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TO:

CHAIR AND MEMBERS
PLANNING AND ENVIRONMENT COMMITTEE

FROM: GEORGE KOTSIFAS, P.ENG.

MANAGING DIRECTOR, DEVELOPMENT & COMPLIANCE SERVICES
AND CHIEF BUILDING OFFICIAL

SUBJECT:

APPLICATION BY: WASTELL BUILDERS (LONDON) INC.
1245 MICHAEL STREET
PUBLIC PARTICIPATION MEETING ON JANUARY 23, 2017

RECOMMENDATION

That, on the recommendation of the Senior Planner, Development Planning, the following actions
be taken with respect to the Draft Plan of Subdivision and Zoning By-law amendment applications
relating to 1245 Michael Street, south of Huron Street and west of Sandford Street (legally
described as Plan 795 Block C, Concession 2 Part Lot 7):

a)

b)

the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the Municipal
Council meeting on January 31, 2017 to amend Zoning By-law No. Z.-1 (in conformity with
the Official Plan) to change the zoning of the subject lands FROM a Neighbourhood
Facility (NF) Zone TO a Holding Residential R4 Special Provision (h*h-147*R4-4(*)) Zone
to permit street townhouse dwellings with a minimum lot area of 180 m?, with a special
provision to permit a minimum lot frontage of 6.7 metres, increased lot coverage of 45%
maximum, minimum exterior side yard depth of 1.2 metres, and minimum interior side yard
setback of 1.2 metres, and a Community Facility (CF2) Zone to permit public swimming
pools; day care centres; elementary schools; group home type 2; libraries; post office
depots; private schools; secondary schools; police stations; public recreational buildings;
and studios;

The following holding provision have also been applied:

¢ (h) holding provision - to ensure that there is orderly development through the
execution of a subdivision agreement and the provision of adequate securities;

o (h-147) - to ensure that urban design is addressed at site plan, a site plan will
be approved and a development agreement will be entered into which
incorporates the design objectives as identified in the Council resolution, IT
BEING NOTED that the h-147 will ensure building orientation to the street and
adjacent open space block, in particular the end units located at street corners
and the end units of Block 1 and Block 4 directly adjacent to Stronach Park;

the Planning and Environment Committee REPORT TO the Approval Authority the issues,
if any, raised at the public meeting with respect to the application for draft plan of
subdivision of Wastell Builders (London) Inc. relating to a portion of the property located
at 1245 Michael Street;

Council SUPPORTS the Approval Authority issuing draft approval of the proposed plan of
residential subdivision, submitted by Wastell Builders (London) Inc. (File No. 39T-16506),
prepared by Ricor Engineering Limited, Project No. 1004-5, as red-line amended, which
shows five (5) residential blocks (proposed 76 freehold street townhouse lots) and one (1)
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park block, served by one (1) new local street, SUBJECT TO the conditions contained
in the attached Appendix "B"; and

d) the applicant BE ADVISED that the Director of Development Finance has summarized
claims and revenues information as attached in Appendix “C".

PREVIOUS REPORTS PERTINENT TO THIS MATTER

None.

PURPOSE AND EFFECT OF RECOMMENDED ACTION

The purpose and effect of the proposal is to develop a subdivision with 76 street townhouse
dwellings, all served by one new local street.

RATIONALE

1. The proposed draft plan is consistent with the Provincial Policy Statement which
encourages appropriate residential intensification.

2. The proposed Draft Plan of Subdivision and Zoning By-law amendment provide for a form
of residential infill that is consistent with the Low Density Residential policies of the Official
Plan and is compatible with the surrounding residential development.

3. The proposed development has access to existing municipal services.

4. The City’s acquisition of Block 6 will provide additional parking for Stronach Arena and the
adjacent park.

BACKGROUND

SITE CHARACTERISTICS:

Current Land Use — vacant/former school site

Frontage — approx. 66.1 m (216.8 ft) along Michael Street
Area - 3.4ha(8.42ac)

Shape - irregular

SURROUNDING LAND USES:

North — cemetery, townhouses (cluster housing)

South - single detached dwellings, recreational uses (Stronach Arena/baseball
diamonds/playground)

East — recreational uses (Stronach Arena/baseball diamonds/playground)
West — single detached dwellings
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OFFICIAL PLAN DESIGNATION: (refer to Official Plan Map)

e Schedule “A” - Low Density Residential, Multi Family, Medium Density Residential, Open
Space

THE LONDON PLAN PLACE TYPE:

o Neighbourhood Place Type

INTENSIFICATION: (identify proposed number of units)

e The proposed 76 townhouse dwellings e Proposed units are outside of the
represent intensification within the Built- Primary Transit Area.
area Boundary.

