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 TO: 

 CHAIR AND MEMBERS 
 PLANNING AND ENVIRONMENT COMMITTEE 

 FROM: 
  

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

and CHIEF BUILDING OFFICIAL 
 

 SUBJECT: APPLICATION BY: THAMES VILLAGE JOINT VENTURE 
1990 COMMISSIONERS ROAD EAST AND 1697 HAMILTON ROAD 

PUBLIC PARTICIPATION MEETING ON 
NOVEMBER 12, 2013 @ 4:00 P.M. 

 

 

 RECOMMENDATION 

 
That, on the recommendation of the Senior Planner, Development Services, the following 
actions be taken with respect to the application of Thames Village Joint Venture relating to the 
lands located at 1990 Commissioners Road East and 1697 Hamilton Road: 
 
(a) the proposed by-law attached hereto as Appendix “A” BE INTRODUCED at the 

Municipal Council meeting on November 19, 2013 to amend Zoning By-law No. Z.-1, in 
conformity with the Official Plan, to change the zoning of the subject lands FROM an 
Urban Reserve UR4 Zone which permits such uses as existing dwellings, agricultural, 
conservation, and passive recreation uses TO an Urban Reserve Special Provision 
UR4(  ) Zone to permit the same range of uses together with special provisions for 
minimum lot area of 1 hectare, minimum interior side yard of 10 metres, and minimum 
rear yard depth of 20 metres; FROM a Residential R1 (R1-16) Zone and an Urban 
Reserve UR4 Zone TO an Urban Reserve Special Provision UR4(  ) Zone with special 
provisions for minimum lot area of 2 hectares and minimum lot frontage of 12 metres; 
and FROM a Residential R1 (R1-16) Zone TO a Residential R1 Special Provision (R1-
16(  )) Zone with a special provision for minimum rear yard depth of 12 metres. 

 
(b) the request to amend Zoning By-law No. Z.-1 to change the zoning of the subject lands 

FROM a holding Open Space (h-2•OS4) Zone which permits such uses as conservation 
lands, conservation works, golf courses and public parks without structures, and 
cultivation or use of land for agricultural/horticultural purposes, subject to a holding (h-2) 
provision requiring an Environmental Impact Study be prepared prior to removal of the 
“h-2” symbol, TO an Urban Reserve Special Provision UR4(  ) Zone BE REFUSED. 

 
 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

None. 
 

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of the recommended action is to amend the zoning in order facilitate an 
application for severance and conveyance of the existing dwellings located at 1990 
Commissioners Road East and 1697 Hamilton Road. 
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 RATIONALE 

 
1. The recommended zoning amendments are appropriate.  No development is being 

proposed at this time and there are no concerns associated the zoning amendments 
required for the proposed lot severances. 

 
2. The recommended special provision zones are required in order to facilitate the 

severance applications.  The retained vacant land holdings are part of a separate 
application for draft plan of subdivision, Official Plan and zoning by-law amendments 
which has been submitted and is currently in process. 

 
3. A small area of the subject land is zoned holding Open Space (h-2•OS4).  This zoning 

should be maintained until the condition of the holding provision requiring completion of 
an Environmental Impact Study has been satisfied.  It is recommended the requested 
zoning amendment as it applies to the h-2•OS4 portion of the subject property be 
refused. 

 
 

 BACKGROUND 

 

Date Application Accepted: Sept. 16, 2013 
 

Agent: n/a 

REQUESTED ACTION: Amendment to Zoning By-law Z.-1 to facilitate the severance of two 
existing residential dwellings from the properties located at 1990 Commissioners Road East 
and 1697 Hamilton Road.  These lands are the subject of an application by Thames Village 
Joint Venture for a proposed residential plan of subdivision.  The possible changes to the 
zoning are described as follows (please refer to location map): 
 

Area “A” 

An amendment to Zoning By-law Z.-1 to change the zoning from an Urban Reserve UR4 
Zone which permits such uses as existing dwellings, agricultural, conservation, and passive 
recreation uses to an Urban Reserve Special Provision UR4(  ) Zone to permit the same 
range of uses together with special provisions for minimum lot area of 1 hectare, minimum 
interior side yard of 10 metres, and minimum rear yard depth of 20 metres. 

Area “B” 

An amendment to Zoning By-law Z.-1 to change the zoning from a Residential R1 (R1-16) 
Zone, a holding Open Space (h-2•OS4) Zone, and an Urban Reserve UR4 Zone to an Urban 
Reserve Special Provision UR4(  ) Zone with special provisions for minimum lot area of 2 
hectares and minimum lot frontage of 12 metres. 

Area “C” 

An amendment to Zoning By-law Z.-1 to change the zoning from a Residential R1 (R1-16) 
Zone to a Residential R1 Special Provision (R1-16(  )) Zone with a special provision for 
minimum rear yard depth of 12 metres. 

