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  TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: APPLICATION BY: CITY OF LONDON 
LANDS SOUTH OF EXETER ROAD, NORTH OF DINGMAN DRIVE, EAST 

OF WHITE OAK ROAD AND WEST OF THE OF THE MARR DRAIN 
PUBLIC PARTICIPATION MEETING ON 

SEPTEMBER 9, 2014  

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to the application of City of London relating to the lands south of 
Exeter Road, north of Dingman Drive, east of White Oak Road and west of the Marr Drain: 

 
(a) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the 

Municipal Council meeting on September 16, 2014 to: 
 

i) Amend Schedule A, Land Use, of the Official Plan to change the designation of 
the subject lands FROM a Light Industrial designation, and a General Industrial 
designation TO a Transitional Industrial designation, an Urban Reserve 
Community Growth designation, an Open Space designation and Environmental 
Review designation to facilitate the conversion of the lands from industrial to non-
industrial uses; and  
 

ii) Amend the Official Plan to BY ADDING a new policy Section 7.5 (Transitional 
Industrial) to guide the future development of the subject area. 

 
(b) the proposed by-law attached hereto as Appendix "B" BE INTRODUCED at the 

Municipal Council meeting on September 16, 2014 to: 
 

i) Amend Schedule 2, Multi-Use Pathways and Parks, Schedule 4, Southwest Area 
Land Use Plan, Schedule 11, South Longwoods Residential Neighbourhood 
Land Use Designations, Schedule 13, North Longwoods Residential 
Neighbourhood Land Use Designations, Schedule 15, Dingman Industrial Land 
Use Designations, and Schedule 16, Brockley Industrial Land Use Designations, 
of the Southwest Area Secondary Plan to change the designation of the subject 
lands FROM a Industrial designation TO a Transitional Industrial designation, an 
Urban Reserve Community Growth designation and an Open Space and 
Environmental Review designation to facilitate the conversion of the lands from 
industrial to non-industrial uses; and  
 

ii) Amend the Southwest Area Secondary Plan BY ADDING new policies in Section 
20.5.13 (Dingman Industrial Neighbourhood) to guide the future development of 
the subject area. 

 
That as a result of the redesignation of the Industrial lands in the White Oak/Dingman Drive 
area and with respect to the previous financing of services to that area, staff be authorized to: 
 
(a) use the Development Charges Stormwater Management Reserve Fund to affect a 

capital budget adjustment to refinance the previous purchase of the land for the Old Oak 
SWM facility serving the area, it being noted that this will result in the recovery of 
approximately $900,000 previously invested by the taxpayer, and transfer the funding 
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obligation of this expenditure to the DC SWM reserve fund; 
 
(b) assign “Contingency Facility A” included in the 2014 Development Charges Study to 

provide stormwater servicing for the former Old Oak SWM Facility, with construction 
timing of the facility to be established through the 2016 Growth Management 
Implementation Strategy Update; 
 

(c) amend the capital budget to remove the previously approved unspent budget for 
construction of the Old Oak SWM pond (ES2485), until the construction timing is 
determined through GMIS process, at which time the budget for construction and design 
should be reestablished with DC funding; and 
 

(d) take no further action with respect to previous cost allocations for recent past 
investments in sanitary and water infrastructure serving the broader southern area of the 
City, including the subject lands being redesignated. 

 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
March 5, 2012 Strategic Priorities and Policy Committee, “Status of the 2011 

Industrial Land Development Strategy Update” 
 
December 4, 2012 Strategic Priorities and Policy Committee, “O-8014: Industrial 

Lands Review” 
 
December 18, 2012 Investment and Economic Prosperity Committee, “A Path to 

Prosperity: Community Business Ideas to Stimulate our Economy” 
 
April 23, 2013 Planning and Environment Committee, “O-8014: Industrial Lands 

Review Public Participation Meeting” 
 
March 17, 2014 Strategic Priorities and Policy Committee, “Industrial Land 

Development Strategy” 
 

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of the requested Official Plan amendment is to change designation for 
the lands within the study area from “Industrial” to “Urban Reserve-Community Growth” and 
“Transitional Industrial” to provide the opportunity to consider alternative land designations, 
including residential uses, and to allow existing uses to transition to new uses.  The land use 
review evaluated the existing industrial lands within the study area and determined it is 
appropriate for them to be redesignated to non-industrial uses (residential, commercial, 
institutional and open space).  The planning framework as set out in the Provincial Policy 
Statement and the Official Plan have been used to undertake the evaluation and demonstrate 
that there is justification for the conversion of lands to non-employment uses.   
 

 RATIONALE 

 
1. The recommended Official Plan amendment will provide for the most appropriate uses 

for the study area. 
 
2. The lands are not desirable or suitable as employment lands based on their location and 

market demand as well as a variety of compatibility issues.  It is appropriate to re-
designate these lands to be used for non-employment purposes. 
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3. The recommended Official Plan amendment will implement the recommendations of the 

Industrial Lands Study. 
 

4. The proposed Official Plan amendment is consistent with the Provincial Policy 
Statement. 
 

5. The proposed Official Plan amendment conforms to the Official Plan. 
 

 BACKGROUND 

 
The City of London has initiated an Official Plan Amendment to conduct a review of the land 
uses within the White Oak Business Park area.  The study area includes lands south of Exeter 
Road, north of Dingman Drive, east of White Oak Road and west of the Marr Drain.  The land 
use review has been initiated as a result of two major landowners’ request that the City review 
the Industrial designation of their lands to have them considered for alternative land use 
scenarios.  The purpose of the review is to evaluate the existing industrial lands within the study 
area, which includes the landowners’ requests, to determine if it is appropriate for them to be 
continued for industrial purposes or whether they should be re-designated to non-industrial uses 
(residential, commercial, institutional and open space).  The possible redesignation of industrial 
lands will need to be consistent with the policies of the PPS and conform to the Official Plan.   
 
The landowners’ request to have their lands considered for non-industrial land uses is timely, as 
the City has undertaken a comprehensive review of its industrial lands, as part of the five-year 
review of London’s Official Plan.  The comprehensive review assessed future industrial land 
demand and supply factors to determine if the need to expand the Urban Growth Boundary 
(UGB) for the inclusion of new industrial lands.  The findings of the study indicated that the 
current supply of vacant industrial land is more than adequate to accommodate the projected 
demand for industrial land for the 20 year period (2011 to 2031).  Given the timing of the request 
there is an opportunity to consider it as part of the Industrial Lands Review.  This request will be 
reviewed within the larger context of all of the lands currently designated for industrial uses 
within the area.  Within the defined physical boundaries of the proposed study area the 
landowners’ request accounts for approximately 45 percent of this area.  This staff report will 
assess the industrial lands in study area and determine if there is justification for the conversion 
of the lands to non-industrial uses.   
 
To consider a change in land use designation from industrial to non-industrial it has to be 
demonstrated that justification exists under the provisions of the Provincial Policy Statement 
(PPS) and the City’s Official Plan.  The policy framework of the PPS and the Official Plan 
provide direction and criteria for the conversion of lands within employment areas to non-
employment uses.  Summarized below are the applicable policies of the PPS and the Official 
Plan that will be used to guide the review of industrial lands within the White Oak Business 
Park.  
 