EXISTING ZONING: (refer to Zoning Map)

o Neighbourhood Facility (NF) Zone

Date Application Accepted: July 29, 2016 Agent: Julian Novick, Wastell Builders

APPLICANT’S REQUESTED ACTION:
Draft plan of subdivision to permit 76 street townhouses on a public street.

Consideration of a residential Plan of Subdivision with 5 residential blocks and 1 open space
block, served by 1 new local street.

Possible Amendment to Zoning By-law Z.-1 to change the zoning to a Residential R4 Special
Provision (R4-4( )) Zone to permit street townhouse dwellings with a minimum lot area of 180
m?2, a minimum lot frontage of 5.5 metres, and a maximum height of 10.5 metres. Special
provisions have been requested for: increased lot coverage — from 35% to 45%, a minimum
exterior side yard depth of 1.2 metres (whereas 4.5 metres would be required), and a minimum
side yard setback of 1.2 metres adjacent to a community facility or park (whereas 3.0 metres
would be required); and a Community Facility (CF2) Zone to permit additional lands to be added
to Stronach Arena.

PLANNING HISTORY

The subject site was the former Huron Heights Public School (French Immersion). It was
constructed in 1959, with a major addition added to the school in 1962. The site consisted of a
main school building, several outbuildings/storage sheds and eleven classroom portables on site.
The school was closed in June 2014 and declared surplus by the Thames Valley District School
Board. The subject site was offered to the City, however it was determined that this site was not
required for municipal purposes. The subject lands were subsequently sold to a private developer
in 2016.
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SIGNIFICANT DEPARTMENT/AGENCY COMMENTS

Planning Services

Environmental and Parks Planning

No natural heritage issues.

Parkland dedication will be satisfied through land dedication at a rate of 1 hectare per 300
units. Based on the proposal to construct 76 townhouse units on this site, this equates to
a land requirement of 0.26 hectares (equal to the area of Block 6).

As part of the design studies submission, the owner shall consult with the city on the
design of the proposed park block and submit a conceptual park plan to the satisfaction
of the City Planner.

Based on the inclusion of a window street adjacent to Stronach Park, the City has agreed
to do site improvements to the existing walkway within Stronach Park immediately east of
the site. Additional screening will be installed along the west face of Stronach Community
Centre to soften the blank wall.

The Owner shall construct a 1.5m high chain link fencing without gates in accordance with
current City park standards (SPO 4.8) or approved alternate, along the property limit
interface of all proposed private lots adjacent to the future Park Block (Block 6). Fencing
shall be completed to the satisfaction of the City Planner, within one (1) year of the
registration of the plan.

The Owner shall not grade into any public Park or Open Space lands. Ininstances where
this is not practical or desirable, any grading into the public Park or Open Space lands
shall be to the satisfaction of the City Planner.

As part of Design Studies, the owner shall prepare and submit a tree preservation report
and plan for lands within the proposed draft plan of subdivision. The tree preservation
report and plan shall be focused on the preservation of quality specimen trees within lots
and blocks. The tree preservation report and plan shall be completed in accordance with
current approved City of London guidelines for the preparation of tree preservation reports
and tree preservation plans, to the satisfaction of the City Planner. Tree preservation shall
be established first and grading/servicing design shall be developed to accommodate
maximum tree preservation as per the Council approved Tree Preservation Guidelines.

Staff response: the above noted comments will be addressed through conditions of draft
approval.

Urban Design and Community Planning

We commend the applicant for implementing a window street along the rear portion of
the Stronach Arena, this will offer pedestrian connectivity through the subdivision to the
community facility as well as create a safer environment for those using the existing skate
park.
Please include the following holding provisions to be addressed through the Site Plan
process, to the satisfaction of the City Planner:
o For all blocks to ensure orientation to the street and adjacent open space
in particular the end units located at street corners and the end units of
Block 1 and Block 4 directly adjacent to Stronach Park.

Staff response: a holding provision has been included to address the orientation of the units as
noted above.
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Urban Regeneration (Heritage)

A Stage 1-2 Archaeological Assessment (including Stage 3 cemetery boundary investigations)
for 1245 Michael Street (39T-16506/Z-8664) has been completed.

Based on the recommendation of the professional archaeologist, archaeological issues for 1245
Michael Street can be considered addressed.

