
Agenda ltem # Page #TI
39T-08504/2-7521

A. Maclean

RECOMMENDATION

That, on the recommendation of the the Managing Director of the Development Approvals
Business Unit and the Manager, Development Planning, the following actions be taken with
respect to the application of Sifton Properties Limited. relating to the property located at 1551
Blackwell Boulevard:

(a) Planning and Environment Committee REPORT TO the Approval Authority the issues, if
any, raised at the public meeting with respect to the application for draft plan of
subdivision of Sifton Properties Limited. relating to the property located at 1551
Blackwell Boulevard;

(b) Council SUPPORTS the Approval Authority issuing draft approval of the proposed plan
of residential subdivision, as submitted by Sifton Properties Limited (File No. 39T-
08504), prepared by Delcan (certified by Robert Sterling, OLS, dated December 7,
2011), SUBJECT TO the conditions contained in the attached Appendix "39T-08504";

(c) the proposed by-law attached hereto as Appendix "4" BE INTRODUCED at the
Municipal Council meeting on March 20, 2012 to amend Zoning By-law No. Z.-1 (in
conformity with the Official Plan, to change the zoning of the subject lands FROM a
Holding Residential R1/Residential R7/ Neighbourhood Facility (h. h-45 R1-4/R7 DT1
H13/NF1) Zone which permits single detached dwellings on lots with a minimum
frontage of 12 m (39.a ft); seniors housing to a density o175 units per hectare (30 units
per acre) and a height of 13 m (42.6ft); and churches, elementary schools, day care
centres and community centres TO a Holding Residential (h. h-45 R1-4) Zone. The h
holding provision shall not be removed until a subdivision agreement or site plan
agreement has been entered into with the City of London and the h-45 holding provision
shall not be removed until the recommendations of the accepted noise and dust study
relating to the adjacent gravel pit have been implemented to the satisfaction of the City
of London.

TO: CHAIR AND MEMBERS
PLANNING AND ENVIRONMENT GOMMITTEE

FROM: DAVID AILLES
MANAGING DIRECTOR, DEVELOPMENT APPROVALS BUSINESS UNIT

J. LEUNISSEN
MANAGER, DEVELOPMENT PLANNING

SUBJEGT: APPLICATION BY:

S¡FTON PROPERTIES LIMITED
1551 BLACKWELL BOULEVARD

PUBLIC PARTICIPATION MEETING ON
FEBRUARY 27,2012
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RELATED ESTIMATED COSTS AND REVENUES

Estimated Costs - This Aqreement
Claims from Urban Works Reserve Fund - General Nil

Stormwater Management N¡I

Capital Expense Nit

Other Nit

Total N¡I

Estimated Revenues - This Aqreement eO12 rates)
CSRF $674,450

UWRF $271,707

Total $946,157

Estimated Costs are based on approximations provided by the applicant. Actual claims will be determined in conjunction
with the terms of the subdivision agreement and the applicable By-law.

Estimated Revenues are calculated using 2012 DC rates. The revenue estimates includes DC cost recovery for "soft
services" (fire, police, parks and recreation facilities, library, growth studies). There is no comparative cost allocation in
the Estimated Cost section of the report, so the reader should use caution in comparing the Cost with the Revenue
section.

The Owner should take note that there are currently significant delays in payment of claims from the Urban Works
Reserve Fund.

PREVIOUS REPORTS PERTINENT TO THIS MATTER

August I I, 2008 - original Report to Planning committee (see attached)

April 6, 2009 - Request by sifton propert¡es to place appl¡cat¡on on hold

PURPOSE AND EFFECT OF RECOMMENDED ACTION

The purpose and effect of the recommended action is to allow for the development of a
residential plan of subdivision containing 41 single detached dwelling lots and one (1)walkway
and to apply appropriate zoning which reflects the intended land use.

RATIONALE

]-he. reqqested single detached residential use is permitted under the Multi-Family,
Medium Density Residential designation.

Conditions of draft plan approval and existing zoning contain provisions which will
ensure development of the lands for sensitive land uses does not occur until noise and
dust mitigation measures are in place both physically on the ground and through warning

1.

1.

2.
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clauses in the subdivision agreement.

Conditions of draft approval and recommended zoning contain provisions which will
ensure future development of the lands does not impact storm flows on abutting lands.

Removal of the Residential R7/Neighbourhood Facility (R7 D75 H13/NF1) Zones is
appropriate as the applicant has indicated their intended future land use is for single
detached dwellings only.

BACKGROUND

SURROUNDING LAND USES:

. North - Residential subdivision under construction

South - lnstitutional (church) on private services

East - Aggregate extraction operation

West - Vacant (zoned for future commercial

OFFICIAL PLAN DESIGNATION: (refer to map)

. Multi-Family, Medium Density Residential

EXISTING ZONING: (refer to map)

¡ Holding Residential R1/Residential R7/ Neighbourhood Facility (h. h-45 R1-4/R7 D7S
H13/NF1)

3

Date Application Accepted: February 27,
2008

Reactivated : December 12,2Q11

Agent: Maureen Zunli, Sifton Propeties
Ltd.

REQUESTED ACTION: The subdivision of this land, as proposed, would result in the
creation of a residential draft plan of subdivision with 41 lots (original proposal was for 30
lots). The City initiated Zoning amendment application is intended to delete the multi-family
residential and neighbourhood facility zones from this site.

SITE CHARACTERISTIGS:

. Gurrent Land Use - agriculture (cash crops) and "man made" pond (vacant of buildings
and structures)

o Frontage - 38 m (124.6 ft) to planned extension of Blackwell Boulevard (two 19 m (62
ft) road connections

. Depth - 113 m (370 ft.)

¡ Area - 2.42 ha (6.0 ac)

. Shape - Generally rectangular with two road allowance projections
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PLANNING HISTORY

Attached is a copy of the original staff report relating to this development proposal. This report
was presented to Planning Committee on August 11, 2008. At that time a number of issues
were raised by the property owner to the south, North Park Community Church. Their issues
revolved around servicing, access and other potential impacts this development may have on
their lands. As a result, the subdivision application was deferred by Planning Committee to
allow time for the applicant and the adjacent land owner to try and address these issues. Due
to a downturn in market conditions, Sifton Properties requested that their application be placed
on hold until such time as the market improved. On Apri 29th, 2009 Council resolved that:

(a) on the recommendation of the General Manager of Planning and Development,
the report dated April 6, 2009 be received for information; it being noted that the
application will be placed on hold at the request of Sifton Properties Limited;

(b) Planning and Development staff be requested to provide a report at a future
meeting of the Planning Committee with respect to the status of negotiations
between Sifton Properties Limited and North Park Community Church relating to
a possible public road connection on the property tine of the two properties; and

(c) the General Manager of Planning and Development be requested to arrange a
public participation meeting of the Planning Committee for consideration of the
site plan for this application, at such time as the application proceeds;

As per the Council resolution, the application was placed on hold. With respect to item b) the
applicant advised that they were unable to reach an agreement regarding a road connection
between the applicant's lands and the North Park Community Church lands immediately to the
south. lt should be noted that the City was not a party to these discussions. The final item c)
above dealt with the requirement for a public site plan meeting should the property develop for
medium density residential uses as per the existing R7 zoning which applies to this site. Since
the applicant is intending to develop single detached dwellings and staff are recommending that
the R7 Zoning be removed from this site, a public meeting for site plan approval will no longer
be a requirement.

It should also be noted that due to the time that has passed since the original public meeting in
2008, this request for reactivation of this application for draft plan of subdivision and zoning by-
law amendment is being addressed through a second public meeting.

SIGNIFICANT DEPARTMENT/AGENCY COMMENTS

Upper Thames River Conservation Authority (UTRCA)

That in accordance with Ontario Regulation 157106 made pursuant to Section 28 of the
Conservation Authorities Act, the proponent obtain the necessary permiVapprovals from the
UTRCA prior to undertaking any site alteration or development within this area including filling,
grading, construction, alteration to a watercourse and/or interference with a wetland.

Nofe: A condition of draft approval has been included to ensure that no construction may
commence or services installed prior to obtaining fhe necessary permits, including obtaining a
permit from the UTRCA.

London Hydro

London Hydro has adequate 27.6 kV underground distribution along Blackwell Boulevard for
this development. The applicant will be responsible for the cost associated with the
underground system expansion within the development, but they may receive rebates from
London Hydro based on connected load over a five year connection window. Transformation
lead times are minimum 16 weeks. London Hydro recommends you contact their engineering
department to confirm transformer requirements and availability. The applicant will be
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responsible for the cost associated with the relocation of any existing infrastructure as a result of
this development.

ANALYSIS

Revised Application

ln December 2Q11, Sifton Properties requested that their application be reactivated and they
also proposed a revision to the draft plan to develop lots with slightly smaller lot frontages. This
change to their original proposal results in an increase of 11 lots (from 30 lots to 41 lots). The
new lot sizes comply with the existing R1-4 zone which applies to this property.

This application was liaised with various departments/agencies and as a result a revised set of
draft approval conditions were created (see Appendix 39T-08504). lt is staffs contention that
the original Planning analysis for this development is still valid and the increase in number of
lots is considered to be a minor change.

Servicing

At the time the application was presented to Planning Committee in August 2OOB, issues were
raised the regarding the impacts this development would have on the Church's ability to control
storm water and to provide for sanitary servicing. On January 23, 2012, the Civic Works
Committee received a report from the Director of Wastewater and Treatment recommending
that a Servicing Agreement between North Park Community Church and the City be approved-.
This servicing agreement allows the Church to contribute to the cost of sanitary servicing in
coordination with the City's Transportation project at the intersection of Highbury Ave N. and
Fanshawe Park Rd. E. (which is scheduled to commence this spring)- A private drain
connection (PDC) to the storm sewer will also be installed as part of the project. These
improvements should assist in addressing the Church's current stormwater management issues
and facilitate future development of the property.

Based on the above, the issues of sanitary and storm servicing (for the Church) will be
addressed as part of the City's Transportation project at the intersection of Highbury Aúe N. and
Fanshawe Park Rd. E. Therefore the conditions requiring a temporary easémeni for sanitary
services and for a hydrological report to address surface flows from the Sifton lands, ai
originally recommended in the August 2008 staff report, will no longer be required. lt should be
noted, however, that through the design studies process and review of engineering drawings
Sifton Properties will be required to certify that stormwater runoff from this éubdivision will nãt

On December 16th ,2011, 31 letters were sent to
surrounding property owners advising of the application.
Notice of the application was also published in the
December 24,2Q11 Living in the City section of the London
Free Press.

Nature of Liaison: Consideration of a Residential Plan of Subdivision with 41 single
detached lots served by one (1) new local street.

The City of London is also considering an amendment to Zoning By-law Z.-1 lo change the
zoning on the subject lands (as shown on the attached Zoning Schedule) FROM a Holding
Residential R1/Residential R7/ Neighbourhoood Facility (h. h-45 R1-4/R7 D75 H13/NF1)
Zone TO a Holding Residential (h. h-45 R1-4) Zone which permits single detached dwellings
on lots with a minimum lot frontage of 12 metres and a minimum lot area of 360 m2.

Responses: North Park Community Church remains opposed to Sifton's subdivision
plan which shows no vehicular access to the south; concern on moving this application
to Planning and Environment Committee without further consultation with Sifton
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cause damage to downstream lands beyond the limits of this subdivision.

Also, Sifton Properties has also agreed to have further discussions with their engineer to
determine if it is possible to provide for swm and sanitary servicing for the northern part of the
Church lands.

Access

On September 5th, 2008, Sifton Properties advised representatives of North Park Community
Church that they would consider selling a portion of their land for private road access for the
Church. On October 2,2008 the Church respectively declined their offer and advised that they
wished to pursue the public road connection. ln December 2008, North Park Community
Church applied for consent to sever the rear portion of their lands (8.002109). The Consent was
granted on January 20, 2009 with a condition requiring the severed parcel to have sufficient
street frontage. On February 20,2009 representatives of the Church and Sifton Properties met
to further discuss the issue of public access but the City was been advised that no agreement
was reached. Since that time the original Consent decision has lapsed.

Based on the comments received as a result of this most recent liaison, on February 9, 2012
Sifton Properties held another meeting with representatives of North Park Community Church.
At that meeting, representatives of North Park reiterated their concerns regarding the need for
access and servicing options for the future development of the rear of their property (which
abuts Sifton's subdivision). Sifton agreed to re-examine the issues and try and come up with a
solution to the access (through a private drive) and for servicing (both SWM and sanitary) as it
relates to the abutting lands immediately to the south.

As noted in our original 2008 report to the Committee, staff does not support a road connection
from the proposed local street in the Sifton draft plan to the Church lands. Official Plan policies
note that the preferred location for multi-family medium density residential development is on
lands abutting an arterial, primary collector or secondary collector street. One of the main
reasons for this is to limit the impacts of traffic to and from multi-family residential development
on stable, low density residential areas. Should the Church wish to develop the northerly
portion of their lands for multi-family use, access should be provided from Fanshawe Park Rd.
E.

As per our original 2008 recommendation, the plan has been redline amended to include a
walkway from Street "A" to the North Park Community Church lands.

Grade lssues for Lots 14-18

The draft plan shows that there is a grade difference at the rear of lots 14-18 which may require
the installation of a retaining wall. Sifton's engineer has confirmed that this is a possibility and
as a result it is recommended that this issue be properly addressed through the submission of a
study during the Design Studies process to confirm that should a retaining wall be required,
these lots are of sufficient size to be functional.