The Employment Area policies contained Section 1.3.2 of the PPS provide the following criteria 
that must be met in order for a conversion of employment lands to be justified. 
 

1. The conversion may only be permitted through a comprehensive review; 
2. It has to be demonstrated that the land is not required for employment purposes over 

the long term; and 
3. That there is a need for the conversion. 

 
In addition to the policy framework set out in the PPS, conversion of lands within employment 
areas must be consistent with the Official Plan.  Policy 2.7.4 of the Official Plan provides a 
framework consistent with the PPS to evaluate proposals to permit the conversion of lands 
within employment areas to non-employment uses.    
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 HISTORY/ CONTEXT OF STUDY AREA 

 
A large portion of these lands were added to the City as part of the annexation in 1993.  The 
parcels fronting Exeter Road west of the industrial subdivision south of Exeter Road along Meg 
Drive were part of the Town of Westminster.  These parcels fronting Exeter Road were 
designated “Fringe Perspective-Industrial” in the Westminster Plan, permitting a range of 
manufacturing, assembling and processing uses, however, the uses were limited to “dry 
industry” uses.  Lands not directly fronting onto Exeter Road remained designated as 
“Agriculture” in the Westminster Plan.  A major reason for the industrial designation for lands in 
this area was the proximity of the area to Highway 401.  Exeter Road was also a Provincial 
Highway (Highway 135), meaning that was capable of carrying the anticipated traffic associated 
with Industrial uses.  With the exception of lands at the 401/Wellington Road interchange, these 
were the only lands within  close proximity to the 401 identified for industrial land uses prior or 
annexation. 
 
The Dingman Drive area which includes the subject lands was annexed to the City of London 
from the Town of Westminster in January of 1993. Subsequently in 2001 through the review of 
the City Official Plan, the Dingman Drive Area was identified as a possible area to be included in 
the Urban Growth Area. On May 6, 2002, Council approved the addition of lands in the Dingman 
Drive Area for inclusion into the Urban Growth Boundary comprising approximately 166 
hectares (410 acres).  
 
On March 24, 2003, Old Oak Properties submitted the first application in the Dingman Drive 
study area for an Official Plan and zoning by-law amendment, for the lands located at 4112 & 
4432 White Oak Road, and 3854 Dingman Drive (OZ-6461 – Old Oak Properties).  
 
In December, 2003, a proposed concept plan for the Dingman Drive Area Plan was submitted 
by Stantec Consulting (on behalf of the land owners for the Dingman Area) which illustrated the 
preferred road pattern and land use designations. The plan showed the Dingman Drive Area as 
predominately Light Industrial, with a General Industrial designation located on 3544 Dingman 
Drive and the property to the west of that site.     
 
 

Date Application Accepted: May 27, 2014 

REQUESTED ACTION:  Change the Official Plan land use designation from Light Industrial 
and General Industrial to Urban Reserve - Community Growth to permit residential, 
commercial, institutional and open space uses.   

 

 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 

 
Wastewater and Drainage Engineering 
 
No comments. 
 
Upper Thames River Conservation Authority (UTRCA) 
 
The Upper Thames River Conservation Authority (UTRCA) has reviewed this application the 
purpose of which is to evaluate the existing industrial lands and determine whether the current 
industrial designation is still appropriate or whether these lands should be redesignated for other 
uses such as open space. 
 
As shown on the enclosed mapping, the study area includes lands that are regulated by the 
UTRCA in accordance with Ontario Regulation 157/06 made pursuant to Section 28 of the 
Conservation Authorities Act. The UTRCA has jurisdiction over lands within the regulated area 
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and requires that landowners obtain written approval from the Authority prior to undertaking any 
site alteration or development within this area. There are also natural heritage features including 
a large woodland in the northwest quadrant as well as a series of smaller woodland patches 
located in the centre of the study area which we recommend be protected with an appropriate 
designation. 
 
The Authority recommends that the natural hazard and natural heritage features within the study 
area be redesignated to Open Space. 
 

PUBLIC 
LIAISON: 

On June 5, 2014, Notice of Application was sent to 406 
property owners in the surrounding area.  Notice of 
Application was also published in the Public Notices and 
Bidding Opportunities section of The Londoner on June 5, 
2014. On August 7, 2014, a revised Notice of Application 
was sent to property owners in the surrounding area and 
was also published in the Public Notices and Bidding 
Opportunities section of The Londoner on August 7, 2014. 

Written replies 
were received 
from 14 
individuals. 

Nature of Liaison: The purpose and effect of the requested Official Plan amendment is 
to evaluate the existing industrial lands within the study area to determine if it is 
appropriate for them to be continued for industrial purposes or whether they should be 
redesignated to non-industrial uses (residential, commercial, institutional and open 
space).   

Change the Official Plan land use designation from Light Industrial and General 
Industrial to Urban Reserve-Community Growth to permit residential, commercial, 
institutional and open space uses.  Council may also consider a Transitional Industrial 
designation to permit existing industrial uses to continue and provide opportunities for 
new light industrial uses that are located in enclosed buildings, require limited outdoor 
storage and are unlikely to cause noise, dust, odour or vibration impacts.   

Change the Secondary Plan land use designation from Industrial to Urban Reserve 
Community Growth to permit residential, commercial, institutional and open space uses.  
Council may also consider a Transitional Industrial designation to permit existing 
industrial uses to continue and provide opportunities for new light industrial uses that are 
located in enclosed buildings, require limited outdoor storage and are unlikely to cause 
noise, dust, odour or vibration impacts.   
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Responses: 14 responses were received from individuals including: 7 in support, and 7 
expressing concern about the proposed amendments (see Appendix D).  These 
comments are attached to this report and summarized as follows. 

7 Expressions of Support 

 would to see the study area shift from industrial to residential and commercial 
uses   

 supportive of redesignation of lands within the study area to residential and 
institutional uses 

 not opposed to possible conversion of most of the lands within the study area, 
suggest that the lands in the northeast quadrant should remain designated for 
industrial as they have been recently developed 

 support the initiation of the employment lands review and concur with previous 
studies undertaken as part of the Industrial Land Development Strategy, that this 
area is not ideally suited to meeting the needs of current industrial/business park 
users 

7 Expressions of Concern 

 concern about decreasing property values and potential uses of property 

 concern possible redesignation of lands to Transitional Industrial would not allow 
their equipment to be stored outdoors and require it to be located within enclosed 
buildings  

 oppose redesignation of the lands to non-industrial uses as they currently use the 
lands to operate a transportation business and intend to retain their lands to 
support future growth of the company   

 concern lands would contain non-conforming uses if conversion of industrial 
lands is approved,  lands within White Oak Business Park should retain industrial 
designations  

 given the proximity to existing industrial uses, the lands are not a logical or 
reasonable choice for re-designation  

 

 ANALYSIS 

 
Study Area 
 
The study area includes the lands south of Exeter Road, north of Dingman Drive, east of White 
Oak Road and west of the Marr Drain.  The study area contains a total of 224.4 hectares of 
land.  Properties fronting onto Exeter Road and a portion of the lands within the subdivision in 
the northeast quadrant are currently developed for mix of commercial and industrial uses.  A 
recycling facility is located along Dingman Drive in the southeast quadrant.  There are a couple 
properties that are currently being used for residential purposes along Exeter Road and 
Dingman Drive.  Lands adjacent to the Marr Drain and the White Oaks Drain are designated for 
Open Space.  The balance of the lands within the study are undeveloped and currently being 
used for agriculture purposes.  The surrounding land uses are to the north residential, industrial 
and commercial, to the south agriculture and open space, to the east office, institutional and 
open space and to the west industrial, agriculture and open space.  The accompanying location 
map (Figure 1) shows the extent of the study area. 
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Planning Assessment  
 
For the City to consider the conversion of the industrial lands within the study area it has to be 
demonstrated that there is justification for a change in land use from an industrial land use 
designation to non-industrial land use.  The proposal will be reviewed against the three tests 
outlined in the policies of the PPS and the London Official Plan to determine if it satisfies the 
requirements of the policies and warrants further consideration for resdesignation of the 
industrial lands.  The following section summarizes the assessment of the three tests against 
the industrial lands within the White Oak Business Park. 
 