Should previously undocumented (i.e., unknown or deeply buried) archaeological resources be
discovered, there may be a new archaeological site and therefore subject to Section 48(1) of the
Ontario Heritage Act. The proponent or person discovering the archaeological resource must
cease alteration of the site immediately and engage a licensed consultant archaeologist to carry
out archaeological fieldwork, in compliance with Section 48(1) of the Ontario Heritage Act.
Further, archaeological sites recommended for further archaeological fieldwork or protection
remain subject to Section 48(1) of the Ontario Heritage Act and may not be altered, or have
artifacts removed from them, except by a person holding an archaeological license.

Upper Thames River Conservation Authority (UTRCA)

The UTRCA has no objections to this application.

Canada Post

The owner shall complete to the satisfaction of the Director of Engineering of the City of London
and Canada Post:
a) include on all offers of purchase and sale, a statement that advises the prospective

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

i)  that the developers/owners be responsible for officially notifying the purchasers of
the exact Centralized Mail Box locations prior to the closing of any home sales.
b) the owner further agrees to:
i)  work with Canada Post to determine and provide temporary suitable Centralized
Mail Box locations which may be utlized by Canada Post until the curbs,
boulevards and sidewalks are 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 placement of Community Mail Boxes

iii)  identify the pads above on the engineering servicing drawings. Said pads are to
be poured at the time of the sidewalk and/or curb installation within each 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 be prominently
displayed in the sales office(s) showing specific Centralized Mail Facility locations.

c) Canada Post's multi-unit policy, which requires that the owner/developer provide the
centralized mail facility at their own expense, will be in affect for buildings and complexes
with a common lobby, common indoor or sheltered space.

Staff response: Canada Post conditions are captured in the standard subdivision agreement.
Bell Canada

The Developer is hereby advised that prior to commencing any work, the Developer must confirm
that sufficient wire-line communication/telecommunication infrastructure is available. In the event
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that such infrastructure is unavailable, the Developer shall be required to pay for the connection
to and/or extension of the existing communication/telecommunication infrastructure. If the
Developer elects not to pay for the above noted connection, then the Developer will be required
to demonstrate to the satisfaction of the Municipality that sufficient alternative
communication/telecommunication will be provided to enable, at a minimum, the effective delivery
of communication/telecommunication services for emergency management services (i.e., 911
Emergency Services).

PUBLIC
LIAISON:

On August 8, 2016, Notice of Application was
sent to 147 property owners in the surrounding
area. Notice of Application was also published in
the Public Notices and Bidding Opportunities
section of The Londoner on August 18, 2016. A
“Possible Land Use Change” sign was also
posted on the site.

A Neighbourhood Meeting was held by the Ward
Councillor on Thursday, October 6" at Stronach
Arena. Comments and issues raised at that
meeting have also been summarized in the

A total of 24 replies were
received — all were against the
application.

Twenty (20) separate
individuals provided written
responses.

Four (4) telephone responses
were received.

One (1) petition with 198
signatures was received.

report. A neighbbourhood meeting

with approx.100 residents in
attendance

Nature of Liaison: The purpose and effect of this application is to permit the development of 76
street townhouses on the subject site.

Consideration of Residential Plan of Subdivision with five (5) residential blocks (a proposed 76
freehold street townhouse lots) and one (1) park block, served by one new local street.

Possible Amendment to Zoning By-law Z.-1 to change the zoning from a Neighbourhood Facility
(NF) Zone TO a Residential R4 Special Provision (R4-4(*)) Zone to permit street townhouse
dwellings with a minimum lot area of 180 m2, a minimum lot frontage of 5.5 metres, and a
maximum height of 10.5 metres. The Applicant has requested special provisions for: increased
lot coverage — from 35% to 45%, a minimum exterior side yard depth of 1.2 metres (whereas 4.5
metres would be required), and a minimum side yard setback of 1.2 metres adjacent to a
community facility or park (whereas 3.0 metres would be required); and a Community Facility
(CF2) Zone to permit public swimming pools; day care centres; elementary schools; group home
type 2; libraries; post office depots; private schools; secondary schools; police stations; public
recreational buildings; and studios.

The above noted possible changes could permit the development of 76 street townhouses. The
City may also consider adding holding provisions for the following: urban design, servicing.