Conditions of Draft Approval

The attached conditions of draft approval (Appendix 39T-08504) are based on the consolidated
comments of Engineering Review, the Transportation and Planning Division, the Wastewater
and Drainage Engineering Division, the Wastewater and Drainage Engineering - Stormwater
Management Unit, the Water Engineering Division, the Pollution Control Engineering Division,
and all other agencies and departments which have provided input through the liaison process.

ln addition to the conditions of draft approval it is recommended that the draft plan be revised to
show a 19.0 metre right-of-way for Street "4". Please note that there will be increased operating
and maintenance costs for works being assumed by the City.

6
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Urban Design/Placemak¡ng Policies

The proposed draft plan of subdivision and recommended zoning provides for low density
housing which is consistent with the Official Plan and the Kilally North Area Plan.

The focal point of this neighbourhood is the Open SpaceMetland area which is located to the
north of this plan. The draft plan allows for appropriate vehicular and pedestrian circulation
throughout the community. The plan also provides for an integration of community elements by
providing for a pedestrian linkage between the neighbourhood to the north and North Park
Community Church lands to the south.

Red-Line Amendments

The following redline amendments are proposed:

. Revise Street "4" road allowance to 19 metres

. Add a new walkway Block 42 and revise adjacent lots to accommodate the 3 metre walkway
o Label Street "A"

CONCLUSION

The proposed subdivision of land is consistent with the general intent of Provincial Policy
Statement (2005) and City Official Plan policies and the Kilally North Area Plan. The proposed
plan of subdivision, as redline amended, and the proposed Zoning By-law amendment are
appropriate for the development of these lands.

February 15,2012
AM/am
"Attach."
Y:\Shared\Sub&Spec\SUBDlM2008\39T-08504 - 1551 Blackwell Boulevard (AMacLlReactivated Correspondence\Report to
PEC.doc

PREPARED BY: SUBMITTED AND RECOMMENDED BY:

ALLISTER MACLEAN
SENIOR PLANNER
DEVELOPMENT PLANNING DEVELOPMENT PLANNING

RECOMMENDED BY:

DAVID AILLES
MANAGING DIRECTOR DEVELOPMENT APPROVALS BUSINESS UNIT
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Telephone Written

James Bekkers
North Park Community Church
-the church is exploring their options for
development; they remain opposed to Siftons
subdivision plan which shows no vehicular
access to the south; they are concerned
about progressing the file to the Planning and
Environment Committee given that limited
consultation that has occurred with Sifton.

I
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APPENDIX "A"

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

2012

By-law No. Z.-1-12

A by-law to amend By-law No. Z.-1 to
rezone an area of land at 1551 Blackwell
Boulevard and legally described as Part of
Lot 8, Concession 5, (Geographic
Township of London).

WHEREAS Sifton Properties Limited have applied to rezone an area of land
1551 Blackwell Boulevard, as shown on the map attached to this by-law, as set out

AND WHEREAS this rezoning conforms to the Official Plan;

located
below;

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

Schedule "4" to By-law No. Z.-1 is amended by changing the zoning applicable to lands at 1551
Blackwell Boulevard and legally described as Part of Lot 8, Concession 5, (Geographic
Township of London), as shown on the attached map from a Holding Residential R1/Residential
R7/ Neighbourhood Facility (h. h-45 R1-4/R7 D75 H13/NF1) Zone to a Holding Residential (h.
h-45 R1-4) Zone.

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 otheruvise provided by the said subsection.

PASSED in Open Council on March 20,2012.

Joe Fontana
Mayor

Catharine Saunders
City Clerk

First Reading - March 20,2012
Second Reading - March 20,2012
Third Reading - March 20,2012

10
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APPENDIX 39T.08504
(Conditions to be included for draft plan approval)

THE CORPORATION OF THE CITY OF LONDON'S CONDITIONS AND AMENDMENTS TO
FINAL APPROVAL FOR THE REGISTRATION OF THIS SUBDIVISION, FILE NUMBER 39T.
08504 ARE AS FOLLOWS:

NO. CONDITIONS

Standard

1. This draft approval applies to the draft plan submitted by Sifton properties Ltd. (File No.
39T-08504 prepared by Delcan, certified by Robert D. Sterling, OLS (dated December 7,
2011), as redline revised which shows 41 single detached lots and one walkway block
served by one (1) new street.

2. The approval of this draft plan applies for three years, and if final approval is not given
by that date, the draft approval shall lapse, except in the case where an extension has
been granted by the Approval Authority.

3. The road allowances included in this draft plan shall be shown on the face of the plan
and dedicated as public highways.

4. The Owner shall within g0 days of draft approval submit proposed street names for this
subdivision to the Director of Development Planning.

5. The Owner shall request that addresses be assigned to the satisfaction of the Director of
Development Planning in conjunction with the request for the preparation of the
subdivision agreement.

6. Prior to final approval, the Owner shall submit to the Approval Authority a digital file of
the plan to be registered in a format compiled to the satisfaction of the City of London
and referenced to NADS3UTM horizon control network for the City of London mapping
program.

7. Prior to final approval, appropriate zoning shall be in effect for this proposed subdivision.

8. The Owner shall enter into a subdivision agreement and shall satisfy all the
requirements, financial and othenvise, of the City of London in order to implement the
conditions of this draft approval.

9. The required subdivision agreement between the Owner and the City of London shall be
registered against the lands to which it applies.

10. This subdivision shall be registered in one (1) phase.

11. The Owner shall comply with all City of London standards, guidelines and requirements
in the design of this draft plan and all required engineering drawings. Any deviation to
the City's standards, guidelines, or requirements shall be completed to the satisfaction of
the city Engineer and the Managing Director of development Approvals.

12. Prior to final approval, for the purposes of satisfying any of the conditions of draft
approval herein contained, the Owner shall file with the Approval Authority a complete
submission consisting of all required clearances, fees, and final plans, and to advise the
Approval Authority in writing how each of the conditions of draft approval has been, or
will be, satisfied. The Owner acknowledges that, in the event that the final approval
package does not include the complete information required by the Approval Authority,
such submission will be returned to the Owner without detailed review by the City.

13. For the purpose of satisfying any of the conditions of draft approval herein contained, the

12
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Owner shall file, with the City, complete submissions consisting of all required studies,
reports, data, information or detailed engineering drawings, all to the satisfaction of the
Director of Development Planning and the Managing Director of the Development
Approvals Business Unit. The Owner acknowledges that, in the event that a submission
does not include the complete information required by the Director of Development
Planning and the Managing Director of the Development Approvals Business Unit, such
submission will be returned to the Owner without detailed review by the City.

Prior to final approval, the Owner shall request the City of London Finance Department
to advise the Approval Authority that all financial obligations/encumbrances owed to the
City on the said lands have been paid in full, including property taxes and local
improvement charges.

The Owner shall not commence construction or installations of any services (e.9.
clearing or servicing of land) involved with this plan prior to obtaining all necessary
permits, approvals and/or certificates that need to be issued in conjunction with the
development of the subdivision, unless othenrise approved by the City in writing; (e.9.
Ministry of the Environment Certificates; City/Ministry/Government permits: Approved
Works, water connection, water-taking, Crown Land, navigable watenivays; approvals:
Upper Thames River Conservation Authority, Ministry of Natural Resources, Ministry of
Environment, City; etc.)

The owner shall make a cash payment in lieu of the 5% parkland dedication pursuant to
City of London By-law CP-g.

Within one year of registration of the plan, the Owner shall construct a 1.8 metre privacy
fence of similar design and material along the rear lot line of Lots 5 to 23 both inclusive
where it abuts lands owned by the North Park Community Church to the satisfaction of
the Managing Director of the Development Approvals Business Unit .

Concurrent with registration of the plan, the Owner shall construct a walkway within
Block 42 in accordance with City Standards and convey Block 42 to the City of London
at no cost.

The Owner shall include in the subdivision agreement a warning clause to be registered
on title of each Lot within 300 metres of the aggregate extraction operation, warning
prospective purchasers of the existence of the aggregate extraction operation; the
possibility of alterations, which expansion may affect the living environment of the
residents notwithstanding the inclusion of noise and dust attenuation measures in the
design of the subdivision and individual units.

The following warning clause shall apply to Lots 5 to 23 inclusive and shall be included
in the subdivision agreement to be registered on Title and in subsequent Offers of
Purchase and Sale for the affected lots:

"Purchasers are advised that a large institution use (North Park
Community Church) operate on the adjacent lands to the south.
There may be instances where activity and noise levels from this
abutting land may interfere with some activities of the dwelling
occupants. "

ln accordance with City standards or as othenuise required by the City Engineer, the
Owner shall complete the following for the provision of sanitary services for this draft
plan of subdivision:

i) Construct sanitary sewers to serve this Plan and connect them to the existing
municipal sewer system, namely, the 200 mm (8") diameter sanitary sewer
located on Blackwell Boulevard;

20.

21.
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ii) Where trunk sewers are greater than 8 metres in depth and are located within the
municipal roadway, the Owner shall construct a local sanitary sewer to provide
servicing outlets for private drain connections, to the satisfaction of the City
Engineer. The local sanitary sewer will be at the sole cost of the Owner. Any
exception will require the approval of the City Engineer.

ln conjunction with the Design Studies submission, the Owner shall have his consulting
engineer prepare and submit the following sanitary servicing design information:

i) Provide an analysis which shall indicate the water table level of lands within the
subdivision with respect to depth of the sanitary sewers and an evaluation of
additional measures, if any, which will need to be incorporated in the design and
construction of the sewers to ensure that the sewers will meet allowable inflow
and infiltration levels as identified by OPSS 4'10 and OPSS 407. Any measures
identified shall be included in the engineering drawings for the subdivision.

ln order to prevent any inflow and infiltration from being introduced to the sanitary sewer
system, the Owner shall undertake the following:

Throughout the duration of construction within this draft plan of subdivision,
undertake measures within this draft plan to control and prevent any inflow and
infiltration and silt from being introduced to the sanitary sewer system during and
after construction, satisfactory to the City, at no cost to the City;
Not allow any weeping tile connections into the sanitary sewers within this Plan;
and
Following construction, the Owner shall have his consulting engineer confirm that
the sanitary sewers meet allowable inflow and infiltration levels as per OPSS 410
and OPSS 407. Also, if requested, the Owner shall permit the City to undertake
smoke testing of the sanitary system at any time prior to assumption of the
subdivision.

Prior to registration of this Plan, the Owner shall obtain consent from the City to reserve
capacity at the Adelaide Pollution Control Plant for this subdivision. This treatment
capacity shall be reserved by the City subject to capacity being available, on the
condition that registration of the subdivision agreement and the plan of subdivision occur
within one (1) year of the date specified in the subdivision agreement.

Failure to register the Plan within the specified time may result in the Owner forfeiting the
allotted treatment capacity and, also, the loss of his right to connect into the outlet
sanitary sewer, as determined by the City. ln the event of the capacity being forfeited,
the Owner must reapply to the City to have reserved sewage treatment capacity
reassigned to the subdivision.

ln accordance with City standards or as othenruise required by the City Engineer, the
Owner shall complete the following for the provision of stormwater services for this draft
plan of subdivision:

i) Construct storm sewers, located within the Stoney Creek Subwatershed, and
connect them to the existing municipal storm sewer system, namely, the 450 mm
(18") and 750 mm (30") diameter storm sewers located on Blackwell Boulevard
and outletting to the Regional SWM Facility located in Fanshawe Ridge
Subdivision, Block 67, Plan 33M-548; and

ii) Construct and implement erosion and sediment control measures as accepted in
the Functional SWM and/or Drainage Servicing Report for these lands

i)

ii)

iii)

24.

25.
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satisfactory to the City and the Owner shall correct any deficiencies of the
erosion and sediment control measures forthwith.

ln conjunction with the Design Studies submission, the Owner shall have his consulting
engineer prepare and submit a Storm/Drainage and SWM Servicing Letter/Report of
Confirmation to address the following:

i) ldentify the storm/drainage and SWM servicing works for the subject lands and
how the interim drainage, if any, from external lands will be handled, all to the
satisfaction of the City;

ii) ldentify major and minor storm flow routes for the subject lands, to the
satisfaction of the City;

iii) Develop an erosion/sediment control plan that will identify all erosion and
sediment control measures for the subject lands in accordance with City of
London and Ministry of the Environment standards and requirements, all to the
satisfaction of the City. This Plan is to include measures to be used during all
phases on construction; and

iv) lmplement SWM soft measure Best Management Practices (BMP's) within the
Plan, where possible, to the satisfaction of the City. The acceptance of these
measures by the City will be subject to the presence of adequate geotechnical
conditions within this Plan and the approval of the City.

The above-noted Storm/Drainage and SWM Servicing Letter/Report of Confirmation
prepared by the Owner's consulting professional engineer shall be in accordance with
the recommendations and requirements of the following:

i) The SWM criteria and environmental targets for the Stoney Creek
Subwatershed Study and any addendums/amendments;

ii) The accepted Municipal Class Environmental Assessment for Storm Drainage
and Stormwater Management Servicing Works for the Kilally North Storm Sewer
Servicing in the City of London and any addendums/amendments;

iii) The approved Functional Stormwater Management Plan for FanshawE Ridge
Subdivision (SWM Servicing Design Plan and the accepted modified Functional
storm/drainage and SWM Servicing Design (submitted April 15, 2005) for
Fanshawe Ridge Subdivision or any updated Functional Stormwater
Management Plan and any addendums/amendments.

iv) The Storm LetteriReport of Conformation for the subject development prepared
and accepted in accordance with the file manager process.

v) The City of London Environmental and Engineering Services Department
Design Specifications and Requirements, as revised;

vi) The City's Waste Discharge and Drainage By-laws, lot grading standards,
Policies, requirements and practices;

vii) The Ministry of the Environment SWM Practices Planning and Design Manual,
as revised; and

viii) Applicable Acts, Policies, Guidelines, Standards and Requirements of all
required approval agencies.

