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2 Methodology

2.1 Policy Framework

2.1.1 Planning Act

2.1.2 The Provincial Policy Statement
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2.1.3 Ontario Heritage Act and Ontario Regulation 9/06
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2.1.4 City of London Official Plan

2.2 Background History
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2.3 Field Program

2.4 Assessment of Impacts
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2.5 Mitigation Options
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3 Historical Overview

3.1 Introduction

3.2 Physiography

3.3 Township of Westminster

3.3.1 Survey and Settlement



Heritage Impact Assessment: 1350 Wharncliffe Road South, London, Ontario
3 Historical Overview



Heritage Impact Assessment: 1350 Wharncliffe Road South, London, Ontario
3 Historical Overview

Plate 1: Double Front Survey System (Dean 1969)

3.3.2 19th Century Development
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3.3.3 20th Century Development
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3.4 Property History
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3 Historical Overview

Plate 2: John Weld in the early 1930s, (Macleans 1931)
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3 Historical Overview

Plate 3: Cattle herd at Weldwood, circa 1931 (Macleans 1931)
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3 Historical Overview

3.4.1 Key Findings
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Historical Mapping, 1862

1. Tremaine, George R. 1862. Tremaine’s Map of the County of Middlesex, Canada
West. Toronto: George R. & G.M. Tremaine
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Historical Mapping, 1878

1. Page. H.R. & Co. 1878. Illustrated Historical Atlas of the County of Middlesex, ONT.
Toronto: H.R. Page & Co
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Aerial Photograph, 1955

1. Department of Militia and Defence. 1919. Topographic Map, Ontario, St. Thomas
Sheet.
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Aerial Photograph, 1955

1. Department of Lands and Forests. 1955. Roll 4242, Photo 20.
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4 Site Description

4.1 Introduction

4.2 Landscape Setting



Heritage Impact Assessment: 1350 Wharncliffe Road South, London, Ontario
4 Site Description

Plate 4: Looking northeast on 
Wharncliffe Road

Plate 5: Looking southwest on 
Wharncliffe Road

Plate 6: Looking northwest at new 
residential construction 

Plate 7: Details of west gate post, 
looking northwest
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4 Site Description

Plate 8: Looking south at windbreak
and driveway

Plate 9: West side of windbreak,
looking northwest

Plate 10: East side of windbreak,
looking northeast

Plate 11: Looking south towards 
circulation routes

Plate 12: Lawn and trees, looking 
northwest

Plate 13: Sections of lawn and mature 
trees, looking northwest
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4 Site Description

Plate 14: Weldwood Farm stamped in 
concrete

Plate 15: Black walnut grove, looking 
east

4.3 Main Residence
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4 Site Description

Plate 16: General view of residence, 
looking south

Plate 17: Chimney details, looking east



Heritage Impact Assessment: 1350 Wharncliffe Road South, London, Ontario
4 Site Description

Plate 18: Painted brick exterior 
(bottom) and modern siding 
(top), looking east

Plate 19: Concrete foundation, looking 
east

Plate 20: Shed roof dormer, looking 
south

Plate 21: View of porch and second 
storey details, looking south

Plate 22: Main entrance door, looking 
south

Plate 23: Bay window, looking 
southwest
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4 Site Description

Plate 24: First storey window west of 
main entrance, looking 
south

Plate 25: View of porch, looking west

Plate 26: Concrete planter attached to 
porch, looking south

Plate 27: West elevation, looking east

Plate 28: Second storey details, 
looking east

Plate 29: Bay window, looking east
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4 Site Description

Plate 30: Looking southwest at 
doorway to pool area

Plate 31: Pool area, looking south

Plate 32: Looking northeast at shed 
roof addition

Plate 33: South elevation, looking north

Plate 34: Modern addition part of 
south elevation

Plate 35: East elevation, looking west
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4.4 Secondary Residence

Plate 36: General view of residence, 
looking east

Plate 37: Foundation, looking east
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4 Site Description

Plate 38: Second storey of west 
elevation, looking east

Plate 39: First storey of west elevation, 
looking east

Plate 40: Bay picture window, looking 
southwest

Plate 41: North elevation, looking 
south showing window in 
shed roof projection (left) 

Plate 42: East elevation, looking west Plate 43: South elevation, looking 
north
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4.5 Barn
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4 Site Description

Plate 44: North elevation, looking 
south

Plate 45: North-south section, looking 
south

Plate 46: Looking south at bank and 
second storey

Plate 47: First storey window on south 
north elevation east-west 
section, looking south

Plate 48: North-south section of west 
elevation, looking east

Plate 49: East-west section of west 
elevation, looking east
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Plate 50: Shed roof section, looking 
east

Plate 51: South elevation, looking 
north

Plate 52: East-west section and shed 
roof section, looking west

Plate 53: North-south section looking 
west

4.6 Outbuildings
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Plate 54: Main elevation, looking east Plate 55: South elevation, looking 
north

Plate 56: Outbuilding main elevation, 
looking west

Plate 57: Outbuilding, west and north 
elevations, looking south
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5 Comparative Analysis
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6 Evaluation

6.1 Introduction

6.2 Design or Physical Value
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6.3 Historic or Associative Value
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6.4 Contextual Value

Plate 58: 1350 Wharncliffe Road South, 1955, windbreak denoted by arrows 
(Department of Lands and Forests 1955)
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6.5 Summary of Evaluation

Table 1 Evaluation of 1350 Wharncliffe Road South according to O. Reg. 9/06

Criteria of O. Reg. 9/06
(amended by O. Reg. 

569/22)

Yes/No Comments
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Criteria of O. Reg. 9/06
(amended by O. Reg. 

