. A Noise Impact Assessment report has been submitted
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recommending the rear yard amenity areas for the lots adjacent Hamilton Road be
protected from traffic noise impacts by approximately 2.2 metre high localized noise
barriers.

4.4 Public Comments

e Concerns expressed by residents about demolishing the existing house, and
building new houses that side onto Hamilton Road. It would be nice if the lot
sizes of the new homes that are going to be built near us could be of a similar
size. This would maintain the character and continuity of our neighbourhood.

The proposed zoning will permit single detached residential dwellings which is
considered appropriate and compatible with existing and planned residential
development, consistent with the planned vision of the Neighbourhood Place Type, and
generally in keeping with the character of the neighbourhood. The proposed residential
lots will mirror the lot pattern on the opposite side of future Oriole Drive which has now
been draft-approved. The proposed lots will have frontage and access to a local street
in order to minimize the number of access driveways to Hamilton Road. It is
acknowldged that in terms of scale and orientation the proposed lots are somewhat
different than that of the existing Hamilton Road streetscape. The properties along the
east side of Hamilton Road originally developed as a strip of rural residential dwellings
on large lots constructed years ago when this area was still part of the Town of
Westminster.

e Concerns expressed about loss of trees as there is already a significant amount
of trees being stripped off of the property.

As part of the detailed subdivision design, an Enviromental Impact Study (EIS) and tree
assessment and protection plan were prepared and submitted. Recommendations from
the accepted reports will be incorporated into the subdivision engineering drawings to
mitigate impacts on the features and protect the nearby Open Space lands. Tree
protection fencing for the subject site has been incorporated into the engineering
drawings in order to preserve existing trees along the Hamilton Road frontage within the
future road allowance/road widening block and along the southerly property boundary.
The applicant has entered into a Site Alteration Agreement with the City and preliminary
site grading and removal of trees and vegetation has occurred.

e Concerns expressed about loss of privacy, fencing, noise, lighting, and damage
to homes and septic systems caused by vibration from heavy machinery.

The adjacent resident to the south at 1764 Hamilton Road expressed concerns
regarding potential privacy impacts from the proposed lots and exposure to four rear
yards adjacent their property whereas currently there is one residential property. Privacy
fencing along the property boundary line between residential properties is the
responsibility of the affected property owners who would normally share the cost of
installation and maintenance of the fence. Heavy vehicles and construction traffic are
expected to access the site from Hamilton Road via Oriole Drive. It is the responsibilty
of the developer and their contractors to ensure the approved construction access
routes as provided in the Subdivision Agreement are complied with.
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Conclusion

The recommended zoning amendment is consistent with the Provincial Policy
Statement, and conforms to The London Plan and (1989) Official Plan. The zoning will
permit single detached dwelling lots that are considered appropriate and compatible
with existing and future land uses in the surrounding area. Therefore, staff are satisfied
the proposal represents good planning and recommend approval.

Prepared by: Larry Mottram, MCIP, RPP
Senior Planner, Development Services

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

Submitted by: George Kotsifas, P. Eng.
Deputy City Manager, Planning and Economic
Development

Note: The opinions contained herein are offered by a person or persons qualified to
provide expert opinion. Further detail with respect to qualifications can be obtained from
Development Services.

CC: Matt Feldberg, Manager, Development Services (Subdivisions)
Bruce Page, Manager, Development Planning
Peter Kavcic, Manager, Development Planning

May 21, 2021
GK/PY/LM/Im
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Appendix “A”

Bill No. (number to be inserted by
Clerk's Office)
(2021)

By-law No. Z.-1-21

A bylaw to amend By-law No. Z.-1 to
rezone lands located at 1752-1754
Hamilton Road.

WHEREAS Connor Wilks c\o Thames Village Joint Venture Group has
applied to rezone lands located at 1752-1754 Hamilton Road, as shown on the map
attached to this by-law, as set out below;

AND WHEREAS this rezoning conforms to the Official Plan;

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

1) Schedule “A” to By-law No. Z.-1 is amended by changing the zoning applicable to
lands located at 1752-1754 Hamilton Road, as shown on the attached map, FROM
a Residential R1 (R1-14) Zone TO a Holding Residential R1 (heh-100+R1-3) Zone.

This By-law shall come into force and be deemed to come into force in accordance with
Section 34 of the Planning Act, R.S.0. 1990, c. P13, either upon the date of the passage
of this by-law or as otherwise provided by the said section.

PASSED in Open Council on June 15, 2021

Ed Holder
Mayor

Catharine Saunders
City Clerk

First Reading — June 15, 2021
Second Reading — June 15, 2021
Third Reading — June 15, 2021
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AMENDMENT TO SCHEDULE "A" (BY-LAW NO. Z.-1)
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Appendix B = Public Engagement

Community Engagement

Public liaison: On March 23, 2021, Notice of Application was sent to 43 property
owners in the surrounding area. Notices were sent to 20 additional property owners on
March 30, 2021 and April 16, 2021. Notice of Application was published in the Public
Notices and Bidding Opportunities section of The Londoner on March 25, 2021. A
Notice of Public Meeting was published in The Londoner on May 13, 2021.

Responses: 7 replies received

Nature of Liaison: The purpose and effect of this application is to facilitate creation of
four (4) single detached dwelling lots identified as Lots 65, 66, 67 & 68 fronting future
Oriole Drive. Consideration of an amendment to the zoning by-law to change the zoning
from a Residential R1 (R1-14) Zone, which permits single detached dwellings on lots
having a minimum lot area of 2000 square metres and minimum lot frontage of 30
metres, to a Residential R1 (R1-3) Zone to permit single detached dwellings on lots
having a minimum lot area of 300 square metres and minimum lot frontage 10 metres.
The City may also consider applying holding provisions in the zoning to ensure
adequate provision of municipal services, and that a subdivision agreement or
development agreement is entered into; and to ensure completion of noise assessment
reports and implementation of mitigation measures for development in proximity to
arterial roads

Responses: A summary of the comments received include the following:

e Concerns expressed by residents about demolishing the existing house, and
building new houses that side onto Hamilton Road. It would be nice if the lot
sizes of the new homes that are going to be built near us could be of a similar
size. This would maintain the character and continuity of our neighbourhood.

e Concerns expressed about loss of trees as there is already a significant amount
of trees being stripped off of the property.

e Concerns expressed about loss of privacy, fencing, noise, lighting, and damage
to homes and septic systems caused by vibration from heavy machinery.

Response to Notice of Application and Publication in “The Londoner”

Telephone Written
Gary Simm Navdeep Singh
1764 Hamilton Rd

Deborah Dufresne
Stephen Polcz
1685 Hamilton Road

Douglas Glaholm
1772 Hamilton Road

Mark Romanoff
1786 Hamilton Rd.

William Buck
1814 Hamilton Rd.

Gary Simm
1764 Hamilton Rd

Hi sir/madam,
This is Navdeep singh resident of Victoria on the flats subdivision in london
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| have received notification of city by law, regarding rezoning of vacant land on oriole
drive and Hamilton rd

| need to know the exact location of the vacant land.

secondly, where is the designated location of future public park for kids who resides in
this area?

Please update regarding that land and public park lot

Regards
Navdeep

Good Morning Larry;

As per the above application, please be advised that the 2 residents of 1685 Hamilton
Rd., are opposed to this application for the reasons below.

1. Demolishing the existing house changes the existing landscape of the roadway
and the appearance of this area will be very unattractive, as all existing
properties face Hamilton Road and these proposed dwellings do not. Most of the
property owners on this area of the street have been here for a very long time,
and this proposal will hinder their privacy.

2. We live in a Tree Protection Area and this Land Developer has already cut down
the tree's at the front of the house before getting approval from the city for these
4 |ots they want to create. Wild life have already been displaced because of tree
cutting, and neighbours have been harassed by the developer’'s employees by
constantly trespassing onto their properties.

3. The developer is proposing to do the very same thing on the property of 1738
Hamilton Road, by putting 4 lots on that property as well. These same issues will
be occurring there as well.

4. This same developer has caused damage to our property at 1685 Hamilton
Road, and has refused to accept responsibility or pay for the damages. We
would hope that the city would take this under consideration, as the developer
may do this to this existing properties near the above location. Since there have
been problems in the past with this developer, we would hope that the city
wouldn’t let this happen to other property owners as well.

Thank you for taking our letter of opposition into advisement.

Best regards,
Deborah Dufresne
Stephen Polcz

1685 Hamilton Road
London, Ontario

Greetings.

| am contacting you today to express my disapproval to the proposed zoning by-law
amendment z-9314 for the property located at 1752 Hamilton Road. | feel

that the house at 1752 as well as 1738 Hamilton Road should remain as they are.
Having houses built on these properties that do not face Hamilton Road would

detract from the streetscape which has remained unchanged as the neighbourhood has
grown. Having the sides of the houses face Hamilton Road

would be out of character and detract from the remaining streetscape.On the

other side of the river, the developer was able to put in Baxter St. and build his
development behind the existing homes on Hamilton Road without demolishing

any of them. Hopefully the same can be accomplished here.

The lots across the road are very small, unlike the lots on this side of the road. It would
be nice if the lot sizes of the new homes that are going to be
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built near us could be of a similar size. This would maintain the character and
continuity of our neighbourhood.

Living in a tree protection zone, we are required to obtain a permit to trim or remove
trees from our properties.There were numerous mature hardwood and

coniferous trees removed by the developer. It is unfortunate that a few of these
trees could not have been saved.

Thank you for the opportunity to express my opinions.

Sincerely,

Douglas Glaholm,
1772 Hamilton Road,
London, On

In regards to the changing of the zoning for this property or any other property that are
zoned R1-14 on the stretch between Whites Bridge and the corner of Commissioner Rd.
and Hamilton Rd.

| would like to strongly reject to these changes that this application Z-9314 implies, and
any other such applications.

The property in regards to Z-9314 application will change the zoning from R1-14 to R1-3
is a HUGE slap in the face to the rest of the people that have bought and paid for and
abide by the R1-14 zoning.

Already it has been allowed across the street to have R? properties facing the road to
R1-14 homes on the other side of the street.

This inconsistency of zonings has completely destroyed the street scape for this area
seeing as a majority of the homes as | understand it are zoned R1-14.

Everything should have been left at R1-14 at the road and the subdivision built behind
as the 1752 address should also be.

On top of this, there is already a massive amount of trees being stripped off of the
property of 1752, and on the other side of the adjacent lane that resides beside it.

This is in a tree protection zone, what the H—I, it is as though the city has already given
(whoever) the ok to do this zone change and tree destruction.

Also it is my understanding that the property that is south of 1752 has had the builder
trying to move a property line that was established a long time ago into the builders
favour, in total disregard to other property owners and there is a legal battle going on
about it, which is pathetic that this home owner is forced into having to deal with this.

| understand that homes are definitely needed in London, but | would like to see this
done in a manner that does not inconvenience the current property owners , the people
that have strived and payed for the things that make this city a great place to live.

The amount of problems to the neighborhood that are being tallied up to the changing
of this property are getting very high, let's make it stop please.

So | would like to strongly reject the application of this zoning change.
Would it be possible to let me know how this turns out.

Mark Romanoff
1786 Hamilton Rd.

Hello:

In regards to the proposed zoning change at 1752 Hamilton Rd. to allow for the creation
of 4 building lots,l would like to make a few
comments as to the notice that was sent to my address at 1814 Hamilton Rd.

| was under the impression that the home at 1752 Hamilton Rd. would not be
demolished. That homes on Hamilton Rd. would not be
demolished to suit future development.

The proposed homes side yard would face Hamilton Rd, and this will change the look
and continuity of our street.
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Already many trees have been taken out before approval of this demolition. Our
neighborhood is not changing for the better.

On a personal level:

This has been a quiet street and rather scenic gem on the outskirts of London. (formerly
Westminster Twsp.). since and during the time

my family has lived here since the 1950's at 1814 Hamilton Rd

The home at 1752 Hamilton Rd. was actually built by my late sister and brother - in
law. Audrey and Jim Collins in the late 1940's.

I lived in that house while the home my parents were having built at 1814 Hamilton Rd.
was being built So | do have a connection to it.

The home at 1752 Hamilton Rd. was the first to be built in that area. Both Jim Collins
and my father were able to secure their loans
thru the VLA. (Veterans Land Act). It would be a shame to see it taken down.

| would ask council that they vote against the demolition of this home for the purpose of
creating 4 building lots. Thus leaving it as it has always
been - a single residence home.

Please advise me of any future plans oe decisions regarding this property.

Yours truly
William Buck - 1814 Hamilton Rd.

Good day. | live down the road on the same side as the above address. It's really
upsetting to see all the trees being cut down right next to protected environmental
area. It's also disturbing to have people racing around in the dirt loudly on that
property. This is not race track area and many animals live here as well.

The developments across the road as well have provided us with non stop garbage
(pastics, insulation, styrofoam) blowing around from the construction sites. It is really
annoying as it lands on our properties to clean up. We put up with a lot of construction
and it seems they really don't care who else is affected in a residential area.

We could also certainly use some no littering signs in the roadway as well and more
enforcement for speeding and racing.

Thanks for your time.

Larry ,

1 last thing i wanted to add that i forgot in the earlier email.

This entire development at the front of 1752 & 1754 as per File Z-9314 and at that
back of 1752-1754 Devalues not only our property but those around it.

And we do not want our property devalued.