27.
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Prior to the issuance of any Certificates of Conditional Approval, the Owner shall
complete the following:

i) For lots and blocks in this plan or as othenruise approved by the City, all
stormidrainage and SWM related works to serve this plan must be constructed
and operational in accordance with the approved design cr¡teria and accepted
drawings, all to the satisfaction of the City;

ii) Construct and have operational the major and minor storm flow routes for the
subject lands, to the satisfaction of the City;

iii) Prior to final approval, the Owner's consulting engineer shall certify that
increased and accelerated stormwater runoff from this subdivision will not cause
damage to downstream lands, properties or structures beyond the limits of this
subdivision. Notwithstanding any requirements of the City, or any approval given
by the City, the Owner shall indemnify the City against any damage or claim for
damages arising out of or alleged to have arisen out of such increased or
accelerated stormwater runoff from this subdivision

The Owner shall provide a security in the amount of $25,000 to ensure that the Erosion
and Sediment Control Plan (ESCP) be executed in accordance with the City approval
procedure and criteria. ln the event of failure in properly implementing and maintaining
the required ESCP, the ESCP security will be used by the City to undertake all
necessary clean up work for the regional SWM Facility located in Fanshawe Ridge
Subdivision, Block 67, Plan 33M-548, all to the satisfaction of the City.

ln accordance with City standards or as othenruise required by the City Engineer, the
Owner shall construct watermains to serve this Plan and connect them to the existing
municipal system, namely, the two existing 200 mm (8") diameter watermain stubs on
Blackwell Boulevard.

ln conjunction with the Design Studies submission, the Owner shall have his consulting
engineer prepare and submit the following water servicing design information:

i) A water servicing report which addresses the following:

- ldentify external water servicing requirements;
- Confirm capacity requirements are met;
- ldentify need to the construction of external works;
- ldentify the effect of development on existing water infrastructure - identify

potential conflicts;
- Water system area plan(s)
- Water network analysis/hydraulic calculations for subdivision report;
- Phasing report;
- Oversizing of watermain, if necessary and any cost sharing agreements.

ii) To address water quality requirements for the watermain system by the use of
the following:

- design calculations which demonstrate there is adequate water turnover to
maintain water quality; and/or

- the use of valving to shut off future connections which will not be used in the
near term; and/or

- the use of automatic flushing devices to maintain water quality, with it being
noted that the water flushed by the device is to be measured (by a water meter
in a meter pit) and the cost of water charged to the Owner. The meter pit and a
water meter shall be installed and functional prior to water being used for

29.

30.

31.
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building construct¡on purposes. Water used during building construction will be
charged at the commercial customer rate; and/or

- make suitable arrangements with Water Operations for the maintenance of the
system in the interim.

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
implement the recommendations of the accepted water servicing report to address the
water quality requirements for the watermain system, to the satisfaction of the City
Engineer, at no cost to the City.

The Owner shall eliminate/limit the bulge in the curb line on Street'A'to only a maximum
offset from the standard radius required to achieve the minimum curb distance for
driveways, as approved by the City. Further, the bulge in the street line is only to be to
the extent required to achieve the minimum frontage for the abutting lots.

The Owner shall have it's professional engineer design the roadworks in accordance
with the following road widths:

i) Street 'A' has a minimum road pavement width (excluding gutters) of 7.0 metres
(23') with a minimum road allowance of 19 metres (62').

The Owner shall ensure all streets with bends of approximately 90 degrees shall have a
minimum inside street line radius with the following standard:

34.

35.

36.

37.

38.

39.

40.

41.

42.

43.

Road Allowance
19.0 m

S/L Radius
9.5 m

The Owner shall construct a 1.5 metre (5') sidewalk on the outside boulevard of Street
'4',.

The Owner shall install street lighting on all streets in this plan to the satisfaction of the
City, at no cost to the City.

The Owner shall direct all construction traffic a5sociated with this draft plan of
subdivision to utilize Blackwell Boulevard via Highbury Avenue North or other routes as
designated by the City.

Prior to commencing any construction on this site, the Owner shall notify the City of
London Police Services of the start of construction of this plan of subdivision.

ln the event any work is undertaken on an existing street, the Owner shall establish and
maintain a Traffic Management Plan (TMP) in conformance with City guidelines and to
the satisfaction of the City for any construction activity that will occur on existing public
roadways. The Owner shall have it's contractor(s) undertake the work within the
prescribed operational constraints of the TMP. The TMP will be submitted in conjunction
with the subdivision servicing drawings for this plan of subdivision.

Prior to the issuance of a Certificate of Conditional Approval for each construction stage
of this subdivision, all servicing works for the stage must be completed and operational,
all to the specification and satisfaction of the City.

Prior to final approval, the Owner shall make arrangements with the affected property
owner(s)for the construction of any portions of services situated on private lands outside
this plan, and shall provide satisfactory easements over the sewers, as necessary, all to
the specifications and satisfaction of the City.

ln the event that relotting of the Plan is undertaken, the Owner shall relocate and
construct services to standard location, all to the specifications and satisfaction of the
City.
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The Owner shall connect to all existing services and extend all services to the limits of
the draft plan of subdivision, at no cost to the City, all to the specifications and standards
of the City.

The Owner shall advise the City in writing at least two weeks prior to connecting, either
directly or indirectly, into any unassumed services constructed by a third party, and to
save the City harmless from any damages that may be caused as a result of the
connection of the services from this subdivision into any unassumed services.

Prior to connection being made to an unassumed service, the following will apply:

i) ln the event discharge is to unassumed services, the unassumed services must
be completed and conditionally accepted by the City; and,

ii) The Owner must provide a video inspection on all affected unassumed sewers.

Any damages caused by the connection to unassumed services shall be the
responsibility of the Owner.

The Owner shall pay a proportional share of the operational, maintenance and/or
monitoring costs of any affected unassumed sewers or SWM facilities (if applicable) to
third parties that have constructed the services and/or facilities to which the Owner is
connecting. The above-noted proportional share of the cost shall be based on design
flows, to the satisfaction of the City Engineer, for sewers or on storage volume in the
case of a SWM facility. The Owner's payments to third parties shall:

i) commence upon completion of the Owner's service work, connections to the
existing unassumed services; and

ii) continue until the time of assumption of the affected services by the City.

With respect to any services and/or facilities constructed in conjunction with this Plan,
the Owner shall permit the connection into and use of the subject services and/or
facilities by outside owners whose lands are served by the said services and/or facilities,
prior to the said services and/or facilities being assumed by the City.

lf, during the building or constructing of all buildings or works and services within this
subdivision, any deposits of organic materials or refuse are encountered, the Owner
shall report these deposits to the City and Chief Building Official immediately, and if
required by the City and Chief Building Official, the Owner shall, at his own expense,
retain a professional engineer competent in the field of methane gas to investigate these
deposits and submit a full report on them to the City and Chief Building Official. Should
the report indicate the presence of methane gas then all of the recommendations of the
engineer contained in any such report submitted to the City and Chief Building Official
shall be implemented and carried out under the supervision of the professional engineer,
to the satisfaction of the City and Chief Building Official and at the expense of the
Owner, before any construction progresses in such an instance. The report shall include
provision for an ongoing methane gas monitoring program, if required, subject to the
approval of the City engineer and review for the duration of the approval program.

lf a permanent venting system or facility is recommended in the report, the Owner shall
register a covenant on the title of each affected lot and block to the effect that the Owner
of the subject lots and blocks must have the required system or facility designed,
constructed and monitored to the specifications of the City, and that the Owners must
maintain the installed system or facilities in perpetuity at no cost to the City. The report
shall also include measures to control the migration of any methane gas to abutting
lands outside the Plan.

46.

47.

48.
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The Owner's professional engineer shall provide inspection services for all work during
construction by it's professional engineer for all work to be assumed by the City, and
have it's professional engineer supply the City with a Certification of Completion of
Works upon completion, in accordance with the plans accepted by the City.

ln conjunction with the Design Studies submission, the Owner shall have it's
professional engineer provide an opinion for the need for an Environmental Assessment
under the Class EA requirements for the provision of any services related to this Plan.
All class EA's must be completed prior to the submission of engineering drawings.

The Owner shall have it's professional engineer notify existing property owners in
writing, regarding the sewer and/or road works proposed to be constructed on existing
City streets in conjunction with this subdivision, all in accordance with Council policy for
"Guidelines for Notification to Public for Major Construction Projects".

ln conjunction with the Design Studies submission, the Owner shall have a report
prepared by a qualified consultant, and if necessary, a detailed hydro geological
investigation carried out by a qualified consultant, to determine the effects of the
construction associated with this subdivision on the existing ground water elevations and
domestic or farm wells in the area and identify any abandoned wells in this plan, to the
satisfaction of the City Engineer. lf necessary, the report is to also address any
contamination impacts that may be anticipated or experienced as a result of the said
construction.

Prior to the issuance of any Certificate of Conditional Approval, any remedial or other
works as recommended in the above accepted hydro geological report shall be
implemented by the Owner, to the satisfaction of the City, at no cost to the City.

The Owner shall decommission and permanently cap any abandoned wells located in
this Plan, in accordance with current provincial legislation, regulations and standards. ln
the event that an existing well in this Plan is to be kept in service, the Owner shall
protect the well and the underlying aquifer from any development activity.

ln conjunction with registration of the Plan, the Owner shall provide to the appropriate
authorities such easements as may be required for all municipal works and services
associated with the development of the subject lands, such as road, utility, drainage or
stormwater management (SWM) purposes, to the satisfaction of the City, at no cost to
the City.

The Owner shall decommission any abandoned infrastructure, at no cost to the City,
including cutting the water service and capping it at the watermain, all to the
specifications and satisfaction of the City Engineer.

All costs related to the plan of subdivision shall be at the expense of the Owner, unless
specifically stated othenruise in this approval.

The Owner shall remove any temporary works when no longer required and restore the
land, at no cost to the city, to the specifications and standards of the city.

ln conjunction with the Design Studies submission, the Owner shall have a report
prepared by a qualified consultant to ensure that any lots which abut 1510 Fanshawe
Park Rd E. which may require a retaining wall will have sufficient land area to be
developed for single detached dwellings (ie functional rear yard and building area).

50.
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That, on the recommendation of the .General Manager of planning and Development, thefollowing actions be- taken with respect to the plan of rr"¡Oiuiuion application of Sifton properties
liqtleo relating to the p¡opedy located on lan'ds tegally olscribed'as part of Lot B, concession5, 

-(Geographic 
Townsfrip of L91don) and shown õn áran approved plán ãgr-01509 as Block132 (draft municipal address 1551 Blackwell Boulevãrojäno ihe city ot lonoon initiated ZoningReview:

(a) Planning Committee REPORT To the ApprovalAuthority the issues, if any, raised at thepublic meeting with respect to the application for drait plan of .uooiu¡r¡on by SiftonPropefties Limited relating to the properiy located at 1551 Blackwell gòulevaro;

(b) Council SUPPORTS lhe Approval.Auth.orityìssuing draft approval to the proposed plan
of residential subdivision, as submitted uy Sirton Põperties'iimit"O (Fiìe No. 39T-0g504,prepared by Stante.c Consrlting_!l{ (g.^ttr9! OV n'onert Sterting, ölS, O"t"O lanuary30, 2008), as_red'line revised, SUBJÈCT TO tñe conditions contained in the attachedAppendix "39T-08504,';

(b) the proposed by_-law attached hereto as Appendix ,,A,' BE INTRoDUGED at theMunicipal councir meeting on Jury 21, 2ooti ìo amend Zoning Bylrr* No. Z.-1 (inconformity with the official Plan, tó change the zoning of the s"uoléct lands FR9M aHolding Residential R1/Residential R7/ tr,te-þnbourtroodiacility rrl- rl-+s R1-4/R7 D75H13/NF1) Zone which permits single deiached dweilings ä'ì ioir with a minimumfrontage of 12.m (39.4 ft); seniors hõusing to a dénsity or 7s unitslãr hectare (30 unitsper acre) and a height of 13 m Ø2.6ft)fand churchäs, etemàÀìãiy schoots, dry .áiécentres and community centres To a Holding Residentíal 0. h-¿s hi-¿l zone. îr.,u t,,holding provision shall not be removeo until a subdivision agreement or site plan
agreement has been entered into with the City of London ano tfrJh-+5 holding provision
shall not be removed until the recommendations of the accepted noise and dust studyhave been implemented to the satisfaction of the city of London.

(c) the applicant BE ADVISED that the General Manager of Environmental & Engineering
Services & city Engineer has projected the following claims and revenues information:

U;ban Works

Cíty Servíces
Resente Fund
City Services
Reserue Fund
Catholic Scåoo/
Board

$ 58,026.00

Net Impact Estimated Year

"F""ey""m"e"n"t

$ 58,649.00

Other

cHAtR ANp MEMBEES - pLANNtNc coMMtTTEE

R. W. PANZER
GENERAL MANAGER OF PLANNING AND DEVELOPMENT

SIFTON PROPERTIES LIMITED
PART LOT 8, CONCESSION 5

(9EOGRAPH|C TOWNSHTP OF LONDON)
PUBLIC PARTIGIPATION MEETING ON'

AUGUST 11,2008 at 7:10 p.M.