569/22)

Yes/No Comments
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6 Evaluation

Criteria of O. Reg. 9/06
(amended by O. Reg. 

569/22)

Yes/No Comments

6.6 Statement of Cultural Heritage Value or Interest

6.6.1 Description of Property

6.6.2 Cultural Heritage Value
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6.6.3 Heritage Attributes

o
o

o
o

o
o
o
o

o

Note: 
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7 Impact Assessment

7.1 Description of Proposed Undertaking

7.2 Assessment of Impacts

Table 2 Evaluation of Potential Direct Impacts

Direct Impact Impact 
Anticipated 

Relevance to 1350 Wharncliffe Road South

Destruction 

Therefore, mitigation measures are required to 
address the removal of the windbreak.

Alteration 

Therefore, no mitigation measures are required. 
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Table 3 Evaluation of Potential Indirect Impacts

Indirect Impact Impact 
Anticipated

Relevance to 1350 Wharncliffe Road South

Shadows 

Therefore, no mitigation measures are required.
Isolation 

Therefore, no mitigation measures are required.
Direct or indirect 
obstruction 

Therefore, no mitigation measures are required.
A change in land use 

Therefore, mitigation measures are required.
Land disturbances 

Therefore, mitigation measures are required.
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7.3 Discussion of Impacts
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8 Mitigation

8.1 InfoSheet #5 Mitigation Options

Alternative development approaches: 

Isolating development and site alteration from significant built and natural 
features and vistas: 
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Design guidelines that harmonize mass, setback, setting, and materials:

Limiting height and density: 

Allowing only compatible infill: 

Reversible alterations: 
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Buffer zones, site plan control, and other planning mechanisms: 

8.1.1 Summary 
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8.2 Commemoration
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9 Recommendations

9 Recommendations

9.1 Design Guidelines

9.2 Site Plan Controls

9.3 Commemoration Plan

9.4 Deposit Copies

London Public Library
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S1: BACKGROUND

Figure 1: The Project Site 

S1.1 Introduction

1350 Wharncliffe Road S (the project site) is a remnant agricultural/residential parcel located in the 

southwest quadrant of London, on the south side of Wharncliffe Road South, at the intersection of 

Wharncliffe Road South and Bradley Avenue (future extension). The project site is located in the Central 

Longwoods Neighbourhood which encompasses the area generally bounded by Bradley Avenue to 

the north, Wharncliffe Road to the west, Exeter Road to the south and existing industrial development 

to the east. The site contains two existing dwellings, one of which is a (c. 1915) Farm Dwelling that is 

listed on the City’s Register of Cultural Heritage Resources. The site also contains a collection of existing 

agricultural outbuildings. Overall, the site is of sufficient size and shape to accommodate new urban 

development. With the site being located in proximity to municipal services and the planned urbanization 

of the broader area, Royal Premier Developments is planning for subdivision and development of the 

site to complement emerging/adjacent development that’s happening in the area.

S1.2 Project Site

SITE AREA
4.04
Hectares

FRONTAGE
122
Metres

EXISTING USE
Mixed
Commercial & Residential

DEPTH
430
Metres

At-A-Glance
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Figure 2: Neighbourhood Spatial Context (400m)

S1.3 Neighbourhood Spatial Analysis

Figure 2 shows the physical and spatial characteristics of the lands surrounding the project site. The 

lands on the west side of site form part of an actively developing residential subdivision (see City of 

London Staff Report 39T-15501/Z-8407 for further details) being developed by Z-Group. The associated 

Draft Plan of Subdivision is primarily for freehold single detached dwellings/lots but also includes a 

series of cluster townhouses in blocks adjacent to Wharncliffe Road S and a park block which is being 

constructed immediately southwest of the project site. The cluster townhouses being built along 

Wharncliffe Road S are oriented with a mix of “side-lotting” conditions onto Wharncliffe Road as well 

as intervening private “window-streets” which allow for the dwellings to face Wharncliffe Road without 

having individual driveway accesses connecting them to Wharncliffe Road. A local street (Southbridge 

Avenue) terminates along the western boundary of the project site. 

The lands to the east are also owned by Z-Group and are being actively planned for future residential 

development. The current conceptual version of the draft plan of subdivision for these lands includes a 

similar mix of single detached dwellings and cluster townhouse dwellings as development to the west. 

The conceptual plans envision the continuation of Southbridge Avenue across the project site and into 

lands to the east. 

Lands to the north of the site are designated for a mix of commercial and residential uses. It is intended 

that lands at the intersection of Wharncliffe and Bradley will develop with a commercial focus while lands 

further west will be largely low density residential uses in interior portions of that future subdivision. 

Figure 2 also illustrates the intended continuation of Bradley Avenue eastward, across the frontage 

of the project site. The Bradley Avenue extension will provide a key arterial connection linking lands 

between Wonderland Road and Wellington Road. 
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S2.2 City Planning Policy 

Figure 3 provides visual context for the site’s 

positioning relative to London’s city-structure. 

In terms of the overall structure of the city, the project 

site is within a developing greenfield area, outside 

of the Built-Area Boundary and Primary Transit Area. 

It’s relationship to the overall structure of London, as 

laid out in the London Plan, provides a framework 

for how development policies are to be viewed and 

applied in relation to this site. The following key 

characteristics of the site provide context for how 

the site is to be considered from a London Plan 

perspective:

Figure 3: City-Wide Context

• Neighbourhoods Place Type

• Outside Primary Transit Area & Built-Area 

Boundary

• Frontage on Civic Boulevard & Urban 

Thoroughfare

The project site is designated Medium Density 

Residential and Low Density Residential in 

accordance with Schedule 10 of the Southwest Area 

Secondary Plan. The intent of the Low and Medium 

Density Residential designations is to encourage 

a mix of housing types, forms and intensities 

throughout the Central Longwoods Neighbourhood 

and within individual developments, at an intensity 

that is higher than is found in more recent suburban 

neighbourhoods. This is to be achieved by requiring 

a minimum density of development and encouraging 

the integration of a range of housing types within 

individual developments.