10
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Responses: The following is a summary of the main issues raised through the circulation
period, as part of the petition and at the October 6" meeting. Additional comments and a
summary of all of the responses received are provided at the end of the report:

e Student Housing — issues associated with rentals and students housing i.e. noise, theft,
vandalism, garbage, lack of property maintenance/absentee landlord, on street parking

¢ Traffic and access — only one access into and out of the subdivision, can emergency vehicles
and city vehicles access?, too much traffic with the addition of 76 units, speeding an issue,
traffic light should be installed at Cheapside and Michael Street.

e Servicing/infrastructure — old infrastructure in area cannot accommodate new development,
combined sewers and stormwater in area?, overflowing storm sewers now when heavy
rainfall, hydro not adequate.

o Loss of greespace/loss of school/loss of community area — residents enjoyed open space, city
should have purchased to add to the Stronach Arena area, where will children in the
neighbourhood go to school now?

e Better use of land — alternative development such as: condominium tenure, single detached
dwellings with a higher price point to discourage students/rentals, seniors housing, affordable
housing, mix of singles and townhomes.

¢ Subdivision design — existing neighbourhood has garages to rear, no snout houses, loss of
privacy and sunlight from units, fencing should be incorporated, mature trees should be kept
on site, pedestrian walkways should all be maintained as a connection the Stronach,
increased street lighting.

e Impacts on property values.

e Construction related nuisances — dirt, noise, dust etc.

¢ Environmental considerations — underground stream to be dealt with, possible fuel tank on
site with possible site contamination, asbestos contamination in building.

e Pedestrian — no sidewalks in existing neighbourhood, dangerous at night, a crosswalk should
be installed at Cheapside at Michael Street.

e Process — neighbourhood was not informed of the school being sold, how could the school be
sold to a private developer? Why were only some of the residents informed of the application?
Why was there a public meeting after the September deadline for comments? Traffic volume
if only one street in and out and the addition of 76 units.

ANALYSIS

Subject Site

The subject site is located on Michael Street, which is generally located south of Huron Street
east of Highbury Avenue, and west of Sandford Street. The subject site is approximately 3.4 ha
in size, and is an irregular shape. The site is directly adjacent to the Stronach Arena and
Community Centre. The site was the former Huron Heights Public School, which was owned by
the Thames Valley Distract School Board and was built in 1959. There are two existing public
walkways which access the site in the northwest corner and the southwest corner of the site. The
site is surrounded by single detached residential uses to the west and south, a community facility
(Stronach Area and Park) to the east, and a cemetery and existing townhouse development to
the north.
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Aerial view - 1245 Michael Street
and Neighbourhood

Application

The applicant, Wastell Builders (London) Inc. is proposing a 76 unit townhouse development
within a plan of subdivision. The proposed plan of subdivision consists of five (5) multi-family
residential blocks, and one (1) open space block, all served by one (1) new local street (off of
Michael Street). The dwellings will be freehold townhouse units, approximately two storeys in
height, and accessed by a public street. The proposed development density is approximately 23
units per hectare. The design of the development includes a window street adjacent to Stronach
Arena. The previous parking lot for the Huron Heights Public School will be dedicated to the City
as part of the parkland dedication required. The City intends to keep the parking lot as is and use
it for extra parking for Stronach Arena and Stronach Park. The Applicant has indicated that
townhouses will range from approximately 110 m2 (1,200ft?) to 130 m2 (1,400ft?) in size, and that
each unit will include a garage. The Applicant estimates a price range of $249,000 to $279,000
per unit. Future applications for Site Plan and Consent/or Part Lot Control will be required in order
to create the individual lots. The Applicant is also proposing to dedicate a small portion of land
(0.26 ha) to the City in the southeast portion of the site which will satisfy the City’s parkland
dedication requirement for this subdivision. These lands were formerly a parking lot for the public
school and the City will keep the parking lot and maintain it for future parking for the adjacent
community facility.

PROVINCIAL POLICY STATEMENT (2014)

The Provincial Policy Statement (PPS) 2014 provides policy direction on matters of provincial
interest related to land use and development. The proposed development of a vacant property
located in the middle of a well-established neighbourhood provides an opportunity to achieve an
efficient development while maintaining the existing land use pattern. The proposed development
will focus growth within a settlement area, providing a range and mix of housing types to an area
generally dominated by single detached dwellings. The proposed development will take
advantage of the existing infrastructure and services in the area.
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The redevelopment of this parcel within an established neighbourhood helps sustain the financial
well-being of the Municipality as no extension of services or additional land consumption is
required. The additional residential units will take advantage of existing municipal services and
will help support the existing public facilities in the area along with the existing bus routes in close
proximity to the site. The proposal also provides an alternative form of housing at a slightly higher
density than currently exists in the area helping minimize servicing costs by taking advantage of
the existing infrastructure readily available to support the development of the site.