Thank You - Regards,

-Gary Simm

Hello,

| have sent these comments in seperate email as well to some councillors including
Mr.Hillier of Ward 14 as per the notice for review regarding the Circulated Notice FILE:
Z-9314 requesting any comments Submitted by April 23rd 2021 regarding the Proposed
Demolition of 1752 & 1754 Hamilton Rd - N6M-1G4 London - Ward 14 (formerly RR#8
Westminster Township) & creation of 4 single detached dwelling lots on that

property. My comments also reflect the Demolition of 1738 Hamilton Rd and creation of
4 lots bordering future Oriole Dr as it relates to the Developer Applicant : Connor Wilks
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c/o Thames Village Joint Venture Group (aka Tridon Group - Principal Tridon
Management Don de Jong).

Back Story - Small History of Hamilton Rd - in Ward 14 :

1. My family has ties to London from over 100 years ago (of which we have
affection for) and we reside at 1764 Hamilton Rd - London ném1g4 (Formerly
RR#8 Westminster Township) which is the adjacent lot to 1752 & 1754
(applicant) . My family were among the 3 original owners that moved from
London to Westminster Township on Hamilton Rd at the Street Way of Hamilton
Rd circa 1946 - approx. 75 years ago & my Family was raised at this dwelling &
also later some of us at 1798 Hamilton Rd 3 doors down the street. To say we
have ties to this neighbourhood & neighbours is an understatement. The
neighbourhood here began with the creation of 1752 & 1754 hamilton rd, 1764,
1772 Hamilton Rd all within mere weeks to months of each other , 1752 & 1754
Being the 1st lot sold. These 3 lots were severed & put aside after World War I
and Sold through a program referred to as the Veterans Land Act (VLA) , and
any soldier applying and approved could buy land & build their own home under
guidelines. That is what happened here on Hamilton Rd. 1772 Glaholm original
family remains, 1764 Simm original family remains, 1752 & 1754 was acquired
circa 2017 by a Developer known as Tridon Group (aka Thames Village Joint
Venture Group) from the properties 3rd owner who had been there approx. 55
years .

2. This has been a quiet rural neighbourhood with large private wooded single
residential lots (mostly ranches) and a hidden gem that was annexed into London
from Westminster Township in 1993. People from Dorchester and area
affectionately have referred to it as " The Half Million Dollar & Million Dollar Mile
& The Golden Mile " prior to recent years housing boom with prices
skyrocketing. Some original families remain to this day. Neighbourhood filling in
from the 40's -60's.

3. With the Annexation of Westminster Township by London in 1992 & and this
area becoming part of London January 1st 1993, everyone here knew some day
that the farm field across the road might be developed down the way. What we
did not know is that homes-lots at the street way or roadway if you will ,
were able to be altered and re-zoned. There is been a lot of Angry & Upset
people who felt that they have been ignored and that the city doesn't care as we
are in the east end since 2016-2017 and part of that problem has been lack
Circulation of notices , as 120m/ 393 ft is 2-3 properties on this street. As i stated
most are large lots, large frontage minimum 100ft /30m , some lots have more
than this frontage. So my point that would be , often 70-90% of the street did not
get notices when development started here. Much of it we've had to ask for ,
some get notices , some don't. Which led to a lot of resentment with neighbours
regarding the Victoria on the Flats subdivision by Oriole Dr and the proposed
Subdivision behind the streetway of Hamilton Rd on the wooded area backing to
the thames river on what is now formerly "The Cline Lands " by Tridon Group.
This area is heavily wooded and wildlife of all kinds are abundant...or were, until
this area was approved to be built in. We are starting to the see animals migrate
away. To much of the neighbourhood we were stunned this was allowed to occur
here , as London had said in the past they wanted to something similar to
Windemere road with large lots on both sides of the road , instead of what it is
now. Much of us feel more of what we don't want is coming. | know this,
because i was part of a large meeting that was held on our street in 2018 July 5th
where 90% of the neighbourhood had shown up to and people were none to
happy. One ladies comments had said the city and the developers are going to
do what they want, they don't care about the east end, all they care about tax
dollars, just give up. That was sad to hear, but frankly most of us have felt that
is the reality we are faced with and have felt that way for some time.
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Regarding File Z-9314 :

1. My family is outright opposed to the demolition of 1752 & 1754 Hamilton Rd
(the home next door) & 1738 Hamilton Rd and the creation of 4 lots each
(totalling 8 as per letter) on the respective properties.

2. As mentioned this was the 1st home at Hamiliton rd streetway, demolishing sets
a precedent that any home can be bought, re-zoned demo'd and pack lot sizes-
homes in that don't fit the area at the whim of a developer looking to make money
, hot in the interest to those there. No one asked for it, no one wanted it, except
the developer. If i were to buy up a few homes in The Blackburn Family, Mayor
Ed Holder, Any of City Councils neighbourhood and try the same as what's being
done here (assuming i was a developer) i am pretty sure that would be shot
down before i could it off the ground. There 's difference between development
needed & wanted and good and bad development.

3. It's demolition will alter the streetway, streetscape whatever verbiage you'd use
to describe the look of the neighbourhood altering to a less desirable look and
changing it from how it's been.

4. Thelotat 1752 & 1754 is 137ft wide-frontage & 1157ft depth & is in a TREE
PROECTION ZONE.

The (applicant) developer Tridon Group has already been approved to eventually
build and sever off the back from the front part of the property (which i will
touch upon later) and create a subdivision with turning circles etc. that border
my families land at 1764. Apparently they had been given approval to remove
trees, which could have been saved ( a row of 20+ very full & mature pines
"evergreens" and others) ...... but what is more baffling......the house at 1752 &
1754 has not been approved for demolition yet, and nor has it been approved to
create 4 lots on yet........... SO WHY WERE THE MATURE TREE'S ON THE
FRONT LAWN STRIPPED AND CUT along with the Row of Evergreens at the
side yard? Who approved this & why?

People on the street have said they've been left with the conclusion that this is
just going to get pushed through or they as we surmise it was perhaps done
without permit.  So if there was a permit for X NUMBER OF TREES......HOW
MANY GOT TAKEN OUT?

-1 neighbour i talked to said he tried to cut a branch off a tree that was in danger
of falling on his garage roof & all of a sudden people from forestry department
were giving him all sorts of grief as we are in a tree protection zone. And he
remarked yet this developer basically clear cuts the land and they let him do
that. The neighbour as much of us are disgusted. If the city circulated a letter to
say are you in favour of this subdivision or and demolishing send us back in 1
month either a yes or a no and take it to a neighbourhood vote.....i guarantee it
would be an overwhelming we don't want it.

5. The front of our property has been left unmanageable and unsightly due to the
aprox 3ft road drop to accomedate the victroia on the flats , we and other
neighbours were given no notice that this road would drop in fall to winter of
2017-2018. Our driveway closes to the applicant at 1752 & 1754 has been
reduced in size as has the grass island and needs to be corrected, the applicant
may only have 1 driveway when work continues if this is all approved and this
needs to be restored as i don't know what recourse we would have once the lot
alteration starts.

6. My family will lose privacy and incur costs we don't need to with the creation of
these side lots , we would walk out and not have 1 neighbour but 4 immediately
beside us & be looking into their backyards. What fence are you going to erect in
a front yard that can block out a 2 story house.

7. We are not in favour of the direction the homes are facing and they should be a
ranch if anything.

8. Much like the backyard part of the subdivision Tridon Group wants to do , have
they any plans to do a show study into our yard, as of yet, we look at the nice
shadow of the tree's in the afternoon both front & back yard now we are going to
be stuck with the shadow of a 2 story house.
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9. Our house will end up with vibration damage from this project, the Sifton project
has already rocked our house & all the ones on this street from way across the
road, what's it going to be like 10 feet off the property line. We have septic
system with many original clay components, vibration close by will render that a
broken tile-pipe......i don't know if you've looked into he cost of septic repair or the
cost to hook up to the city sewer(which by the way we pay for and do not have
the service ) but it isnt cheap.

10.Our neighbour at 1728 Hamiliton rd - the Martinez family will end up with the
same challenges as us if 1738 hamilton rd comes down or if it stays & the city
allows building Infront & behind it.

11.In my opinion the fact that not enough notices went out regarding the back part of
this subdivision at 1752 & 1754 & in my opinion led to not enough support
against it, as i've heard many people say they didnt get it & didn't want
that. And now our 3+acre lot, once this subdivision front & back of the parcel is
created .....will have no privacy, will have major vibration issues, lighting issues
from street lights, and battles over fences because of this developer FRONT
AND BACK of the property. So we are opposed as much of this neighbourhood
is to the front changing at the road way & whats going to happen with the back of
the property. It never should have been allowed. But knowing the rules and the
game goes along way i guess....#11 all my opinion and not meant as slander to
the applicant or their company or their principle.

12.We do not want condos if that is their intention, single family ranch is the least
horrendous scenario , but turned the other way so the front door would face the
road way. That or put in a berm on their side and a row of blue spruces so we
dont have to deal with it. But this applicants proposal should be shut down
immediately, many other neighbours have said they agree and intend to let the
city know....at least 8-10 that i heard of.

13.Drainage: we already have concerns over drainage , fencing, privacy, lighting ,
sound-noise with the rear portion of the subdivision and the same would go with
the proposal in this notice for the front.

14.Tridon's website: look at what they propose for natural vista's etc woodlots etc in
phase 2 ....how do they intend to do all that when they are cutting down so many
trees.

15.This sort of development in general is what should be seen as something to
avoid and not to champion. So many people here have said depending how it
gets they may up and move, why should anyone have to move from their
neighbourhood because someone who isn't concerned with good development
comes in and butchers their neigbourhood. People don't have the time and
knowledge and money to fight a developer and most of us have been saying it
seems as though the city is for the developers and not for the people who are the
tax base, in dealing with the previous council when Mr.Zeiffman held ward 14, it
was soul crushing to see how little input mine and neighbours mattered regarding
development in our own neighbourhood. What's the point in getting involved in
the community if you have no say in the neighbourhood you've lived and paid
taxes in for years.....and when the street is in majority agreement....just 1
developer pushes their plan to max out homes & lots for max profit. | do realize
council cares about people in its ward, but the system of how developers enter a
neighbourhood and are able to come in and run over everyone so to speak and
just take out wooded lots needs to change. And frankly the city should set a
precedent going forward here. | will explain further on later.

My family bought here for privacy , large lot and to live beside 1 neighbour (each side ) ,
as did everyone on this street. We didnt buy in here and set up a life to just let it
change at the whim of someone who is out to make money.....what sense does it make
to change specifically homes at the road way....you are left with a mess. | have
addressed my concerns at a prior time, to development services & some city staff who
agree damage may be done through vibration because of infilling when the rear part of
1752 & 1754 hamilton rd starts building once absolute title matter is settled between us
and they are very much the same concerns with the front application that is being
proposed.
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People that used to live in this neighbourhood have often commented "way to mess up
a great neighbourhood" when they have seen whats going on here.
Ultimately i and my family are asking asking Council to reject this application Z-9314.

But before you rush to judgment yay or nay, i would ask council into what is going in this
neighbourhood closer and spend some time on this and even re-circulate a notice to
address concerns out here, as they are many and they do not start & stop with this
applicants plan just here..... there are other problems in this neighbourhood we want
addressed, many people have just given up and are fed up + add in a pandemic.
Please See attached pictures for reference to the street of hamilton rd.

Thank You,

-Gary Simm

Sent on April 23rd 2021 @ 5:59pm est

Gary Simm
1764 Hamilton Rd - London Ontario - ném1g4 - ward 14

London Air Photo Collection - UWO

Middlesex - Line 18-93 - HAMILTON RD

year of photo 1950 1ST 3 HOUSES on that side of
hamilton rd . 1752 81754 , 1764, 1772 HAMILTON RD

5

1752 & 1754
1764
L 1772

131



Hamilton Rd - Street Map

o [

Hamifton,
Road Swm

A 0 Victoria Phase 2 - Tridon x B+ . - - - . - -

« C @ trdongroup.com/portfolio/old-victoria-phase-2

TRIOON

Oh look at that , once again Advertising the back of my families property at 1764 as though Tridon
owns it and will be part of their Phase 2 , to make it appear bigger. Even after our lawyer told them
» S8lotsingle famly cetached esicential ceelopment o gtop advertising our property. Tridon changed it OO OO butnowreverted & .....

« 22 unit freehold townho idential development block are back "o advertising our land.

« Subdivision design wil incorporate natural features of provincially significant wetlands, woodlots, favines and the Thames Rivet cormidor g
. T:::;sngyoa‘ is to design and create a family-oriented passive recreational development providing scenic vistas and views of the natural tapography for the entire <<< HIGHLIGHTED IN THE ORANGE BOX
commanity
How do they plan on doing all that...
Clickhereto discoverphase3 when they've cut out over 20 trees????

Welcome to our Oid Victoria information page:

A

HOW DID THIS
AREA EVER GET ARPROVED TO BUILD?
) |

BETWEEN TREE'S ‘,WETLAND, ANIMALS OF
ALL KINDS TH&J’/ARE DISPLACED?
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BEFORE - TREE REMOVAL

What the front looked

like long Before the

Tree Cutting Started 1752
March 25th 2021. i

& 1754

hamilton rd

1752 &
1754 Hamilton |
Rd

1752 Hamilton Rd

2

©-
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AFTER - TREE’S WERE CUT DOWN.

how many permits? how many trees cut?

ENTIRE ROW BETWEEN 1752 & 1738 TAKEN OUT

OVER 20 MATURE PINE TREES ....and tree’s removed

in the front yard of 1752 & 1754. All done before City Council has
said Demolition of 1752 & 1754 could start & before Creation of 4
lots was approved by council. Who approved this!? Was their permits?

Did the city give permits for Trees removed in front yard? If so why?
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Agency/Departmental Comments: No significant comments/responses received.

