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CHAIR AND MEMBERS
PLANNING AND ENVIRONMENT COMMITTEE

GEORGE KOTSIFAS
DIRECTOR OF DEVELOPMENT & COMPL¡ANCE DIVISION

AND CHIEF BUILDING OFFICIAL

APPLICATION BY: WASTELL DEVELOPMENTS INc.
493 SUNNINGDALE ROAD EAST

PUBLIC PARTICIPATION MEETING ON
MONDAY MAY 28, 2012 NOT BEFORE 4:15 pM

RECOMMENDATION

That, on the recommendation of the Senior Planner, Development Services, the following
actions be taken with respect to the Vacant Land Plan of Cond'ominium application of Wastell
Developments lnc. relating to the property located at 493 Sunningdale Road'Êast:

a) Planning and Environment Committee REPORT TO the ApprovalAuthority the issues, if
any, raised aJ the public meeting with respect to the application for draft þtan of vacãnt
land condominium relating to the property iocated at 4gb'sunningdale Roab East; and

b) the Approval Authority be requested to utilize (if possible) one agreement (in place of a
separate deve_lopment agreement and condominium 

.agreeñent) 
to address the

development of this site.

94'5512 - uplands community plan opA - Approved February, 1999
2-64'15 - Application to amend zoning to R5-3/R6-4 - Approved April, 2003

The purpose and effect of this application is to register a plan of vacant land condominium at
493 Sunningdale Road East, consisting of 38 singte detached cluster housing units, with the
common element area to include a private stormwater management facility and a private
roadway.

The submitted draft plan of vacant land condominium is in conformity with Official plan
Policies and the City's Condominium Submission Review and ApprÑal Guidelines.

The draft plan of vacant land condominium can be accommodated on the subject lands
and can be integrated with adjacent surrounding lands.

The draft plan of vacant land condominium is in conformity to the City of London Z.-1
Zoning By-law and consistent with the provincial poricy siatement.

2.

3.

PREVIOUS REPORTS PERTINENT TO THIS MATTER

PURPOSE AND EFFECT OF RECOMMENDED ACTION
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Planner: Nancy McKee

Date Application Accepted: March 12,2012 | ngent Rick Dykstra, Ricor Engineering

REQUESTED AcTloN: application for Vacant Land Condominium and concurrent site plan
to permit the development of 38 detached dwelling units.

SITE CHARACTERISTIGS:

o Current Land Use - vacant¡ Frontage - 134.1 m (Skyline Avenue). Depth - 141.1 mo Area - 1.89 ha
o$

SURROUNDING LAND USES:

o North - future residential. South - single detached dwellings
' .E3"t - single detached dweilings (condominium), poweil Drain. West - sinqle detached

BACKGROUND

OFFICIAL PLAN DES|GNAT|ON: (referto

o Multi-Familv, Medium

EXISTING ZONING: (refer to

¡ Residential R5/[Q_.(R5-3/BQ-z!!which permits various forms of cluster

PLANNING HISTORY

The subject lands form part of the approved Uplands (South) Community plan, which was
adopted by Municipal Council in 1998. The companion Oiïiciat Étan amendment was approved
by the Ontario Municipal Board in 1999, which adopted the Uplands Community plan CjiOeline
document and designated these lands for Multi-Family, Medium Density Residential.

The subject site was surrounded by several plans of subdivision but was never part of one. An
application to rezone the site to permit cluster housing (Z-6415) was approved by Council in April
2003' Another zoning by-law amendment application was received for'the lands ln May, 20A6'(Z-
7246) to add street townhouses as a permitted use on site; however this file was closed at the
request of applicant after circulation, so no action was taken.

The site was previously occupied by a two storey single detached dwelling. A demolition permit
was issued on October 19,2011 to demolish the existing dwelling. A driùeway to Sunningdale
Road East still exists for the site; however, through the adjacent plãns of subdiúision, acceðs for
the property will be to the south on Skyline Avenue (see aitached'location map).