$ 141,443.00

subtotat iSzoo,os2.oo -l-ñïf--"--^-
Engineering i $ 292,104.00-l^ñii$ 232,104.00

Capital Works

Works

$ 11,370.00

g 232,104.00
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Estimated
Revenue

Estimated
CIaims

Net Impact Estimated Year
Of PavmentIndustrial

Oversizíng
Rgserve Fund

Nit N¡I

Owners New
Cosfs
gwners Total
Cosfof
D_evelopment

*or., Refers to Road, sewer $;;itarv s öîüö;5#n wàîer tuiìgàäiein;t ÈäiciiiT¡es";;h W;;l;;Sötiðäö--i

A. MAG-LFAN
timated Year 

¡

Estimated
Revenue

Estimated
Claims

Net lmpact Estimated
Year
Of PavmentUrban Works

Reserye Fund
General $ 141,443.00 Nit $ r4r,443.00

Stormwater
Manaoement

$ 58,649.00 Nit $ 5.8,649.00

Subtotal $ 200,092.00 Nit $ 200,092.00

City Services
Reserue Fund

Engineering
Services * þ 232,194.00 s 232,104.00 2009

City Services
Reserve Fund

Other Growth
Works

Þ cö,u26.00 $ 58,026.00 2009

Catholic School
Board Charoe

$ 11,370.00

CapitalWorks
Budqet Nit

lndustrial
Oversizing
Reserve Fund

Nit

Owners Total
Share

1) ESTIMATED REVENUES ARE cALcULATED USING CURRENT RATES. ct-AtMS ARE CALcULATED UNDER THENEW cosr SHARING FRAMEWORKAND uslNc orle oÌ-z'ÃlrEnruarvE METHoDs FoR cosr sHARINGUNDER CONSIDERATION. ESTIMATED CLAIMS pnou-r¡re'tinsnÌ.¡ woRKS RESERVE FUND wtLL BE ¡NAccoRDANcE wlrH THE NEW cosr sHARlNe rnnuEwonñ nppnoveo By couNcrL tN pRrNcrpLE oNJANUARY 9, 2008.

2) ESTIMATES ARE BASED OÑ INFORMATION PROVIDED BY THE APPLIcANT AND AMENDED AS PER THE DRAFTRULES' THEY Do Nor coNsrlrurE ANY coMMITMENTé'liÑ'be¡rnlr oF ïHE ctry oF LoNDoN. AcruALclÁlMs wlLL BE DETERMINED IN coNJUNcrloN wtrH rnÈ èueoMstoN AGREEMENT AND THE By-LAWS.
+fiIY+t Ê*ENUES 

ARE DETERMINED lN coNJUNcrtôÑ wliil BUTLDTNG pÈnn¡rïs Áiro rHE By-r-AWS Àf

Should Urban Works Reserve Fund changes not take effect, the following will apply:

IMPACT OF SUBDIVISION ON RESERVE FUNDS AND CAPITAL WORKS BUDGET UNDERcURRENIf UND|Nc PRtNctPLES

*
NOTE:

1)

Refers to Road, Sewer (Sanitary & Storm), Stormwater Management Facilities and Water Seryices
ESTIMATES ARE CALCUIATED USING CURRENT RATES AND THE INFORMATION IS REPORTED ALL INAccoRDANcE wlrH THE DEVELOPMENT cnnnoes AND uiBAN wõnr9 FUND Bv-LAW (tE. c.p.-i440-167),AND ANY AMENDMENTS THERETO. ANY cLAiM ÈAYMENT rnoù ine'ùnànN woRKS REsERVE FUND wrLL BErN AccoRDANcE wrH BY-I-AW No. c.P.-1440-ìdz n¡¡o ns nppnoveõãäHÈ'ctii ÈñiÌñ;tR. ' '
ESTIMATES ARE BASED ON INFORMATION PROVIDED BY THE APPLICANT AND ARE PROVIDED FORINFORMATION PURPOSES ONLY. THE oo Ñor coNsTtrurÊ nNV iòrr¡rvrrMENTS oN BEHALF oF THE crryoF LoNDoN' AcruAL ct'AIMS wLL BE DETERMINED lñ Corüuñòïror.iwrn rHE suBDrvrsroN AcREEMENTAND THE BY-LAWS' AcruAL REVENUES nnÈ óerenrvrrrueo ir'r c'oñlúñðror.¡ wrrH BUTLDTNc pERMrrs ANDTHE BY-I.AWS AT THAT TIME

THE OWNER SHOULD TAKE NOTE THAT THERE ARE CURRENTLY SIGNIFICANT DEI.AYS IN PAYMENT OFCL"AIMS FROM THE URBAN WORKS NTSENVÈ riÑO.

THE ABOVE CLAIMS/REVENUES ARE BASED ON ESTMATES USING CURRENT UWRF RULES, FURTHERESTIMATED CI.AIMS/REVENUES BASED ON ANÏóIPATED FUTURE RULES MAY VARY suBSTANTIALLY.

2)

3)

PREVIOUS REPORTS PERTINENT TO THIS MATTER

Draft Plan of Subdivision 39T-01509 - Report to Planning Committee November 2003

H'7232 Removal of H4s Holding provision - september 2006
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The purpose and effect of the recommended action
residential plan of subdivision containing 30 single
appropriate zoning which reflects the intended land ule.

is to allow for the
detached dwelling

39T-08504/2-7521
A. MACLEAN

development of a
lots and to apply

PURPOSE AND EFFECT OF RECOMMENDED ACTION

2.

lif.ton Properties Limited h.ave requested draft plan of subdivision approval for 30 single
deta.ched dwellings served by 1 new street on lands which cur:rently'permit multi-famîy/
institutional uses in draft appioved plan of subdivision 39T-O1SOg. ÍfiJrequãsteO singíe
detached residential use ís peimitted under the Multi-Family; ff¡e<jium Densr-ty
Residential designation.

Conditions of draft.pl?l approval and existing zoning contain provisions which will
ensure. development of the lands for sensitive lãnd useõ does not occur until noise and
dust mitigation measures are in place both physically on the ground and thiôugrr warnint
clauses in the subdivision agreement.

Conditions of draft approval and recommended zoning contain provisions which will
ensure future development of the lands does not impact õtorm flows on áOutüng lands.

Removal of the Residential R7/Neighbgurhood Facility (R7 D7S H13/NF1) Zone is
appropriate as the applicant has indicated their intenðeà future land use ls ior single
detached dwellings only.

3.

4.

Date Application ^Accepted: March 6, 2OOg Agent Maureen Zunti, Sifton properties
Limited

REQUESTED ACTION: Approffi
detached dwelling lots served by one new local
subdivision 39T-01 509.

NF1 Zone.

plan of subdivision containing 30 single
street in Block 66 of draft approved

ln response to the above-noted application, the city of London Planning Division initiated a
l9lilq by-law review-for the purpole of deieting thé Residentiat R7 ni"sntg iáne and the

SITE CHARAGTERISTIGS:

o Current Land !J"": agriculture(cash crops) and "man made" pond (vacant of buildings
and structures)

' FrontSge - 98 m (124.6ft) to planned extension of Blackwell Boulevard (two 19 m (62
ft) road connections

. Depth - 113 m (370 ft.)

. Area -2.42 ha (6.0 ac)

. shape - Generally rectangular with two road allowance projections
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SURROUNDING LAND USES:
. North - Residential subdivision under construction

. South - lnstitutional (church) on private services

. East - Aggregate extraction operation

. West - Vacant (zoned for future comrnercial devel

OFFICIAL PLAN DES|GNAT|ON: (refer to m

EXISTING ZONTNG: (referto m

!-!ql-Ong Residential R1/Residential R7/ Neighbourhood Facitity (h. h-4S Rj-4tR7 DT5H13/NF1)

PLANNING HISTORY

Kilally North Area plan

The subject lands were annexed into.the_city in'1993. ln late lggg Knutson planning lnc.commenced a privately-initiated Planning Stuáy for the lands bounded ov ir.t" Urban GrowthBoundary, the North Branch of the Thämes iriu"r áñ¿ Higllbuw Àuèñúe East. tre areJdescribed as the Kilally forth Area Plan .ontain"o ìzs r''ã pog ac) of land. The city undertookcompletion of the Area Plan in 2003, o^n Novemn"iã, ãoo3.the city adopted the Kilally NorthArea Plan and the associated official Plan Amenomèirlàes¡gnat¡ng tñãsã'lånos Mutti-Famity,Medium Density Residential on Schedule,,A,,.

Draft Plan

The subject lands are part of a larger plan of subdivision application which was originallysubmitted by Pittao Construction Ltd. in eoot. Ïre,ðñgin'ãl submitted ptan contained 130 singtedetached dwelling lots, 1 medium. densit/ 
-rãsiàential 

uroi[,- 1 medium densityresidential/institution block (subject lands),"00 réu.iãioÈ.n space, stormwater management,road widening and reserve bloiks. The þlan ot suooiv¡áLn aiplicãtiòn ¡v pittao constructionLtd was granted draft approval on oecemüei 2,-2lol.- 
srr¡¡vqrrv¡ t vt t t

The first phase of the Pittao subdivision which consisted of 65 single family detached lots, 1medium density residential block, I stormwater managãme¡t block, 1 park block and 1 openspace block servedby 4 new streets (including Bl".k;r;ù eortuuãi'dl; ;¡l;'registered in June2ooo as plan 33M-54g. v,/' Yvqe tt

A. !h¡e9. year exten_sio¡ to the draft approval was granted in 2006 to allow sufficient time toobtain the necessary aPprovals for futúre phases. iñê ;ã* oratt appóvat-expiry date for 39T-01509 is December 2, 2009.

ln 2-Q06 9¡ltqn.ero-q9$i99^l-td^acquired the unregistered portions of 39T-01509 and numerousregistered lots in 33M-548. Siftoh Properties I-iñriteo eniered into a site alteration agreementwith the city.of London covering phgsé z otilre oiãrt áóproveo pran iÀ¡uÀe 2007. They areactively working toward registradon of the second phase ijftn" oiaîtäpöioväd-suboivision.
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Zoning as o1200810T102
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Wtr) COUNCIL APPROVED ZONING FOR THE SUBJECT SITE: h*h45*Rl4/RZ*DZ5*H1g/NF1

1) LEGEND FOR ZONTNG BY-:AW Z_1

Rl - SINGLE DETACHED DWELLINGS
R? - STNGLE AND TWO UN'T DwÈr_Lr¡lcsRs - S|NGLE ro roun u¡lrf ówfi_llñbï
R4 -STREETTOWNHOUSE
R5 -CLUSTERTOWNHOUSE
Rg -CLUSTERHOUS|NGALL FORMS
R7 - SENIOR'S HOUSING
R8 - MEDIUM DENSIry/LOW RISEAPTS.
R9- . MEDIUM TO HIGH DENSITYÁPiS. 

'

R1O . HIGH DENSITYAPARTMENTS 
'_-

R11 - LODGING HOUSE

DA . DOWNTOWN AREA
RSA - REGIONAL SHOPPÍNG AREA
CSA - COMMUNITY SHOPPING AREA
NSA - NEIGHBOURHOoD sHoPPIi\¡G AREA
BDC - BUSTNESS DISTR|CT CO¡¡UlrnciÀr- 

'
AC .ARTERIALCOMMERCIAL

!g_ - HTGHWAY SERVTCE COMMERCIAL
RSC . RESTRICTED SERVICE COVrr¿ENtrucc -CoNVEN|ENCECOMMEnCTÀL - -"-
SS -AUTOMOBILE SERVICE STAT'ON
ASA .ASSOCIATED SHOPPING AREA COMMERCIAL

OR . OFFICE/RESIDENTIAL
OC . OFFICE CONVERSION
RO - RESTRICTED OFFICE
OF . OFFICE

RF - REGIONAL FACILITY
CF - COMMUNITY FACILITY
NF . NEIGHBOURHOOD FACILITY
HER . HERITAGE
DC -DAYCARE

OS -OPENSPACE
CR - COMMERCIAL RECREATION
ER . ENVIRONMENTAL REVIEW

OB . OFFICE BUSINESS PARK
LI . LIGHT INDUSTRIAL
GI - GENEML INDUSTRIAL
HI . HEAVY INDUSTRIAL
EX - RESOURCE EXTRACTIVE
UR .URBANRESERVE

AG .AGRICULTURAT
AGC - AGRICULTURAL COMMERCIAL
RRC . RURAL SETTLEMENT COMMERCIAL
TGS -TEMPOMRYGARDEN SUITE

'h" - HOLDING SYMBOL
"D' . DENSITY SYMBOL,H' . HEIGHT SYMBOL
'8" -BONUSSYMBOL
"T' - TEMPORARY USE SYMBOL

2) 
ffi ANNEXEDAREAAPPEALEDAREAS

CITY OF LONDON
DEPARTMENT OF PLANNING AND DEVELOPMENT

ZONING
BY-I_AW NO. Z.-l

SCHEDULE A
THIS MAP IS AN UNOFFICIAL ãTRACT FROM THE ZONING BY.IAW WITH ADDED NOTATIONS

FILE NO:

39T-08504 AM

MAP PREPARED:

2008/07t16 cK
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SIGNIFICANT DEPARTMENT/AGENCY GOM MENTS

Environmental and Engineering Services Department

Sanitary

The owner will be req.uired to connect s3llt-arv sewers to serve this plan to the planned sanitarysewer extension on Blackwell Boulevard (200'mm (8 ") úiameter) in äjio.i"iion with phase 2 ofthe Fanshawe Ridge Subdivision.

The owner shall also provide 9 Prìvate tempofSry easement for the sanitary servicing of North
!3rr Ço.mlnunity Church. lt shduld be notdd thai sanitary servicing for North park CommunityChurch is intended to be directed south to future r"ñìtã.y sewers within Fanshawe park Road.The.proposed sewer connection is intended to serve ãr å t"rpor"rv iólrtion until such time asservicing. along Fanshawe Park Road is available. ll it is 

'founã 
tnal tñère is an alternatemunicipal sanitary sewer option which is immediately available for the Churcn lands at the timethe Fanshawe Ridge subd¡vision advances, the requirement for iné i"rpàrary easement toprovide municipal sanitary service to the church coulci be withdrawn.