Southwest Area Secondary Plan2

Open Space
Low Density Res.

Commercial
Commercial Industrial

In accordance with Map 1 and Map 3 of the London 

Plan, the project site is within the “Neighbourhoods” 

Place Type and has direct frontage on a Civic 

Boulevard and Urban Thoroughfare. Notwithstanding 

the underlying Place Type policies, Map 7 - Policies 

for Specific Areas - of the London Plan identifies 

the project site as being within the Southwest Area 

Secondary Plan (SWAP) area. The SWAP contains 

more refined land use designations, and associated 

policies for development of the project site than 

those outlined in the parent London Plan and, as 

such, provides the primary policy guidance for us to 

consider. 

The London Plan1

Secondary Plan Area
Civic Boulevard
Neighbourhood Connector Medium Density Res. High Density Residential

Urban Thoroughfare

S2: PLANNING FRAMEWORK
S2.1 Provincial Planning Policy

The Provincial planning policy framework is established 

through the Planning Act (Section 3) and the Provincial 

Policy Statement (PPS 2020). The Planning Act requires 

that all municipal land use decisions affecting planning 

matters be consistent with the PPS. 

The mechanism for the implementation of the Provincial 

plans and policies is through the City of London Official 

Plan. Through the preparation, adoption and provincial 

approval of the City of London Official Plan, the City of 

London has established the local policy framework for 

the implementation of the Provincial planning policy 

framework. As such, matters of provincial interest are 

addressed in the Official Plan discussion in this report. 
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/ Height (20.5.10.1.iii))

Development within Medium Density Residential 

areas in the Central Longwoods Neighbourhood 

is intended to be of a low-rise building form. 

The permitted building heights within the MDR 

designation are outlined in the table below. 

/ Use (20.5.10.1.ii))

The primary permitted uses within the Medium 

Density Residential designation in the Central 

Longwoods Neighbourhood include a range of 

detached and multi-residential uses and building 

forms. These primary permitted uses are outlined in 

the table below. 

/ Density (20.5.10.1.iii))

Development within Medium Density Residential 

areas in the Central Longwoods Neighbourhood is 

intended at an intensity that is higher than is found 

in more recent suburban neighbourhoods. The 

minimum and maximum density requirements are 

outlined below. 

SECONDARY PLAN DESIGNATION

Southwest Area 
Secondary Plan

Medium 
Density Residential

OTHER FEATURES

n/a

Key Implications: 1350 Wharncliffe Road S (North Portion)

Permitted Residential Uses:

Single Detached

Semi-Detached 

Duplex

Converted Dwellings

Street Townhouses

Cluster Townhouses

Triplexes

Fourplexes

Stacked Townhouses

Low-Rise Apartment Buildings

Allowable Height (Storeys):

Min. N/A

Max. 4

Bonus N/A

Allowable Density (Units Per Hectare):

Min. 35

Max. 75

Bonus N/A

S2.3 Key Southwest Area Secondary Plan Policies

OFFICIAL PLAN DESIGNATION

Southwest Area 
Secondary Plan

Low Density
Residential

OTHER FEATURES

n/a

Key Implications: 1350 Wharncliffe Road S (South Portion)

Permitted Residential Uses:

Single Detached

Semi-Detached 

Duplex

Converted Dwellings

Street Townhouses

Cluster Townhouses

Triplexes

Fourplexes

Stacked Townhouses

Low-Rise Apartment Buildings

Allowable Height (Storeys):

Min. N/A

Max. 4

Bonus N/A

Allowable Density (Units Per Hectare):

Min. 18

Max. 35

Bonus N/A

/ Height (20.5.10.1.iii))

Development within Low Density Residential areas in 

the Central Longwoods Neighbourhood is intended 

to be of a low-rise building form. The permitted 

building heights within the LDR designation are 

outlined in the table below. 

/ Use (20.5.10.1.ii))

The primary permitted uses within the Low Density 

Residential designation in the Central Longwoods 

Neighbourhood include a range of low density, 

grade-oriented, residential uses and building forms. 

These primary permitted uses are outlined in the 

table below. 

/ Density (20.5.10.1.iii))

Development within Low Density Residential areas in 

the Central Longwoods Neighbourhood is intended 

at an intensity that is higher than is found in more 

recent suburban neighbourhoods. The minimum 

and maximum density requirements for the LDR 

designation are outlined below. 
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S3: SITE ANALYSIS

Park/Pathway Block

The figure-ground diagram illustrates the relationship

between the existing built and unbuilt space in proximity to

the site. In many urban situations, this pattern provides a relevant

framework upon which new development must integrate and

respond. In this case, the existing pattern of built form is

representative of the area’s Greenfield context. Existing lands to 

the west have been developed with compact blocks of single 

detached, street townhouse and cluster townhouse dwellings 

centered around a modified grid network of local public streets 

and private streets. Lands to the east are still primarily comprised 

of agricultural uses. 

The northern portion of the project site is impacted by the 

proposed Bradley Avenue extension as identified on Schedule C - 

Transportation Corridors - of the City’s Official Plan. The location and 

extents of the required right-of-way dedication is represented on the 

image above. The primary existing dwelling on the site (Weldwood 

Farm) is listed on the City of London’s register of properties that are 

of cultural heritage value or interest (CHVI). Demolition is generally 

not supported by the City and heritage resources/attributes are 

encouraged to be incorporated into new development. In this 

regard, the project will seek to retain the existing 20th-Century 

Farmhouse. Lastly, significant portions of site are interspersed with a 

collection of mature trees. 