Comprehensive review  
 
In coordination with the five-year review of London’s Official Plan, municipal Council has 
undertaken a comprehensive review of industrial lands.  “Comprehensive review” is defined in 
the PPS as an Official Plan review, based on population and growth projections, that considers 
alternative directions for growth, opportunities to accommodate growth through intensification, 
the integration of land use and infrastructure planning, the avoidance of specialty crop areas 
and the consideration of alternatives to avoid the use of prime agricultural lands.  The review of 
industrial lands is intended to satisfy the requirements of a comprehensive review as defined in 
the PPS.   
 
Land is not required for employment purposes over the long term 
 
The Industrial Land Study was undertaken to assess future demand and the existing supply to 
determine whether justification exists under the provisions of the Provincial Policy Statement 
(PPS) and the City’s Official Plan to expand the designated urban growth area to accommodate 
the forecasted industrial growth for the 20 year period of 2011 to 2031.  The findings of the 
Study concluded that the inventory of vacant industrial lands is quantitatively sufficient to 
accommodate the projected demand for industrial land over the 20 year planning period.  
Therefore, the lands within the study area are not required to meets the needs of future 
industrial growth. 
 
Need for the conversion  
 
Since the City currently has a sufficient supply of non-industrial lands to accommodate the 
forecasted demand in population, housing and employment for the City of London for the 20 
year planning period, as demonstrated in the Land Needs Background Study for the 2011 
Official Plan Review, the need for the conversion be based on the whether it is determined that 
alternative land uses are more appropriate for the lands. The land use evaluation will involve a 
balanced approach examining the study area and assessing it against the following criteria to 
determine the appropriateness of the possible land use change.   
 

 Site location and market interest 

 Parcel sizes and their suitability for land assembly 

 Access to Hwy 401 interchanges 

 Landowner interest in development 

 Land use compatibility issues 

 Environmental/Natural heritage constraints 
 
It is important to note that lands within the study area currently designated in the Official Plan for 
non-industrial uses will be excluded from the review.  It is assumed their current land use 
designations would remain unchanged (AOCC and Open Space).  
 
Site location and market interest 
 
Site location and market interest is an important consideration in the planning of future industrial 
investments.  As part of the 2014 Industrial Land Development Strategy six key locations were 
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identified relating to industrial land development (International Airport, 401/VMP, South, UWO 
Discovery Park, 401/402 and International Water Excellence Centre).  Each of these strategic 
areas provides specific locational attributes intended to meet the needs of existing and 
prospective industrial users to the area of the City.  
 
Recent market trends provided by the London Economic Development Corporation indicate 
prospective industrial enterprises are looking for development opportunities that are adjacent to 
the Hwy 401 and VMP corridor due its closer proximity to the Greater Golden Horseshoe area of 
Ontario.  Companies have shown strong interest in properties east of Highbury Avenue and 
shown limited interest in properties west of Highbury Avenue.  Most prospects compare 
London’s sites to eastern locations, including Woodstock and Brantford amongst others, and 
LEDC notes that while London is midway between the Greater Toronto Area (GTA) and U.S.A. 
border, most recent inquires have compared London with the above noted eastern 
municipalities because of London’s and other comparator municipalities’ proximity to the GTA 
market and a greater “pull” towards the Toronto market.  In addition, companies are finding 
older industrial parks less desirable and have preferred sites located within Forest City and 
Innovation Industrial Parks.  For example, KL Products and Sciencetech are two local London 
firms that have chosen to move from their Exeter Road and Meg Drive locations to build new 
industrial facilities in Innovation Park and Forest City Industrial Park.  With respect to the 
location of the study area, the lands are outside of the six strategic areas and are located west 
of Highbury Ave, where prospective industrial users have not shown significant interest in land 
development for industrial purposes. 
 
Parcel sizes and their suitability for land assembly 
 
Lands have to be appropriately sized to meet the needs of new and expanding industrial 
companies.  Information from transactions for the sale of industrial lands for the City of London 
indicated that parcel sizes have averaged 4.3 hectares per property. However, recent industrial 
developments have been on even larger sites, such as the Samsung solar panel facility (10 to 
15 hectares) and in the Innovation Park, where industrial parcel sales have averaged 10 to 20 
hectares per property.  This trend towards larger parcels is exacerbated by companies seeking 
parcels of a sufficient size that future expansions to operations may be accommodated on site.  
In the study area the vacant lands consist primarily of a small lot industrial subdivision and draft 
approved subdivision that provides for small lot sizes.  The draft approved subdivision could be 
reconfigured to allow for larger parcels and accommodate some of the projected industrial 
demand large scale industrial users.  Additionally, lots within small lot industrial subdivision 
could be assembled together to make larger lots to mitigate the parcel size limitations that 
currently exist. 
 
Access to Hwy 401 interchanges 
 
Access to Highway 401 is another consideration factored into the site selection process.  
Prospective industrial enterprises are currently seeking locations that have access to Highway 
401 and are within a five minute drive from a Highway 401 interchange.  The White Oak 
Business Park area does not have direct access to Hwy 401 like other industrial lands south of 
Commissioners Rd and west of the VMP, however, Exeter Road provides direct route to Hwy 
401 through the Wellington/401 Interchange.  Access to Hwy 401 is through area that contains a 
lot of non-truck traffic, which would present a conflict with large trucks serving industrial 
businesses.  Alternatively, industrial users can access the Wellington/401 Interchange by 
travelling across Dingman Drive and up Wellington Road.  Subject to traffic volumes during the 
day, properties within the study area can access the Wellington/401 Interchange in 
approximately 5 minutes.   
 
Landowner interest in development 
 
Interest in developing the lands for industrial purposes should be considered in the 
determination of whether to designate for industrial uses.  In the study area a large portion of 
the lands have been designated industrial since prior to 1993 annexation, yet to date limited 
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development has taken place on the lands.  Development has occurred primarily along the 
frontage of Exeter Road, with a limited amount of development taking place within the 
subdivision in the Meg Drive/Shamrock Road area.  Along Exeter Road the uses are a mix of 
industrial and commercial enterprises, with the exception of one residential dwelling, however, 
the uses within the subdivision and the adjacent properties along Exeter Road are primarily 
commercial businesses, with limited industrial and institutional uses also established within the 
boundaries of the subdivision.  In addition, the City has received feedback from some of the 
landowners along Exeter Road indicating their intention is to remain in the study area and have 
their current industrial uses permitted to continue.  While other landowners who operate 
commercial businesses along Exeter Road and within the noted subdivision support the 
possible transition to non-industrial uses. 
 