Storm and Stormwater Manaoement

The Owner shall connect storm sewers to serve this plan to the planned storm sewer extensionon Blackwell Boulevard (525 mm (22") diameter) in åssociation with phase 2 of the FanshaweRidge Subdivision. Storm flowò shall be dii'ecteã io the exiating- Regionat StormwaterManagement (SW-M) Facility located on the south iioe of stonev örc"10'east of HighburyAvenue North. The ownei shall ensure increased or accelerated storm runoff from thissubdivision shall not cause damage to downstream landJ or properties Oeyond this subdivision.

Water

The Owner shall connect the watermain to serve this plan to the planned watermain extensionon Blackwell Boulevard (250 mm (8 ") diameter) in asióòiation with phase 2 of the FanshaweRidge subdivision.. TIgt to develòpment of thiô pran irre o*n"r .n"ilioãp 1.ru watermain on
Ïiq.hoqrv Avenue North between Fanshawe párri noãã Ëãst ano Blackwell Boutevard at no costto the City' The owner shall h.ave his professional éngineer determine if there is sufficient waterturnover to ensure water quqljty and àetermine now 

-many 
homes nèeo iõ ne built to maintainwater qu.ality in the system. lf water quality cannot ne má¡ntained in illã inõrt term, the ownershall make suitable arrangements with the öity Ènglneur fór maintenance of the system.

Transportation

The Owner shall eliminate/limit the bulge in the curb line on Street "A" to a maximum offset fromthe standard radius required to achieie the minimum curb distance, as approved by the CityEngineer. The owner shall ensure the emergéÁ"v aððuss is to tÉe saiis?action of the cityEngineer.

London Hydro

London ïyoro has adequate 27.6 kV.underground distribution along Blackwell Boulevard forthis. development' The internal servicing oting oèvèropment shoulä prèiènt no foreseeableproblems' The applicant,will.be.respoñsible for the Ëôst associated' nrùñ tnu undergroundsystem expansion within.the deve.lopment, but the.y may receive rebates fiom London Hydrobased on connected load over a fivé year connecti-on window. Transformation lead times areminimum 30 weeks. London Hydro récommends you óöntact tràir engináËii;ó õ;.rñ"rit;confirm transformer requirementê and availability. Íhe applic"ni *iil nä"rårpónrible for the cost'associated with the relocation of any existing infrastructule as a result of thid development.

Upper Thames River Conservation Authority

The upper Thames River conservation Authority (u.TRcA) has reviewed the subject application
qith regSrd for policies contained within the Ênvironmántat planni¡il i;ã¡õv Manuet for theUpper Thames River Conservation Authority (June ioOol These policies include regulations
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made pursuant to section 28 ofthe Conse ruat¡on Authorities Act, andare consåi#lf'hiåÈ
natural hazard and natural heritage policies contained in the prov¡ic¡ài põii¡ristulãr":riiiöcii;¡.

The subject lands are affe.cted by the Authority's Regulation Limit which is comprised of weland
features and the surrounding aréas of interfeience.-Thá UTRoA t.griut.õ áevelopment within
the..Regllation Limit in accordance with ontario Regulation 157/00 mäJã purðuant to Section 28of the Conservation Authorities,Acf. This regulation rèquires the landowner to obtain writtenapproval from the UTROA prior to undertakin! any work'in the reguráiei äËa ¡ncluoiñg riliià!,grading, construction, alteration to a watercourée añd/or interferencé with ã weflano.

THE, UTRCA requests that the approval of the Plan of Subdivision be subject to the followingcondition:

That in accordance wÌth Ontario Regutation 157/06 made pursuant to Section 2g of theConseruation Authorities Act, the próponent obtain tne neóãiiary pelm¡yapprovals fromthe UTRCA.

Ply.ning Notg: ln association with draft plan 3gT-0150g, city staff undertook a site visit with theoJiginal appli911t (Pittao), the.appticant's environm"rtãt consultant and Ministry of NaturalResources staff. lt was agreed the wettand !nLi9n àoààl coutd remain uneva,iuated if protectedand that the man madgPPld (pgtcn 2022a)'d¡d not iãíã b be retained as it ís not shown onschedule "8" of the offÌciat 
'Þtan 

and thís ioriã i"irlves untreated storm flows from thechurch(structure) and their parRing lot.

Additional lnformation

By letter dated June 19, 2008.the Upper Thames River Conservation Authority advised the Citythat they have reviewg{the planning hist_ory as it pertaiÀr to tn" *"fl"nJ loeþression) on 1s10Fanshawe Park Road East (North Þark Community Crrurch site) ano oãtärm¡ned the propertyshould not be affected bythe Regulation Limit. rnê nejutationLimii isiãi äpplicabte to 1510

Terrestrial Patches

10
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Fanshawe Park Road East. The Regulation Limit will be revised
consolidation of updates.

39T-08504/2-7521
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accordingly in the next

Bell Ganada

A detailed review of the Draft Plan of Subdivision has been completed. Bell Canada have noobjections to the above applicetion as lubmitteg flåv iãquest that the following paragraph beincluded as a condition of'Draft plan of sunoiv¡éion Äpó*a,
The Developer is.hereby advised th_at prior to the commencing of any work within thePlan, the .Developer must confirm that Jutf¡cient wirèltiñe 

'communication 
Itelecommunication infrastructure is currentty avaitãnt" w¡inin lne froposeo developmentto provide communication / telecommunicatlon reri.á to-tné Ñöü development- inthe event that such infrastructure is noi.uäiläUlã, ìhe Developer is hereby advised thatthe .Developer may.þe required to pay for thJ cónnection to and / or extension of theexisting communication / telecommuinióation infrastructure. lf the Developer elects not topay for such connection to and / or extension oi tn" ä"irtiñò-.ommunication /telecommunication infrastructure, tfre Developer shall be i"qriËã-toiemonstrate to themunìcipality that sufficient alternative commünication / telecommunication facilities areavailable within the. proposed 

.development to enable, at a minimum, the effectivedelivery of communication / telecomnìunication servicei ior-.räiéän.y rrnrgementservices (i.e., 911 Emergency Services).

Staff .response; Ihrs information wilt be provided to the applicant but will not be included as ac9n!iti27 of-l11ft approval. rhe rssue of adequate commün¡cation seruice witt be addressedduring the City's review of engineering drawings

Ganada Post

The owner shall complete to the satisfaction of the Director of Engineering of the City ofLondon and Canada post:

a) include on, all offers of purchase and sale, a statement that advises the prospective
purchaser:

that the home/business mail delivery will be from a designated Centralized Mail
Box.

b)

ii) that the developers/owners be responsible for officially notifying the purchasers
of the exact Centralized Mail Box locations prior to thé closiÁg ãr ány nore sales.

the owner further agrees to:

i) work with Canada Post to determine and provide temporary suitable Centralized
Mail Box locationswhich may be utilized by Canada post úntilthe curbs,
boulevards and sidewalks axe in place in the remainder of the subdivision.

i¡) install a concrete pad in accordance with the requirements of, and in locations to
be approved by, Canada Post to facilitate the plåcement of Community Mail
Boxes,

¡ii) identify the pads above on the engineering servicing drawings. Said pads are to
be poured at the time of the sidewálk and/õr curb inJtallation-within eåch phase
of the plan of subdivision.

iv) determine the location of all centralized mail receiving facilities in co-operation
with Canada Post and to indicate the location of the centralized mail facilities on
appropriate maps, information boards and plans. Maps are also to þe
prominently displayed in the sales office(s) showing specific Centralized Mail.
Facility locations.

Canada Post's multi-unit policy which requires that the owner/developerprovide the
centralized mailfacility at th.eir own expense, will be in affect for buildingé anO 

-

complexes with a common lobby, common indoor or sheltered space.

c)

11
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Notice of the pran of subdivision apprication and city of
London review was sent to surroundih! property o*n"ré on
March 26, Z0AA and advertised in tnle' L¡üing'iÀ inã Civ
section of the London Free press on March ãg, ZóO-g.- lñ
addition, a Possibre Land use change sign wáé'ereðt"o ät
the site.

Two (2) wrítten
responses.

Nature of Liaison: Same as Requested Action.

Responses: Two written. responses were received from the North park communityChurch and they raised the fóllowing issues:
Stormwater.and dra=inaoe - Since development has begun on the lands to the nor1h,our parking lot overflow and main lot havè been ftooo-ãi *itn *ätã.ãi r;ò;;"dentedlevels and this flooding has led to a host of other iisuesi.e. making arrangements withneighbours for paking. As a condition of draft ãpprdi we ask that a condition beimposed that development of the sifton site wil ndiîãgäiiuery irpà.iìñ"iïurch site.
.ln.oul view a hydrological study..is required 

"nà 
*" 

"rr."tùt 
it be made available to uspriorto draft approval. secondJy, we would like to oè àåviseã ir;r¡t¡rg'I¡Jpranneostorm sewer outlet. o.r outlet optións for the church. wð nru" been advised from ourconsultant that certain assumptions have oeen maàe by-trre citv Ènginierin! star nutthe church has not been adüised if one option is preferred, the expected cost andwhen the service may be provided. The laik of inroimátion is a major concern for thechurch.

lroperty Management and Liability - As lots to the north are developed we would liketo ensure that proper attentioñ-ftiven to developmeni of ü,. lots,'mã¡niãnänce andthe interface. we are concernedthere will ne ä pãic'lrwork of tenóJi, wrlãther tnechurch would be asked to contribute to the .onsirrðtión or ány t*."r'"näïh.t *ucan expect as far as.upkeep and cleanliness. We would 
-like 

to work with thedeveloper that appropriaie fencing be installed or th"t ; condition be put on tile toensure consistent fencing. llofg the mutual property tine. rurtner we ask that it be a
9^"191i9ryi dran approvãt that ihe fence and ae'sisríuá ãs grarfiti proót Jé pässibte. ttrs our expectation the fence be constructed at thé cost of-the O"'uulõpãi'üùe wouldlike to discuss this matter with planning staff further.
We would like to take.this opportunity to advise you we occasionally hold events in theback of the church. We ad( tnat a warning .lár* b; plåceo on tiile advising futurehome owners a large church exists next doór ana tnãitiór t¡r. to time homeownersmay experience noise and other impacts

-Sanitary sçwer=outlet - The church is on a septic system. We would ask that as acondition of draft approval, a condition be imposed r"qriring at a minimum, a sanitarystub be constructed to the south property line in tne loutnwest section of the Siftonproperty to accommodate sanitary'flows tiom the churcir.
Vehicular Access - we would like to explore the possibility of one or more accessroutes into the subdivision to enable a second or third access to the church property.Traffic flows on the church property Fanshawe parr noãlEast are 

" 
iigäifiäänt issueto the church and during peák uêe, are a considerable safety i.tru] éhìurd thechurch ever be in a positlon to want or need to oivioé iis property, allowances shouldbe made for at leasi one road connection. w"-i"qr"ài in¡r n" made a condition of

lraft approval and are prepared to work with Siftoñió *rlr" sateáule rioñtagl is notlost.

G,ladino of the.Lots¡ We have concerns about how this development will interfacewith,.our pioperty. we are wjJlipg to work with sifton tó"ãvoid r"t"ilirg *äilr ¡r othergrading alternatives are available. In the absencé oi ãn agreement prior to draftapproval wP rgquest that as a condition..of draft approvaì s¡tion establiih-a gradingplan along the interface to the two properties in òonå-ririãú; *itñ't"'ãîn;;h. - '

We ask that a formal. m.eeting be held with planning staff at the earliest possible
convenience and ask that you send us a copy'of the Ëpott wfren ¡t is ËomprJted andnotify us of any decision máde on this file.

12



Based on the Public and Agency responses the following issues were identified:

Public Gomments

. Sanitary Servicing. Storm water servicing
' Access to the adjacent North park community church lands. Fencing -l --'-"
' lmpacts of Church activities. Grading

Agency/Department Respo nse

' Residential deverogmenj adjacent to the existing aggregate pit' Sanitary servicing for adjacént lands v 'sg.

Ïhe remainder of this report will address these and other issues and include a review of thedraft plan and citv initiatedZoning By-law 
"rãÀãr"ii'in 

ronlunction witnìñe provinciat poticy
Statement(2oos), relevant Otf¡ciaiplán policies and the Council adopted Kilally North Area plan.

PROVTNCTAL poLtcy STATEMENT (2005)

This application has been reviewed for consistency with the 2005 provincial policy statement.
this plan,in conjunction with the original draft arí?iåiäo ptan (39T-01509) wiil provide for arange and mix of housing to .assist iñ,.meeting qi"óJe,cteo needs. The proposed draft plan ofsubdivision will prwide -fõr a healthy, livable ãnä räte rommunity. The existing and plannedinfrastructure will allow for the development of these lands. The ïse oinãräing provisions willensure that sensitive land uses develôped adjacent-to ine exist¡ng ãôg*éái; operation wi¡ beprotected with appropriate mitigation measures.

Based on staffs analysis, this draft plan is consistent with the 2005 provincial policy statement.

OFFICIAL PLAN POLICIES

The subject lands are designated Multi-Family Medium Density Residential. A portion of theselands are also identified on schedule a oi ih;-öffici"I phn as being within a groundwaterrecharge area' ln addition to the general tqß.irelo'ti.i"r, illerelsãäo"asþeciric poticy whichwas developed for this area through the Kilally- Ñãrtn Ãiea plan. The fo¡ãwing analysis willaddress the general land use policiõs and proviáe an änarysis of this development in light of thespecific policv which was developed as a resuLt óiil.té xiiãiû ruor¡r Àr"a e-tåíprocess.

Multi-Family Medium Density Residential

The Multí-Family Medium Density Residential designation, which applies to the majoríty of thissite, 
.permits- multiple-unit residential developmentä ñäuing a low rise profile, at a maximumdensity of 75 units per hectare (uph). 