The project site contains direct frontage onto two major

municipal streets including Wharncliffe Road South and Bradley 

Avenue. Wharncliffe Road is partially urbanized along the frontage of 

the site, containing a 4-lane cross-section with dual travel lanes and 

intermittent centre medians and/or turning lanes. Bradley Avenue 

has not yet been constructed but is planned to have a 4-lane cross 

section with separated sidewalks and a separated bicycle track 

with east and westbound lanes. Bus service is currently available 

on Wharncliffe Road (Route 12) with an existing stop being located 

approximately 150m northeast of the site. A modified grid of local 

streets has been created through subdivisions to the west which 

provide a framework for vehicle and pedestrian access to the 

interior of the neighbourhood. 

The site is highly visible, being bounded by major streets on

the north and east sides. The policies of the SWAP and

London Plan encourage/require “active” built edge conditions

along major streets. This means that the placement,

orientation and design of new development on the site will be

required to contribute to the creation of active edge

conditions along Wharncliffe Road South and Bradley Avenue. 

Conversely, future planned residential development to the 

east creates a more sensitive context for development. New 

development along this interface will need to thoughtfully 

considered, managing potential impacts on privacy, access to 

sunlight, etc. 

Figure Ground1 Special Features2 Mobility3 Edge Conditions4

Site Boundary ROW Dedication Vegetation Heritage Farmhouse Active Frontage Sensitive InterfaceSidewalk Bike Lane LTC Bus Route Access



11 12

S4: DESIGN PRINCIPLES
S4.1 Key Design Principles
The applicable policies of the SWAP and the London Plan allow for and encourage a mix of residential dwelling types to be developed at 1350 Wharncliffe Road South. 

The relevant urban design policies for new development in this area require the creation of a sense of place and character by using such things as topography, street 

patterns, lotting patterns, streetscapes, public spaces, landscapes, site layout, buildings, materials and cultural heritage. It is also expected that new development 

will have regard for and respond to it’s context including the adjacent planned subdivision and development pattern. The detailed urban design analysis that follows 

interprets the applicable urban design/form-based policies in a tangible way to shape a desirable subdivision and development framework for the site that can be 

implemented through the Draft Plan/ZBA process. The following urban design principles are critical in the context of 1350 Wharncliffe Road South and should be 

maintained in any specific development concept contemplated for the project site:

1 Define the Vision: The overall intention is that the site should develop as a contributing piece to the traditional suburban residential neighbourhood that is 

emerging around it. The plan will seek to provide a compact form of development, a diversity of building types, and an appropriate level of connectivity and 

amenities to enhance the day-to-day living experience of future residents.

Account for the Bradley Extension: The northern portion of the project site is impacted by the proposed Bradley Avenue extension as identified on Schedule 

C - Transportation Corridors - of the City of London Official Plan. The location and extents of the required right-of-way dedication were defined through the 

Environmental Assessment process and the ROW has since been dedicated to the City of London by the Client. Accommodating this key City need alters the 

shape and extent of the developable area on the site. 

Retain the Heritage: An important principle of new development on the site is to ensure retention of any significant cultural heritage resources. This goal will be 

achieved through full retention of the original volume of the existing 20th-Century Farmhouse. The concept plans seek to retain the full volume of the original 

building and ensure that proposed new building forms do not alter the appearance, proportions or heritage attributes of the heritage structure from the street.

Continue the Local Street Pattern: Existing development to the west and planned future development to the south and east all establish a modified grid 

network of local streets to serve interior low density residential development blocks. New development on the project site should continue and extend this 

emerging neighbourhood street network to provide pedestrian and vehicular connectivity, logical integration with the established block pattern and a framework 

for full turns access to the north portion of the site that fronts onto Wharncliffe Road S and Bradley Avenue. 

Establish Development Blocks: Considering the planned extensions of the local streets across the site, three defined development blocks are established. The 

development blocks will provide a framework for a mix of housing types across the site including medium density residential development on the north block 

adjacent to Wharncliffe Road and Bradley Avenue and low density freehold dwelling types south of the Southbridge Avenue extension. 

Identify Streetscape Character: Our design strategy seeks to define distinct character areas through the identification of streetwall character zones. This 

organizing principle gives structure and hierarchy to help orient and create specific concepts. For this site, we’ve established a primary active frontage zone and 

residential character zones. Within the primary zones (block faces along major public streets) buildings are to be located close to the street edge, with parking 

located behind buildings or underground. Within the residential frontage zones, a lower degree of definition and activation is needed. Buildings should still be 

organized to define and frame abutting streets and activate them to the extent possible with front doors, porches and individual walkways to adjacent sidewalks.

2

3

4

5

6

Figure 4: Visualizing the Design Principles

Define the Vision1 Account for the Bradley Extension 2 Retain the Heritage3

Continue the Local Street Pattern4 Establish Development Blocks5 Identify Streetscape Character6
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S5: THE PROPOSAL

The following illustrations, tables and graphics provide an overview of the proposed Draft Plan of Subdivision, 

Zoning By-law Amendment and Development Concept for the project site. The massing diagrams and 

illustrations contained within this report are representative of the developer’s future intention for the project 

site and the permissions sought through the proposed Zoning By-law Amendment (outlined in Section 5.2) 

and the associated Draft Plan of Subdivision. The proposal is for an infill subdivision that centres around minor 

extensions of two existing local streets. These local street extensions create a framework for the development 

of single detached dwellings on the south portion of the site (south of Southbridge Avenue), street 

townhouses facing the north side of Southbridge Avenue and a Medium Density Residential block adjacent 

to the intersection of Wharncliffe Road S and Bradley Avenue. The intent for the medium density block is to 

accommodate a mix of grade-oriented housing typologies. A concept plan for the Medium Density Block is 

included in this brief for further reference. 