The applicant was granted a minor variance from the Committee of Adjustment on April 16,
2012 lo permit 4 single detached dwellings (Units 1, 1O 11 and 38) with a 1.2 m interior side
yard setbacks whereas 6.0 m is required. As part of this process, it was noted that any trees are
protected and replaced, if required, in accordance with the approved Site plan. 
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Zoning as of March 6,2012

il il

2) ANNEXED AREAAPPEALED AREAS

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 - GENERAL INDUSTRIAL
HI - HEAVY INDUSTRIAL
EX - RESOURCE EXTRACTIVE
UR - URBAN RESERVE

AG -AGRICULTURAL
AGC - AGRICULTURAL COMMERCIAL
RRC - RURAL SETTLEMENT COMMERCIAL
TGS - TEMPORARY GARDEN SUITE
RT - RAIL TRANSPORTATION

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

COUNCIL APPROVED ZONING FOR THE SUBJECT SITE: R5-3/R6-4, OS5

1) LEGEND FOR ZONING BY-LAW Z-1

R1 - SINGLE DETACHED DWELLINGS
R2 - SINGLE AND TWO UNIT DWELLINGS
R3 - SINGLE TO FOUR UNIT DWELLINGS
R4 -STREETTOWNHOUSE
R5 -CLUSTERTOWNHOUSE
R6 - CLUSTER HOUSING ALL FORMS
R7 - SENIOR'S HOUSING
R8 . MEDIUM DENSITY/LOW RISE APTS.
R9 - MEDIUM TO HIGH DENSITYAPTS.
R1O - HIGH DENSITYAPARTMENTS
R11 . LODGING HOUSE

DA -DOWNTOWNAREA
RSA - REGIONAL SHOPPING AREA
CSA . COMMUNITY SHOPPING AREA
NSA - NEIGHBOURHOOD SHOPPING AREA
BDC - BUSINESS DISTRICT COMMERCIAL
AC - ARTERIAL COMMERCIAL
HS - HIGHWAY SERVICE COMMERCIAL
RSC - RESTRICTED SERVICE COMMERCIAL
CC - CONVENIENCE COMMERCIAL
SS -AUTOMOBILE SERVICE STATION
ASA - ASSOCIATED SHOPPING AREA COMMERCIAL

CITY OF LONDON
PLANN ING, ENVI RONMENTAL AND ENGINEERING SERVICES

BY.LAW

SCHEDULE A
THIS MAP IS AN UNOFFICIAL EXTRACT FROM THE ZONING BY-LAW WITH ADDED NOTATIONS

FILE NO:

39CD-12504 NM

MAP PREPARED:

May 11,2012 DT

1:3,500
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SIGNIFICANT DEPARTM ENT/AGENGY COMMENTS

PLEASE NOTE: the comments received and summar¡zed below pertain primarily to the
application of site plan.

Servicinq-Related Comments
o A Municipal Class EA Study for Sunningdale Road East Widening is currengy on going. The

results of the EA will need to be incorporated into the final design-for stormwater and road.

Transpoñation

' The existing access on Sunningdale Road East is to be closed and the boulevard restored.
' The site is to be graded in accordance with the ultimate profile of Sunningdale Road East.

The Draft Sunningdale Road East EA shows Sunningdale Road East bei-ng raised rppro"
2.4 m +/- at its lowe.st point - approx the easterly timit of this site - and taper back over
3Pprox 80-100 m. This may require fill/grading on the northeast corner of this site.

' We do not support the SWM outlet into [he ditch on Sunningdale Road East. When
-.^_sunning_dale Road East is raised the ouilet will no longer exist.
NOTE: revised servicing drawings have been receiied showing a storm ouget to the
Powell Drain.

Parks Plannins & Desisn
o Parkland dedication has not been collected for the subject lands. lt is to be noted that the

applicant, at the. time of building permit or as a cond¡tion of site plan approval, will be
required to provide parkland dedication in the form of cash-in-lieu pursuant to by-law Cp-g.