Land use compatibility issues  
 
Compatibility with adjacent lands to the study has also been reviewed.  To the southwest of the 
study area the re-designation of industrial lands through the Southwest Area Secondary Plan to 
non-industrial uses has increased the proximity of sensitive land uses to White Oak Business 
Park.  Directly to the north the White Oaks neighbourhood exists and covers most of the 
frontage along Exeter Road, except for industrial uses adjacent to the northwest corner of the 
study area.  In the future proximity to residential uses to the north and southwest may increase 
the likelihood of land use conflicts between industrial and non-industrial uses in this area.  
However, the remaining lands adjacent to the study area are compatible and do not present 
land use conflicts.  
 
Environmental/Natural heritage constraints 
 
Environmental features are an important consideration in determining the developable area of a 
prospective parcel of land.  Most of the study area is not constrained by environmental features 
that would limit future development opportunities.  However, there are landscape features 
centrally located in the study area that still exist.  This vegetation patch (identified as patch 
10099) had been identified as not significant based the findings of a Subject Land Status Report 
and Natural Heritage Study (prepared by Biologic, August 2004) that had been completed 
through the Dingman Drive Area Plan.  Through the same study, another vegetation patch in the 
northwest quadrant (identified as patch 10098) had been also identified as not significant.  As a 
result of the natural heritage evaluation, the City had no policy grounds to require preservation 
of the vegetation patch; therefore, the feature has been subsequently removed from the lands 
by the landowner.  In addition to the landscape features that exist, the limits of the flood plain in 
the southwest quadrant present a constraint to the development of the lands.  Future 
development within this area would be restricted to flood and/or erosion control structures, 
facilities which by their nature must locate near watercourses, ancillary facilities of an adjacent 
land use which are of a passive, non-structural nature and do not adversely affect the ability of 
the flood plains to pass floodwaters, and essential public utilities and services.   
 
Summary  
 
The planning assessment has shown that the industrial lands within study area contain both 
positive and negative qualities in justifying them being designated for industrial purposes.  The 
lands are in close proximity to Hwy 401 and travel time to the highway meets the five minute 
requirement.  The draft approved subdivision could be reconfigured to provide for larger parcels 
of land, and there could be potential to accommodate industrial users seeking larger parcels 
through the assembly of parcels within the existing small lot subdivision.  However, the lands 
are not an area that has shown strong interest by prospective industrial users and are outside 
the six strategic areas identified in the 2014 Industrial Land Development Strategy.  Interest in 
developing the lands for industrial purposes has proven challenging as development has largely 
occurred on the lands fronting Exeter Road and the adjacent lands on Meg Drive,  with the 
balance of the lands has remained largely vacant and undeveloped, except for the recycling 
facility in the southeast quadrant.  The possibility of land use conflicts may increase as non-
industrial uses become closer in proximity from residential uses to the north and the re-
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designation of industrial lands to the southeast through the Southwest Area Secondary Plan.  
Taking into consideration all of the positive qualities associated with the lands it can’t be ignored 
that the site location and lack of market interest are precluding the lands from being developed 
for industrial purposes.  Given the lands are located outside areas of the City that have shown 
strong market demand for industrial uses, from a planning perspective, it is appropriate for the 
lands to be considered for conversion to non-industrial uses.  The total land area that is 
proposed to be converted from industrial to non-industrial uses and ultimately removed from the 
industrial land inventory is 182.9 hectares.  The lands proposed to be removed from the 
inventory could be could be used to create capacity for other lands within the City of London 
that are better suited for industrial purposes.   
 
Financial Implications  
 
Staff have conducted further review of the implications of the proposed Bluestone/Tradewinds 
re-designation in relation to previous investments in growth infrastructure in the White 
Oaks/Dingman area.  Over the past decade, the City has installed major sanitary and water 
infrastructure in the area proximate to the subject lands.  Costs associated with the industrial 
growth share of these infrastructure components have been paid for by the City taxpayer, in 
accordance with past practice for funding capital growth works serving industrial areas.  The 
potential redesignation of these lands to non-Industrial uses prompted staff to review the 
funding of the previous investments.   The findings of the analysis are provided in detail in 
Appendix C.   

In summary, it is the opinion of Staff that costs associated with the land purchase for the Old 
Oak Stormwater Management facility (SWMF) should be recovered through development 
charge sources (provided for in the 2014 DC Study as “Contingency Facility A”).  This project 
will also provide for the funding of the future construction of the facility.  Capital Budget 
adjustments will be necessary to effect the funding changes.  These adjustments would include 
cancellation of the previous budget for the pond, and re-financing the purchase of the SWMF 
land, while the adjustment for the SWMF construction should be made through the 2016 GMIS 
process.  The funding associated with Contingency Facility A (a SWMF in the 2014 DC Study) 
will be assigned to “Old Oak Stormwater Management Facility”.  

 RECOMMENDED LANDS TO BE REDESIGNATED 

 
The preceding analysis concluded that there is justification for conversion of the lands from 
industrial to non-industrial purposes, and as such, consideration can be given to pursuing an 
official plan amendment to redesignate the lands from “Industrial” to alternative land use 
designations.  The basis for the proposed redesignation of the industrial lands includes:     
 

 Recognizing that area is a mix of industrial and commercial businesses;  

 That there has not been significant market interest in attracting industrial development;  

 Providing some certainty to landowners that existing industrial uses can continue, while 
allowing opportunities for new light industrial uses that are located in enclosed buildings, 
require limited outdoor storage and are unlikely to cause noise, dust, odour or vibration 
impacts; 

 Providing appropriate locations for industrial uses to meet needs of existing and future 
industrial users and to address compatibility concerns with residential or other sensitive 
land uses; 

 That there is limited landowner interest in developing lands for industrial development; 

 Minimizing future land use conflicts by allowing industrial uses to transition to alternative 
uses that is more compatible with sensitive lands to the north and west of study area; 

 Recognizing viable commercial uses at northeast corner; and  

 Recognizing and protecting for natural hazard areas. 
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Proposed Land use Concept 
 
The proposed land use changes to study area are shown in Figure 2. As can be seen it is 
proposed that the Light Industrial designation is removed and replaced Transitional Industrial, 
Urban Reserve Community Growth, Environmental Review and Open Space designations.  The 
lands fronting on Exeter Road and partially extending into the Meg Drive subdivision are 
proposed to be redesigated to Transitional Industrial designation to provide a level of assurance 
that existing industrial uses can continue, while allowing opportunities for new light industrial 
uses that are located in enclosed buildings, require limited outdoor storage and are unlikely to 
cause noise, dust, odour or vibration impacts.  It is the intent these uses will transition to non-
industrial uses in the long term, and that they may be included in the land use review during the 
preparation of the Secondary Plan.  It is proposed that the vegetation patch (identified as patch 
10099) be designated Environmental Review.  As the landscape feature is not currently 
developed, and notwithstanding the current Light Industrial designation on the lands that would 
permit them to be developed for industrial purposes, there is an opportunity to review the 
landscape features on the lands to determine their significance.  Therefore, it is recommended 
that until such time as a review is undertaken the lands are proposed to be placed in 
Environmental Review.   
 