Appendix C — Policy Context

The following policy and regulatory documents were considered in their entirety as part
of the evaluation of this proposal. The most relevant policies, by-laws, and legislation
are identified as follows:

Provincial Policy Statement, 2020

The land use planning proposal must be consistent with Provincial Policy Statement
(PPS) policies and objectives aimed at:

1. Building Strong Healthy Communities;
2. Wise Use and Management of Resources; and,
3. Protecting Public Health and Safety.

The PPS contains polices regarding the importance of promoting efficient development
and land use patterns, ensuring effective use of infrastructure and public service
facilities, and providing for an appropriate range and mix of housing options and
densities required to meet projected market-based and affordable housing needs of
current and future residents (Sections 1.1 and 1.4).

There are several policies directed at promoting healthy, livable and safe communities,
including the goal of promoting the integration of land use planning, growth
management, transit-supportive development, intensification and infrastructure planning
to achieve cost-effective development patterns, optimization of transit investments, and
standards to minimize land consumption and servicing costs (Section 1.1.1 (e)).

To meet housing requirements of current and future residents, the policies also direct
development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and
projected needs (Section 1.4.3(c)). These policies promote densities for new housing
which efficiently use land, resources, infrastructure and public service facilities, and
support the use of active transportation and transit in areas where it exists or is to be
developed (Section 1.4.3(d).

The subject lands are designated and intended for infilling of medium density residential
uses to accommodate an appropriate affordable, market-based range and mix of
residential types to meet long term needs. It represents development taking place within
the City’s urban growth area and within an area for which a previous area plan has been
prepared to guide future development. Development will utilize full municipal services
which are available including a recently constructed stormwater management facility.
London Transit bus routes are expected to be extended in the future to service the
growing population in this area as it continues to build out.

The proposed lots are part of a larger subdivision development that will include the
extension of the Thames Valley Pathway multi-use trail system to promote cycling and
pedestrian movement and provide opportunities for active transportation. Natural
heritage features were identified and evaluated as part of the subdivision planning
process, and will be protected and preserved as Open Space. Provincial concerns for
archaeological resource assessment and cultural heritage have also been addressed.
Based on our review, the proposed zoning by-law amendment is found to be consistent
with the Provincial Policy Statement.

The London Plan

The London Plan is the new Official Plan for the City of London (Council adopted,
approved by the Ministry with modifications, and the majority or which is in force and
effect). The London Plan policies under appeal to the Local Planning Appeals Tribunal
(Appeal PL170100) and not in force and effect are indicated with an asterisk*
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throughout this report. The London Plan policies under appeal are included in this report
for informative purposes indicating the intent of City Council, but are not determinative
for the purposes of this planning application.

With respect to The London Plan, which has been adopted by Council but is not yet fully
in force and effect pending appeals, the subject lands are within the “Neighbourhoods”
Place Type permitting a range of uses such as single detached, semi-detached, duplex
dwellings, converted dwellings, townhouses, secondary suites, home occupations, and
group homes, as the main uses.

The Our Strategy, City Building and Design, Neighbourhoods Place Type, and Our
Tools policies in the London Plan have been reviewed and consideration given to how
the proposed zoning amendment contributes to achieving those policy objectives,
including the following specific policies:

Our Strategy
Key Direction #5 — Build a mixed-use compact city

2. Plan to achieve a compact, contiguous pattern of growth — looking
‘inward and upward’.

4. Plan for infill and intensification of various types and forms to take
advantage of existing services and facilities and to reduce our need to
grow outward.

Key Direction #6 — Place a new emphasis on creating attractive mobility
choices

1. Create active mobility choices such as walking, cycling, and transit to
support safe, affordable, and healthy communities.

8. Promote, strengthen, and grow the existing commuter and recreational
cycling network and promote cycling destinations within London.

Key Direction #7 — Build strong, healthy and attractive neighbourhoods for
everyone

1. Plan for healthy neighbourhoods that promote active living, provide
healthy housing options, offer social connectedness, afford safe
environments, and supply well distributed health services.

2. Design complete neighbourhoods by meeting the needs of people of all
ages, incomes and abilities, allowing for aging in place and accessibility to
amenities, facilities and services.

City Building and Design Policies

197_* The built form will be designed to have a sense of place and
character consistent with the planned vision of the place type, by using
such things as topography, street patterns, lotting patterns, streetscapes,
public spaces, landscapes, site layout, buildings, materials and cultural
heritage.

The proposed zoning will permit single detached residential dwellings which are
compatible with existing and future residential development, consistent with the planned
vision of the Neighbourhood Place Type, and generally in keeping with the character of
the neighbourhood. The proposed residential lots will mirror the lot pattern on the
opposite side of future Oriole Drive which has been draft-approved. The proposed lots
will have frontage and access to a local street in order to minize the number of access
driveways to Hamilton Road. It is acknowldged that the proposed lot sizes and
orientation are different than that of the existing Hamilton Road streetscape. The
properties along the east side of Hamilton Road originally developed as a strip of rural
residential dwellings on large lots constructed years ago when this area was still part of
the Town of Westminster.
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213 * Street patterns will be easy and safe to navigate by walking and
cycling and will be supportive of transit services.

The street pattern is supportive of transit service, provides convenient access to
Hamilton Road and a potential futue transit route. The detailed engineering design
includes provision for sidewalks on both sides of Oriole Drive connecting to the
intersection with Hamilton Road.

229 Except in exceptional circumstances, rear-lotting will not be
permitted onto public streets and side-lotting will be discouraged on Civic
Boulevards and Urban Thoroughfares.

The section of Oriole Drive east of Hamilton Road was previously established as a
public highway and it was always assumed that this would be one of two public road
access points to future development on lands to the east. However, Oriole Drive does
not meet Hamilton Road at a 90 degree angle at this location, and adjustments needed
to be made to the final design of Oriole Drive in order for the intersection to align
properly. This required additional land from the property at 1738 Hamilton Road, on the
north side of Oriole Drive, to be added to the road allowance. During the process of
working through the realignment with the applicant, City staff were agreeable to the
proposed lotting on the north side of Oriole Drive given that the existing house is located
towards the back of the property and there is approximately 40 metres of front yard
depth between the front facade of the house and Hamilton Road with sufficient room for
two additional lots having frontage on Oriole Drive. Therefore, given these
circumstances side-lotting adjacent Hamilton Road was considered appropriate.

348 Active mobility features will be incorporated into the design of new
neighbourhoods and, where possible, enhanced in existing
neighbourhoods to ensure connections to the street and transit system.

A portion of the Thames Valley Pathway multi-use trail is planned to be incorporated
within the subdivision draft plan, and will be accessed at the easterly end of future
Oriole Drive. It will be a key component of a much larger active mobility network of
walking and cycling routes throughout the City.

Neighbourhoods Place Type

The subject lands are located within the Neighbourhoods Place Type in The London
Plan, and are situated at the intersection of a Neighbourhood Street. The range of
primary permitted uses include single detached, semi-detached, duplex dwellings,
converted dwellings, townhouses, secondary suites, home occupations, and group
homes, as the main uses. The proposed development of four (4) single detached
dwellings (expected to be 1 or 2 storeys in height) conforms with the use, intensity and
form policies of the Neighbourhoods Place Type. One of the policy objectives is that
neighbourhoods be designed to protect the Natural Heritage System, adding to
neighbourhood health, identity and sense of place. As part of the detailed subdivision
design, an Enviromental Impact Study (EIS) and tree assessment and protection plan
were prepared and submitted. Recommendations will be incorporated into the accepted
engineering drawings to mitigate impacts on the features and protect the nearby Open
Space lands. Tree protection fencing for the subject site has been incorporated into the
engineering drawings in order to preserve existing trees along the Hamilton Road
frontage within the future road allowance/road widening block and along the southerly
property boundary.

Old Victoria Community - Specific Policies

1000_ The following policies apply to lands generally located between
Commissioners Road East to the south, the Thames River to the north and the
former Old Victoria Road street allowance to the east.
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Infill Hamilton Road

1010_ Opportunities exist along Hamilton Road for infill development.
These lands shall enable, over the long term, intensification and infill
development in conformity with the Neighbourhoods Place Type policies
of this Plan. In addition, small-scale commercial and office-based uses
may also be permitted. Comprehensive planned development proposals
will be encouraged to allow for coordinated joint access, connected rear
lanes and parking areas, and street-oriented building patterns.

The subject lands represent an opportunity for residential intensification in the form of
single detached dwellings in keeping with the long term vision of the Old Victoria
Community policies for infill development along the Hamilton Road corridor.

Our Tools

1694 In accordance with the Planning Act, City Council may pass by-
laws to exempt all, or parts of, registered plans of subdivision from part-lot
control. Such exemption will eliminate the need for further subdivisions or
consents to convey portions of lots within the registered plan of
subdivision. Exemption from part-lot control will not be supported for the
creation of a private street which serves freehold lots.

The Owner’s intent is to consolidate the remnant parcel at 1752-1754 Hamilton Road as
a single block within the plan of subdivision as it goes through the process of final
approval and registration. At that point, an application can be considered by Municipal
Council to pass a by-law exempting the block from the Part Lot Control provisions of the
Planning Act to allow for creation of the four (4) single detached dwellings lots. The
requested zoning amendment is intended to facilitate this process.

Therefore, based on Staff's review of The London Plan policies, this proposal is found to
be in keeping and in conformity with the Key Directions, City Building and Design, Place
Type, and Our Tools policies.

(1989) Official Plan

These lands are designated Multi-family, Medium Density Residential, as shown on
Schedule ‘A’ of the 1989 Official Plan. The Multi-family, Medium Density Residential
designation permits multiple attached dwellings, such as row houses or cluster houses;
low rise apartment buildings; and small-scale nursing homes, rest homes, and homes
for the aged. These areas may also be developed for single detached, semi-detached
and duplex dwellings. Density will generally not be permitted to exceed 75 units per
hectare and maximum building height is normally limited to four storeys. The
recommended zoning to permit single detached dwellings is consistent with and
conforms to the 1989 Official Plan.

Zoning By-law

The following provides a synopsis of the recommended zoning, permitted uses,
regulations, and holding provisions to be applied to the subject lands. Reference should
be made to the zoning amendment map found in Appendix A of this report.

It is recommended that the zoning be amended from a Residential R1 (R1-14) Zone
which permits single detached dwellings on lots having a minimum lot area of 2000
square metres and minimum lot frontage of 30 metres to a Holding Residential R1 (h<h-
100-R1-3) Zone to permit single detached dwelling on lots having a minimum lot area of
300 square metres and minimum lot frontage 10 metres. The proposed lots range in lot
frontage from approximately 15 metres to 22 metres with lot depths ranging from 41 to
42 metres, and therefore exceed the minimum lot size regulations of the zoning by-law.
The recommended zoning and holding provisions are are considered appropriate and
generally consistent with the zoning that was approved for the adjacent draft plan of
subdivision.
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Holding Provisions:

It is recommended that the standard holding (h) provision be applied in conjunction with
the proposed residential lots and blocks. The “h” provision is applied in almost all
subdivision approvals for the purpose of ensuring adequate provision of municipal
services, that the required security has been provided, and that conditions of approval
of draft plan of subdivision ensure that a subdivision agreement or development
agreement is entered into.

A holding provision (h-100) is also recommended in order to ensure there is adequate
water service and appropriate access, a looped watermain system must be constructed
and a second public access must be available to the satisfaction of the City Engineer,
prior to the removal of the h-100 symbol.
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Report to Planning and Environment Committee

To: Chair and Members
Planning and Environment Committee
From: Gregg Barrett, Director, City Planning and City Planner
Subject: Request to Remove Properties from the Register of Cultural
Heritage Resources

Public Participation Meeting on: Monday May 31, 2021

Recommendation

That, on the recommendation of the Director, City Planning and City Planner, with the
advice of the Heritage Planner, that the following properties BE REMOVED from the
Register of Cultural Heritage Resources:

a) 1033-1037 Dundas Street
b) 1 Kennon Place

c) 19 Raywood Avenue
d) 32 Wellington Road
e) 34 Wellington Road
f) 90 Wellington Road
g) 98 Wellington Road
h) 118 Wellington Road
i) 120 Wellington Road
)] 122 Wellington Road
k) 126 Wellington Road
) 134 Wellington Road
m) 136 Wellington Road
n) 138 Wellington Road
0) 140 Wellington Road
p) 142 Wellington Road
g) 166 Wellington Road
r) 220 Wellington Road
s) 247 Wellington Road
t) 249 Wellington Road
u) 251 Wellington Road
v)  253-255 Wellington Road
w) 261 Wellington Road
X) 263 Wellington Road
y) 265 Wellington Road
z) 267 Wellington Road
aa) 269 Wellington Road
bb) 271 Wellington Road
cc) 273 Wellington Road
dd) 275 Wellington Road
ee) 285 Wellington Road
ff) 287 Wellington Road
gg) 289 Wellington Road
hh) 297 Wellington Road
i) 301 Wellington Road
) 327 Wellington Road
kk) 331 Wellington Road
) 333 Wellington Road
mm) 72 Wellington Street
nn) 44 Wharncliffe Road North

Executive Summar

During the Transit Project Assessment Process (TPAP) for Rapid Transit, potential
cultural heritage resources were identified in the Cultural Heritage Screening Report
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(CHSR). The LACH recommended that Municipal Council add the subject properties to
the Register of Cultural Heritage Resources.

Since then, the subject properties have been evaluated using the criteria of Ontario
Regulation 9/06, which has determined that the subject properties do not meet the
criteria for designation pursuant to the Ontario Heritage Act. The subject properties
should be removed from the Register of Cultural Heritage Resources.

e to the Corporate Strategic Plan

This recommendation supports the following 2019-2023 Strategic Plan area of focus:
e Strengthening Our Community:
o Continue to conserve London’s heritage properties and archaeological
resources

Analysis

1.0 Background Information

1.1 Property Location
There are 40 properties that are the subject of this report (Appendix A-B).

1.2  Cultural Heritage Status
The subject properties are heritage listed properties pursuant to Section 27(1.2) of the
Ontario Heritage Act.