' Given the proximity to the Powell Drain, the applicant should apply appropriate erosion
control measures to protect the natural heritage feature from sedimentaiion during all
phases of construction.

' A small portion of the property contains a 30 metre buffer to the powell Drain. An
appropriate landscape plan shall be prepared and revíewed by the City's Ecologist to
ensure consistency with appropriate vegetation adjacent to this significant ñatural
resource.

' The Urban Forestry Section notes that there are a number of City boulevard trees
planted in 2009 on the south-westerly edge of the site and a plan sfrowing their locations
and those impacted by the design proposal will be required. The trees dêscribed above
and a proposal to replace those marked for removal may be included in the landscape
plan.

' Special attention should be paid to units facing Sunningdale Road East and those at
corners and view termini - recommended wraparound porches be included as prominent
design elements.

' Note that units.facing Sunningdale Road East should presenttheir"fronts" to the street,
not their "sides".

' Some elevations show front facades dominated by garages. Note that front porches are
to be the prominent design features on front facades, not garages, and the applicant is
encouraged to explore options that ensure this.

London Transit Commission (LTGI
¡ Purchasers/Tenants are advised that units 11-15 and 34-38 will not have direct paratransit

service within the Condominium Development as the Paratransit vehicle is not able to
access the unit in a safe manner consistent with the London Transit Commission's policies
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and procedures and the city of London site ptan controt Area By-taJlð:ff:.tå.!:i(Tfff;
(d)

information that confirms the slope

. The UTRCA has no objections.o A Section2ST permit will be required for this development.

Canada Post
o This subdivision will receive mail service to centralized mailfacilities provided through our

Community Mailbox program.

As part of the application the a}pficant has
is stable.

PUBLIC
LIAISON:

On March 20,2012,200 notices were sent to residents
within 120 metres of the subject site. Living in the City
Notice was published on March 24,2012.

Nature of Liaison: The purpose and effect of this application is to permit the development of
38 single detached cluster housing units within a pián of condominium. Consideraiion of a
Vacant Land Plan of Condominiumwith 38 units, with one (1) stormwater management block,all served þV _one_(1) common element road. *For the' lands under coníideration, 

"napplication for site Plan (sP12-006645) has a/so been received forfhr.s slfe.

Responses: traffic concerns at Skyline and Chambers.

Subiect sites
T.he subject site is located on the south side Sunningdale Road East, between Adelaide St
North and Richmond Street. The site is located east oiBluebell Road. There are no structures
on the site currently. The site slopes downwards from Sunningdale Road East. There is
currently a municipal drain that runs along the frontage of this property.

Wnat ¡s tne nature ot
The applicant, Wastell Developments lnc., has applied for an application for a vacant land
condominium, and a site plan application to permit'38 single OetäòneO cluster housing units.
Common element components include one private stormviater management facility, ãnd thé
private roadway. Access to the development will be via Skyline Avenue]The proposeã site plan
and several proposed elevations are shown below.
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a) Provincial Policv Statement (ppSt

This application has been reviewed for. consjstency with the entire 2005 provincial policy
Statement. lt is staff's position that the plan of condóminiur *¡liôióuioãioi a healthy, tivablé
and safe community. The proposed residential development will aisist in pioviding rroïsing ôñfull municipal services without the need. for c.ostly expansions. rne Jitå ptrn, ä"u"iõprñ"nt
agreement and conditions will identify noise mitigaiion measures and contain a mechanism toensure their long-term maintenance. Developmeñt of the lands by *"y oi ã-våcant land plan ofcondominium minimizes the amount of land needed for road prrpär"J"ño piòmotes a cómpactform of development. The site will not negatively impact any natural heritage or man-made
hazards, and is located close to amenitieJand iublió open épace. Road wiãening 