PLANNING ACT - SECTION 51(24)

Planning staff have reviewed the requirements under section 2 of the Planning Act and regard
has been given to matters of provincial interest. The subject lands are surrounded by development
and there are no natural areas, features and functions affected within the immediate area.
Municipal water is available to service this development. Municipal services are adequately
provided including sewage, water, garbage collection, roads and transportation infrastructure.
The proposed draft plan is located in a municipality which actively promotes waste
recycling/recovery programs, and will be served by the Blue Box collection and other municipal
waste recycling facilities. There is access to nearby parks and recreational facilities, fithess
facilities, medical facilities, and emergency and protective services. There are elementary schools
and various cultural/social facilities in the area. This area is predominantly single family
residential with townhouse uses located at Huron Street and Sandford Street. The broader area
contains a mix of low, medium and high density housing. There is adequate provision for a full
range of housing. There is adequate provision of employment areas throughout the City and in
close proximity to this site. The proposed draft plan implements the land use policies in
accordance with the City’s Official Plan and the new London Plan, and represents a form of
intensification. The proposed draft plan supports public transit and promotes pedestrian
movement through the adjacent subdivisions. The requirements of London Hydro, Union Gas,
and the City of London to adequately provide utilities and services are addressed in the conditions
of draft plan approval. Adequate lands will be taken to satisfy the parkland dedication
requirements under the Act. Based on planning staff’s review of the criteria in the Planning Act
under Section 51(24), the proposed draft plan has regard for the health, safety, convenience,
accessibility for persons with disabilities, and welfare of the present and future inhabitants of the
municipality.
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Conceptual subdivision plan, —
with driveway locations and
street trees
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OFFICIAL PLAN AND THE LONDON PLAN

The subject lands are designated “Low Density Residential” on Schedule ‘A’ of the City’s Official
Plan. This designation permits single detached, semi-detached, and duplex dwellings and other
forms of low density residential uses at a maximum density of 35 units per hectare.

These lands are also within the “Neighbourhood” Place Type of the new London Plan(which has
recently been approved by the Province). The vision for the Neighbourhoods place type includes
a strong neighbourhood character, sense of place and identity, attractive streetscapes, buildings,
and public spaces, a diversity of housing choices allowing for affordability and giving people the
opportunity to remain in their neighbourhoods as they age if they choose to do so, well-connected
neighbourhoods, from place to place within the neighbourhood and to other locations in the city
such as the downtown, lots of safe, comfortable,

convenient, and attractive alternatives for mobility, easy access to daily goods and services within
walking distance, employment opportunities close to where we live, and parks, pathways, and
recreational opportunities that strengthen community identity and serve as connectors and
gathering places.

The range of permitted uses along a Neighbourhood Street (Michael Street) include single
detached, semi-detached, duplex, converted dwellings, townhouses, secondary suites, home
occupations, and group homes. The range of permitted heights for these uses are 1 storey to 2.5
storeys. The proposed street townhouse uses are permitted in this Place Type.
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Residential Intensification

The Low Density Residential designation in the City’s Official Plan also permits residential infill
development on vacant or underutilized sites. The proposal to develop this parcel with 76
residential dwellings will result in an overall density of 23 units per hectare, which is within the
density limits of the Low Density Residential designation. The proposed subdivision is subject to
the Residential Intensification Policies under Section 3.2.3. Residential Intensification is a means
of providing opportunities for the efficient use of land and encouraging compact urban form. It
may be permitted in the Low Density Residential designation through an amendment to the
Zoning By-law, subject to certain criteria.

As per the requirements of the Official Plan, infill development requires additional reports to be
submitted for development proposals which plan to provide opportunities for the efficient use of
land and encourage compact urban form and are classified as Residential Intensification. As part
of the complete application, the applicant submitted a Neighbourhood Character statement for
the proposed development. Elements of the Neighbourhood Character Statement include:

¢ A detailed statement of the character of the existing neighbourhood that demonstrates
how the proposed development respects the character of the existing neighbourhood;

e An inventory of urban design characteristic — this shall include a review of structures and
the natural environment within the surrounding neighbourhood.

Generally, the extent of the areato be reviewed will be established shall include an area consisting
of 120 metres radius from the subject site. The conceptual design of the project needs to be based
on specific built form principles which guide what it is that the project wants to achieve.

As part of this complete application, a neighbourhood character statement and urban design brief
were submitted. The Urban Design section indicated that both of these reports were acceptable.
The principles of the Urban Design Brief will be used for the site plan submission.