The lands immediately east of the lands currently designated General Industrial are proposed to 
be redesignated to Open Space to recognize their planned function as the Murray-Marr 
stormwater management pond.  The General Industrial designation is proposed to be retained 
for the lands in the southwest quadrant to allow the existing industrial uses to continue and to 
allow the adjacent lands to be developed for industrial purposes.  The lands currently 
designated for Auto-Oriented Commercial Corridor and Open Space are not proposed to be 
changed to recognize existing commercial development in the northeast quadrant and to protect 
existing natural features.   
 
The remaining lands are proposed to be redesignated to Urban Reserve – Community Growth.  
The Urban Reserve – Community Growth designation establishes the intent for future urban 
development on the lands, with expectation that non-industrial land use designation will be 
applied.  This designation is intended to apply to the lands until a detailed land use pattern is 
established through the Secondary Planning process.  As part of the preparation of the 
Secondary Planning the potential impacts of the industrial uses in proximity to the other land 
uses, review of the extent of the landscape feature and its relationship to approved plans for 
lands adjacent to the feature, existing potential of a connection to Meg Drive are some of the 
matters to be addressed.  As well consideration of the ultimate land uses for the lands proposed 
to be designated Transitional Industrial and policy changes the existing lands designated 
General Industrial. 
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Proposed Official Plan Amendments 
 
The proposed changes to Schedule A, Land Use, of the Official Plan are shown in Appendix A. 
As can be seen it is proposed that the Light Industrial designation is removed and replaced 
Transitional Industrial, Urban Reserve Community Growth, Environmental Review and Open 
Space designations.  The General Industrial designation is proposed to be retained for the lands 
in the southwest quadrant.  The lands currently designated for Auto-Oriented Commercial 
Corridor and Open Space are not proposed to be changed to recognize existing commercial 
development in the northeast quadrant and to protect existing natural features.  It is proposed 
that the vegetation patch (identified as patch 10099) be designated Environmental Review, until 
such time as a review is undertaken of the lands to determine the significance of the feature.    
The lands immediately east of the lands currently designated General Industrial are proposed to 
be redesignated to Open Space.  The remaining industrial lands are proposed to be 
redesignated to Urban Reserve – Community Growth.   
 
The proposed changes to the Schedules 2, 4, 11, 13, 15 and 16, of the Southwest Area 
Secondary Plan are provided in Appendix C.  Aligning with the proposed changes to Schedule A  
of the Official Plan, it is proposed that the Industrial designation is removed from the lands 
fronting on Exeter Road and partially extending into the Meg Drive subdivision and replaced 
with the Transitional Industrial designation.  The Industrial designation is proposed to be 
retained for the lands in the southwest quadrant.  It is proposed that the vegetation patch 
(identified as patch 10099) be designated Open Space and Environmental Review, until such 
time as a review is undertaken of the lands to determine the significance of the feature.    The 
lands immediately east of the lands currently designated General Industrial are proposed to be 
redesignated to Open Space and Environmental Review.   
 
Section 7.5 – General Provisions Applicable to all Industrial Uses – of the Official Plan is 
proposed to be amended by renumbering it Section 7.6 and inserting it with a new policy section 
“7.5 Industrial Transitional”.  Section 20.5.13 (Dingman Industrial Neighbourhood) of the 
Southwest Area Secondary Plan for the City of London is proposed to be amended by adding 
new policy sections for “Transitional Industrial” and “Urban Reserve Community Growth”.  The 
Transitional Industrial designation will provide policy direction for areas of the City that have not 
shown significant market interest in attracting industrial land development.  The designation is 
intended to accommodate a shift in market demand from industrial to non-industrial uses over 
the long term, while allowing the existing uses and properties in this area to develop and evolve 
for Light Industrial uses over the shorter term.  This designation will provide assurance to 
landowners that existing industrial uses can continue, while allowing opportunities for new light 
industrial uses that are located in enclosed buildings, require limited outdoor storage and are 
unlikely to cause noise, dust, odour or vibration impacts.  The longer term intent for these lands 
may also be considered together with lands designated Urban Reserve Community Growth at 
the time a Secondary Plan is prepared for the area. 
 

 CONSULTATION WITH LANDOWNERS 

 
Upon the initiation of the land use review for the lands within the study area, the City met with 
major landowners to obtain their feedback.  Subsequent meetings were also held at later stages 
of the review to obtain additional feedback to proposed recommendations to changes to the 
land use designations for the subject lands.   
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 CONCLUSION 

 
The City has completed its evaluation of the industrial lands within the the study area to 
determine if it is appropriate for them to be continued for industrial purposes or whether they 
should be redesignated to non-industrial uses.  The findings of the evaluation indicate that lands 
contain both positive and negative qualities in justifying them being designated for industrial 
purposes.  However, it is apparent that site location and lack of market interest are precluding 
the lands from being developed for industrial purposes.  The comprehensive review of industrial 
lands identified six target areas for future industrial development, development does not include 
those lands.  As a result of the comprehensive review these lands are not required for 
employment purposes over the 20 year planning period.  As such, it appropriate for the lands to 
be considered for conversion to non-industrial uses.  The recommended amendments to the 
Official Plan and the Southwest Area Secondary Plan are in conformity with the Provincial 
Policy Statement and the Official Plan, and will facilitate the transition of the study area from 
industrial to non-industrial uses.  
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N6E 2Z3 

 

Velma Werkmeister 
447 Exeter Road  
London, ON  
N6E 2Z3 

Larry Holmes – Chief Executive Officer 
Larlyn Properties Management Ltd. 
540 Wharncliffe Road South 
London, ON 
N6J 2N4 

Samantha Bartsch 
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Appendix "A" 
 
 
  Bill No. (number to be inserted by Clerk's Office) 
  2014 
 
 
  By-law No. C.P.-1284-  
 
  A by-law to amend the Official Plan for the 

City of London, 1989 relating to the lands 
south of Exeter Road, north of Dingman 
Drive, east of White Oak Road and west of 
the Marr Drain in the City of London. 

 
 
  The Municipal Council of The Corporation of the City of London enacts as 
follows: 
 
1.  Amendment No. (to be inserted by Clerk's Office) to the Official Plan for the City 
of London Planning Area – 1989, as contained in the text attached hereto and forming part of 
this by-law, is adopted. 
 
2.  This by-law shall come into effect in accordance with subsection 17(38) of the 
Planning Act, R.S.O. 1990, c.P.13. 
 
 
  PASSED in Open Council on September 16, 2014. 
  
 
 
 
 
 
 
 
 
  Joni Baechler 
  Mayor 
 
 
 
 
 
  Catharine Saunders 
  City Clerk  
 
 
 
 
 
 
 
 
 
 
 
 
 
First Reading - September 16, 2014  
Second Reading - September 16, 2014  
Third Reading - September 16, 2014   
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 AMENDMENT NO.    
 
 to the 
 
 OFFICIAL PLAN FOR THE CITY OF LONDON 
 
 

A. PURPOSE OF THIS AMENDMENT 
 

 The purpose of this Amendment is: 
 

1. To change the designation of certain lands described herein from Light 
Industrial and General Industrial to Transitional Industrial, Open Space, 
Environmental Review and Urban Reserve Community Growth on Schedule 
“A”, Land Use, to the Official Plan for the City of London. 
 