"lòné 
ìh;entire frontage (Sunningdale Road East) will ällow tdr insiallation of inirastructure whenwarranted. Based on the review of the Provincial Policy Statement, approuàt of the propo."O

plan with associated conditions would be consistent withihe 2005 proviiräiat eoticy Staienìent.

b)

The subject lands are designated Multi-Family, Medium Density Residential (MDR) which
permits multiple-unit residential developments háving a low-rise proiile, with a maxìmum'density
of 75 units per hectare (rpn) Areas designated n¡útti-fam¡ly, Medium Density Residential are
intended to include multiple-attached dwellings, such as row houses or cluster houses; low-rise
apartment buildings; rooming and boarding houses; emergency care facilities; converted
dwellings; and small-scale nursing homes, rest homes and nómeé for the aged. These areas
may also be developed for single-detached, semi-detached and duplex dweliings. Although its
location along an arterial road would normally result in increase'd density, and townhouse
dwellings are a preferred use within the Multi-Fámily, Medium Density designation, it should be
noted that single detached dwellings are a permitted use in this'desig-nation, this type of
development will fit in with the character of the existing area and there arJno minimum ðànsity
policies which are applicable to this site.

The Uplands (South) Community Plan is a guideline document to be used in the review of
development applications and includes criteria on transportation, land use, and compatibility.
The subject site will be serviced by the creation of a local driveway off of Si<yline Aveàue, and
will not have direct vehicular access from the arterial road. Pedeitrian linkaies to the arterial
through the internal road network will meet the Community Plan's objective ofìtrong pedestrian
connectivity and will allow easy access to transit. Servicing capacity has been established as
per the servicing studies submitted. The site is adjacent to tñe Poweli Drain which will remain as
the primary natural feature in this area, and a private storm water management pond will be
incorporated into the development to control water quantity. The Commuñity etan'projected a
significant amount of lands to be developed as medium Aenêity housing; howéver this plan does
not quite achieve the density as envisioned through the Area Þtan. fné proposed site, although
not achieving the optimal density, does offer a variety of homes ranging from l SOO to 2SOO
square feet, which pro_vide for greater housing choice and affordability. õverall, this proposed
Vacant Land Plan of Condominium meets the Official Plan guidelines for the Ùplandi lSoutn¡Community Plan.

Given the location of the site and the manner in which it is to be developed, the cu¡ent application
provides for the integration of this site with the planned developmenl form establisheá through
previous applications to the east and west of this site and is consistent with the Official plan añd
Uplands (South) Community Plan.

c) Zoninq Bv-law

The applicant is proposing to develop based on the existing R5-3/R6-4 Zoning. The existing
zoning allows for a maximum density of 35 units per hectare on the site, which would permit uþ

10
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to 66 units on the site. The current proposar of 38 units onty achieves 20 ffiffii1älri:ff:
existing zoning and proposed draft plan of condominium réspects the above policies, and both
are in conformity to the Official plan.

d) Evaluation of the vacant Land condominium Application

The same considerations and requirements for the evaluation of draft plans of subdivision also
apply to draft plans of vacant land condominiums.

' This proposal is consistent with the objectives and policies of the Official plan, the Multi-
Family, Medium Density Residential Designation, and the Uplands (South) óommunity
Plan.

. The site can be readily serviced by sewer and water.

' The proposed development is approximately 5OO metres from Jack Chambers
Elementary school, and Virginia Park. Waste collection will occur on site via the
individual units. Stormwater will be addressed through an onsite pond (further discussion
on the pond is included later on in the report).o A noise study was provided as part of this application, and several localized noise
attenuation barriers will be constructed to protect the outdoor amenity area for units
which flank Sunningdale Road East. Warning clauses will also be registered on tiile for
the development.