The new London Plan also recognizes that residential intensification is fundamentally important
to achieve the vision and key directions of the London Plan. Intensification within existing
neighbourhoods will be encouraged to help realize our vision for aging in place, diversity of built
form, affordability, vibrancy, and the effective use of land in neighbourhoods. However, such
intensification must be undertaken well in order to add value to neighbourhoods rather than
undermine their character, quality, and sustainability. It is an important strategy of this Plan to
support all of these forms of intensification, while ensuring that they are appropriately located and
fit well within their neighbourhood.

Michael Street is a local street beginning north of Cheapside Street, across from the entrance to
Robarts School and ends at the subject lands. The width of the right of way is 20m, and the length
of the road is approximately 520m. Michael Street does not have any sidewalks. The existing
dwellings are mostly one storey ranch style homes with frontages ranging from 12-15m and lot
areas of 600m? as per the R1-8 zone. The maximum height in this zone is 10.5m and the majority
of the dwellings are setback 7m - 10m from the street with single width driveways. There are many
existing mature street trees. The main focal point of the area is the existing community facility
(Stronach Arena). The proposed street townhouse development will provide a window street onto
the existing community facility. Perimeter trees are proposed to be maintained to provide further
screening and buffering between the development and existing neighbourhood.

The street townhouse block sizes have been selected to provide maximum frontage and
perpendicular driveways to the public right of way. The proposed zoning will require a minimum
front yard setback of 4.5 m to the main building and 6 m to the garage. The reduction in the main
building setback allows for front porches and entrance features to dominate the streetscape and
ensure the frontages are not garage dominated, which is in keeping with the existing single
detached dwellings in the area. The location of building entrances will face the public road, which
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reflects the character of the adjacent neighbourhood. The proposed design maintains the same
building orientation as homes on Michael Street. The current view into the subject lands is of the
existing vacant school and existing trees in Stronach Park south of Michael Street. The proposed
development will instead provide an active frontage on Michael Street. A sidewalk is proposed
along the west/north side of Street A, as well as the south side of Street A between the window
street and Michael Street. The sidewalk will connect into the existing pathway through Stronach
Arena and additional pathway enhancements within the Stornach property will be undertaken by
the City. The proposed street townhouse dwellings will connect to the existing neighbourhood by
extending Michael Street to loop back into itself.

The proposed road will be public and is configured to allow access for service vehicles such as
garbage trucks and snow ploughs. The proposed residential development will have less vehicular
traffic at peak times than the former public school. Once the development has been established,
Transportation has indicated they can review the intersection of Cheapside and Michael Street to
determine if any form of intersection control is warranted. There is an existing pedestrian
walkway from Mark Street to Michael Street running along the southwest corner of the site, just
outside of the site boundary. This walkway provides a continuous hard surface sidewalk
connecting Mark Street to Stronach Park without any bends. Lighting is provided for safe
pedestrian access. The closest bus route to the subject lands is located along Huron Street
roughly 110 m to the north. Additionally the bus stops on Sandford Street can be accessed by
walking through the community facility lands.

The proposed free hold townhouse development should not affect the existing character of the
neighbourhood. The redevelopment of an underutilized site will provide new interest and new
housing into the community. The compact design and proximity to community facilities will ensure
a walkable development. The subject lands are prosed to provide attractive, quality housing
options for future residents. The scale and density of the development will be compatible with the
surrounding area in terms of form and massing. Opportunities for pedestrian connectivity are
proposed to Stronach Park, to facilitate integration with the existing and future street network. The
window street proposed adjacent to the Community Facility will provide a sense of security and
visual interest into this proposed infill development.

Near-Campus Neighbourhood

The subject lands are located within the Near-Campus Neghbourhood. Both the Official Plan and
the new London Plan contain policies related to Near Campus Neighbourhoods. It is recognized
that the Near-Campus Neighbourhood area consists of neighbourhoods that differ from one
another in many ways, including built form, land use mix, demographic and socio-economic
structure, cultural heritage resources, community layout, and distance from campus. Furthermore,
it is recognized that neighbourhoods within these areas differ in the degree to which they have
been affected by near- campus neighbourhood issues. However, these areas share a common
characteristic in that they are relatively close to higher education institutions and they are all part
of the Near- Campus Neighbourhood area that this Plan seeks to protect and enhance. All
planning and development applications in these areas are reviewed against relevant Near-
Campus Neighbourhood policies.

The preferred form of intensificatio