With the recommendation of the London Advisory Committee on Heritage (LACH),
Municipal Council added 347 potential cultural heritage resources identified by the
Cultural Heritage Screening Report (CHSR) to the Register of Cultural Heritage
Resources at its meeting on March 26, 2017. The CHSR was prepared as part of the
background studies for the Transit Project Assessment Process (TPAP) for Rapid
Transit.

1.3 Rapid Transit and Cultural Heritage

During and since TPAP, cultural heritage evaluations have been completed for
impacted properties along the Rapid Transit corridors. Some evaluations have found
that properties have met the criteria for designation, and further cultural heritage
assessment (e.g. property-specific Heritage Impact Assessment) is required. Other
evaluations have found that properties have not met the criteria for designation, and no
further cultural heritage assessment is required.

2.0 Discussion and Considerations

2.1 Legislative and Policy Framework

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

2.1.1 Provincial Policy Statement
Section 2.6.1 of the Provincial Policy Statement (2020) directs that “significant built
heritage resources and significant cultural heritage landscapes shall be conserved.”

“Significant” is defined in the Provincial Policy Statement (2020) as, regarding cultural
heritage and archaeology, “resources that have been determined to have cultural
heritage value or interest. Processes and criteria for determining cultural heritage value
or interest are established by the Province under the authority of the Ontario Heritage
Act.”

“Conserved” is defined in the Provincial Policy Statement (2020), “means the

identification, protection, management and use of built heritage resources, cultural
heritage landscapes and archaeological resources in a manner that ensures their
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cultural heritage value or interest is retained. This may be achieved by the
implementation of recommendations set out in a conservation plan, archaeological
assessment and/or heritage impact assessment that has been approved, accepted or
adopted by the relevant planning authority and/or decision-maker. Mitigative measures
and/or alternative development approaches can be included in these plans and
assessments.”

2.1.2 Ontario Heritage Act
The Ontario Heritage Act enables municipalities to protect properties that are of cultural
heritage value or interest.

Section 27 of the Ontario Heritage Act requires that a Register kept by the clerk shall list
all properties that have been designated under the Ontario Heritage Act. Section 27(1.2)
of the Ontario Heritage Act also enables Municipal Council to add properties that have
not been designated, but that Municipal Council “believes to be of cultural heritage
value or interest” on the Register. Listing a property on the Register is an important
action to “flag” the potential cultural heritage value or interest of properties during
decision making processes.

As consultation with the LACH is required to add a property to the Register, consultation
with the LACH is required before a property may be removed from the Register by
Municipal Council.

2.1.3 Ontario Regulation 9/06
The criteria of Ontario Regulation 9/06 establishes criteria for determining the cultural
heritage value or interest of individual properties. These criteria are:
1. Physical or design value:
i. Is arare, unique, representative or early example of a style, type,
expression, material or construction method;
ii. Displays a high degree of craftsmanship or artistic merit; or,
iii. Demonstrates a high degree of technical or scientific achievement.
2. Historical or associative value:
i. Has direct associations with a theme, event, belief, person, activity,
organization or institution that is significant to a community;
ii. Yields, or has the potential to yield, information that contributes to an
understanding of a community or culture; or,
iii. Demonstrates or reflects the work or ideas of an architect, artist, builder,
designer or theorist who is significant to a community.
3. Contextual value:
i. Is important in defining, maintaining or supporting the character of an
area;
ii. Is physically, functionally, visually or historically linked to its surroundings;
or,
iii. Is alandmark.

A property is required to meet one or more of the abovementioned criteria to merit
protection under Section 29 of the Ontario Heritage Act. Should the property not meet
any of the criteria, the property should be removed from the Register.

2.1.4 Register of Cultural Heritage Resources

Municipal Council may include properties on the Register of Cultural Heritage
Resources that it “believes to be of cultural heritage value or interest,” pursuant to
Section 27(1.2) of the Ontario Heritage Act. These properties are not designated but are
considered to be of potential cultural heritage value or interest.

The Register of Cultural Heritage Resources states that further research is required to
determine the cultural heritage value or interest of heritage listed properties.

2.1.5 The London Plan

The Cultural Heritage chapter of The London Plan recognizes that our cultural heritage
resources define our City’s unique identity and contribute to its continuing prosperity. It
notes, “The quality and diversity of these resources are important in distinguishing
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London from other cities and make London a place that is more attractive for people to
visit, live or invest in.” Policies 572 and 573 _ of The London Plan enable the
designation of individual properties under Part IV of the Ontario Heritage Act, as well as
the criteria by which individual properties will be evaluated.

2.3 Consultation

During and following the TPAP, the LACH was consulted on number of cultural heritage
matters arising from the project including cultural heritage evaluations completed where
direct impacts where possible. The meetings at which the LACH was consulted on the
CHERs is noted in Appendix C. The LACH was consulted at its meeting on May 12,
2021.

Pursuant to the Council Policy Manual, notification of the request to remove the subject
properties from the Register of Cultural Heritage Resources has been sent to 630
property owners within 120m of the subject properties on May 11, 2021, as well as
community groups including the Architectural Conservancy Ontario — London Region,
London & Middlesex Historical Society, and the Urban League. Notice was published in
The Londoner on May 13, 2021.

3.0 Financial Impact/Considerations
None.
4.0 Key Issues and Considerations

4.1 Do the Subject Properties Meet the Criteria for Designation?

Each of the 40 subject properties were individually evaluated in their respective CHER
that was undertaken either during or following the TPAP for Rapid Transit (see
Appendix C).

The CHER evaluated each of the subject properties using the criteria of Ontario
Regulation 9/06 (see Section 2.1.3 of this report for the criteria). The Heritage Planner
had the opportunity to review and comment on the CHERS; the Heritage Planner
concurs with the evaluations presented in the CHERSs.

The evaluations for the subject properties found that each property did not meet the
criteria of Ontario Regulation 9/06 for designation pursuant to the Ontario Heritage Act.

As the subject properties have not met the criteria for designation, the subject properties
should be removed from the Register of Cultural Heritage Resources.

4.2  What Properties Will Require Further Cultural Heritage Assessment?

While the subject properties have not met the criteria for designation pursuant to the
Ontario Heritage Act, other properties were evaluated and found to demonstrate cultural
heritage value or interest. These cultural heritage resources are identified in the Cultural
Heritage Screening Report (CHSR) and included in the “Commitments to Future Work”
in Section 7 of the Environmental Project Report (EPR) for the London Bus Rapid
Transit Assessment Process. By Rapid Transit corridor, these properties include:

Downtown Loop
e Downtown Heritage Conservation District
e West Woodfield Heritage Conservation District

East London Link

869-871 Dundas Street
1156 Dundas Street

850 Highbury Avenue North
100 Kellogg Lane

900 King Street

Wellington Gateway
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129-131 Wellington Street

16 Wellington Road

26 Wellington Road

28 Wellington Road

30 Wellington Road

174 Wellington Road

e 243 Wellington Road, 49-55 Foxbar Road

Heritage Impact Assessment (HIA) will be completed for cultural heritage resources
during the Detailed Design phase of each Rapid Transit segment. The HIA will provide
recommendations to ensure that significant cultural heritage resources are conserved
and that adverse impacts are mitigated.

Conclusion

Cultural heritage matters are an important consideration through any process of
change. Potential cultural heritage resources were identified, inventoried, and flagged
for further work and evaluation during and following the TPAP for Rapid Transit. As the
project has progressed, properties have been evaluated to determine if they
demonstrate sufficient cultural heritage value or interest to warrant designation pursuant
to the Ontario Heritage Act and if any further cultural heritage studies are required.

Each of the 40 subject properties were evaluated using the criteria of Ontario
Regulation 9/06. The conclusion of those evaluations found that the subject properties
did not meet the criteria for designation. Therefore, the subject properties should be
removed from the Register of Cultural Heritage Resources.

Prepared by: Kyle Gonyou, CAHP
Heritage Planner, City Planning

Submitted and Recommended by: Gregg Barrett, AICP
Director, City Planning and City Planner

C: Bryan Baar, Manager Il, Realty Services
Jennie Dann, Director, Major Projects
Orest Katolyk, Chief Municipal Law Enforcement Officer

Appendices

Appendix A Properties Location

Appendix B Images

Appendix C Links to Cultural Heritage Evaluation Reports
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Appendix A — Subject Properties Location
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Location map of the subject property at 1033-1037 Dundas Street.
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Location Map
Project Title:  Wellington Road (1)
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Figure 2: Location of subject properties along Wellington Road, including Kenon Place.
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Figure 3: Location of subject properties along Wellington Road, including Raywood Avenue.
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Figure 4: Location of subject properties along Wellington Road.
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Figure 5: Location of the subject property at 72 Wellington Street.
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Figure 6: Location of the subject property at 44 Wharncliffe Road North.
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Image 2: Subject property at 1 Kennon Place.
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Image 3: Subject property at 19 Raywood Avenue.

Image 4: Subject property at 32 Wellington Road.
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Image 6: Subject property at 90 Wellington Road.
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Image 7: Subject property at 98 Wellington Road.
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Image 8: Subject property at 118 Wellington Road.
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Image 9: Subject property at 120 Wellington Road.
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Image 10: Subject property at 120 WeIIingtn oad.
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Image 11: Subject property at 126 Wellington Road.

Image 12: Subject property at 134 Wellington Road.
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Image 13: Subject property at 136 Wellington Road.

Image 14: Subject property at 138 Wellington Road.
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Image 16: Subject property at 142 Wellington Road.
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Image 17: Subject property at 166 Wellington Road.

Image 18: Subject property at 220 WeIIingtoh Road.
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Image 19: Subject property at 247 Wellington Road.

Image 20: Subject property at 249 Wellington Road.
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Image 21:
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Image 22: Subject property at 253-255 Wellington Road.
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Image 23: Subject property at 261 Wellington Road.

Image 24: Subject property at 263 Wellington Road.
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Image 25: Subject property at 265 Wellington Road.

Image 26: Subject property at 267 Wellington Road.
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Image 27: Subject property at 269 Wellington Road.

Image 28: Subject property at 271 Wellington Road.
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Image 29: Subject property at 273 Wellington Road.
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Image 30: Subject property at 275 Wellington Road.
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Image 31: Subject property at 285 Wellington Road.

Image 32: Subject property at 287 Wellington Road.
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Image 34: Subject property at 27 Wllngton Road.
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Image 36: Subject property at 327 Wellington Road.
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Image 40: Subject property at 44 Wharncliffe Road North.
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Appendix C = Links to Cultural Heritage Evaluation Reports

1033-1037 Dundas Street (see Item 2.5.b on the LACH Agenda for its meeting on
February 12, 2020: https://pub-
london.escribemeetings.com/Meeting.aspx?1d=00ce0c90-0d8b-44b2-8ba8-
1a597e4d45ef&Agenda=Agenda&lang=English)

1 Kennon Place (see Item 2.1.6 on the LACH Agenda for its meeting on February 13,
2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-4bd3-
8964-fd001613cc23&Agenda=Merged&lang=English)

19 Raywood Avenue (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

32 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

34 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

90 Wellington Road (see Item 2.3.a on the LACH Agenda for its meeting on December
11, 2019: https://pub-london.escribemeetings.com/Meeting.aspx?ld=2cc746df-9931-
4ec0-aadl-74dce8ed2c79&Agenda=Agenda&lang=English)

98 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

118 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

120 Wellington Road (see Item 2.3.c on the LACH Agenda for its meeting on
December 11, 2019: https://pub-
london.escribemeetings.com/Meeting.aspx?ld=2cc746df-9931-4ec0-aad1l-
74dce8ed2c79&Agenda=Agenda&lang=English)

122 Wellington Road (see Item 5.1.5 on the LACH Agenda for its meeting on
December 12, 2018: https://pub-
london.escribemeetings.com/meeting.aspx?1d=3f6f099c-d4cf-4d84-a79e-
514da97b85e9&Agenda=Merged&lang=English)

126 Wellington Road (see Item 5.1.6 on the LACH Agenda for its meeting on
December 12, 2018: https://pub-
london.escribemeetings.com/meeting.aspx?1d=3f6f099c-d4cf-4d84-a79e-
514da97b85e9&Agenda=Merged&lang=Enqglish)

134 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

136 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

138 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

140 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?1d=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

142 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

166 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

220 Wellington Road (see Item 5.1.7 on the LACH Agenda for its meeting on
December 12, 2018: https://pub-
london.escribemeetings.com/meeting.aspx?1d=3f6f{099c-d4cf-4d84-a79e-
514da97b85e9&Agenda=Merged&lang=English)
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247 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

249 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

251 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

253-255 Wellington Road (see Item 5.1.9 on the LACH Agenda for its meeting on
December 12, 2018: https://pub-
london.escribemeetings.com/meeting.aspx?1d=3f6f099c-d4cf-4d84-a79e-
514da97b85e9&Agenda=Merged&lang=Enqglish)

261 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

263 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

265 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

267 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

269 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

271 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

273 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

275 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

285 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

287 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=Enqglish)

289 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

297 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

301 Wellington Road (see Item 2.1.6 on the LACH Agenda for its meeting on February
13, 2019: https://pub-london.escribemeetings.com/meeting.aspx?ld=e2513031-ed04-
4bd3-8964-fd001613cc23&Agenda=Merged&lang=English)