2. To establish a new Section 7.5 (Transitional Industrial) of the Official Plan for 
the City of London to guide the future development of the subject area. 

 
B. LOCATION OF THIS AMENDMENT 

 
1. This Amendment applies to lands located south of Exeter Road, north of 

Dingman Drive, east of White Oak Road and west of the Marr Drain in the 
City of London. 

 
C. BASIS OF THE AMENDMENT 

 
This amendment recognizes that the long term use for these lands is not 
industrial, and may be better suited for other uses.  A comprehensive review has 
demonstrated that the lands will not be required for employment purposes over 
the long term.  There has been limited market interest in attracting industrial 
development to area.  Existing development consists of a mix of industrial and 
commercial businesses.  This amendment will provide some certainty to 
landowners that existing industrial uses can continue, while allowing 
opportunities for new light industrial uses that are located in enclosed buildings, 
require limited outdoor storage and are unlikely to cause noise, dust, odour or 
vibration impacts.  The amendment will reduce future land use conflicts by 
allowing industrial uses to transition to alternative uses that are more compatible 
with sensitive lands to the north and west of area. 

 
D. THE AMENDMENT 

 
 The Official Plan for the City of London is hereby amended as follows: 

 
1. Schedule “A”, Land Use, to the Official Plan for the City of London Planning 

Area is amended by designating those lands located south of Exeter Road, 
north of Dingman Drive, east of White Oak Road and west of the Marr Drain 
in the City of London, as indicated on “Schedule 1” attached hereto from Light 
Industrial and General Industrial to Transitional Industrial, Urban Reserve 
Community Growth, Open Space and Environmental Review. 
 

2. Section 7.5 – General Provisions Applicable to all Industrial Uses – of the 
Official Plan for the City of London is amended by renumbering it Section 7.6 
and inserting the following new section: 
 
 

Transitional Industrial  
 
The Transitional Industrial designation represents areas of the 
City that have limited ability to attract or retain industrial land 
development.  The designation is intended to accommodate a shift 
in market demand from industrial to non-industrial uses over the 
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long term, while allowing the existing uses and properties in this 
area to develop and evolve for Light Industrial uses over the 
shorter term.  These lands are not considered to be employment 
lands under the Provincial Policy Statement, and are not included 
in the City’s inventory of industrial lands. 

  
  7.5.1 Permitted Uses 

 
In addition to existing industrial uses, the primary permitted uses 
in the “Light Industrial” designation of the Official Plan shall be 
limited to light industrial uses that are located within enclosed 
buildings, require no outdoor storage; and are unlikely to cause 
adverse effects with respect to such matters as air, odour or water 
pollution, dust, or excessive vibration and noise levels.  These 
include such uses as warehousing, research and communication 
facilities; laboratories; printing and publishing establishments; 
warehouse and wholesale outlets; technical, professional and 
business services such as architectural, engineering, survey or 
business machine companies; commercial recreation 
establishments; private clubs; private parks; restaurants; hotels 
and motels; service trades; and contractor’s shops that do not 
involve open storage.  

 
All uses adding, emitting, or discharging a contaminant into the 
natural environment that are required to obtain a Certificate of 
Approval from the Ministry of the Environment as required by the 
Environmental Protection Act and associated Regulations are not 
permitted. Uses permitted in this category will also be required to 
comply with additional requirements as set out in this Section of 
the Plan and in the City of London’s Waste Discharge By-law. 

 
7.5.2 Operation Criteria 
  

Permitted uses in the Transitional Industrial designation shall 
include those uses which are likely to have no, or minimal, 
adverse effect on surrounding uses in terms of noise, smoke, 
odour or visual appearance, and which can be located in close 
proximity to sensitive land uses. 

 
Setback and mitigation measures as per the Ministry of the 
Environment’s Compatibility Between Industrial Facilities and 
Sensitive Land Uses (D Series Guidelines) shall apply for new 
light industrial uses. 
 

7.5.3. Area and Site Design Criteria 
 

The development of Transitional Industrial areas will be subject to 
the following area and site design considerations: 
 
Buffering 
 
i) The Zoning and Site Plan Control By-laws may specify higher 
standards for setbacks, the location of parking and loading areas, 
signage, landscaping along major entryways to the City and 
adjacent to residential areas. 
 
Traffic 
 
ii) Industrial traffic should be directed away from, and not through, 
residential areas. 
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Compatibility 
 
iii) Separation, buffering, and landscaping may be required to 
provide visual compatibility among adjacent land uses. 
Limited Access 
 
iv) The number of access points from Transitional Industrial sites 
to arterial or primary collector roads should be limited to minimize 
disruption to traffic flows. 

 
 

7.5.4. Scale of Development 
 

The Zoning By-law may specify maximum building heights and 
site coverage so that the scale of new industrial development will 
have a minimal impact on any non-industrial uses in the 
surrounding area. 

 
3. Section 7.6 of the Official Plan for the City of London is amended by 

renumbering it Section 7.7. 
 

4. Section 7.7 of the Official Plan for the City of London is amended by 
renumbering it Section 7.8. 
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Appendix "B" 
 
 
  Bill No. (number to be inserted by Clerk's Office) 
  2014 
 
 
  By-law No. C.P.-1284-  
 
  A by-law to amend the Official Plan for the 

City of London, 1989 relating to the lands 
south of Exeter Road, north of Dingman 
Drive, east of White Oak Road and west of 
the Marr Drain. 

 
 
  The Municipal Council of The Corporation of the City of London enacts as 
follows: 
 
1.  Amendment No. (to be inserted by Clerk's Office) to the Official Plan for the City 
of London Planning Area – 1989, as contained in the text attached hereto and forming part of 
this by-law, is adopted. 
 
2.  This by-law shall come into effect in accordance with subsection 17(38) of the 
Planning Act, R.S.O. 1990, c.P.13. 
 
 
  PASSED in Open Council on September 16, 2014. 
  
 
 
 
 
 
 
 
 
  Joni Baechler 
  Mayor 
 
 
 
 
 
  Catharine Saunders 
  City Clerk  
 
 
 
 
 
 
 
 
 
 
 
 
 
First Reading – September 16, 2014 
Second Reading - September 16, 2014 
Third Reading - September 16, 2014 
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AMENDMENT NO. 
 
 to the 
 
 OFFICIAL PLAN FOR THE CITY OF LONDON 
 
 

A. PURPOSE OF THIS AMENDMENT 
 

 The purpose of this Amendment is: 
 

1. To change the designation of certain lands described herein from Industrial to 
Transitional Industrial, Urban Reserve Community Growth and Open Space 
and Environmental Review on Schedule “2”, Multi-Use Pathways and Parks, 
Schedule “4”, Southwest Area Land Use Plan, Schedule “11”, South 
Longwoods Residential Neighbourhood Land Use Designations, Schedule 
“13”, North Longwoods Residential Neighbourhood Land Use Designations, 
Schedule “15”, Dingman Industrial Land Use Designations,  and Schedule 
“16”, Brockley Industrial Land Use Designations, to the Southwest Area 
Secondary Plan for the City of London.  
 