/ Weldwood Subdivision

Figure 5: Simplified Subdivision Plan

Note: This simplified subdivision plan has been prepared 

based on the preliminary Draft Plan of Subdivision 

attached as Appendix A to this brief. It is meant to aid 

in illustrating the key elements of the proposed Draft 

Plan of Subdivision. For dimensions and full site details, 

please refer to the 02-22-2022 Preliminary Draft Plan of 

Subdivision (Appendix A).

LEGEND

Site Boundary

New Proposed Lot Lines

Existing Building Footprint(s)

Medium Density Block

Street Townhouse Lots

Single Detached Lots

Heritage Dwelling Lot

1

2
3

1

2

3

4

4

Land Use Breakdown
USE Ha. %

Single Detached
(27 Lots)

1.23 30.4

Heritage Dwelling
(1 Lot)

0.12 3.0

Street Townhouse
(11 Lots)

0.26 6.4

Medium Density Block 1.60 39.6

Roads 0.78 19.3

Misc. 0.03 .07

Total 4.04 100
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Figure 6: Medium Density Block Concept Isometric

S5.1 Medium Density Block Concept

Figure 7: Conceptual Site Plan for Medium Density Block

Common Outdoor Amenity 
Area

Individual Driveways & 
Garages

Street Townhouse 
Lots

Private Street 
Network New Public Street

ABLOCK
HIGHLIGHTS

Performance Metrics
Units Back-to-Back Towns 26

 Cluster Towns 43

Total 69 

Density 43.1 uph

Building Height Back-to-Back Towns 3-4 storeys

Cluster Towns 3-storeys

Parking All Single-car garage 

+ driveway

Visitor 9

Amenity Space Common 650m2

Back-to-Back Balconies and/or 

Rooftops

Cluster Towns Private Rear Yards

Private “Backyards”

B2B Towns

Cluster Towns

Street Towns

Principal Entrance

LEGEND

Garage Entrance

Proposed Lot Lines

Landscaped Area

Pedestrian Connections

Private Amenity Space (at-grade)

Common Amenity Space
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S5.2 Proposed Zoning By-law Amendment
To support the development vision for the project site, implement the 

applicable Southwest Area Secondary Plan policies and provide a 

framework for development of the individual lots and blocks within the 

proposed Draft Plan of Subdivision, we propose to rezone the site from 

the Urban Reserve Holding Special Provisions (h-17●h-42●UR6(1)) Zone 

to:

1. Residential R6-5(_) for the Medium Density Block.
Special Provisions:
• Maximum Density: 75 units per hectare.

2. Residential R4-6(_) for the Street Townhouse Lots.
Special Provisions:
• Lot Frontage: 6.7m (22 ft) (minimum).

• Lot Coverage: 50% (maximum).

• Garages shall not project beyond the façade of the dwelling or 

façade (front face) of any porch, and shall not occupy more than 

50% of lot frontage.

3. Residential R1-13(7) for the Single Detached Dwelling Lots. 
Special Provisions:
• Rear Yard Setback: 6.0 metres (19.7 feet) (minimum).

• Garages shall not project beyond the façade of the dwelling or 

façade (front face) of any porch, and shall not occupy more than 

50% of lot frontage.

Figure 8: Proposed Zoning By-law Amendment

/ This page has been intentionally left blank.
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A preliminary site/subdivision engineering report has been prepared by Stantec to inform the project design and help to facilitate pre-application consultation with 

the City of London. The Stantec Report reviews the technical and servicing related components of the proposed draft plan of subdivision. The general content of the 

Stantec Report is summarized below. The Stantec Report is included as Appendix B to this report for detailed reference and review by City Staff. 

S6.1 Sanitary Servicing

As per the Stantec Report, there are two existing 200 mm diameter municipal gravity sanitary sewer stubs at Knott Drive that will be used to service the proposed 

development. The existing sanitary sewer on Southbridge Avenue will not be used to service proposed site as the existing invert at manhole SA115A (City of London 

Record Drawing No. T15501-07) is not suitable for servicing given the existing site topography. The first existing stub is within the north side of the Knott Drive right-of-

way at the vicinity of the proposed Block 139 Street ‘A’ intersection, and will be used to service the southern portion of the subdivision comprised of single detached 

dwelling lots. The second stub is located north of the Knott Drive and Stewart Avenue intersection within the proposed future Stewart Avenue extension, and will be 

used to service the north side of the proposed subdivision. Both stubs outlet to the existing 450 mm diameter Exeter Road sanitary sewer which is tributary to the 

existing White Oak Road South Trunk Sanitary Sewer (see Appendix B for additional details and discussion).

S6.2 Water Servicing

The proposed Draft Plan of Subdivision is anticipated be serviced from the existing 200 mm diameter PVC watermain on Southbridge Avenue interconnecting with 

the development to the west. More than 80 residential units are anticipated to be developed within the proposed subdivision, resulting in a requirement of a water 

service connection for looping. An additional connection is available at the 200 mm watermain on Knott Drive at the proposed Street ‘A’ intersection to address this 

requirement. Furthermore, there is an existing 400 mm watermain located on the north side of Wharncliffe Road fronting the development and a proposed 300mm 

diameter watermain on the Bradley Avenue extension anticipated to be installed in 2022 (One Water – Growth Servicing DC Study, 2019). Additionally, a 200 mm cap is 

also available for connection at Stewart Avenue. If deemed necessary during the design stage, these additional noted connections may be utilized (see Appendix B for 

additional details and discussion).