327 Wellington Road (see Item 2.4.a of the LACH Agenda for its meeting on
November 13, 2019: https://pub-
london.escribemeetings.com/Meeting.aspx?ld=c4d824c9-20eb-4ee9-bdca-
ab46d6316ad0&Agenda=Merged&lang=English)

331 Wellington Road (see Item 2.4.b of the LACH Agenda for its meeting on
November 13, 2019: https://pub-
london.escribemeetings.com/Meeting.aspx?ld=c4d824c9-20eb-4ee9-bdca-
ab46d6316ad0&Agenda=Merged&lang=English)

333 Wellington Road (see Item 2.4.c of the LACH Agenda for its meeting on
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November 13, 2019: https://pub-
london.escribemeetings.com/Meeting.aspx?ld=c4d824c9-20eb-4ee9-bdca-
ab46d6316ad0&Agenda=Merged&lang=English)

72 Wellington Street (see Item 2.5.a on the LACH Agenda for its meeting on February
12, 2020: https://pub-london.escribemeetings.com/Meeting.aspx?1d=00ce0c90-0d8b-
44b2-8ba8-1a597e4d45ef&Agenda=Agenda&lang=English)

44 Wharncliffe Road North (see Item 5.1.3 on the LACH Agenda for its meeting on
December 12, 2018: https://pub-
london.escribemeetings.com/meeting.aspx?1d=3f6f099c-d4cf-4d84-a79e-
514da97b85e9&Agenda=Merged&lang=English)
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Report to Planning and Environment Committee

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

Deputy City Manager, Planning and Economic Development
Subject: 2445727 Ontario Inc. (Phil Pattyn)

16 Wethered Street
Date: May 31, 2021

Recommendation

That, on the recommendation of the Director, Development Services, the
following actions be taken with respect to the application of 2445727 Ontario Inc.
(Phil Pattyn) relating to the property located at 16 Wethered Street:

(@) the request to amend Zoning By-law No. Z.-1 to change the zoning of the subject
property FROM a Residential R1 (R1-6) Zone TO a Residential R5-4 Special
Provision (R5-4(_)) Zone, BE REFUSED for the following reasons:

i)  The Provincial Policy Statement, 2020 (PPS) directs opportunity for
intensification through identification and promotion. In the Near Campus
Neighbourhoods, Council has identified and promoted intensification, and
is very specific in directing these proposals to nodes and corridors as
outlined in the London Plan. The proposed redevelopment is not within
these areas and is not appropriate.

i)  arezoning to permit the requested redevelopment does not conform to the
in-force policies of the 1989 Official Plan;

iii)  arezoning to permit the requested redevelopment does not conform to the
in-force policies of The London Plan;

iv)  arezoning to permit the requested redevelopment within close proximity to
Fanshawe College within the Near Campus Neighbourhood area with the
proposed intensity and form is not appropriate and is not good planning;

v) the proposed redevelopment should be directed to the specific areas for
intensification as outlined in the Near Campus Neighbourhood Policies;

vi)  the proposed redevelopment is not appropriate and does not ensure that
the character and compatibly with the surrounding neighbourhood is
maintained; and

vii)  the subject site does not have any special attributes or is not unique within
the context of the area to warrant the proposed redevelopment with the
form and intensity.

Executive Summary

Summary of Request

The applicant proposes to redevelop the subject site for a two-storey, 8-unit townhouse
building.

The applicant requested an amendment to Zoning By-law Z.-1 to change the zoning
from a Residential R1 (R1-6) Zone to a Residential R5 Special Provision (R5-4( ))
Zone. The requested special provision is to permit a reduced front yard setback from
6.0m to 5.0m.
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Purpose and the Effect of Recommended Action

The purpose and effect of the recommended refusal is to maintain the existing
Residential R1 (R1-6) Zone on the property. This zone permits single detached
dwellings.

Rationale of Recommended Action

1. The Provincial Policy Statement, 2020 (PPS) directs opportunity for
intensification through identification and promotion. In the Near Campus
Neighbourhoods, Council has identified and promoted intensification, and is very
specific in directing these proposals to nodes and corridors as outlined in the
London Plan. The proposed redevelopment is not within these areas and is not

appropriate;

2. The proposed rezoning to permit the requested redevelopment does not conform
to the in-force policies of the 1989 Official Plan;

3. The proposed rezoning to permit the requested redevelopment does not conform
to the in-force policies of The London Plan;

4, The proposed rezoning to permit the requested redevelopment within close

proximity to Fanshawe College within the Near Campus Neighbourhood area
with the proposed intensity and form is not appropriate and is not good planning;

5. The proposed redevelopment should be directed to the specific areas for
intensification as outlined in the Near Campus Neighbourhood Policies;

6. The proposed redevelopment is not appropriate and does not ensure that the
character and compatibly with the surrounding neighbourhood is maintained; and

7. The subject site does not have any special attributes or is not unique within the
context of the area to warrant the proposed redevelopment with the form and
intensity.

Linkage to the Corporate Strategic Plan

Building a Sustainable City — London’s growth and development is well planned and
sustainable over the long term.

Analysis
1.0 Background Information

1.1 Previous Reports Related to this Matter

After decades of planning policies that reacted to land use matters and applied policies
throughout pockets of Near-Campus Neighbourhoods in isolation to issues occurring
elsewhere, Council directed Staff to undertake a comprehensive planning approach that
proactively addressed residential intensification opportunities. This resulted in an
initiative called, “Closing the Gap: New Partnerships for Great Neighbourhoods
Surrounding our University and Colleges.” This initiative was presented to the Planning
Committee in February, 2007 and highlighted the gaps between the vision for the Near-
Campus Neighbourhoods and the state of affairs at that time. In November 2008, the
results of these consultations were presented to the Planning Committee in the form of
the Great Near-Campus Neighbourhoods Strategy and Implementation Plan, both of
which were approved to address Near-Campus planning issues. The Great Near-Campus
Neighbourhoods Strategy has been in effect since 2008, with Official Plan policies and
Zoning regulations being in effect as of 2012.

In 2016 a review of the NCN was undertaken to determine whether the strategy is having
the desired effect and whether any changes are required to close the gaps between the
vision and current conditions in the Great Near-Campus Neighbourhoods. As a result of
that review the NCN boundary was redrawn and minor clarifications were made in the
existing policies.
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1.2  Property Description

The subject site consists of one property located on the east side of Wethered Street,
north of Oxford street East. The subject site is approximately 0.2 hectares in size with a
lot frontage of approximately 30m and yard depth of approximately 66m. Currently a
single detached dwelling exists on the subject site.

Figure 1 -View of the subject site from Wethered Street

The site is within an older low density residential neighbourhood. The adjacent land
uses include a mix of one and two storey single detached dwellings on large lots.

The broader surrounding neighbourhood to the north, west and east of the subject
property is characterized by a low-rise, low-density residential. To the south, the low
density residential continues, with the exception of a commercial plaza further east at
the intersection of Oxford Street East and Oakside Street.
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Figure 2 - Google Earth image of the broader neighbourhood

1.3 Current Planning Information (see more detail in Appendix C)
e Official Plan Designation — Low Density
e The London Plan Place Type — Neighbourhoods Place Type
e Within the Near Campus Neighbourhood Area
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e EXxisting Zoning — Residential R1 (R1-6) Zone

1.4  Site Characteristics

Current Land Use — Single detached dwelling
Frontage — 30 metres

Depth — 66 metres

Area — 0.2 ha.

Shape - rectangular

1.5 Surrounding Land Uses
e North — low density residential
e East — low density residential
e South — low density residential, commercial
e West — low density residential
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1.6 Location Map

LOCATION MAP
Legend
Subject Site: 16 Wethered Street
File Number: Z-9309 \:l Blldings
N

Planner: Alanna Riley A l:l Parks
Date: 05/05/2021 an— — /7~ Driveways/ParkingLots
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Meters

Corporation ofthe City of London
Prepared By: Planning and Development Scale 1:1500

1.7 Intensification (8 units)
e The proposed residential units represent intensification within the Built-area
Boundary
e The proposed residential units represent intensification inside the Primary
Transit Area
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2.0 Discussion and Considerations

2.1 Development Proposal

The requested amendment is to redevelop the subject site for a two-storey, 8-unit
townhouse building with a reduced front yard setback. The building is proposed to be
side-lotted, with the front yards and rear yards interfaced with the side and rear yards of
the abutting north and east properties. Access is proposed to be a two-way driveway
leading to each unit’s driveway and garage. Each unit is proposed to be approximately
130 m2. The total residential density is 40 units per hectare.
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Figure 3 — Site Concept
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Figure 4 — Building Rendering
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Figure 5 - Front view from Wethered Street looking northeast

Figure 6 - Front view from Wethered Street looking southeast

2.2 Community Engagement (see more detail in Appendix A)

Members of the public were given an opportunity to provide comments on this
application in response to the notice of application given on February 10, 2021. Written
and verbal replies were received from fifteen individuals.

The public’s concerns generally included:

e Intensity
o Traffic volume and safety issues
o Noise issues resulting from an increased amount of traffic and number of

people

o On-street parking

e Form
o lIgnores the single-family home characteristics of the neighbourhood

e Student Housing

o The proposal will contribute to a pre-existing imbalance of student to non-
student population in the neighbourhood
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o Neighbourhood is underpopulated in the summer which isolates long-term
residents, creates social problems such as squatters, criminal activity, and
hurts local businesses

o Purpose-designed student housing is not diverting students from single
family homes as some students prefer the lack of behavioural regulation of
this form of housing

e Loss of property value

2.3 Policy Context (see more detail in Appendix B)

The subject site is located in the Low Density Residential designation in the 1989
Official Plan. The site is located in the Neighbourhoods Place Type in The London Plan.
Note that certain London Plan maps and policies are under appeal before the Local
Planning Appeal Tribunal (LPAT).

Provincial Policy Statement

The Provincial Policy Statement, 2020 (PPS) provides policy direction on matters of
provincial interest related to land use planning and development. The PPS is more than
a set of individual policies. It is intended to be read in its entirety and the relevant
policies are to be applied to each situation.

In accordance with section 3 of the Planning Act, all planning decisions shall be
consistent with the Provincial Policy Statement (PPS).

The Provincial Policy Statement 2020 provides policy direction on matters of provincial
interest related to land use and development. Section 1.1 “Managing and Directing Land
Use to Achieve Efficient and Resilient Development and Land Use Patterns” of the PPS
encourages healthy, livable, and safe communities over the long-term. These
communities must be sustained through a number of measures, including:
accommodating an appropriate range and mix of affordable and market-based types of
residential land uses, as well as employment, institutional, recreation and open space
land uses (s. 1.1.1.b).

The PPS encourages areas inside the urban growth boundary (i.e. “settlement areas”
per s. 1.1.3 Settlement Areas) to be the main focus of growth and development,
including opportunities for intensification and redevelopment. Appropriate land use
patterns within urban growth boundaries are established by providing appropriate
densities and mix of land uses that efficiently use land and resources along with the
surrounding infrastructure, public services facilities and are also transit-supportive
(s.1.1.3.2).

Municipalities are required to identify and promote opportunities for intensification and
redevelopment, taking into consideration an area’s existing building stock (s. 1.1.3.3),
accommodating a significant supply and range of housing options, including various
housing types, densities, and a variety of affordable and market-based housing
arrangements (s. 1.1.3.3), promoting development standards which facilitate
intensification, redevelopment and compact form (s. 1.1.3.4).

The PPS also encourages the range and mix of affordable and market-based housing to
be built at densities that meet projected needs, by establishing targets for affordable
housing (s. 1.4.3.a). Planning authorities are also required to permit and facilitate all
housing options and all types of residential intensification.

In accordance with Section 3 of the Planning Act, all planning decisions “shall be
consistent with” the PPS.
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The London Plan

The London Plan is the new Official Plan for the City of London (Council adopted,
approved by the Ministry with modifications, and the majority of which is in force and
effect). The London Plan policies and maps under appeal to the Local Planning Appeals
Tribunal (Appeal PL170100) are not in force and effect and are indicated with an
asterisk throughout this report. The London Plan policies under appeal are included in
this report for informative purposes indicating the intent of City Council, but are not
determinative for the purposes of this planning application.

The London Plan is organized into nine parts. The “Our Strategy” part of the Plan
establishes eight key directions that serve as the foundation for the policies and place
types of the Plan (London Plan, s. 54). Under each key direction a number of planning
strategies are identified. Relevant Key Directions are outlined below:

The London Plan provides direction to plan strategically for a prosperous city:
e Creating a strong civic image by...creating and sustaining great
neighbourhoods...(s. 55 _, Direction 1.3); and
e Reuvitalize our urban neighbourhoods and business areas (s. 55_, Direction
1.4).

The London Plan provides direction to build a mixed-use compact city by:
e Sustain, enhance, and revitalize our downtown, main streets, and urban
neighbourhoods (s. 59 , Key Direction 5.3);
e Plan for infill and intensification of various types and forms to take advantage of
existing services and facilitate and to reduce our need to grow outward (s. 59 _,
Key Direction 5.4); and
e Manage outward growth through the use of an Urban Growth Boundary and by
supporting infill and intensification in meaningful ways (Key Direction 5.8).

The London Plan provides direction to place a new emphasis on creating attractive
mobility choices by:
e Link land use and transportation plans to ensure they are integrated and mutually
supportive (s. 60_, Key Direction 6.4); and
e Dependent on context, require, promote, and encourage transit-oriented
development forms (s. 60_, Key Direction 6.6).

The London Plan provides direction to build strong, healthy and attractive
neighbourhoods for everyone by:
¢ Designing complete neighbourhoods by meeting the needs of people of all ages,
incomes and abilities, allowing for aging in place and accessibility to amenities,
facilities and services (s. 61_ Key Direction 7.2).