2. To establish new policies in Section 20.5.13 (Dingman Industrial 
Neighbourhood) of the Southwest Area Secondary Plan for the City of 
London to guide the future development of the subject area. 
 

B. LOCATION OF THIS AMENDMENT 
 

 This Amendment applies to lands located south of Exeter Road, north of 
Dingman Drive, east of White Oak Road and west of the Marr Drain in the City of 
London. 

 
C. BASIS OF THE AMENDMENT 

 
This amendment recognizes that the long term use for these lands is not 
industrial, and may be better suited for other uses.  A comprehensive review has 
demonstrated that the lands will not be required for employment purposes over 
the long term.  There has been limited market interest in attracting industrial 
development to area.  Existing development consists of a mix of industrial and 
commercial businesses.  This amendment will provide some certainty to 
landowners that existing industrial uses can continue, while allowing 
opportunities for new light industrial uses that are located in enclosed buildings, 
require limited outdoor storage and are unlikely to cause noise, dust, odour or 
vibration impacts.  The amendment will reduce future land use conflicts by 
allowing industrial uses to transition to alternative uses that are more compatible 
with sensitive lands to the north and west of area. 

 
D. THE AMENDMENT 

 
 The Official Plan for the City of London is hereby amended as follows: 

   
1. Schedule “2”, Multi-Use Pathways and Parks, to the Southwest Area 

Secondary Plan for the City of London Planning Area is amended by 
designating those lands located south of Exeter Road, north of Dingman 
Drive, east of White Oak Road and west of the Marr Drain in the City of 
London, as indicated on “Schedule 2” attached hereto from Industrial to 
Transitional Industrial, Urban Reserve Community Growth and Open Space 
and Environmental Review. 
 

2. Schedule “4”, Southwest Area Land Use Plan, to the Southwest Area 
Secondary Plan for the City of London Planning Area is amended by 
designating those lands located south of Exeter Road, north of Dingman 
Drive, east of White Oak Road and west of the Marr Drain in the City of 
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London, as indicated on “Schedule 3” attached hereto from Industrial to 
Transitional Industrial, Urban Reserve Community Growth and Open Space 
and Environmental Review. 

 
3. Schedule “11”, South Longwoods Residential Neighbourhood Land Use 

Designations, to the Southwest Area Secondary Plan for the City of London 
Planning Area is amended by designating those lands located south of Exeter 
Road, north of Dingman Drive, east of White Oak Road and west of the Marr 
Drain in the City of London, as indicated on “Schedule 4” attached hereto 
from Industrial to Transitional Industrial, Urban Reserve Community Growth 
and Open Space and Environmental Review. 

 
4. Schedule “13”, North Longwoods Residential Neighbourhood Land Use 

Designations, to the Southwest Area Secondary Plan for the City of London 
Planning Area is amended by designating those lands located south of Exeter 
Road, north of Dingman Drive, east of White Oak Road and west of the Marr 
Drain in the City of London, as indicated on “Schedule 5” attached hereto 
from Industrial to Transitional Industrial, Urban Reserve Community Growth 
and Open Space and Environmental Review. 

 
5. Schedule “15”, Dingman Industrial Land Use Designations, to the Southwest 

Area Secondary Plan for the City of London Planning Area is amended by 
designating those lands located south of Exeter Road, north of Dingman 
Drive, east of White Oak Road and west of the Marr Drain in the City of 
London, as indicated on “Schedule 6” attached hereto from Industrial to 
Transitional Industrial, Urban Reserve Community Growth and Open Space 
and Environmental Review. 

 
6. Schedule “16”, Brockley Industrial Land Use Designations, to the Southwest 

Area Secondary Plan for the City of London Planning Area is amended by 
designating those lands located south of Exeter Road, north of Dingman 
Drive, east of White Oak Road and west of the Marr Drain in the City of 
London, as indicated on “Schedule 7” attached hereto from Industrial to 
Transitional Industrial, Urban Reserve Community Growth and Open Space 
and Environmental Review. 

 
7. Section 20.5.13 (Dingman Industrial Neighbourhood) of the Southwest Area 

Secondary Plan for the City of London is amended by adding the following: 
 
20.5.13.2 Transitional Industrial 

 
i) Intent 

 
The Transitional Industrial designation is intended to 
accommodate a potential shift in market demand from industrial to 
non-industrial uses over the long term, while allowing the existing 
uses and properties in this area to develop and evolve for Light 
Industrial uses over the shorter term. These lands are not 
considered to be employment lands under the Provincial Policy 
Statement.   

 
The longer term intent for these lands may be considered during 
the preparation of a Secondary Plan for the area. 
 

ii) Permitted Uses 
 
a) In addition to existing industrial uses, the primary permitted 

uses in the “Light Industrial” designation of the Official Plan 
shall be limited to light industrial uses that are located within 
enclosed buildings, require no outdoor storage; and are 
unlikely to cause adverse effects with respect to such matters 
as air, odour or water pollution, dust, or excessive vibration 



                                                                        Agenda Item #     Page #  
 

 

 

 

 
File: O-8362 

Planner:  M. Johnson 

 

27 
 

and noise levels.  These include such uses as warehousing, 
research and communication facilities; laboratories; printing 
and publishing establishments; warehouse and wholesale 
outlets; technical, professional and business services such as 
architectural, engineering, survey or business machine 
companies; commercial recreation establishments; private 
clubs; private parks; restaurants; hotels and motels; service 
trades; and contractor’s shops that do not involve open 
storage.  
 

b) All uses adding, emitting, or discharging a contaminant into the 
natural environment that are required to obtain a Certificate of 
Approval from the Ministry of the Environment as required by 
the Environmental Protection Act and associated Regulations 
are discouraged. Uses permitted in this category will also be 
required to comply with additional requirements as set out in 
this Section of the Plan and in the City of London’s Waste 
Discharge By-law. 
 

c) New industrial uses should be compatible with future non-
industrial uses.  Applications for new industrial development 
will be evaluated on the basis of the potential for an increase 
in any adverse impacts on adjacent and nearby sensitive land 
uses, and the policies of Section 7.7 - Planning Impact 
Analysis, of the Official Plan. 

 
iii) Built Form and Intensity 

 
The following policies shall apply to industrial development: 
 

 the Urban Design Policies of Section 20.5.3.9 of this Plan 
shall apply; and, 

 setback and mitigation measures as per the Ministry of the 
Environment’s Compatibility Between Industrial Facilities 
and Sensitive Land Uses (D Series Guidelines) shall apply. 