. 
u_ses'may inriuàä row houses, cluster houses, low-riseapartment buildings and certain specialized resioentiallacilities su.h as small scale nursinghomes' 

..This designation also permits uses found within the Low Density Residential land usedesignatíon such as.single detached, semi detached and other forms oriowiensity residentialuses' The applicant's proposed Draft PIan of subdivision and ãr.oiì"i"L Zoning By-tawamendment to permit single detached dwellings contorms to the Multi-Family Medium DensityResidential políces in terms of buirding form anä oensity. 
-

Schedule "B" - Floodplain and Environmental Features

Schedule "8", Flood Plain and Environmental Features, identifies a portion of the site beingwithin a ground water recharge area. oevetopmãñi ir óämitted on 
"r*.lo"ntified 

as ground
y'at9i¡e9!?!ge prov¡ded the hydrological function is pio[õteo. The condiiioñ; of draft approvalfor 39T-01509 requires a detailed hldrogeologi."i inuãäilation to be carried out to determinethe effect of constructign ol existing grounOwat-er elevatioÀ"s. To ensure Contorm¡ty with Section15'4.8 of the official Plan, this requlrãment will also o" ãpöli"o to this subdivision.

The proposed plan and conditions of draft approval, and the recommended zoning by-law'amendment will result in development whicli ðonrorms to ir'te policies or iñã ófiic¡at plan.
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Specific Kilafly North Officiat ptan poticy

Section 3.5.15 of the Official Plan is specificto the Kilally North planning Area. lt states thatdevelopment in the area shall have regärd tor miiigãtiòn ót noisè rnü äúéi¡mpacts from nearbyextractive industriat.operations. !-neciíi91ffy,-[;¡itä't[at-prior to a rezoning or finat approvat ofa plan of subdivision within 30o m (984 ft) of an Extiactive lndustriãL"Area or AggregateResourceArea, a noise, dust and vibraìion imþaCt Jiuov inall ¡e complet*o rño recommendedsetbacks for development or mitigation measures coniained therein shall be carried out to thesatisfaction of the City of Londoñ at the sole cost oilf," proponent of the development. lnaddition, it requires.the .developer of residential lands iò riot¡iv prJpãrt¡u. lot purchasers ofpotential noise and dustimpacts associated with the extraction.'ln ordãr ið compfy w1h this sitespecific.P!_licl, Holding Provision h-45 was applied to ifrèse tands ai part oJ tfrá oiiginài Oirttapproval (39T-01509). ln 2006 Pittao Constiuction Ltà ioriginar owÀeijfròvioed a noise anddust study in response to this holding provision.

Results of Noise Study

01 MfY 1,2006, RWDI Consulting Engineers and Scientists submitted a noise study report onbehalf of the property owner. tñe nõise study concluded that to achieve acceptable soundlevels a barrier would be required at the property line between the Fanshawe Ridge subdivision
and.the J-AAR aggregates site. The bari¡er'woúld be required to naveá height of r.5 mat the
south end of the site, and 4.5 m at the north end (see dräwing below). n suitaole barrier couldbe constructed either by erection of an earthen Èerm, a wall-, or a óombination of the two. A
combination berm and wall barrier would consist of an âcoustic barrier wall being constructed ontop of a berm. Berms are typically constructed during removal of overburden and prior to thestart of excavation. To construct a 7.5 m high berm with an appropriate slope, it wai expected
that lots 15, 16, 17 and 18 within draft approved plan 39T-015dsi would oe tost to the base of the
berm, as well as a section of Block 132'(subject lands) and Block f àS topen space lands to the
north). Use of a wall could eliminate some ioss of usãble land. GiveÀ ine requirements for a
noise wall it is recommended that the h-45 holding provision be applied to the entire site.until
such time as the noise wall/berm has been installed".

Proposed Berm Size and Location
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Results of the Dust Studv

ln their.February 24;2006 dust report, RWDI noted that during the spring, summer and autumnin London, the wind..most often (60%) comes for thÀ southwest, west and northwest direction.When these wind directions occur, dust emissions trom tne aggregate operation facility aredirected away from these lands.

RWDI provided the following discussion on measures to reduce the potential negative impactsfrom dust generated on-site.

1' Land'use Buffer. Typically, it is desirable to provide separation distance betweenresidential uses and active areas of aggregate operations as an effective means ofmitigating dust impacts. lt reduces the agg-regät" op"r"tor's level of effort for dust controlto a more manageable level. Rn approi¡mãte rúle of thumb oaseo on nwot,s þãitexperience in assessing the potential'for dust impacts from pits añã-quarries is 3OO m. lnthe present case, such a buffer could only be achieveo tiv agreemànt with J-AAR tocease regular operations in the northwest portion of their site.

2' operational Control. lf ltem 1_(above) is not possible, then another option would be toseek an agreement from J-AAR 1o avoid opeiations in the northwest part of their sitewhenever the weather is deemed to be dry and the prevailing winds are from easterly,
southeasterly or northeasterly directions.

3' Monitoring, lf neither ltem 1 nor ltem 2 (above) is feasible, then RWDI would recommend
that a dust monitoring program, over a period oî a few months during the summer season,- be conducted to indicate whether or not the level of activity in the northwest part of the J-AAR site and the current dust control practices are sufficiént to minimize the potential fordust impacts.

4' Trees and other la|lscaprng. Trees.can be very effective at interceptinþ airborne dust,and a buffer area that is well tree.d can be significantly smaller than 300 m (on the order of50 to 100 m). However, a newly planted t-ree screen typically requires many years ofgrowth before it is etfective for dust control. Coniferous trees are more effective thandeciduous trees at intercepting airborne dust, but tend to grow more slowly. Often, a' mixed planting of coniferóus -trees, 
deciduous trees and shrubs provides the mosteffective barrier. 

.Berms are generally not very effective at dust control unless they arecombined with significant tree planting. Unteðs the remaining life of operations in thenorthwest part of the.aggregate site ié a relatively small nu,ib"r" of years, then RWDIrecommend t.1". planting as a longterm measure in conjunction with aîy of the previous
recommendations.

5' WarnÍng C/ause, The potential for dust impacts will be limited to days when operationstake place in the northwestern part of thà AARoc site, the *u"illár is dry and theprevailing wind is from the southeasterly, easterly or northeasterly directions. Theseconditions will cojncide only some of the time. ln addition, the dlst emissions fromaggregate operations consist mainly of relatively large prrti.l"r ìnãt ur" not readily
inhaled into the lungs. These factors indicate that the dust emissions are not a concern interms of effects to human health. The concern is more related to nuisance effects such asdust on cars, windows, gardens, etc. A common technique in áeãrìÁg with nuisancefactors is to incorporate warning clauses on the titles of the'resideniiat'þroperties, so thatbuyers are forewarned of potential for nuisance dust. warnint cfauses would be
appropriate in conjunction with the previous recommendations.

RWDI noted in their addendum to the noise report that if there is no further mining activity in thewestern portion of the J-AAR site (includìng mining, haul routes, crushing or scieõning, ihen no
berm.would be required along the boundary netwãen the aggregate siteãnd the residential
subdivision' Based on this, staff recommends that the holdìñg frovision relating to nãËe ånO
dust for the southern half of the draft plan be retained until suãh time as the property owner andJ-AAR address this issue through an application to the Ministry of Natural Råsources to amend
their aggregate site plan to eliminate the mining activity in this area. Alternatively, the site plan
could also be amended to allow for the construction of a berm on the J-AAR site to address the
noise and dust issues. Once the issue of noise and dust has been adequately addressed, an
application to remove the holding provision (h-45) for these lands may Oã Oroúgnt fonvard for
consideration.

15



39T-08504/2-7521
A. MACLEANSUBDIVISION DESIGN

fl.ll*e"lT:jll|,lPptoval of file 39T-01509 was gralted, a concept ptan was submitted showing
now the subject lands,might.develop for single detached dwellingé. That plan showed functionalsingle detached dwellings lots on a cresðent. lt did not include a vähicula. o'. p"àéJtiiañ
connection to the lands to the south. The applicants proposed plan is consistent with the earlier
concept.

Street Design

This draft plan will include a new street which will connect to the future Blackwell Boulevard. Toensure that this development proceeds.in an orderly fashion, a condition of draft approvat willrequire that the adjacent lands be registered prior tó tne régiitration òt inir plui.

Also, EESD-Transportation have noted that the bulge in the curb-line on Street ,,A,, must be
reconfigured to meet City standards. This will be aãdressed through 

" 
,"áiinã amendment tothe draft plan. --..--'v'

Lotting Pattern

The appljgant has proposed a mix of lot frontages (15.2 m to 1B.B m ) which will accommodate a
variety of housing siyles and designs. The mii of Iòt frontages showh on in" þran is eipeciãJtð
result in an aesthetically pleasing êtreetscape.

Gonnectivity

Vehicular Access

The subject lands abut planned single detached dwellings to the north, an aggregate industrial
operation to the east, a multifaceted church attended ny1OOO to 2500 ieòpfê"ñeiy week to the
south and a planned large scale commercial centre to the west.

Representatives of North Park Community Church expressed concern over the lack of vehicular
access.from.this. proposed draft plan to thê.Church lañds (immediately to the touth). They hàvãnoted that traffic flows to the Church during peak udage qie SátuiOãy ãnO 'SunOay¡ 

áre
significant and that the limited access to their tãnäs (from Fänsrr"*ã pä* ftal i. a sateti Í.rré
at these times' They would prefer to have a street tonnection to this àrafi þtan to allow for asecond access to the Church in order to alleviate this traffic congèstioá.- iñ"V also note that
s.hould they wish to develop the northern portion of their sitã for munlfámity resiOentìãi
development at some point in the future, a sepärate access would be necessary.

Official Plan policies. note that the preferred location for multi-family medium density residential
development is on lands abutting an añerial, primary collector or secondary collector street.one of the main reasons for this is to limit. ine imþacts of traffic tt 

";ã 
from multi-family

residential development on stable, Iow density residential areas. As a result, staff do not
support a road connection from the proposed lócal street in the Sifton draft plan to the Churchlands. Should the Church wish to develop the_northerly portion of their lands for multi-family
use, access should be provided from Fanshawe park noã0.

Pedestrian Access

It is .common practice to includ.e pedestrian connections to neighbourhood facility uses in newsubdlvisions. ln order to provide for increased pedestrian coñnectivity within this subdivision
and to lands to the south it is recommended a i.o m wide pedestrian'conÁéct¡on be pio;Gd
between Street "A" and the North Park Community Church pioperty. Staffs have discussed thisoption with.representatives of the Church and they agree witn ir,is þroú;ål jnctusion of such awalkway will not result in the loss of any buildiné lois. The walkwal snòufO be located in thesame location as the future sanitary sewer easement which is requireO;;; condition of this
draft approval. This 

-walkway has been redlined on the plan, trowever iti änar location mày
change based on the final location of the sanitary easement.

Development of Adjacent Lands

T!e. w_e_s! portion of the site abuts a 10.5 ha (26.1 ac) property planned to accommodate 30,000
yj !322,939jF),:r general commercial uses. There'ié nó acíive site ftan ãpptication submitted
or approved for the commercial lands to date. There are numerous situatioh's in tÀe Ctitwhàr;
single detached dwellings abut Community Sho.pping Centre nodes 

"nO 
trãOitional mitigation

measures include fencing, screening controlling lighting and in some instanced 
-noise
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attenuation barriers. Measures to ensure the impacts from the planned commercial centre are
appropriately,addressed will be dealt with in the future as part of the site plan review for the
commercial block.

OPEN SPACE AND ACTIVE PARKLAND

T.here-i-1some Open Space and Parkland available for these residents to the north within draftplan 39T-01509 and registered plan 33M-548. As not all of the parkland dedication was
provided for in the original draft approval, cash-in-lieu of parkland dedibation will be required for
this development.

SERVICING

Sanitary Servicing

The Owner shall connect sanitary sewers to serve this plan to the planned sanitary sewer
extension on Blackwell Boulevard (200 mm (8 ") diameter) in association with phase 2 of the
Fanshawe Ridge Subdivision.

The church has requested that the ap_plicant be required to construct a sanitary stub to the
southern limit of their property. EESD staffs have advised that this property is ultimately
intended to drain to the south to Fanshawe Park Road. lt may Ue posåi5tå in the interim to
utilize the sanitary sewers within this plan until such time as Fanshawe park Road East isreconstructed. As this option does not.provide for a gravity sewer, this would require the
construction of a private pumping station'on the Church lands to pump the sewage to the north,

EESD - Waste Water and Drainage Division staff have advised that the conveyance systemproposed within the Fanshawe Ridge Subdivision will be sized sufficien¡y to accommodate
sanitary flows from the Church. lt should be noted that this addresses the eiisting use only anddoes not account for.future expansions to the church use or other development on the churchlands. Based on this, a condition of draft approval has been induded to require Sifton
Properties to provide a temporary easement for sänitary services through the Fanshawe Ridge
subdivision to the Church lands. The Church is actively in discussions ú¡tn Sifton properties-to
address their sanitary servicing needs. This issue should be addressed as part of the
submission of 

.engineering drawings.

Stormwater Mahagement

The owner shall connect storm sewers to serve this plan to the planned storm sewer extensionon Blackwell Boulevard (525 mm (22") diameter) in åssociation with phase 2 of the FanshaweRidge subdivision. storm flowè shall oe o¡ieót"¡-i; tÀã exist¡nö-ÞLõionrt stormwaterManagement (S{M) Facility located on the south i¡oe ot Stoney Creek- east of HighburyAvenue North. The ownel shall ensure increased or accelerated storm runoff from thissubdivision shall not cause damage to downstream lands or properties beyond this subdivision.