' The draft cond.ominium is designed such that traffic will not access the arterial direcily,
but rather be directed through the internal streets such as Skyline Avenue and Bluebell
Road. The proposed plan is designed to be integrated with adjãcent lands.¡ From a Placemaking perspective, the proposed development is on a small parcel of land
within a much larger area that includes excellent visibility to the Uplands (South)
Community. The proposal is oriented to Sunningdale Road East which creates a sense
of place by providing a visual focal point into the neighbourhood along the window street
frontage and avoids the need for noise berms and extensive noise walls. lt allows for
multiple views into the neighbourhood. The relatively small size of the condominium
allows for easy access for the homeowners of the development to Sunningdale Road
East, and direct access to transit, and commercial uses to the west and east. The
internal road pattern allows for residents of the development to easily access to the
internal road system and to the Neighbourhood Park and school. Overall, this
development meets the intent of the placemaking principles.

. Through the site plan process staff have requested trees to be located within the front
yard of every other unit. Based on the size of development there is a requirement for 41
street trees to be planted. The applicant has indicated this will interfere with servicing for
the site by locating the trees in the front yard. As part of any draft plan, the design oítn"
condominium needs to consider the potential implications for street tree lõcations.
Additional drawings will be required which delineate where street trees can be
accommodated on the individual lots, as well as a tree preservation report to detail which
trees will be kept and which trees will be removed. The landscape plan will be reviewed
and will form part of the development agreement.

' The applicant is proposing to construct 38 new single detached dwellings on vacant land
condominium units (lots) which range in size from approximately T3S m2 - 864 m2. The
existing homes in the area and immediately surrounding thið development are of a
comparable size to the proposed units. Based on the size of the proposed lots and
building footprints it is anticipated that the design of these homes will not have a
negative impact on the character of this neighbourhood.. The subject land is 1.89 hectares in size. The draft plan of Vacant Land Condominium
illustrates how these lands
mentioned previously, the

develop for cluster single detached dwellings. As
units and proposed buildings is comparable with

existing development in the area.
. The applicant must ensure that the proposed grading and drainage of this development

does not adversely impact adjacent properties. All grading and drainage issues will be
addressed by the applicants consulting engineer to the satisfaction of the City through
the Site Plan Approval process.

are to
size of

11
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The City may require applicants to satisfy reasonable conditions prior to final appróval ano
registration of the plan of condominium, as authorized under the provisions of subseition S1(25)
of the Planning Act. The applicant will be required to meet conditions of draft ptan appròvai
within a specified time period, fairing which, draft plan approval will lapse.

ln order to ensure that this vacant land condominium development functions properly, the
following issues will be addressed through conditions of draft appioval:o completion of site works in the common elements and the posting of security in addition

to that held under the Development Agreement (if applicable), inlhe event these works
are not completed prior to registration of the plan of condominium;¡ installation of fire route signs prior to registration;o confirmation of addressing information;o pâ!ñìênt of outstanding taxes or local improvement charges, if any;o provision of servicing easements for utility providers (such as London Hydro, Union
Gas, Bell, etc.);

' ensuring that any homes already constructed at the time of registration are located
within the unit boundaries to be registered;

' ensuring that the Condominium Declaration to be registered on tiile adequately
addresses the distribution of responsibilities between the unit owners and thð
condominium corporation for the maintenance of services, the internal driveway,
fencing, and any other structures in the common elements;. appropriate fencing to mitigate any privacy issues;o relocation of the existing municipal sidewalk;. design and orientation of Unit 26, 2g, Zg, and 31;¡ tree preservation and street trees;. drainage and stormwater management; and. noise attenuation.

A concurrent public.site plan process and final development agreement will ensure the following
urban design considerations are addressed:

' Units facing Sunningdale Road East and those located at view termini (at corners)
are recommended to include design elements such as wraparound porches or othei
elements that will avoid blank walls facing sunningdale Road East.

' Some elevations show front facades dominated by garages. The applicant is
encouraged to explore options that ensure the front facades are not dominated by
garages.