[These lands are the subject of an application for Draft Plan of Subdivision, Official Plan and Zoning By-law 

Amendments – Application File Number 39T-13502 / OZ-8147; and applications for Consent for Severance – 

Application File Numbers B.040/13 and B.041/13] 
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Location Map 
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 SITE CHARACTERISTICS: 

 
1990 Commissioners Road East 

Current Land Use – residential dwelling, riding stable, and open field  
 
 Frontage – 143 m (470 ft.) 
 
 Depth –   approx. 190 m (623 ft.) 
 
 Area – 4 ha (10 ac.) 
  
 Shape – irregular 

 
1697 Hamilton Road 

Current Land Use – residential dwelling, open field, and hydro corridor 
 
 Frontage – 78 m (257 ft.) 
 
 Depth –    186 m (611 ft.) 
 
 Area –    2.98 ha (7.38 ac.) 
  
 Shape – irregular 
 

 

  SURROUNDING LAND USES: 

 North – residential 

 
 South – agricultural and residential 
 
 East – agricultural and residential 
 
 West –  agricultural, residential, and open space 
    

 

  OFFICIAL PLAN DESIGNATION: (refer to map on page 5) 

 Low Density Residential 

 Multi-family, Medium Density Residential 

   EXISTING ZONING: (refer to map on page 6) 

 Residential R1 (R1-16) 

 Urban Reserve UR4 

 Holding Open Space (h-2•OS4) 
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Official Plan Map 
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Zoning Map 
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 PLANNING HISTORY 

 
On June 3, 2002, the City of London Consent Authority granted consent with conditions to an 
application by John and Dorothy Sleegers for a severance and conveyance of the property at 
1697 Hamilton Road, on the south side of Hamilton Road, between the South Branch of the 
Thames River and Commissioners Road East, in order to divide their holdings to create two (2) 
new single family dwelling building lots and retain that portion containing their existing dwelling 
at 1697 Hamilton Road (File No. B.40/02). 
 
On October 1, 2007, City Council adopted the Old Victoria Area Plan, pursuant to Section 
19.2.1. of the Official Plan, as a guideline document for the review of planning applications, and 
the development of public facilities and services within the Old Victoria Community Planning 
area comprising lands located east and west of Hamilton Road, north of Commissioners Road 
East, and south of the Thames River.  City Council also adopted Official Plan Amendment No. 
427, which confirmed land use designations, road alignments and environmental features on 
Map Schedules “A”, “B” and “C” of the Official Plan. 
 
An application by Thames Village Joint Venture for draft plan of subdivision is currently under 
review.  The draft plan consists of 144 single detached lots, 2 low density residential cluster 
housing blocks, 1 medium density residential street townhouse block, 1 medium density 
residential/office block, 1 stormwater management facility, 5 open space blocks, 4 park blocks, 
served by 1 collector road and 8 local streets, is currently under review (File No. 39T-13502/OZ-
8147).  Revisions to the draft plan are being made and a revised plan is expected to be 
submitted for recirculation shortly. 
 
 

 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 

 
Upper Thames River Conservation Authority (UTRCA) 
 
As indicated, given that there are hazard lands located in Area B, the h-2 OS4 Zone is 
appropriate and should remain on the property. There is also an unevaluated vegetation patch 
(as per Schedule B-1 of the Official Plan) located on the subject lands and the lands to the west. 
An appropriate setback/buffer will need to be established to protect this feature from the 
potential impacts of the subdivision (File 39T-13502) that is being proposed for these lands. The 
completion of an EIS and also the required geotechnical study may impact the extent of the 
Open Space zoning on Area B. Therefore we recommend that these studies be completed prior 
to rezoning Area B to ensure that the limits of the Open Space Zone (OS4 or OS5) capture the 
features and buffers/ setbacks. 
 
 

PUBLIC 
LIAISON: 

On September 23, 2013, a Notice of Application to Amend 
the Zoning By-law was sent to 33 surrounding property 
owners.  Notice was published in the “Londoner” on 
October 3, 2013. 

1 reply received  

Nature of Liaison: see “Requested Action” section. 
 

Responses: One telephone call was received with the caller requesting further 
information and clarification regarding the application. 
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 ANALYSIS 

 
Existing Conditions 
 
The purpose of this request is to amend the zoning regulations in order to facilitate a severance 
and conveyance of the existing dwellings located at 1990 Commissioners Road East and 1697 
Hamilton Road.  This will allow the applicant, Thames Village Joint Venture Corporation, to 
complete agreements of purchase and sale with the current property owners for the remnant 
vacant lands to be incorporated within a proposed plan of subdivision.  Thames Village Joint 
Venture has previously applied for approval of draft plan of subdivision, Official Plan and zoning 
by-law amendments for these lands, as well as lands on the east side of Hamilton Road.  The 
draft plan of subdivision and associated Official Plan and zoning by-law amendment 
applications are currently under review. 
 