North Park Community Church advised, that since property development north of the churchhas.begun, the parking lot and main lot have been nbocjeã *ittt *"téi åi unói"""dented tevels.
Their concern is that the development north of their lands has altered grornd or surface waterflow,. leading to increased flooding on their property. They have 

"r"qr"rt.O 
that careful

consideration and sensitivity be given to the impåct that mãy result from altering drainagepatterns ion the area.

A.small.depression, has existed at the southern limit of the subject lands since priorto 19gg.When North Park Comm.unity Church was constructed in the isgo;J, stormwater from theirpaved. parking area was directed to this depression. As the church anï lis-pårking ur"ãJ gr"*
over the years increased water volumes were directed to tfre oJpressõ;.- Ë; the early 2000,sthe Church constructed a stormwater retention pond lwitn no o|ttet¡ which'was linked to thedepression.

When the most recent g.raY.el parking area was constructed in 2006 the open swale connecting
the. paved parking. area to the stormwater management pond/depr".iion *ãs enclosed and thewater storage facility was enlarged to its current õize.
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1999

..._ d *

While the volume of water directed and stored in the depression/stormwater retention pond has
changed, the limit of open water on the Sifton lands does not appear to have changed
significantly since 1 989.

Sifton Properties engineering consultant, Delcan, advised that the subject lands are not
redirecting additional surface flows to the south. They did acknowledge in correspondence to
the Church on July 9, 2008 that the majority of groundwater flows run fiom north to south. lt is
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their opinion that once the gravel .seam on the sifton lands is removed
installed, this will eliminate tne flow of groundwater to the church property-

39T-08504/2-7521
A. MACLEAN

and a clay barrier

Delcan also note that once this subdivision is completed, no overland flow will be leavingSifton's groperty to the south as the design will incorpoiaie tne use of swales and catchbasins toensure that al! drainage flows to the 
_SWlt¡ 

pono buìtt adjacent to Stoney ôreek. Storm wateroptions were addressed in the class EA for itre t<ilatty Ñóitn storr sewei servicing dated 2002.A number of drainage alternatives were examined ano ultimately üre citv approveo Alternative 2which shows that the:.!y-tg! property is intended to oe ãra¡ned to tne éo;îh and uttimatety intothe existing Regionar swM Faciriiy aitne Thames River.

North Park Community Church has requested a- hydrological study be required and that it bemade available to them prior to draft apprgval. A Ilvorological study will confirm the impacts offilling a portion of the depression. For'this reasoíli.'ru.ormended the conditions of draftapproval require a hydrological study to the satisfãction of itlã citv Ëñgineer prior to thesubmission of engineering drawings.

The church has also requested to be advised in writing of the planned storm sewer oulet oroutlet options for the. church. The planned storm seweräutlet is ätont rañsnawe park Road torun westerly to Highbury Avenue, the.n southerly to Killarnev noaä anJ rinalty east to theRegional stormwater-Management facility in the ieoartràllow éubdivision. city staff have metwith representative of the Cñurch, Sifton Þroperties star ano their consulting engineer (Delcan)to discuss their concerns..with respect to stórmwater. sifton properties án"d th" church havecommitted to continue talks in an attempt to arrive at an appropriate solution to address theChurch's stormwater management issue.

Water Mains

The owner shall connect the watermain to serve this'plan to the planned watermain extensionon Blackwell Boulevard (250 mm (8 ") diameter) ¡n assoóiation with phase 2 of the FanshaweRidge subdivision'. P¡i9r to development of thii plan thè owner .n"lrlãõp the watermain onHighbury Avenue North between Fanshawe Park Éoad East and Blackwell Boulevard at no costto the City.

Transportation

The Owner will be required eliminate/limit the bulge in the curb line on Street ,,A,,to a maximumoffset from the standard radius required to achièväüre-m¡nimur .rtn oìriãñð", as approved bythe city Engineer. The owner srråll ensure emergency access is to the satisfaction of the cityEngineer.

Other lssues

Gradino

Representatives of the church have concerns regarding the grading of the subject lands andhow it will interfacg with their property. Delcan näs preiióusty exariined a nümber of grading
options and presented them to Sifton for consideration. Sifton has directed Delcan to proceedwith preliminary grading designs utilizing gra.ding from the proposed elevation at the property
line with a maximum 3:1 slopè to match existinElelevations on church property.

As noted above, it is recommended that the conditions of draft plan approval require ahydrological study be to examine the impacts of the próposeo oeuéloômðñt ¡n tni, area besubmitted to the City for acceptance. 
'The 

Study *ill 
' 
do.rrent eiisting conditions andrecommend solutions. This study must be provided prior to tne suOmissio'n of engineering

drawings so that any recommendaiions can be incorporated into trle oraw¡nós.

The Church has requested a condition of draft approval which would require Sifton properties toestablish a grading plan for the interface of theèe two propefties. Siftón's consulting engineerwill be required through the submission of .engineering' drawings to provide for such a plan toensure that grading of the Sifton lands matcheJat the iroperty tine orihe Church lands.

The church has requested that fencing of consistent material which is resistant to graffiti beconstructed along the mutual property llne at no cost to the church. ln further discussions with
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"ortt¡ng 

the Church lands.

Therefore, it is recommended that Sifton Properties Limited construct a 1.g m high (6 ft) boardprivacy fence along the mutual property linä with the church. Although this fence is to beconstructed at siftons expense, the Chuich and the future property owners will be responsibleforthe long term maintenance of the.fence. Ànv u"gài"tión år rér""niÀl"tong this area wi¡also be the responsibirity of the respective property o*ñéi..

The request from the North Park Community church to have a warning clause be placed on tileadvising future home owners they may experience noise and other imõacG is uncommon. suchwarning clauses are most often assoóiated with industrial or intensivé commercial uses. Givenwarning clâuses will be included in the Subdivision Àgreement for school þoards and theabutting aggregate operation, it is reasonable to include'an this additional warning clause asrequested by North Park Community Church to advise future residents of the presence of thislarge-scale church complex containiñg an area of worship, a gymnasium, youth theatre, Iibrary,
Y-t-tdtv nursery school and meeting rooms that has a weeriy attendanäé of between 2000 to2500 persons.

Finally, representatives of the Church inquired as to whether or not there are any restrictionsthat could be imposed on the church's aci¡v¡ties as a result of this proposed development. TheChurch activities would be subject to the existing zoning iãgutations *¡..,i.n uòpry to these lands.

ZONING BY-LAW AMENDMENT

Wh.gn-draft plan 39T-o15og was submitled and approved, the subject lands were shown as amulti-family housing/institutional block. consisteniwiinineirdraft plan the appticant requestedzoning to permit a. range of uses from single oetãcrleo dwellings to seniors housing andneighbourhood facility gpq 
. 
Development of ihe lands fór any of tñese uiãJ woulo have beenin conformity with the official Plan aild,win appiopiiàr-" ã,t" planning, compatible with plannedsingle detached dwellings on Blaclarell Bouleiãiãi wn¡r" the lands were pre-zoned to permitsingle detached dwellings,'it was understood priorto owéìings being constructed a draft plan ofsubdivision.applic4ion-would.be required. 'one oi tñ" reasons the compound zone wasrecommended in 2003 was to inform future residents oi tt,e type ano r.rlã äi development onthesg lands. 

s¡ rv evq¡v vr

The applicant has refined their business_ plans and no longer intends to develop the lands forseniors housing and/or neighbourhood fâcilit/ ué".. ëiuui tne proposeo-loì oirunsions androad configuration',..it would be_.inappropriáte to .r;t fonvard in" r.niào housing andneighbourhood facility zoning. Thes'e uses were not intended to be Gvàlopeo on singledetached dwelling loté. As a iesult it is recommended the R7 ozs ùrã/rrlÈi 2oning be deletedfrom this site. Removal of the R7 D75 H13 Zone rnJ Ñr1 z,oné oãer nãiìr'pã.t the appticant,sdevelopment plans.

Red-Line Amendments

The following Redline amendments are proposed:

' Reconfiguration of the burge in the curþ-rine on street,,A,,o Add a new walkrruay Block 31

The subject lands are currently zoned to.permit slngle detached dwellings, senior housing orneighbourhood facility uses and are withiir a draft ãpproveo subdivisiòn] 'The 
appticant hassubm.itted a.draft plan of subdivision application to pËrinlt the dãvðiopmänt of single detacheddwellings only.

The proposed plan of subdivision has been reviewed in conjunction with the provincial policy
Statement (2005), the official PIan for the City of London, the Kilally North Area plan andrelevant concerns/comments from circulated deþartments, agencies and the public have beenaddressed within this report.

The proposed subdivision of land is consistent with the general intent of both provincial and citypolicies and the Kilally North Area Plan. The proposeo õlán ot su¡civisiú, ; redtine amended,
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' Responses to Public Liaison Letter and Publication in ,,Living in the City,'

Telephone Written

North Park Community Church (Jarnes
Bekkers)
1510 Fanshawe Park Road East

North Park Community Church (JameJ
Bekkers)
1510 Fanshawe Park Road East
lssues - stormwater and drainage; property
management and liability; sanitary sewer
outlety; vehicular access, grading of lots-
request for Notice of Decision on the Draft
Plan of Subdivision and Zoning By-law
Amendment
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By-law No. Z.-1-08

Anne Marie DeCicco-Best
Mayor

Kevin Bain
City Clerk
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A by-law to amend By-law No. Z.-1 to
rezone an area of land at 1551 Blackwell
Boulevard and legally descríbed as part ofLot 8, Concession S, (Geographic
Township of London).

WHEREAQ Sjfton Properties Limited have applied to rezone an area of landlocated 1551 Blackwell Boulevard, að shown on the map aitãcfred to this by-law, as set outbelow;

AND WHEREAS this rezoning conforms to the official plan;

THEREFORE the Municipal Council of The Corporation of the City of Londonenacts as follows:

Schedule '1" tg By-law No. Z.-1 is amended by changing the zoning applicable to lands at 1s51Blackwell Boulevard and .legdV described ãs pañ õt lot a, óoÅóession 5, (Geographic
Township of London), as shown ôn the attached map comprising prl of rc"v'Map No. 6 from aHolding Residential R1/Residential R7/ Neighbouihood'FacitiÌy' (h, n-ís R1-41RT DTs
H13/NF1) Zone to a Hotding Residentiat (h. h-¿S R1-4) Zone.

The inclusion in this By-law of imperial measure along with metric measure is for the purpose ofconvenience only and the metric measure governs in-case of ãnv ¡ü*ñ;f b"t*".n the twomeasures.

Thìs By-law shall come into foree and be deemed to come into force in accordance withsubsection- ?1( .21) of the Planning Act, R.S.o. rg9o, 
". 

p.1g, eitnãi-upän the date of thepassage of this by-law or as othen¡vise provided by the éaid subséction. '- -'.

PASSED in Open Council on August 19, 2009.

First Reading - August 18, 2008
Second Reading - August 1B 2008
Third Reading - August 18, 2O0B
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APPENDIX 39T.08504
(Conditions to be included for draft plan approval)

THE CORPORATION OF THE CITY OF LONDON'S CONDITIONS .AND AMENDMENTS TOFINAL APPROVAL FoR THE REGlsrRATloN oF THts éueolvlstoN, FILE NUMBER g9T-
39T-08504 ARE AS FOLLOWS:

NO. CONDITIONS

3.

4.

1.

2.

10.

11,

This draft approval applies to the draft plan submitted by Sifton properties Limited,prepared by Stantec, certified by Robert o. Stirling, ontario iand Survev*, rle No. 3gT-
q8591, drawing no. 1, as red-line amended, wnËn shows a total of 3ó single detached
dwelling blocks, and 1 walkway block served by 1 new street.

This approval of the draft plan supersedes the original draft approval (granted December3,2003 and the extend_ed october 4,2006) as it-relates to gloct< lsîin draft plan 39T-01509' The approval of this draft plan.ap.gli'es forthree years, and if final approval is notgiven by that date, the draft approval shall lapse, u"..pí in the case where an extension
has been granted by the ApprovalAuthority.

The road allowances included in this draft plan shall be shown on the face of the plan
and dedicated as public highways.

The street shall be named to the satisfaction of the Manager of Subdivision and Special
Projects.

The .municipal address shall be assigned to the satisfaction of the Manager ofSubdivision and Special projects.

Prior lo final approval, the owner shall submit to the Approval Authority a digital file ofthe.pla-n to be registered in a format compiled to the såiÈtact¡on ot tne citv of Londonand referenced to NADS3UTM horizon control network for the City of London mappingprogram.

Prior to final approval, appropriate zoning shall be in effect for this proposed subdivision.

The Owner shall satisfy all the requirements, financial and otheruise, of the City ofLondon in order to implement the conditions of irr¡s oraft àpproval.

The subdivision agreement between the owner and the city of London shall beregistered against the lands to which it applies.

The owner shall grant to the appropriate authorities such easements as may be required
for utility, road or drainage purpose's.

This plan shall not be_ registered prior to the registration of lands which contain the
extension of Blackwell Boulevard.

This plan shall be registered in one phase.

The owner shall implement the requirements of the City of London concerning
sedimentation and erosion control measures during all phases of construction. Theowner's professional engineer shall have these r""qrir"rénts establisheo ãno approved
by the City Engineer prior to any work on the site.

As part of the design studies submission, the Owner shall have its qualified consultantprepare and submit a report(s) to determine the effects of constructing this ruooiuirion
on ground water elevations, springs and water wells satisfactory to the-City Engineer. lf
necessary, the report(s) shall also include a detailed hydrogeólogical invéstigãtion and
address potential contamination and remediation. The Owñer sñall include ãny works
recommended by the report(s) in the design and construction of the subdivision. The
.9y1"t shall complete.-these works prior to tie issuance of a Certificate of Completion of
works, to the satisfaction of the city Engineer, and at no cost to the city.