The London Plan provides direction to make wise planning decisions by:
e Ensure that all planning decisions and municipal projects conform with the London
Plan and are consistent with the Provincial Policy Statement (s. 62_, Key Direction
8.1); and
e Ensure new development is a good fit within the context of an existing
neighbourhood (s. 62_, Key Direction 8.9).

The London Plan also includes a City Structure Plan that identifies the framework for
growth and change over the planning horizon which establishes a clear hierarchy for
development intensity inside the Urban Growth Boundary. It places a high level of
importance on growing “inward and upward” (Policy 79 _), while directing the most
intensive forms of development to the Downtown, Transit Villages and at station
locations along the Rapid Transit Corridors (Policy 86 _*). Intensification is to occur in
appropriate locations and in a way that is sensitive to existing neighbourhoods and
represents a good fit (Policy 83_*).

Within this City Structure, the subject site is located within the urban area (within Urban
Growth Boundary and Built Area).
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The subject site is located in the Neighbourhoods Place Type on *Map 1 — Place Types
in The London Plan. The London Plan envisions neighbourhoods as vibrant, exciting
places to live, that help us to connect with one another and give us a sense of
community well-being and quality of life. Key elements include a strong neighbourhood
character, sense of place and identity; attractive streetscapes and buildings; a diversity
of housing choices; well-connected neighbourhoods; lots of safe, comfortable,
convenient and attractive alternatives for mobility; easy access to daily goods and
services within walking distance; employment opportunities close to where we live; and
parks, pathways and recreational opportunities that strengthen community identity and
serve as connectors and gathering places (Policy 916_*).

The standard range of permitted uses and heights in the Neighbourhoods Place Type is
tied to the road network, allowing broader ranges of uses and taller buildings at the
intersections of higher-order roads. As the site is located on a Neighbourhood Street,
the lowest-order road classification in the City, permitted uses include single detached,
semi-detached, duplex and converted dwellings, townhouses, secondary suites, home
occupations and group homes, with a maximum height of 2.5 storeys (Policy 920_*,
Tables 10* and 11*, Map 1 — Place Types* and Map 3 — Street Classifications*).

The Neighbourhoods Place Type contains specific policies for intensification, stressing
its importance to achieving the vision and key directions of The London Plan and
identifies a variety of forms of intensification including redevelopment — the removal of
existing buildings in favour of one or more new buildings that house a greater number of
dwelling units than what currently exists (Policy 939 _*). Such intensification must be
undertaken well in order to add value to neighbourhoods rather than undermine their
character, quality and sustainability (Policy 937 _*). It is an important strategy of the Plan
to support all forms of intensification, while ensuring that they are appropriately located
and fit well within their neighbourhood (Policy 940 _*). Policy 953_* of the Plan states
that the City Design policies of the Plan will apply to all intensification proposals, along
with additional urban design considerations for residential infill. These specific criteria
will be reviewed in the analysis of this report.

The site is also located within the Near-Campus Neighbourhoods Specific Area Policy
which provides a policy context for development in neighbourhoods that are in proximity
to Western University and Fanshawe College (Policy 962_*). Near-Campus
Neighbourhoods will be planned to enhance their livability, diversity, vibrancy, culture,
sense of place, and quality of housing options for all residents (Policy 964 _*). Planning
goals and review criteria for use, intensity and form are detailed which will be discussed
in the analysis of this report.

1989 Official Plan

The City of London Official Plan outlines Council’s objectives and provides policies
regarding the short- and long-term physical development of the municipality.
Comprehensively, the policies promote orderly urban growth and compatibility among
land uses. While objectives and policies in the Official Plan relate primarily to the
physical development of the municipality, they also have regard for relevant social,
economic and environmental matters.

The Official Plan’s Vision statement is an expression of City Council’s intent for the long
term planning and management of land use and growth in the City of London.

Furthermore, urban design objectives and guidelines are to be applied to assist in the
protection and enhancement of neighbourhood and streetscape character, and provide
for the blending of infill and redevelopment projects with their surroundings (Sections
2.2.1.v) and vi).

Planning principles that are further reflected in the objectives and policies of the Official
Plan promote compatibility among land uses in terms of scale, intensity of use and
related impacts; support the maintenance and enhancement of built heritage resources;
encourage a compact urban form while directing redevelopment and intensification
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activities to locations where existing land uses are not adversely affected; and promote
site and building design which is sensitive to the scale and character of surrounding
uses (Section 2.3.1.ii), iii), v), vi), vii) and viii).

The subject site is within the Low Density Residential designation which primarily
permits low-rise and low density housing forms. The Low Density Residential
designation permits single detached, semi-detached and duplex dwellings as the main
uses. Multi-attached dwellings at densities similar to the area are permitted where
appropriate. Low density development will not exceed an approximate net density of 30
units per hectare. Residential Intensification may also be permitted in the Low Density
Residential designation Through intensification, a density of up to 75 units per hectare
may be permitted. (Section 3.2.1, 3.3.2,3.2.3).

Residential Intensification proposals in the Low Density Residential designation are
subject to a Neighbourhood Character Statement, a Statement of Compatibility and
Public Site Plan Review and the site review criteria contained in Sections 3.2.3.5 and
19.9.2 of the Plan. (Sections 3.2.3.3, 3.2.3.4, 3.2.3.5)

The site is located within the Near-Campus Neighbourhoods Specific Area Policy which
provides a policy context for development in neighbourhoods that are in proximity to
Western University and Fanshawe College (Policy 962_*). Near-Campus
Neighbourhoods will be planned to enhance their livability, diversity, vibrancy, culture,
sense of place, and quality of housing options for all residents (Policy 964 _*). Planning
goals and application review criteria for use, intensity and form are detailed which will
be discussed in the analysis section of this report.

3.0 Financial Impact/Considerations

There are no direct municipal financial expenditures associated with this application.

4.0 Key Issues and Considerations
4.1 Use

Provincial Policy Statement

The PPS 2020 states that “Healthy, liveable and safe communities are sustained by ...
accommodating an appropriate affordable and market-based range and mix of
residential types (including single-detached, additional residential units, multi-unit
housing, affordable housing and housing for older persons), employment (including
industrial and commercial),...and other uses to meet long-term needs” (1.1.1.b). It
“...directs growth and development to settlement areas and encourages their
regeneration.” (Policy 1.1.3.1). Also, it states that “Land use patterns within settlement
areas are to provide for a range of uses and opportunities for intensification and
redevelopment” (Policy 1.1.3.2 b)). Further the PPS directs planning authorities “...to
identify appropriate locations and promote opportunities for transit-supportive
development, accommodation a significant supply and range of housing options through
intensification and redevelopment where this can be accommodated...” (Policy 1.1.3.3)

Council’s goal to achieve intensification through redevelopment is promoted through
intensification policies in the 1989 Official Plan and London Plan as envisioned by the
PPS. Furthermore, the Near Campus Neighbourhood policies in The London Place and
the 1989 Official Plan provide additional evaluative framework for all planning
applications within NCN. These policies promote opportunities for intensification
through encouraging appropriate intensification that support the vision for these policies
while discouraging inappropriate forms of intensification to protect the stability of
established neighbourhoods. The NCN policies in both the 1989 Official Plan and The
London Plan direct residential intensification to nodes and corridors and away from the
interior of the low density residential neighbourhoods. Also, other low density areas of
the NCN areas have been planned to support intensification through R2, and R3 zoning.
Since Council has identified the areas where intensification will be supported, our
policies are consistent with the PPS. The subject site is an older established
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neighbourhood, designated and zoned low density residential to recognize the existing
single detached dwelling and is not identified as an area for intensification in the
proposed form of redevelopment in the Near Campus Neighbourhoods.

The London Plan

The London Plan encourages intensification where appropriately located and provided
in a way that is sensitive to and a good fit within existing neighbourhoods (Policy 83_,
937 _, and 953_1). The subject lands are located within the Neighbourhoods Place Type
with frontage on a Neighbourhood Street, normally permitting a range of residential
uses from single detached dwellings up to townhouse dwellings (*Table 10 — Range of
Permitted Uses in Neighbourhoods Place Type). The London Plan uses height as a
measure of intensity in the Neighbourhoods Place Type. A minimum height of 1-storey
and a maximum height 2.5-storeys is contemplated in the Neighbourhoods Place Type
where a property has frontage on a Neighbourhood Street (*Table 11 — Range of
Permitted Heights in the Neighbourhoods Place Type).

Within the Neighbourhoods Place Type along a Neighbourhood Street, this may be a
development that through the intensification policies could be appropriate. However, as
noted, this site lies within a Near Campus Neighbourhood area and these intensification
policies apply to protect the many areas that have already absorbed significant amounts
of residential intensification. Therefore, in the NCN policies this type of intensification for
redevelopment is directed to place types that are intended to allow for mid-rise and
high-rise residential development which include the Transit Village, Rapid Transit
Corridor, Urban Corridor, and Shopping Area Place Types. These policies promote
intensification in these nodes and corridors, and discourage development proposals like
this in the interior of the neighbourhoods. The proposed redevelopment is not
appropriate and does not meet the policies in the London Plan for NCN for
intensification.

1989 Official Plan

The 1989 Official Plan supports the provision of a choice of dwelling types so that a
broad range of housing requirements are satisfied (Section 3.1.1 ii)). The subject lands
are within the Low Density Residential designation which is applied to lands that are
primarily developed or planned for low-rise, low density housing forms (Section 3.2.).
Where appropriate, the designation permits some multiple-attached dwellings, such as
row houses or cluster houses, subject to the policies of the 1989 Official Plan (Section
3.2.1.). Residential Intensification may be permitted in the Low Density Residential
designation through an amendment to the Zoning By-law, subject to the Residential
Intensification policies and the Planning Impact Analysis policies (Section 3.2.3.), and
will be considered in a range up to 75 units per hectare (Section 3.2.3.2.). Infill housing
may be in the form of single detached dwellings, semi-detached dwellings, attached
dwellings, cluster housing and low rise apartments (Section 3.2.3.2). Notwithstanding
the above, proposals for residential intensification within Near Campus Neighbourhood
areas are subject to the area-specific policies applied to these areas to evaluate their
appropriateness.

Near-Campus Neighbourhoods Policies

The planning and urban design goals set out in the Near Campus Neighbourhood
(NCN) policies in The London Place (Policy 365 ) and the 1989 Official Plan (Section
3.5.19.4)) are intended to serve as an additional evaluative framework for all planning
applications within NCN. They include:
e Planning for residential intensification in a proactive, coordinated, and
comprehensive fashion;
¢ Identifying strategic locations where residential intensification is appropriate
within NCNs and which use strong transit connections to link these opportunities
to campuses;
¢ Avoiding incremental changes in use, density, and intensity that cumulatively
lead to undesirable changes in the character and amenity of streetscapes and
neighbourhoods;
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e Encouraging a balanced mix of residential structure types at appropriate
locations while preserving stable residential areas;

e Encouraging residential intensification in mid-rise and high-rise forms of
development;

e Directing residential intensification to significant transportation nodes and
corridors and away from interior neighbourhoods;

e Utilizing zoning to allow for residential intensification which is appropriate in form,
size, scale, mass, density, and intensity;

e Ensuring that residential intensification projects incorporate urban design
gualities that enhance streetscapes and contribute to the character of the
neighbourhood while respecting the residential amenity of nearby properties.

Within the NCN, Residential Intensification may be permitted within low density
residential neighbourhoods subject to the criteria listed under Policy 968 in The
London Plan and Section 3.5.19.10 in the 1989 Official Plan, including that:
e the development provides for adequate amenity area;
e mitigation measures are incorporated which ensure surrounding residential land
uses are not negatively impacted,;
e the proposal does not represent a site-specific amendment for a lot that is not
unique within its context and does not have any special attributes;
e the proposal is appropriate in size and scale and does not represent over-
intensification of the site; and
e the proposal establishes a positive and appropriate example for similar locations
in the NCN areas.

Policy 969 further discourages forms of intensification within NCNs that:

e are inconsistent with uses and intensity shown in Tables 10 to 12 of The London
Plan;

e are within neighbourhoods that have already absorbed significant amounts of
residential intensification and/or residential intensity;

e are located on inadequately sized lots that do not reasonably accommodate the
use, intensity or form of the proposed use;

e contain built forms that are not consistent in scale and character with the
neighbourhood;

e continue an ad-hoc and incremental trend towards residential intensification
within a given street, block or neighbourhood.

Similar to the London Plan, applications for residential intensification are evaluated
against the applicable policies in the 1989 Official Plan. In other areas of the City, these
policies would apply and the redevelopment may be supported. However, because this
site is in the Near Campus Neighbourhood area, the NCN policies in the 1989 Official
Plan apply which identify and promote specific areas for opportunities for intensification.
Outlined in these polices the goals encourage appropriate intensification to create
balanced neighbourhoods that preserve stable low density residential neighbourhoods.
Also, the polices provide the opportunity for intensification in areas located along arterial
roads in the Multi-Family Medium and High Density Residential designations. The types
and locations of intensification are identified in the policies and any proposal that may
undermine the long-term stability and established vision for Near-Campus
Neighbourhoods is discouraged. This ensures the stability of the interior of low density
areas with the NCN are protected from ad hoc intensification and the character of these
areas is maintained.

The proposal for redevelopment deviates from the NCN policies that provide for a more
sensitive approach to intensification. The proposed redevelopment is not an appropriate
form of residential intensification within the NCN being located within the interior of an
existing low density neighbourhood. This proposal does not meet the policies of the
1989 Official Plan policies and does not represent good planning.
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4.2 Intensity and Form

Provincial Policy Statement

The PPS states that land use patterns within settlement areas are to provide for
appropriate densities and opportunities for intensification and redevelopment (1.1.3.2).
Also, the PPS 2020 requires municipalities to identify appropriate locations and promote
redevelopment, taking into account existing building stock (s.1.1.3.3), is supportive of
development standards which facilitate intensification, redevelopment and compact form
(Policy 1.1.3.4), and speaks to creating a system of nodes and corridors to direct
intensification which are transit supportive (s. 1.8.1).