S6.3 Stormwater Management

Stormwater management for the proposed subdivision is to be split between the White Oaks Drain and the Pincombe Drain. For the north portion encompassing the 

medium density block along with the 13 street townhouse and single detached dwellings lots that front onto Southbridge Avenue, the lands will drain to the White Oaks 

Drain. For the south portion encompassing the low density single detached lots fronting onto Street ‘A’, the lands will drain to the Pincombe Drain. The two drains are 

tributary to the Dingman Creek. The storm water strategy is designed to control flows from the 100- year event to 2-year pre-development conditions as further detailed 

in the Stantec Report attached as Appendix B. On-site controls have been taken into consideration for the proposed subdivision. It has been concluded that an Oil-Grit 

Separator is proposed for the treatment of minor flows within the medium density in addition to 860m2 of on-site storage to control post and pre-development events.

S6.4 Environmental/Natural Heritage

The site is comprised of a mix of cultivated agricultural lands and a developed farm cluster. The site is also interspersed with vegetation including a coniferous windrow 

lining the existing driveway and a collection of mixed trees (coniferous and deciduous) surrounding the farm cluster. No portions of the site have been identified as 

potential Natural Heritage features on Map 5 of the London Plan. A small segment of a “watercourse” encroaches onto the western portion of the site as shown on Map 

6 - Hazards and Natural Resources but it is not regulated by the Upper Thames River Conservation Authority. 

S6.5 Financial Implications

An estimate of claimable costs and revenues for the proposed development has been completed by Stantec in accordance with the City of London Estimate of 

Claimable Works and Revenues Worksheet. The claimable works and DC revenue estimates are outlined in the Stantec Report attached as Appendix B. 

S6: TECHNICAL ISSUES
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S7: SUMMARY
It is anticipated that the following Planning Act applications will be required in order to

Implement the planned vision for the project site:

1. Draft Plan of Subdivision: To establish the necessary local street and infrastructure rights-

of-way/connections and establish a series of lots and blocks to accommodate future 

development. 

2. Zoning By-law Amendment: To rezone the site from the existing Urban Reserve Holding 

Special Provisions (h-17●h-42●UR6(1)) Zone to a mix of Low and Medium Density Residential 

Zone categories with special provisions to address the site context and applicable policy 

framework.

3. Site Plan Control: To implement the specific development design for the proposed Medium 

Density Block envisioned in the preliminary development concept illustrations. 

From the proponent’s perspective, the following attributes are critical to the success of the 

development vision. As such, the project team would appreciate any specific insights that City Staff 

are able to offer on the following:

1. Need for Environmental Impact Study.

2. Exploration of access opportunities and/or limitations along Bradley Avenue (e.g., left turn lane 

warrant, RIRO access, etc.).

3. Applicability of Section 20.5.4.1 iv) of the SWAP

S7.1 Applications Required

S7.2 Issues for Clarification 
REFERENCES

1. City of London, Southwest Area Secondary Plan (2014)

2. 1989 City of London Official Plan

3. The London Plan

4. City of London Comprehensive Zoning By-law   

Z.-1.

5. Appraisal Report, prepared by Nicro Realty Corp.,   

dated June 10, 2019.

6. Due Diligence Summary, prepared by Monteith Brown 

Planning Consultants, dated March 24, 2021.

7. City of London Staff Report Z-9106, dated January 6, 

2020.

8. Final Proposal Report for 1160 Wharncliffe Road S,   

prepared by MHBC Planning, dated November 2021.

9. Initial Proposal Report for 1350 Wharncliffe Road S,   

prepared by Stantec, dated March 11, 2022. 

10. City of London, London CityMap (Last updated   

October 1, 2020).



APPENDIX A: PRELIMINARY DRAFT PLAN OF SUBDIVISION
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APPENDIX B: PRELIMINARY SERVICING ANALYSIS



Initial Proposal Report



This document entitled Initial Proposal Report was prepared by Stantec Consulting Ltd.
(“Stantec”) for the account of Royal Premier Developments (the “Client”). Any reliance on 
this document by any third party is strictly prohibited. The material in it reflects Stantec’s 
professional judgment in light of the scope, schedule and other limitations stated in the 
document and in the contract between Stantec and the Client. The opinions in the 
document are based on conditions and information existing at the time the document was 
published and do not take into account any subsequent changes. In preparing the 
document, Stantec did not verify information supplied to it by others. Any use which a third 
party makes of this document is the responsibility of such third party. Such third party 
agrees that Stantec shall not be responsible for costs or damages of any kind, if any, 
suffered by it or any other third party as a result of decisions made or actions taken based 
on this document.

Prepared by
(signature)

Abdalla Shaat, E.I.T

Reviewed by 
(signature)

Dan Vucetic, P.Eng.



 
 
 
 
 
 
 

 

 

 

 
 
 



1.0 SUBDIVISION DESIGN 

1.1 EXISTING SERVICES 

1.1.1 General 

Road alignments for the extension of existing roads from the west and south, 
Southbridge Avenue and Street ‘A’ respectively, into the proposed development were 
taken into consideration for the design strategy of the subject site. There are no grading 
and servicing concerns identified for the property, existing elevations of the surrounding 
infrastructure and site topography governs the design strategy. 

1.1.2 Sanitary Drainage 

There are two existing 200 mm diameter municipal gravity sanitary sewer stubs at Knott 
Drive that will be used to service the proposed development. Existing sanitary sewer on 
Southbridge Avenue will not be used to service proposed site as the existing invert at 
manhole SA115A (City of London Record Drawing No. T15501-07) is not suitable for 
servicing given the existing site topography. The first existing stub is within the north 
side of the Knott Drive right-of-way at the vicinity of the proposed Block 139 Street ‘A’ 
intersection, and will be used to service the southern portion of the subdivision 
encompassing the proposed single-family homes. The second stub is located north of 
the Knott Drive and Stewart Avenue intersection within the proposed future Stewart 
Avenue extension, and will be used to service the north side of the subdivision. Both 
stubs outlet to the existing 450 mm diameter Exeter Road sanitary sewer which is 
tributary to the existing White Oak Road South Trunk Sanitary Sewer. 