Sunningdale Road East final and interim grades and Stormwater Management
The City is currently undertaking an Environmental Assessment (EA) for roãdworks associated
with Sunningdale Road East. The draft Sunningdale Road Easi EA shows the arterial being
raised approx 2.4 m at its lowest point, which will require fill/grading on the northeast corner of
this site. The north-east corner of the site is currently showing tñe location of the proposed
stormwater management pond, with an outlet to the existing ditch which runs parailel to
Sunningdale Road East. Through the ultimate grading and works associated with Sunningdale
Road, the ditch will be removed. A temporary easement shall be provided by the applicãnt in'
favour of the City to enter their lands in the future to finish the final grading to match the ultimate
profile_ of Sunningdale Road. The applicant has recently submittéd alternative drawings that
show flows being directed to the Powell Drain. This will be reviewed through the process.

Also as part of future works, the Stormwater Unit has indicated that the City will be
reconstructing that existing drain and possibly redesignating it as a municipal watercourse. lt is
anticipated that the new outlet for the drain will be constructed sometime thls year. The City and
the developer will need to coordinate the timing of these projects. The applicant will therefore be
required to provide servicing drawings that address the interim and ultimate stormwater for the
site. Additional securities will need to be taken as well, and these final numbers will be provided
by the applicant, to be included in the draft conditions.

t2
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Based on all of the abov-e analysis, the proposed Vacant Land Condominium represents an infill
opportunity that is an efficient use of land and encourages compact urban form. The provincial
Policy Statement a1d !!e gity'q Official Plan encouiage thiè form of redevelopment. Thè
applicant's proposal to allow for cluster single detached dùrellings in this .r". ir appropriate and
allows for a..development which is of comþarable size and scãle as existing Owèttirigs in thii
area. overall, this application represents good planning and is appropriate.

PREPAFEÐ AND RECOMMENDED BY:

NANCY MCKEE, MCIP, RPP
SENIOR PLANNER
DEVELOPMENT SERVICES

JEFFLEUNISS EN, MCIP, RPP
ER OF DEVELOPMENT

PLANNING
DEVELOPMENT SERVICES

CONCURRED BY: SUBMITTED BY:

/,

NIE A. RAMSAY, P.
MANAGER, DEVELOPMENT SERVICES
DEVELOPMENT & COMPL¡ANCE
DIVISION

GEORGE KOTSIFAS, P.ENG.
DIRECTOR OF BUILDING CONTROLS
AND CHIEF BUILDING OFF¡CIAL
DEVELOPMENT & COMPLIANCE
DIVISION

May 15,2012
NMfY:\Shared\Sub&Spec\CONDO\2012\39CD-12504 - 493 Sunningdate Rd E (NM)\report 493
Sunningdale.docx
"Attach"
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Responses to Fublic Liaiso¡ Lettor,and Publication in 'oLiv.ing in the-eit t

Teleohone ï,Urftten

Roben & Dianne Be.ll
,502 Blue Ja¡r Driv'e
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Biblioqraphv of lnformation and Materials

Request for Approval:
City of London Condominium Application Form, completed by Ricor Engineering, March 9,
2012.
Draft Plan of Vacant Land Condominium, March, 2012.
site Plan ApprovalApplication, completed by Ricor Engineering, March g,2o1z.
Site_Plan, Servicing Plan, and Common Elements Landscape Èlan, Ricor Engineering, March 6,
2012.
Elevations, Wastell Developments.

Reference Documents:
City of London. Official Plan, June 19, 1g8g, as amended.
City of London. Zoning By-law No. Z.-1, May 21, 1991, as amended.
Ontario. Ministry of Municipal Affairs and Housing. Provincial Policy Statement, March 1, 2OOS.
city of London, site Plan controlArea By-Law, September 1g, 23011, as amended.
City of London, Condominium Submission, Review and Approval Guidelines, March 2003.

Correspondence:
*all located in City of London File No. 39CD-12504 or SP12-006645 unless othenrise stated

Reports submitted with Application :
Geotechnical Report, exp, March S,2Oj2.
Noise Assessment Report, Stantec, January 24,2O1Z
Stormwater Management Report, Stantec, March, 2012.
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