The City of London has identified appropriate locations and promoted opportunities for
intensification and redevelopment through Official Plan policies that establish a
hierarchy within the Urban Growth Boundary for residential intensification, and
redevelopment where it can be accommodated. Appropriate development standards to
facilitate intensification, redevelopment and compact form include consideration for the
potential impacts of scale and intensity within existing neighbourhoods. The proposed
redevelopment represents an intensification and form of redevelopment that does not
support the policies outlined in the Near Campus Neighbourhood which in turn do not
support the province’s goal for appropriate compact, higher density form, and long-term
economic property that encourages a sense of place by promoting a well-designed built
form within the existing NCN. This proposal is not consistent with the PPS.

The London Plan

The City Structure Plan provides a framework for London’s growth and change over the
next 20 years. It informs the other policies of the Plan by illustrating the desired future
shape of our city within 5 frameworks including the growth framework. One of the
elements of the growth framework includes the policies for the Urban Growth Boundary
and intensification within this area. The London Plan places an emphasis on growing
“‘inward and upward” to achieve a compact form of development. (Policy 79 ).
Residential intensification will play a large role in achieving the City’s goals for growing
‘inward and upward” and take many forms, including redevelopment, at a higher than
existing density, on developed lands. (Policy 80 ). Intensification will be permitted only
in appropriate locations and in a way that is sensitive to existing neighbourhoods and
represents a good fit (Policy 83 _*). The intensity of development must be appropriate to
the neighbourhood context as it relates to height, massing, setbacks etc. (Policy 953 2),
as well as appropriate for the size of the lot, and accommodate such things as adequate
parking in appropriate locations, landscaped open space, outdoor residential amenity
area etc. (Policy 953 3). More detailed policy direction for appropriate forms of
intensification is contained in the City Building and relevant Place Type chapters of the
Plan, along with the policies in the Our Tools part of the Plan (Policy 83 _*).

The London Plan controls how intense lands can develop through specific criteria and a
height framework, however, it does not limit densities of development by Place Type.
The subject site is located within the Neighbourhoods Place Type fronting onto a
Neighbourhood Street, the land use classification that normally provides for the lowest
intensity of residential development. As mentioned, The London Plan contemplates
intensification where appropriately located and provided in a way that is sensitive to and
a good fit with existing neighbourhoods (*Policy 83_, *Policy 937_, *Policy 939 _ 2. and
5., and *Policy 953 1.). The London Plan directs that intensification may occur in all
place types that allow for residential uses (Policy 84 ).

Low-rise, low density residential uses in the form of single detached dwellings built in
the 1950’s-60’s are the dominant forms of development in the surrounding
neighbourhood. The existing lot fabric in the surrounding area can also be characterized
as relatively large lots with significant lot depths. Based on the policies mentioned
above with emphasis on the Our Tools policies that direct decision makers to evaluate a
development proposal against the existing context as well as the future context
envisioned by policy, and a review of the Evaluation Criteria for Planning and
Development Applications, the site is not conducive to this level of intensification and
form. This proposal, although conforms to the height policy in the London Plan,
introduces a new form of a development within the existing context which does not have
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any special attributes or is not unique within the context of the area to warrant the
proposed redevelopment with the form and intensity. The requested redevelopment is
not an inappropriate level of intensification within the Neighbourhoods Place Type, and
Near Campus Neighbourhoods.

1989 Official Plan

The 1989 Official Plan directs this type of low-density residential development to areas
with densities similar to the area where appropriate. As mentioned, Residential
Intensification may also be permitted in the Low Density Residential designation through
an amendment to the Zoning By-law, subject to the Residential Intensification and a
Planning Impact Analysis. This analysis is to be used to evaluate the appropriateness of
a proposed change in land use and is located in Appendix B. Through intensification, a
density of up to 75 units per hectare may be permitted. (Section 3.2.1, 3.3.2,3.2.3).

The surrounding neighbourhood can be characterized by low-rise, low density
residential uses in the form of single detached dwellings, which are located on relatively
large lots with significant depth and mature vegetation. The subject lands are
approximately 0.2 ha in size with a lot frontage of 33m and lot depth of 67m, the lands
south the of subject lands front onto Oxford Street East, a major transit route along
Oxford Street which connects directly to Fanshawe College with bus stops in close
proximity. Also, Fanshawe College is approximately a 15-minute walking distance from
these properties.

That being said, the proposed redevelopment located within the Near Campus
Neighbourhood is not appropriate. With the subject site being located within clear
boundaries of a low density residential neighbourhood in the Near Campus
Neighbourhood area, surrounded by single detached dwellings, it is clear that the intent
of the subject site is as such, to develop within the R1-6 Zone applied to the site.
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Figure 8 - Proposed redevelopment within the context of the neighbourhood

The proposed redevelopment would introduce undesirable changes in the character and
amenity of the streetscapes and neighbourhood. Also, as mentioned, the proposal does
not represent an amendment for the subject site that is unique within its context and
does not have any special attributes which would warrant a site-specific amendment.
The proposed intensity and form will adversely impact the surrounding low density
residential neighbourhood and streetscape along Wethered Street. Additionally, the
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redevelopment for the proposed two-storey, 8 unit townhouse building represents an
over-intensification of the site. Many areas have already absorbed significant amounts
of intensification for student housing. It is important to ensure that any proposed
developments do not undermine the visions of the NCN and that the policies of the
NCN be adhered to which direct a type of proposal like this away from stable low
density residential neighbourhoods and encourage intensification in medium and high
density forms.

Furthermore, the proposed site concept does not demonstrate compatibility with the
character of the area. Residential intensification projects shall use innovative and
creative urban design techniques to ensure that the character and compatibility with the
surrounding neighbourhood is maintained. Based on the above analysis, the proposed
redevelopment would not provide an improvement to the visual characteristic of the of
the area, particularly the streetscape. The proposal is not appropriate and does not
ensure that the character of the surrounding area would be maintained. Also, the
policies do not identify lands that are intended for a transition between any future
development along Oxford Street East to the surrounding low density residential
neighbourhood. Any future applications along Oxford Street East will be analyzed on a
site-specific basis. The proposed redevelopment would not serve as a positive
development within this area of the NCN.

A rezoning to permit the requested redevelopment within close proximity to Fanshawe
College within the Near Campus Neighbourhood area with the proposed intensity and
form is not appropriate and is not good planning. The proposed redevelopment should
be directed to the specific areas for intensification as outlined in the Near Campus
Neighbourhood Policies.

4.3 Zoning By-law

The Zoning By-law is a comprehensive document used to implement the policies of the
Official Plan by regulating the use of land, the intensity of the permitted use, and the
built form. This is achieved by applying various zones to all lands within the City of
London which identify a list of permitted uses and regulations that frame the context
within which development can occur. Collectively, the permitted uses and regulations
assess the ability of a site to accommodate a development proposal. It is important to
note that all three criteria of use, intensity, and form must be considered and deemed to
be appropriate prior to the approval of any development proposal. For this application,
the criteria has been reviewed and the proposal is not appropriate for the subject site.

Also, it is important to note staff's concern that an ad-hoc Zoning By-law amendment on
the subject site could set precedence for the approval of increased intensity on other
lands in low rise, low density areas. Since other properties fronting onto Wethered
Street have the same lot characteristics as the subject site, an amendment could
establish a benchmark and create a level of expectation upon which other requests for
amendments may be based, making it difficult to refuse an application which is not in
keeping with the intent of the Near Campus Neighbourhood policies, the Residential R1
(R1-6) Zone, and the locations Council has specifically identified where intensity will be
directed.

Given the proposed intensity and form within the Low Density Residential designation
and that there is nothing unique about the subject site, the proposed redevelopment is
not appropriate and does not conform to the 1989 Official Plan and The London Plan
policies.

5.0 Conclusion

The Provincial Policy Statement, 2020 (PPS) directs opportunity for intensification
through identification and promotion. In the Near Campus Neighbourhoods, Council has
identified and promoted intensification, and is very specific in directing these proposals
to nodes and corridors as outlined in the London Plan. The proposed redevelopment is
not within these areas and is not appropriate
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The recommended amendment does not conform to The London Plan policies that do
not contemplate this form of Residential Intensification in the Neighbourhoods Place
Type on Neighbourhood Streets within the Near Campus Neighbourhood Area. The
recommended amendment does not conform to the 1989 Official Plan that do not
contemplate ad hoc Residential Intensification in the Low Density Residential
designation in the form of multiple-attached dwellings as it is not appropriate or good
planning.

The requested amendment is not consistent with the Residential Intensification policies
of The London Plan and the 1989 Official Plan which direct intensification to ensure that
character and compatibility with the surrounding neighbourhood is maintained and
provides appropriate development standards to regulate the form of Residential
intensification and assist in minimizing or mitigating potential adverse impacts for
adjacent land uses.

The requested amendment is not consistent with the Near-Campus Neighbourhoods
policies in The London Plan and the 1989 Official Plan which encourage intensification
in medium and high density forms and discourage continued intensification in low
density forms of housing. As indicated in the report, the subject lands are not unique
within its context and a site-specific amendment for Residential Intensification at this
location is not reasonable, and does not serve as a positive and appropriate example
within the NCN areas.

Prepared by: Alanna Riley, MCIP, RPP
Senior Planner

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

Submitted by: George Kotsifas, P. Eng
Deputy City Manager, Planning and Economic
Development
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Appendix A — Public Engagement

Community Engagement

Public liaison: On February 10, 2021, Notice of Application was sent to surrounding
property owners and tenants in the surrounding area. Notice of Application was also
published in the Public Notices and Bidding Opportunities section of The Londoner on
February 10, 2021. A “Planning Application” sign was also posted on the site.

Replies from 15 individuals were received

Nature of Liaison:

Requested Zoning By-law Amendment

To change the zoning from a Residential R1 (R1-6) Zone to a Residential R5 Special
Provision (R5-4(_)) Zone. Changes to the currently permitted land uses and
development regulations are summarized below The Zoning By-law is available at
london.ca.

Current Zoning

Zone: Residential R1 (R1-6) Zone

Permitted Uses: a single detached dwelling

Special Provision(s): n/a

Residential Density: minimum lot frontage — 15.0 metres; minimum lot area — 450 sq.
metres

Height: 10.5 metres

Requested Zoning

Zone: Residential R5 Special Provision (R5-4(_)) Zone

Permitted Uses: Cluster townhouse dwellings and cluster stacked townhouse dwellings
Special Provision(s): minimum front yard depth of 5.0 metres in place of 6.0 metres
Residential Density: 40 units per hectare

Height: 12.0 metres

Responses: A summary of the various comments received include the following:

Concern for:
The public’s concerns generally included:
e Intensity
o Traffic volume and safety issues
o Noise issues resulting from an increased amount of traffic and number of
people

o On-street parking, garbage
o Privacy and overlook

o Ignores the single-family home characteristics of the neighbourhood
o Decay of the neighbourhood
o Encroachment into the neighbourhood

e Student Housing

o The proposal will contribute to a pre-existing imbalance of student to non-
student population in the neighbourhood

o Neighbourhood is underpopulated in the summer which isolates long-term
residents, creates social problems such as squatters, criminal activity, and
hurts local businesses

o Purpose-designed student housing is not diverting students from single
family homes as some students prefer the lack of behavioural regulation of
this form of housing

e Loss of property value
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Responses to Public Liaison Letter and Publication in “The Londoner”
I am inquiring about File: Z-9309 - 16 Wethered St and the proposed zoning change.

Would you please provide details about the builder? When this is proposed to start and
when a hearing will be for this proposal?

I had called on Friday and left a voicemail regarding this file and am expecting to hear
back from you early this week. I recognize Monday is a holiday, but I had called first
thing on Friday morning.

Thanks so much,
Marjorie Leyland

| am hoping to acquire further information on the current planning application at 16
Wethered Street, with the hope that the implications and concerns therein can be
considered when reviewing the application. My family and | reside at 1171 Dobie Street,
immediately east of the property under review. Below is a list of our questions at this
time.

1. Will the proposed units be freehold townhouses? Having individual ownership is
an important factor in ensuring the occupants of the units have the pride of place
needed to retain integrity in the property, but as well, the neighbourhood as a
whole.

2. Will garbage be collected at the curb of each individual unit, or in communal
dumpsters? Once again, having individual ownership in combination with
individual garbage collection will encourage individual accountability and
eliminate the issues of sights, sounds, and smells associated with communal
waste storage bins and/or dumpsters.

3. The site plan included in the notice does not indicate fencing. However, the
rendering illustrated that which appears to be a standard 6' tall privacy fence. A
full fence wrapping the entire property will be important to maintain privacy, as
well as reduce the likelihood of people cutting through the back of the property to
reach Dobie Street.

| am looking forward to hearing back from you with any information and insight that you
can provide.

All the best,

Enrique Banuelos

Hello my names Roberto Voivoda. 1166 Dobie street. | have multiple concerns about 16
wethered street rezoning and the notice of planning. As | live right next door to the
proposed new zoning and build, we feel that it will make an unsafe area for my family
and kids. First is a lengthy build period, interrupting my family's day to day life, kids
learning, study time and safe outdoor play in our yard. Also electric outages, water
stoppage, sewer, and other unforseen events. Not to mention the dust, garbage, noise,
smells, workers being able to look into our home, and backyard playing area for my
kids. As they deserve there safe space on our property to play and grow up.