The White Oak Road South Trunk sanitary sewer ultimately outlets to the Dingman 
Creek Pumping Station, to be directed to the Greenway Wastewater Treatment Plant.  
The existing municipal sanitary area plan in the vicinity of the subject site is identified in 
Appendix B.  

1.1.3 Water Supply 

The existing potable water infrastructure in the area around the Site includes a 400 mm 
diameter municipal feeder watermain within the north side of the Wharncliffe Road  
right-of-way fronting the development. There are also two existing 200 mm diameter 



municipal watermain on Southbridge Avenue and Stewart Avenue to the west and 
southeast of the subject site. These connections are anticipated to be considered in the 
design strategy for looping purposes. This area is currently serviced from the low-level 
distribution system (HGL of 301.8m). 

The existing municipal watermains in the vicinity of the subject site are identified in 
Appendix C.   

1.1.4 Storm Drainage 

An existing 525 mm storm sewer stub is located north of the right-of-way on Knott 
Drive connecting to the proposed Street ‘A’ extension which will be used to service the 
proposed single-family units of the subject site. The proposed medium density block is 
to be serviced by a complete corridor as per the 2020 Dingman Creek Subwatershed 
Stormwater Servicing Study (DCSS). Development Charges (DC) timelines indicate this 
facility is targeted for 2022 construction. The existing municipal storm area plan in the 
vicinity of the subject site is identified in Appendix D to this Report.    

1.1.5 Other Services 

Given the infill nature of the subject property, it is anticipated that the required hydro 
servicing, gas, and communications utilities are readily available for the site via 
Wharncliffe Road South.  



2.0 SANITARY SERVICING 

The proposed site has a total area of approximately 4.04 ha which will contribute to 
existing downstream sanitary infrastructure. As per the sanitary area plan for the 
Richardson Subdivision – Phase 2 (City of London Record Drawing No. T15501-07) The 
Sanitary stubs have capacity allocated to the subject site. The first sanitary stub on Street 
‘A’ can service the single-family lots for a population up to 120 without the need for 
further sanitary servicing analysis. Currently, the draft plan is proposed to include 27 
single-family lots in addition to an existing heritage house which corresponds with a 
population of 84. The second stub located north of the future Stewart Avenue and Knott 
drive intersection can service the medium density block of the subdivision and 
neighbouring areas as shown in area O69 (City of London Record Drawing No. T15501-
07) for a population up to 865. Currently, the subdivision draft plan is proposed to
include 1.6ha medium density block which at  75 units/ha density corresponds with a
population of with 288. Additionally, there are 11 street town homes anticipated to be
tributary to this outlet which correspond with a population of 27. Refer to Appendix A
for proposed subdivision layout prepared by Siv-ik Planning & Design. The estimated
sanitary flows for the proposed development have been determined and are
summarized below in Table 1.

Table 1 – Summary of Assumed Design Population 

There is currently a 450 mm municipal sanitary sewer located on Exeter Road which has 
been designed to service the proposed development via local sewers within Richardson 
Subdivision.  Sewage leaving this development are tributary to White Oak Road South 
trunk sanitary sewer. 

Sanitary sewer area plans in the vicinity of the Site are included in Appendix B to this 
Report.  

The proposed preliminary sanitary sewer area/routing plan along with design sheet 
showing the intended sewer routing complete with areas and population that is 



      

expected will be directed to the existing sanitary pipe at Exeter Road has been included 
in Appendix B to this report. The proposed Street “A” and Stewart Avenue extension is 
intended to be a municipal road connection and connect at Knott Drive which will 
ultimately lead to Exeter Road through the internal roads within the Richardson 
Subdivision.  

3.0 WATER SERVICING 

The subject subdivision is anticipated be serviced from the existing 200 mm diameter 
PVC watermain on Southbridge Avenue interconnecting with the development to the 
west. The subdivision is anticipated to have more than 80 units proposed, resulting in a 
requirement of a water service connection for looping. As a result, an additional 
connection is available at the 200 mm watermain on Knott Drive at the proposed Street 
‘A’ intersection.  
 
Furthermore, there is an existing 400 mm watermain located on the north side of 
Wharncliffe Road fronting the development and a proposed 300mm diameter 
watermain on the Bradley Avenue extension anticipated to be installed in 2022 (One 
Water – Growth Servicing DC Study, 2019). Additionally, a 200 mm cap is also available 
for connection at Stewart Avenue. If deemed necessary during the design stage, the 
mentioned connections may be utilized. Existing watermain infrastructure is identified in 
attached drawings of Appendix C. 
 

4.0 STORMWATER MANAGEMENT 

Stormwater for the proposed site is to be split between the White Oaks Drain and the 
Pincombe Drain for the north section encompassing the medium density block along 
with the additional 13 single family lots and the south section encompassing the low-
density single family lots facing Street ‘A’, respectively. The two drains are tributary to 
the Dingman Creek. The storm water strategy is designed to control flows from the 100-
year event to 2-year pre-development conditions as further detailed in the attached 
report. Preliminary Stormwater Management Strategy Report Attached. 

On-site controls have been taken into consideration for the proposed subdivision. It has 
been concluded that an Oil-Grit Separator is proposed for the treatment of minor flows 
within the medium density in addition to 860 m̟³ of on-site storage to control post and 



pre-development events. Additional information detailing the stormwater management 
strategy and confirming adequacy of the site plan is attached in Appendix E. 