 
20.5.13.3 Urban Reserve Community Growth  

 
i) Intent 

 
The Urban Reserve Community Growth designation establishes 
Council’s intent for future urban development on the lands to 
which it is applied. The Urban Reserve Community Growth 
designation will be applied where there is an expectation that non-
industrial designations will be established. While this will likely 
include Residential designations, it may also support the 
application of many other designations such as Commercial, 
Office, Institutional and Open Space.  The designation establishes 
this intent, while ensuring that development does not occur until 
such time as the necessary background studies are completed 
and a Secondary Plan is prepared to address all lands within this 
designation comprehensively. 
 

ii) Permitted Uses  
 
Because of concerns regarding premature development, Urban 
Reserve Community Growth areas will be zoned to allow for a 
very limited range of uses. Uses that exist at the time of the 
adoption of this Plan may be permitted to continue. Subject to all 
the policies in this section, a very limited range of new uses that 
are similar to existing uses and would not have an impact on the 
future comprehensive planning and development of these lands 
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may be permitted. 
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Appendix "C" 
 

Analysis of Infrastructure Investments in the White Oaks/Dingman Area 
 

As noted in the June 17, 2014 industrial lands Urban Growth Boundary expansion report, the 
City has made significant investments in wastewater, water and stormwater infrastructure in the 
White Oaks Road and Dingman Road area over the past decade.   
 
Due to the City’s previous method of financing industrial development charge exemptions, 
taxpayer and ratepayer sources were primarily used to fund the Industrial growth share of these 
projects.  Approximately $9.6 million was spent on the industrial growth share of external 
servicing, assuming that the subject lands would develop in the future with industrial uses.   
 
Through the Southwest Area Plan, the City re-designated approximately 250 hectares of 
industrial land to non-industrial uses within the catchment areas of the infrastructure servicing 
the White Oaks/Dingman area.  The approval of the Bluestone/Tradewinds proposal would 
result in an additional 180 hectares of industrial land re-designated to non-industrial uses.  As a 
result, the amount of industrial land originally planned to be serviced by the infrastructure in the 
broader White Oak/Dingman area has decreased by almost 70% since the infrastructure was 
planned and the cost allocations to land use categories was originally determined.  This 
significant reduction in Industrial lands lead staff to further investigate the cost allocations and 
the appropriate sources for recovery, if any. 
 

a) Investments in infrastructure with large benefiting areas 
 

Staff have conducted a further review of the financial cost allocations for servicing the the 
broader White Oaks/Dingman area (see Maps 1 – 3 for a visual description of land use change 
and project locations).  Since 2004, the City has constructed several major trunk sanitary 
sewers (Dingman Trunk Sanitary Sewers SS4 and SS5), a wastewater pumping station 
(Wonderland Pumping Station) and a sanitary forcemain (Wharncliffe Sanitary Forcemain) with 
a combined industrial growth share cost of $8.4 million.  Although this infrastructure services 
and benefits the lands that have been and are proposed to be re-designated to non-industrial 
uses, the catchment areas include large tracts of land throughout the southern part of the City 
and extend beyond the Urban Growth Boundary.  The investments made by the City for these 
infrastructure projects will benefit future industrial lands in the south end of the city.  All of this 
suggests that the original allocation of these costs to Industrial uses remains, for the most part, 
unchanged.  As a result, it is the opinion of Staff that there is no need to identify an alternate 
source for cost recovery of the City’s previous investments associated with these infrastructure 
components due to the re-designation of lands within the broader White Oak/Dingman area to 
non-industrial uses. 
 

b) Investments in Infrastructure with more localized benefiting areas 
 

In recent years, the City has also made more localized investments in infrastructure benefitting 
the area immediately proximate to the Bluestone and Tradewinds properties: 
 

 White Oaks Sanitary Sewer:  In 2010, the White Oaks Sanitary Sewer was constructed.  
The City’s industrial growth share cost was $188,000.   
 

o Given that this sewer had a sizable non-industrial growth share, the re-designation of 
the Bluestone/Tradewinds lands to residential uses does not suggest a significant 
over-investment by the City to support the former DC exemption.  As this sewer has 
already been constructed, it is unclear as to what the legal avenue to recover costs 
for previous investments would be.  It is the opinion of Staff that no recovery be 
made for the industrial growth costs associated with the White Oaks Sanitary Sewer. 

  

 White Oaks Watermain:  A portion of the White Oaks Watermain upsizing has been 
constructed, however the ultimate watermain servicing associated with the subject lands is 
scheduled for construction in 2019.  The future White Oaks Watermain is included in the 
2014 Development Charges Background Study with a 63% industrial share for the 
improvements.  The industrial growth share associated with the previous construction was 
relatively minor (approximately $45,000) and Staff do not recommend pursuing refinancing, 
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given that the works have been constructed and it is unclear as to what legal avenue to 
recover costs for previous investments would be.   

 
If the Bluestone/Tradewinds land use redesignation proposal is approved, Staff will 
investigate the possibility of adjustments to the Residential, Industrial, Commercial and 
Institutional (RICI) splits for the future watermain improvements to reflect the change in 
land use and applicable population and employment demands.  However, since the 
watermain is part of the broader water supply network, it is possible that re-modelling 
may not reduce the portion of the costs allocated to the Industrial DC rate significantly. 
 

 Old Oak Stormwater Management Facility:  To date, the City has purchased land at the 
corner of White Oak Road and Dingman Road for the future construction of a stormwater 
management facility to service the subject lands.  The Old Oak Stormwater Management 
Facility was planned to be funded principally by non-development charge sources since the 
bulk of the lands within the drainage area were anticipated for industrial uses.  With the 
potential redesignation of the lands, the funding sources for this facility were also reviewed:   
 

o As the Old Oak Stormwater Management Facility is not included in the 2014 
Development Charges Study, it is the recommendation of Staff that “Contingency 
Facility A” – a listed project for a contingency stormwater management facility with 
an undetermined location – be used to fund the Old Oak stormwater management 
pond. The contingency facility will be re-named “Old Oak Stormwater Management 
Facility” and the timing of the facility construction will be established through the 
2016 Growth Management Implementation Strategy Update process.  

 
o It is further recommended that the City’s cost for the industrial growth share of the 

stormwater management land purchase (approximately $885,000) be recovered 
through development charge sources.  This action will result in an immediate impact 
on the DC SWM Reserve Fund, which is the currently the object of some financial 
concern as it relates to commitments already made and revenue levels being 
experienced.  However, this action represents the most viable way of recovering 
taxpayer investment in what was originally expected to be an industrial land use 
area.   

 
It should also be noted that Contingency Facility A is the only contingency 
stormwater management facility included in the 2014 Development Charges 
Background Study and, if utilized to fund the Old Oak Stormwater Management 
Facility, would no longer be available to provide stormwater servicing for future 
residential lands that lack an identified stormwater management facility listed in the 
Development Charges Background Study.  

 
o Consistent with the above, should the Bluestone/Tradewinds re-designation proposal 

be approved, future funding for the construction of the Old Oak Stormwater 
Management Facility should also be provided from development charges as the 
lands will build out for non-industrial uses.   

 
o Capital Budget adjustments will be necessary to effect the above funding changes, 

should the staff recommendation with respect to refinancing the SWMF be approved.  
The cancellation of the previous sources of financing for the pond which served this 
industrial area, and re-financing the SWMF land should be completed immediately 
following redesignation, while the adjustment for the SWMF construction should be 
made through the 2016 GMIS process. 
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Map 1:  White Oak/Dingman-Area Land Use Prior to SWAP Re-designations 
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Map 2:  White Oak/Dingman-Area Land Use Post-SWAP Re-designations 
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Map 3:  White Oak/Dingman-Area Land Use with Bluestone/Tradewinds Re-designation 
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Appendix "D" 

 
Written Comments Received from the Public  
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