Next is the proposed build itself, being 2 story's there will be 8 units with visibility from
window directly into our home, and safe place backyard where we enjoy our time with
our kids. As my wife has anxiety issues, logged issue at my daughter's school of a
stalker in the area. There are concerns of noise, cleanliness, "privacy violations", and
being a townhouse complex encroaching on small family homes. Also this is complex
there will be a garbage dumpster according to law, as the proposed building images
show and the land images there would only be a few area to place the garbage

area, towards our home front yard corner or the neighbour's back yard, bringing in
pests, animals, people and more. Also considering there are many family's of young
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kids, and elderly in this area, we worry of students aswell, improper behavior, loud
noises late at night, garbage, trespassing on properties for short cuts across lawns and
damages to properties.

Our largest concerns is my kids and wife well being and safety. We feel this proposal
will be non beneficial to the area, not just in safety of the people living here, Canadian
privacy issues and our rights, our children's safety and health, and property values as
this area has been zoned for a long time as single family homes and dwelling. We ask
that this proposal be stopped and unable to continue. Also that the land be rezone to its
original status for single family residence.

We humbly ask to be kept up to date on all decisions on this proposal.
Sincerely,

ROBERTO VOIVODA

| am writing to advise that | am against the zoning change to 16 Wethered Street, to
permit the building of an 8-unit, 2- storey townhouse.

| live on Bucke Street, which is very close to the proposed building site. Over the past
30 years of living here, | have seen an ever increasing decay in the neighbourhood, due
primarily to the presence of rental units. Of the thirty odd residential buildings on Bucke
Street, | estimate that currently at least ten of them are rented to students and other
individuals. Currently, on my right, two houses away, the residence is rented; the two
houses on my left are both rented and the house behind me is rented.

We do not need an 8 unit townhouse in the area. | am afraid this will just further speed
up the decay of the area.

| believe the area should be single family residences, lived in by families that care about
the area and take care of their properties.

The City is also negligent in looking after the area. We were to get new sewers and our
street redone five or six years ago. This has now been put on hold. All of the streets
around us have been upgraded, but our street is the same as it was back in 1960.

| do not want a rental townhouse building in my area. Once one is built, | am afraid
others will follow.

Thanks and regards, Derwin Lamont

| talked to afew home owner,and they all oppose the change to the zoning, like me,i
will also talk to the Ward Councillor Jesse Helmer. WE DO NOT NEED MORE
CONGESTION IN TRAFFIC,AND GARBAGE ON THE STREET. GIVE THE
ENVIRONMENT PRIORITY. Please register my letter against the BY-Law
Amendmente change.

Domenico Piovoso

We are concerned about the proposed amendment for 16 Wethered Street. The
proposed zoning change to an eight-unit, two-storey townhouse is what we and many of
our neighbours are opposed to. We live in a pleasant neighbourhood and have a
wonderful community. One of the concerns is adding all these houses will cause many
extra vehicles to be parked on the nearby streets. Our desire is to keep and maintain
the desirability and quiet community we have here in Mervin Heights.

Please do not change the zoning for 16 Wethered Street. Please do not let them build
and overcrowd our neighbourhood.

Thank you,
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Rik and Christina Kool

Our neighbourhood does not need a two story walkup, please do not rezone, we have
enough unruly students living in the area already affecting property values.
Jim Hilliard

The lack of visitor parking in the proposed application will result in additional people
parking on the street south of 16 Wethered.

| would like more visible "no parking" signage on the east side of Wethered just south of
16 Wethered St. The existing signage is not sufficient and there are often vehicles
parked in the "no parking" area. The increased number residences and visitors of the
new residents increases the likelihood of parking in the "no parking" area.

Zach

| do not wish to see a change in the current Zoning bylaw (Residential R1 (R1-6)).

| also realize that the lot size of 16 Wethered St. is large but as the neighbourhood is all
single family homes ,a 8 unit two storey townhome

would not fit the area profile.

| would not object to two or perhaps three single family dwellings on that lot.

There are many homes in our neighbourhood with fairly large lot sizes, so | would not
want to set a president with the approval of this project.

Thank-You
Paul Rooks

| have received and entirely examined the Notice of Planning Application (File: Z-9309)
pertaining to the address: 16 Wethered Street.

| also would like to introduce myself as Jordan Hough, owner of 99 Oakside Street for
the past seven plus years as of now. | am quite enthused in receiving this notice as our
property at 99 Oakside went through a similar, though, not as ambitious project in the
respective neighbourhood. | have been elated these past few years to see many
planning applications and the complete process of infill within and around our
neighbourhood.

| would like to be included throughout this process inclusive of any committee meetings
etc. The best way to contact myself would be through e-mail: jordan@jcocarpentry.ca

Thank you for your time,
Jordan
| saw the sign went up at this address to say they want to turn it into a 8 unit apartment.

| would object to this proposal as all the homes in this area are single family homes and
does not fit with the rest of the neighborhood.

Also with 8 units there will be an increased traffic flow to this area too, which is not good
for thr area as this way is the main way to a major road.

Also this is a school bus route and having more traffic along this route will impact that as
well.

Lastly with the increased number of people on such a small property will result in more
street parking and more people on the road.

| would approve a single family home like all the properties in this area. Anything other
then that will affect the lively hood of all people in the area.

Thanks,
Wayne
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| am writing you this morning as we only found out this morning of this plan of zone
change. | am very disappointed that you think this is not a decision that everyone on the
street should have been notified of.

My husband and | would like to express that we do not agree with these changes and
will be notifying the rest of our neighbours, as many will have the same views.

| hope a decision has not already been finalized and if so that it was NOT approved.
Thank you for taking the time to read this and to pass along to all who need to read.
Hello all,

I, Roberto Voivoda, and my wife Moo Ching Chang, are writing this email again,
opposing 16 Wethered Street zoning amendment to allow an eight-unit, two-storey
townhouse complex from being built.

It took us a lot of effort, tens of failed housing bidding wars, more than 3 years to finally
get a house, a quieter environment for our very young kids to live and grow in due to the
rapidly climbing housing market in London since 2016 when our first baby was born. We
have moved to 1166 Dobie Street (which is right beside the proposed rezoning house)
since August 01, 2020, less than a year, only 6 months, and we have received the letter
from London City about the notice of planning application, we were very sad to see the
news because we knew if there is eight-unit, two storey townhouse being built right next
to our house, our backyard, us and our kids' safety and privacy will be fading away.

Firstly, we are very concerned about our kids (boy - 2 years old and girl - 4 years old)
safety and privacy. According to the plan, the eight-units will have visibility from first and
second storey windows directly into our home, our daughter's room, son's room, our
kitchen and adjacent rooms and our backyard. We won't feel comfortable or safe to let
our kids play in our backyard.

Secondly, thirdly and ongoing concerns are repeatedly from our 1st complaint email.

We humbly ask this eight-unit, two-storey townhouse proposal of 16 Wethered Street be
stopped, and remain its original status for single family residence.

Thank you.
Sincerely,

ROBERTO VOIVODA
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Agency/Departmental Comments
Urban Design Peer Review Panel (March 17, 2021)

The Panel recommends that significant further exploration of design alternatives and
site design modifications occur. The submitted materials fail to address a range of key
urban design considerations against which the proposed development should be
evaluated. It is difficult to discern, based on the limitations of the submitted materials,
how the unique context of this site has informed the proposed development with regard
to issues such as access points, front yard setback, building depth, and building
orientation.

Recommendations:

The panel recommends further consideration of the following elements of the site and
building design by the Applicant and City Staff:

Zoning Approach:

» The Applicant’s materials and presentation emphasized a desire toward “limiting”
exceptions to the proposed Residential (R5-4) base zone.

e It is unclear if the proposed R5 zone variation and the applicable zone standards were
created to apply in this context. Infill zoning, as per the current City of London Official
Plan (3.2.3) and The London Plan requires a site-specific approach which considers the
unique context of each site. The Panel cautions that the R5-4 zone regulations predate
both of these guiding policy frameworks and may not be appropriate as an evaluative
tool for new townhouse development on this site. Best-practices from municipalities in
Ontario where similar forms of infill are allowed “as-of-right” contain contextually based
regulations to ensure fit across many situations.London’s Neighbourhood Infill Zoning
Regulations — Rear Yard Setback:

e The application materials do not address the City’s regulations for Low-Rise
Residential Development in the Primary Transit Area (Section 4.23) which were
introduced in 2017 to manage and direct infill development in London’s
established neighbourhoods.

e Notably, the proposed form of development extends the entirety of the depth of
this lot, well-beyond the 60% threshold codified through the city’s infill zoning
rules.

e The City and Applicant should clarify the extent to which these regulations should
inform the proposed zoning by-law amendment. Failure to address/speak to the
intent and applicability of those infill zoning rules would establish a strong
precedent for future deep lot infill.

e + A compelling rationale should be required by the City for an Applicant to extend
beyond the 60% lot depth - or the City should seek to clarify the applicability of
this regulation for future UDPRP review.

Front Yard Setback

e New development on this site should respect the existing street-wall that is
established by existing dwellings to the north.

¢ In this regard, the proposed building extends beyond the established front yard
setback and the rear yard of the westerly dwelling unit extends well into the front
yard of the adjacent single detached dwelling creating an awkward spatial
relationship.

Building Orientation

e The proposed street-facing door and “porch” feature is poorly executed and will
ultimately undermine the established character of Wethered Street in this
location.

e Itis recommended that, at least, two of the proposed units be reoriented to face

e Wethered Street. Architectural and landscape design should serve to reinforce
these units as true, street-facing units.

e The style, massing, articulation and detailing should be carefully considered and
composed such that the development complements and integrates with the
existing building forms to the north.

North Setback

e Further consideration and analysis should be undertaken for opportunities to

create greater spatial separation between the proposed building and the adjacent

199



rear yard to the north. Consider shifting the building south and further integrating
parking into garages to enable this.
Overlook Mitigation

e The architectural design should consider and implement architectural features
including enhanced window projections, step-backs and sills that focus views
outward and not downward into adjacent rear yards.

e This UDPRP review is based on City planning and urban design
policy/regulations, the submitted brief, and the noted presentation. It is intended
to inform the ongoing planning and design process. It is unclear how the site
context has informed the design outcome with respect to front yard setbacks and
building orientation. The materials do not have regard for the 60% lot depth
maximum established in section 4.23 of the Zoning By-law. Significant further
review is recommended to ensure an appropriate design outcome on this site
and to establish clarity around interpretation of Section 4.23, anticipating that
various similar infill proposals that will be submitted to the City in the future.

Responses to the Urban Design Peer Review Panel

Comment:
Zoning Approach:

e The Applicant’s materials and presentation emphasized a desire toward “limiting”
exceptions to the proposed Residential (R5-4) base zone.

e Itis unclear if the proposed R5 zone variation and the applicable zone standards
were created to apply in this context. Infill zoning, as per the current City of
London Official Plan (3.2.3) and The London Plan requires a site-specific
approach which considers the unique context of each site. The Panel cautions
that the R5-4 zone regulations predate both of these guiding policy frameworks
and may not be appropriate as an evaluative tool for new townhouse
development on this site. Best-practices from municipalities in Ontario where
similar forms of infill are allowed “as-of-right” contain contextually based
regulations to ensure fit across many situations.

Applicant Response:

The R5 zone and its variations have recently been applied to a number of similar infill
projects with similar building orientations. The R5 zone regulations are indeed intended
to be a standard implementing zone for this type of intensification in appropriate
locations. The intent to limit special regulations speaks to applying appropriate and
established standards for infill projects. There is no “as-of-right” zone or zoning
regulations to permit the vast majority of redevelopment proposals in the City of London.
The current Zoning By-Law Amendment application allows for ample review of the
specific proposal.

Comment:
London’s Neighbourhood Infill Zoning Requlations — Rear Yard Setback:

e The application materials do not address the City’s regulations for Low-Rise
ResidentialDevelopment in the Primary Transit Area (Section 4.23) which were
introduced in 2017 to manage and direct infill development in London’s
established neighbourhoods. Notably, the proposed form of development
extends the entirety of the depth of this lot, well-beyond the 60% threshold
codified through the city’s infill zoning rules.

e The City and Applicant should clarify the extent to which these regulations
should informthe proposed zoning by-law amendment. Failure to
address/speak to the intent and applicability of those infill zoning rules would
establish a strong precedent for future deep lot infill.

e A compelling rationale should be required by the City for an Applicant to extend
beyondthe 60% lot depth - or the City should seek to clarify the applicability of
this regulation for future UDPRP review.
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Applicant Response:

Section 4.23 only applies to the R1, R2, and R3 zones and therefore does not apply to
the proposed R5 zone. Section 4.23 is not regarded as an evaluation tool for the
proposed ZBA, rather we look to the Official Plan for guiding policies regarding
appropriate lot coverage and depth. The comment regarding “the 60% threshold
codified through the City’s infill zoning rules” is misinformed as, again, the section in
guestion does not apply to the proposed R5 zone. As we have maintained in our
submission materials, the proposed zone is intended to be reflective of an area of
transition between the future 4-6 storey redevelopment opportunities to the south and
the existing residential neighbourhood to the north.

Comment:
Front Yard Setback

e New development on this site should respect the existing street-wall that is
establishedby existing dwellings to the north.

e In this regard, the proposed building extends beyond the established front
yard setbackand the rear yard of the westerly dwelling unit extends well into
the front yard of the adjacent single detached dwelling creating an awkward
spatial relationship

Applicant Response:

There is no street wall established to the south of the subject lands; the proposed
townhouse building would be the first building north of Oxford Street fronting onto the
east side of Wethered Street. The building extends marginally in front of the dwelling
to the north. There are opportunitie