5.0 FINANCIAL IMPLICATION 

An estimate of claimable costs and revenues for the proposed development has been 
completed in accordance with the City of London Estimate of Claimable Works and 
Revenues Worksheet.  The claimable works and DC revenue estimates are outlined in 
the following worksheet. 

5.1 SUMMARY OF REVENUES 

Based upon the Development Charge rates (effective January 1, 2022) and assuming 
typical density (uph) and land use as per the Draft Plan of Subdivision concept plan 
prepared by Siv-Ik Planning and Design Inc., the proposed development will generate 
the following revenues: 

5.2 SUMMARY OF CLAIMABLE WORKS 

No claimable works are anticipated for the proposed subdivision.



Initial Proposal Report (IPR) Claimable Works & DC Revenue Estimate Worksheet
City of London - Development Finance

Development Charges By-law C.P.-1551-227

Development: TS File #:

Address: Prepared By:

Applicant: Date Prepared:

Claimable Works

DC Claimable Works
DC Background Study 

Estimate ($)
 (if applicable)

Initial Proposal Report 
Estimate ($) Notes / Description

Minor Roadworks1

Road Oversizing1

Wastewater Oversizing

Storm Sewer Oversizing

Watermain Oversizing

LID Subsidy

Trunk Sewer1

Major SWM Works1

Land

Other

Total  $                                   -    $                                      -   

DC Revenue Estimate

Residential Hectares Units per Hectare Proposed Units CSRF Rate
($/unit) CSRF Revenue

 Low Density Single & Semi Detached 1.2 22.1 27.0 $38,120  $                     1,027,791 

 Medium Density Multiples / Row Housing 1.6 75.0 120.0 $25,780  $                     3,093,600 

High Density
Apartment < 2 bedroom 0.0 $16,861  $                                 -   

Apartment >= 2 bedroom 0.0 $22,848  $                                 -   

Non-Residential Hectares Sq m. per Hectare Proposed Floor Space CSRF Rate
($/m2) CSRF Revenue

Commercial 0.0 $322.90  $                                 -   

Institutional 0.0 $199.19  $                                 -   

Industrial 0.0 $230.19  $                                 -   

Total  $                4,121,391.44 

Notes:
1.  Claimable works subject to submission of a Work Plan by the Owner's consulting engineer for City review and approval at time of first submission of Engineering drawings.
2.  Development Charges By-Law C.P.-1551-227 rates effective from January 1, 2022 to December 31, 2022
3.  This Form is for "Inside Urban Growth Areas" only and excludes lands "Outside Urban Growth Areas".   

Provide a general listing and cost estimate of anticipated development charge claimable works triggered by the proposed development.  

Provide summary of proposed units/floor space to calculate estimated revenue.   Use typical unit/ha densities for blocks and actual lot counts if available.

1350 Wharncliffe Road S. Subdivision

1350 Wharncliffe Road S. 

Royal Premier Developments

Abdalla Shaat, Stantec Consulting Ltd.

March 11, 202
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CORPORATION OF THE CITY OF LONDON
DEVELOPMENT SERVICES

ACCEPTED
SUBJECT TO THE CONDITION(S) IDENTIFIED IN THE

ACCEPTANCE LETTER OF THE SAME DATE.
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ACCEPTANCE LETTER OF THE SAME DATE.
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EX. RESIDENTIAL

LANDS OWNED BY OTHERS
(EX. RESIDENTIAL)

FUTURE RESIDENTIAL

CORPORATION OF THE CITY OF LONDON
DEVELOPMENT SERVICES

ACCEPTED
SUBJECT TO THE CONDITION(S) IDENTIFIED IN THE

ACCEPTANCE LETTER OF THE SAME DATE.

TT15501-Ph3-4P3
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Stantec Consulting Ltd. 
600-171 Queens Avenue, London ON  N6A 5J7 

March 10, 2022 
File: 161414212 

Attention:  File Reviewer  
Corporation of the City of London 
Development Services 
300 Dufferin Avenue 
London, ON N6A 4L9 

EXISTING SITE  

PROPOSED DEVELOPMENT  



March 10, 2022 
File Reviewer 
Page 2 of 3  

Reference: IPR Application – 1350 Wharncliffe Rd, London, Ontario Preliminary Stormwater Management Strategy 

PROPOSED STORMWATER MANAGMENT STRATEGY 

OIL-GRIT SEPARATOR 

MEDIUM DENSITY BLOCK ONSITE CONTROLS 

 



March 10, 2022 
File Reviewer 
Page 3 of 3  

Reference: IPR Application – 1350 Wharncliffe Rd, London, Ontario Preliminary Stormwater Management Strategy 

CLOSURE  

P. Eng. 

Attachment: Proposed Storm Drainage Area Figure 
City drawing ref# T15501-Ph3-4P3 
SWM Calculations 

akk w:\161414212\design\correspondence\41 design correspondence\ipr\supporting_docs\stm\let_161414212_20220310_swm_ipr.docx 
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LANDS OWNED BY OTHERS
(EX. RESIDENTIAL)

FUTURE RESIDENTIAL

CORPORATION OF THE CITY OF LONDON
DEVELOPMENT SERVICES

ACCEPTED
SUBJECT TO THE CONDITION(S) IDENTIFIED IN THE

ACCEPTANCE LETTER OF THE SAME DATE.

TT15501-Ph3-4P3



Airport Equation 

L 250 m
Sw 2 %
C 0.2

tc= 37 mins

tc  =  
3.26 (1.1 -C) L0.5

Sw0.33

Used if Rational Method runoff
coefficient is less than 0.40.

 /  
0.0028  



/  
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