Prior to any work on the site, the Owner shall decommission and permanenfly cap any
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abandoned water wells located on the property, in accordance with the Ontario Water
Resources Act and. the Ministry of Environment requirements and file the necessary
reports with the Ministry of the Environment and the city of London.

Prior to registration of this plan, the Owner shall confirm with the City Engineer that
rqserve capacity at the Adelaide Pollution Control Plant has been allocáted ío this plan
of subdivision. Thjs treatment capacity shall be reserved by the City Engineer provided
that registration of the subdivision agreement and the plan of subdivision occur within
one (1) year of the date specified in the subdivision agreement.

The Owners professional engineer shall provide inspection services for all work during
construction by its professional engineer for all work to be assumed by the City, anã
have its professional engineer supply the City with a Certificate of Compliance upon
completion in accordance with the plans approved by the city Engineer.

The Owner shall cgmply with all City of London standards, guidelines and requirements
in the design of this draft plan. Any deviation to the Ciiyls standards, guióelines, or
requirements shall be completed to the satisfaction of tfre City Engineer-and General
Manager of Planning and Development.

Prior to final approval, for the purposes of satisfying any of the conditions of draft
approval herein contained, the Owner shall file with thã Approval Authority a complete
submission consisting of all required clearances, fees, and final plans, and io advise the
Approval Authority in writing how each of the conditions of drafi approval has been, or
will be, satisfied. The Owner aòknowledges that, in the event tlrat the final approval
package does not include the complete information required by the Approval Autirority,
such submission will be returned to the Owner without detailed ieview tiy tne City.

For the purpose of .satisfying any of the conditions of draft approval herein contained, the
owner shall file, with the City, complete submissions consjsting of all required stuáies,
repoñs, data, information or detailed engineering drawings, all to the satiófaction of the
General Manager of Planning and Devèlopmeñt anc tñe City Engineer. ih" o*n"¡.
ackn'owledges that, in the event that a submission does not indude the complete
information required by the General Manager of Planning and Developruni rnO tn" City
Engineer, such submission will be returneà to the OwneJ without detailed review by thå
City.

Prior to final approval the Owner shall pay in full all financial obligations/encumbrances
on the said lands, including property taxes and local improvement õharges.

The owner shall make 9_cqsh payment in lieu of the 5% parkland dedication pursuant to
City of London ByJaw Cp-9.

Within one year of registration of the plan, the Owner shall construct a 1.g metre privacy
fence of similar design and material along the rear lot line of Lots 4 to.15 both inclusive
where it abuts lands owned by the North Park Community Church to the satisfaction of
the General Manager of Planning and Development.

Concurrent with registration of the plan, the Owner shall construct and convey walkway
Block 31 to the City of London at no cost.

The Owner shall include in the subdivision agreement a warning clause to be registered
on title of each Lot within 300 metres of thb aggregate extra-ction operation, warning
prospective purchasers of the existence of the aggregate extractión operation; thé
possibility of alterations, which expansion may affêit ihe tiving environment of the
residents notwithstanding the inclusion of noise and dust attenuátion measures in the
design of the subdivision and individual units.

The Owner shall connect the proposed sanitary sewers to serve this plan to the planned
200 mm (8") diameter municipal sewer system along the extension of Biackwell
Boulevard. The proposed sanitary sewer system shall be confirmed by the Owner,s
consulting engineer and accepted by the City Engineer.

The Owner shall not allow any weeping tile connections into the sanitary sewers within
this plan.
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The Owner shall oversize sanitary sewers for the subdivision plan to accommodate flows
from upstream lands external to this plan if necessary, to ihe satisfaction of the City
Engineer.

Prior to the issuance of a Certificate of Conditional Approval for each construction stage
of this subdivision, all sanitary servicing works for thä'subject lands must be completãd
and operational, all to the specification ãnd satisfaction of the City Engineer.

ln conjunction with the registration of this plan, the Owner shall provide a private
temporary easement.for the sanitary servicing of Ñorth park Commråity Ctrrrch (1510
Fanshawe Park Road East).

The owner shall connect the proposed storm sewer to serve this plan to the planned
525 mm (21") diameter munícipal storm sewer along the extension of Blackwell
Boulevard.

The owner shall have its. consulting professional engineer design and supervise theconstruction of the.storm/drainage servicing Stormwãter Managément sytem to the
satisfaction of the City Engineer and according to the requirementõ of the foílowing:

i) The accepted Functional storm/drainage and Storm Water Management (SWM)
!9rv1cing Design Plan and the accepted modified Functional storri/drainage and
SWM Servicing Design (submitted April 15, 20OS), for the Fanshawe-Ridge
Subdivision.

ii) The Class Environmental Assessment for the proposed Kilally Norlh Storm
Sewer Servicing in the City of London.

iii) The Ministry of Environment's SWM Practices Planning and Design Manual
(2003).

iv) The. city's waste Discharge By-laws, lot grading standards, policies,
requirements and practices, storm/drainage and SWM- Design spec¡tications,
requirements and guidelines, and the apprõved Drainage and iot Grading plans
for this plan; and

v) All applicable. Acts, Policies, Guidelines, standards and requirement of the
applicable SWM agencies, including the City, the Ministry of the EÀu¡ronr"nt and
the Upper Thames River Conservai¡on Authority, and all to the specifications and
satisfaction of the City Engineer. ' - -'.'-

The Owner shall outlet the storm flows to the storm outlet, the Stoney Creek, to servicethis plan via the existing Regional Stormwater Management (SWM¡ raciiity located
south of Stoney Creek, just east of Highbury Avenue ruoñn.

Prior to. or in conjunction with the servicing design for this site, the Owner shall have itsconsulting professional engineer identify the mã1'or and minor storm 1ow routes for the
entire catchment area(s) to the satisfaction of tire city Engineer.

Prior to the submission of engineering drawings, the owner shall prepare a hydrological
report which examines.existing conditions año the impacts of fillinb the ,,man 

made,,pond/depression within Lots 10 to 15 both inclusive. Thä accepted re--commendations of
this report shall be included in the engineering drawing submisiion all to the satisfaction
of the City Engineer.

The Owner shall ensure that increased and accelerated stormwater runoff from this
subdivision does nol. cause damage to downstream lands, properties or structures
beyond the limits of this subdivision ánd notwithstanding any requirements of the City, or
any approval given by the City Engineer, the Owner shál indemnify the City against'any
damage or claim for damages arising out of or alleged to havä arisen ouì of such
increased or accelerated stormwater runoff from this su6d¡vision.

The Owner shall develop an erosion/sediment control plan that will identify all erosion
and sediment control measures for the subject lands an'd that will be in accordance with
City of London and Ministry of the Environment standards and requirements, all to the
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This plan is to include measures to

38. The ownel_t"h-1| promote the implementation of SWM soft measure Best management
Praciices (BMP's) - within the plan, where possible, to the satisfaction of tñe City
Engineer. The acceptance of these measures by the City will be subject to the presence
of adequate geotechnical conditions within tlris plan and the approval of the City
Engineer.

The Owner shall connect the proposed watermains to serve this plan to the planned 250
mm (10 ") diameter water main on the extension of Blackwell Boulevard.

Prior to the issuance of a Certificate of Conditional Approval for each construction stage
of this subdivision, all water servicing works for the subject lands must be completeO añO
operational, all to the specification and satisfaction of the city Engineer.

Prior to development, the Owner shall loop the watermain on Highbury Avenue North
between Fanshawe Park Road East and Blackwell Boulevard and-have'its professional
engineer deliver confirmation that the watermain system has been looped to the
satisfaction of the City Engineer all at no cost to the City.

The Owner shall have its professional engineer determine if there is sufficient water
turnover to ensure water quality and determine how many homes need to be built and
occupied to maintain water quality in the water system. tt tne water quality cannot be
maintained in the short term, the Owner shali install automatic biow offs, where
necessary, to the satisfaction of the City Engineer, or make suitable arrangements with
water operations for the maintenance of thelystem in the interim.

The Owner shall ensure a minimum of 5.5 metres (18') will be required along the curb
line between the projected property lines of irregular sñaped lots around the-bends on
Street'A'

The Owner shall eliminate/limit the bulge in the curb line on Street 'A' as shown by the
red-line amendment to only a maximum offset from the standard radius requiréd to
achieve the minimum curb distance for lands, as approved by the City Èngineer.
Further, the bulge in the street line is only to be to thå extent required to ächieve the
minimum frontage for the abutting lots.

The Owner shall direct all construction traffic associated with this draft plan of
subdivision to use Blackwell Boulevard via Highbury Avenue North or ottrei routes as
designated by the City Engineer and.General Mänagér of Planning and Development.

ln the event any work is undertaken on an existing street, the Owner shall estaþlish and
maintain a Traffic ti{3naS_eme¡t Plan (TMP) in co-nformance with City guidelines and tothe satisfaction of the City Engineer for any construction activity'tnät w¡ll occur on
existing public roadways. The Owner shall have it's contractor(s) undertake the work
within the prescribed operational constraints of the TMP. The TMÞ will be submitted in
conjunction with the subdivision servicing drawings for this plan of subdivision.

The Owner shall construct a sidewalk on the outside boulevard of Street ,,A,'. The Owner
shall comply with all City of London standards, guidelines and requirements in the
design of this draft plan to the satisfaction of the Clty Engineer. nny'áàviãtìons to the
City's standards, guidelines or requirements shall be iatisfãctory to tné city Engineer.

The Owner shall connect to all existing services and extend all services to the limits of
the draft plan of subdivision, at no cost to the City, and all to the specifications and
satisfaction of the City Engineer.

The Owner shall advise the City in writing at least two weeks prior to connecting, either
directly or indirectly, into any unassumed services constructed by a third par1y, and to
save the City harmless from any damages that may be caused as a resúlt of the
connection of the services from this subdivision into any unassumed services.

Prior to connectíon being made to an unassumed service, the following will apply:
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A. MACLEANi) ln the event discharge is'to unassumed services, the unassumed services must
be completed and Conditionally Accepted by the City;ii) The Owner must provide a vidåo insp'ection'on att atråcted unassumed sewers;iii) Any damages caused by the connection to unassumed services shall be the
responsibility of the Owner.

With respect to any services and/or facilities constructed in conjunction with this plan,
the...Owner shall permit the connection into and use of the subject services and/or
facilities by outside owners whose lands are served by the said servjces and/or facilities,
prior to the said services and/or facilities being assumäd by the city.

The Owner shall construct all municipal services for the subject lands at the sole
expense of the Owner, satisfactory to the City.

lf, during the þuilding or constructing of all buildings or works and services within this
subdivision, any deposits of organic materials or ref-use are encountered, these deposits
shall be reported 

1o !h" City Engineer and Chief Building Official immediately, änd if
required by the City Engineer and Chief Building Otficial, the Owner shall, at his own
expense, retain a. professional engineer competent in the field of methane gas to
investigate these deposits and submit a full report on them to the City Engineér and
C-hief Building Otficial. Should the report indicate the presence of methánu gu. then all
of the recommend{]ong of the engineer contained in any such reporl sunmitteo to the
City Engineer and Chief Building Official shall be implemented and carried out under the
supervision of the.professional engineer, to the satisfaction of the City Engineer and
Chief Building Official and at the expense of the Owner, before any cànstruction
progresses in sueh an instance. The report shall include provision fór an ongoing
methane gas monitoring program, if required, subject to t'he approval of tnJ Cit!
Engineer and review for the duration of the approval program.

lf a permanent venting system or facility is recommended in the report, the Owner shall
register a covenant on the title of each affected lot and block to the'ettect that the Owner
of the subject lots and blocks must have the required system or facility designed,
constructed and monitored to the specifications of the City Engineer, and that the
Owners must maintain the installed system or facilities in perpetùty at no cost to the
City- The report shall also include meâsures to control the migration óf 

"ny 
methane gas

to abutting lands outside the plan.

The Owner shall have its engineer notify existing property owners in writing, regarding
the sewer and/or road. works proposed to be ðohstiuctáO on existing Cit"i streets iñ
conjunction with this subdivision, all in accordance with Council policy tõr'CúiOelines for
Notification to Public for Major Construction projects,,,

The Owner shall not commence construction or installations of any services (eg. clearingor servicing of land) involved with this plan prior to obtaining âll necer.àry permits,
approvals and/or certificates that need to be issued in conjunction with the deúeiopmeni
9f tle subdivision, unless o_thenruise approved by the City in writing; (eg. Ministry of the
Environment Certificates; City/Ministry/Government permits: npþioìão Works, water
connection, water{aking, crown Land, navigable watenrrrays; approvals: Upper Thames
River Conservation Authority, Ministry of Ñatural Resouices,'Ministry of Ënvironment,
City; etc.)

The Owner shall not burn any materials on site.

Prior to final approval of this Plan and subject to the satisfaction of the London District
Catholic School Board, the Owner shall include in the subdivision agreement a suitable
warning clause advising future purchasers of residential units that students may be
accommodated in temporary facilities and/or bused outside the neighbourhood for their
education.

!¡ior to final approval of this Plan and subject to the satisfaction of the Thames Valley
District School Board, the Board may require the Owner to agree in the subdivision
agreement to include a suitable clause to advise future purchaéers that this area has
been designated a "Holding Zone" for school accommodation purposes and students will
be accommodated at a "Holding School".
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Th.e following waming clause applies to Lots 4 to 1T both and shall be inoludLd ir ihd
subdivision agreement !o be registered on Title and in subsequent Offe¡.s of purchase
and Sale for the affected lots:

"Purehasers are advised that a rarge institution use (North park
eor,nmunity church) operate on the adjacent fands to the south.
There may be instances where activity and noise levels from this
abutting land may interfere with some activities of the dwelling
occupants. "
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