The property at 1990 Commissioners Road East has a total area of just over 4 hectares.  The 
existing residential dwelling, a small horse barn and shed occupy the front portion of the 
property which is proposed to be retained on a 1.13 hectare parcel.  The severed rear portion is 
comprised of 2.9 hectares of open field. 
 
The property at 1697 Hamilton Road has a total area of just under 3 hectares.  The existing 
residential dwelling occupies the front portion of the property proposed to be retained on a 0.43 
hectare parcel.  The proposed severed parcel comprises 2.55 hectares of vacant remnant 
lands, including a hydro corridor easement and a narrow strip on the north side of the existing 
dwelling intended to provide frontage and access to Hamilton Road. 
 
Both properties at 1990 Commissioners Road East and 1697 Hamilton Road are shown on the 
attached location map.  The requested zoning amendments required to facilitate the creation of 
the proposed severed and retained parcels have been divided into three areas described as 
follows (please refer to location map on Page 3): 

Area “A” 

An amendment to Zoning By-law Z.-1 to change the zoning from an Urban Reserve UR4 Zone 
which permits such uses as existing dwellings, agricultural, conservation, and passive 
recreation uses to an Urban Reserve Special Provision UR4(  ) Zone to permit the same range 
of uses together with special provisions for minimum lot area of 1 hectare, minimum interior side 
yard of 10 metres, and minimum rear yard depth of 20 metres. 

Area “B” 

An amendment to Zoning By-law Z.-1 to change the zoning from a Residential R1 (R1-16) 
Zone, a holding Open Space (h-2•OS4) Zone, and an Urban Reserve UR4 Zone to an Urban 
Reserve Special Provision UR4(  ) Zone with special provisions for minimum lot area of 2 
hectares and minimum lot frontage of 12 metres. 

Area “C” 

An amendment to Zoning By-law Z.-1 to change the zoning from a Residential R1 (R1-16) Zone 
to a Residential R1 Special Provision (R1-16(  )) Zone with a special provision for minimum rear 
yard depth of 12 metres. 

 
Is the recommended zoning appropriate? 
 
Area “A” 
Under the UR4 Zone, the standard regulation for minimum lot area is 40 hectares or as existing 
on the date of passage of the by-law, whichever is lesser.  The standard minimum interior side 
yard depth and minimum rear yard depth is 25 metres.  The recommended zoning amendment 
is considered appropriate and simply maintains the UR4 zoning with special provisions for a 
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reduction in the standards for minimum lot area of 1 hectare, minimum interior side yard of 10 
metres (on the west side of the existing dwelling), and minimum rear yard depth of 20 metres.  

 
Area “B” 
The conditions of the Consent to sever require that the remnant parcels at 1990 Commissioners 
Road West and 1697 Hamilton Road be joined to and be placed in the same title.  The 
recommended zoning amendment is considered appropriate and establishes special zone 
provisions for minimum lot frontage and lot area to facilitate creation of the parcel with legal 
frontage on a public road.  A small, triangular portion of the property juts out into an existing 
ravine corridor and wetland feature on adjacent lands to the west.  The zoning map (see page 
6) indicates this small area is part of the holding Open Space (h-2•OS4) Zone.  It is not 
recommended that the zoning be changed here as the holding provision requirement for an 
Environmental Impact Study to be completed is still under review.  Therefore, it is recommended 
the requested zoning amendment as it applies to the h-2•OS4 portion of the subject property be 
refused. 

 
Area “C” 
The Residential R1 (R1-16) Zone will continue to be maintained on the retained parcel occupied 
by the existing dwelling at 1697 Hamilton Road, however a special provision is required as a 
result of the proposed lot adjustment and reduced rear yard depth.  The special provision 
includes a minimum rear yard depth of 12 metres whereas the R1-16 regulation requires 17 
metres based on the minimum standard of 25% of the lot depth.  The proposed lot depth is 
consistent with existing lots along Hamilton Road immediately to the north. 

Based on our review, staff are satisfied the recommended zoning is appropriate and in 
conformity with the Official Plan. 
 
Is the recommended amendment consistent with the Provincial Policy Statement?  
 
The recommended zoning is consistent with the PPS, as summarized as follows: 
   

1. Building Strong Communities 
 

The subject lands are within the Urban Growth Boundary and have been planned for 
future urban uses.  The purpose of the current application is to allow for the severance 
and conveyance of the existing dwellings located at 1990 Commissioners Road East 
and 1697 Hamilton Road.  The remaining vacant lands are part of an application for 
draft plan of subdivision which is currently under review.  As part of that planning 
review process, the Provincial policy objectives with regard to building strong 
communities and promoting efficient development patterns and the appropriateness of 
the proposed development will be considered for consistency with the PPS. 
 

2. Wise Use and Management of Resources 
 
 An EIS was submitted and is being reviewed as part of the application for draft plan of 

subdivision to address potential impacts of development and protection of Natural 
Heritage features and functions in the area.  There are no Agriculture, Minerals and 
Petroleum, or Mineral Aggregate Resource issues. 

 
3. Protecting Public Health and Safety 

 
No development is proposed at this time and there are no concerns associated with 
Natural Hazards or Human-Made Hazards as a result of the zoning amendments 
required for the proposed lot severances. 
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 CONCLUSION 

 
Based on our review, the recommended zoning and special provisions are appropriate and 
compatible with existing and planned uses within the surrounding area.  The recommended 
zoning is also consistent with the PPS and conforms with the Official Plan. 
 
 

PREPARED and RECOMMENDED BY: REVIEWED BY: 

 
 
 
 
 
 

 
 
 
 

 
LARRY MOTTRAM, MCIP, RPP 
SENIOR PLANNER – DEVELOPMENT 
SERVICES 

 
BRUCE HENRY 
MANAGER, DEVELOPMENT PLANNING 

 
REVIEWED BY: 

 
SUBMITTED BY: 

 
 
 
 
 
 

 
 
 

 
TERRY GRAWEY, MCIP, RPP 
MANAGER, DEVELOPMENT SERVICES 
AND PLANNING LIAISON 

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

 

November 4, 2013 

GK/TG/BH/LM/lm 

"Attach."           

 

 

Y:\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2013\Z-8239 - 1697 Hamilton Road & 1990 Commissioners Rd E 

(LM)\PEC report.docx  
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Responses to Public Liaison Letter and Publication in “The Londoner” 
 

Telephone 
 

Written 

Maureen Zunti  
Sifton Properties Limited 

 
- Inquiry for further information 

 

None 
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      Bill No. (number to be inserted by Clerk's Office) 
      2013 
 
      By-law No. Z.-1-   
 
      A by-law to amend By-law No. Z.-1 to 

rezone lands located at 1990 
Commissioners Road East and 1697 
Hamilton Road. 

 
  WHEREAS Thames Village Joint Venture has applied to rezone lands located at 
1990 Commissioners Road East and 1697 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: 
 
Schedule "A" to By-law No. Z.-1 is amended by changing the zoning applicable to lands located 
at 1990 Commissioners Road East and 1697 Hamilton Road, as shown on the attached map, 
from an Urban Reserve UR4 Zone to an Urban Reserve Special Provision UR4(  ) Zone; from a 
Residential R1 (R1-16) Zone and an Urban Reserve UR4 Zone to an Urban Reserve Special 
Provision UR4(  ) Zone; and from a Residential R1 (R1-16) Zone to a Residential R1 Special 
Provision (R1-16(  )) Zone. 
 
 
1) Section Number 49.3 of the Urban Reserve Zone to By-law No. Z.-1 is amended by adding 

the following Special Provisions: 

 ) UR4 (  ) 

  a) Regulations: 

   i) Lot Area  1 hectare (2.47 ac.) 
    (minimum) 
 
   ii) Interior Side  10 m (32.8  ft.) 
    Yard Depth 
    (minimum)     
    
   iii) Rear Yard Depth 20 m (65.6 ft.) 
    (minimum) 
 
 ) UR4 (  ) 

  a) Regulations: 

   i) Lot Area  2 hectares (4.94 ac.) 
    (minimum) 
 
   ii) Lot Frontage  12 m (39.4 ft.) 
    (minimum)     
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2) Section Number 5.4 of the Residential R1 Zone to By-law No. Z.-1 is amended by adding 

the following Special Provisions: 

 ) R1-16 (  ) 

  a) Regulations: 

   i) Rear Yard Depth  12 m (39.4 ft.) 
    (minimum) 
 
 
The inclusion in this By-law of imperial measure along with metric measure is for the purpose of 
convenience only and the metric measure governs in case of any discrepancy between the two 
measures. 
 
This By-law shall come into force and be deemed to come into force in accordance with 
subsection 34(21) of the Planning Act, R.S.O. 1990, c. P.13, either upon the date of the 
passage of this by-law or as otherwise provided by the said subsection. 
 
 PASSED in Open Council on November 19, 2013. 
 
 
 
 
 
 
  
 
 
      Joe Fontana 
      Mayor 
 
 
 
 
 
 
 
      Catharine Saunders 
      City Clerk 
  
 
 
First Reading    -  November 19, 2013 
Second Reading – November 19, 2013 
Third Reading   -  November 19, 2013 
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