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RECOMMENDATION

That the following information report relating to the April 10,2012 Council referral of the
application of Kenmore Homes (London) lnc. relating to the properties located at 255 South
Carriage Road and 1331 Hyde Park Road BE RECEIVED.

PREVIOUS REPORTS PERTINENT TO THIS MATTER

April 2000 - Hyde Park Community Plan and Urban Design Guidelines

August 2003 - Public Participation Meeting - 39T-02515 Planning Committee report for draft
plan of subdivision and Zoning By-law amendment

March 2006 - 830/06 - Consent Application

January 2011 - Report to Built and Natural Environment Committee relating to the Subdivision,
Official Plan amendment and Zoning By-law amendment applications by Kenmore Homes
(London) lnc.

September 2011 - lnfo Report to the Built and Natural Environment Committee on Status of the
application

March 26, 2012 - Report to Built and Natural Environment Committee relating to the revised
Subdivision, Official Plan amendment and Zoning By-law amendment applications by Kenmore
Homes (London) lnc.(see attached)

BACKGROUND

On April 10, 2012 Municipal Council referred back the applications of Kenmore Homes (London)
lnc., at the request of the applicant, so that staff could have further consultation with the
applicant and neighbourhood to address issues relating to the proposed commercial block
development setbacks, lots sizes, and timing for the adjacent park completion. Attached as
Appendix B are two letters from the applicant outlining their issues.

Commercial Block

On April 25th 2012 staff met with the Ric Knutson and Phil Morrissey representing Kenmore
Homes and Nicole Beauteau, President of the Hyde Park Community Association. The results
of this meeting are addressed in the Planning staff report relating to the land use analysis for the
proposed commercial block at 1331 Hyde Park Rd.

TO: CHAIR AND MEMBERS
PLANNING AND ENVIRONMENT COMMITTEE

GEORGE KOTSIFAS
DIRECTOR OF BUILDING CONTROLS AND CHIEF BUILDING OFFICIAL

APPLICATION BY:

KENMORE HOMES (LONDON) ¡NC.
255 SOUTH CARRIAGE ROAD & 1331 HYDE PARK ROAD

PUBLIC PARTICIPATION MEETING ON
MAY 28,2012
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Lots for Public Access

ln both the April 16th and April 24th letters, Mr. Ric Knutson expressed concern regarding the
City's ability to acquire lots for access purposes. ln particular, the applicant has advised that it
is their opinion that the City is attempting to act beyond its capabilities under the Planning Act.

The Approval Authority has the authority under Section 51(25) of the Act to:

"impose such conditions to the approval of a plan of subdivision as in the opinion
of the approval authority are reasonable, having regard to the nature of the
development proposed for the subdívlsion ..."

It is not uncommon for the Approval Authority to impose a condition relating to the requirement
to provide access to adjacent lands. As noted in previous reports on this application, it is still
staff's contention that these blocks are necessary to provide an option for future access to
abutting lands. lt is also noted that access for 1369 Hyde Park Road and Block 2O3(within this
draft plan) through these blocks will need to be reviewed in greater detail when these lands
come fonuard for development to ensure that there are no adverse impacts on the subject lands
(which are to be development for single detached dwellings). Should Block 203 be
redesignated for commercial uses or be rezoned in the future for non-residential uses (ie
offices) then the City would return the access blocks to the applicant.

South Carriaqe Road Gost Sharinq

As noted in the January 31't' 2011 and the March 26tn,2012 staff reports, the
landowner/developer to the north, Sydenham lnvestments, was required to construct South
Carriage Road at the time the lands to the north were developed. Sydenham lnvestments
requested that a one (1) foot reserve be placed along the northern limit of this draft plan (where
it abuts South Carriage Road) to restrict access to the collector road. This one (1) foot reserve
would be lifted when Kenmore Homes has paid its share of the costs of land and construction of
South Carriage Road. Sydenham lnvestments also requested that a holding provision be
applied to these lands to prohibit development until such time as the one (1) foot reserve has
been lifted.

Sydenham lnvestments have advised that half their cost to construct this portion of South
Carriage Road(including land costs)was $111,987.29. Staff reviewed the costs provided by
Sydenham lnvestments and are satisfied that they are reasonable. To address this cost sharing
issue, it is recommended that a condition of draft approval be included which requires thé
Own_er, prior to final approval of any phase within this draft plan of subdivision, to provide
certification from Sydenham lnvestments lnc. to the City of London that they have reimbursed
Sydenham lnvestments in the amount of $l 1 1,987.28 which represents half ihe cost of the land
and construction of this portion of South Carriage Road. Since this is required prior to issuing
final approval of any phase within this subdivision, the lots cannot be created. As a result, there
is no need to create a one (1) foot reserve along the frontage of South Carriage Road or a
special holding provision for the lots in this area.

ln his April 16th letter, Mr. Knutson requested that staff provide his client with the basis by which
the City believes that Kenmore Homes is responsible for the cost sharing for this portion of
South Carriage Rd. lt is their position that Kenmore Homes should have been in a position to
be able to discover this matter prior to purchasing the site.

The request for cost recovery of this portion of South Carriage Road came from Mr. Barry Card,
on behalf of Sydenham lnvestments as a result of the liaison to the original subdivision
application. This request for cost recovery has been noted in all staff reports since January
2011.

Staff are of the opinion that the City should not be involved in "best efforts" agreements where
two property owners benefit from a roadway serving two property owners. As noted above, the
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Planning Act allows the Approval Authority to impose cond¡tions to the approval of a plan of
subdivision which in the opinion of the Approval Authority are reasonable, having regard to the
nature of the development proposed for the subdivision. lt is staffs position tnal tne proposed
condition of draft approval is a fair and reasonable condition to be applied in this situation.'

Overland Flow Route (Lots 56 and 91)

During our review of the latest subdivision design an issue was raised regarding the ability to be
able to accommodate overland flows to the SWM facility and to providafor the pathwaywhich
runs along the northern boundary of the Stormwater Management (SWM) block.

The_ original design included a window street at this location (across the full frontage of the
SWM block) and the revised design eliminated a portion of the window street. This chãnge will
impact the overland flow routes, the outlet to the SWM pond and the pathway location. ln
discussions with the applicant's agent and his consulting engineer, it was conôluded that the
most appropriate way to maintain overland flows and to eliminate any impact to the outlet was to
remove lots 52 and 97. The removal of lots 52 and g7 also provides sufficient room to address
the location of the multi-use pathway. Based on the above, staff recommended in their March
26th report a redline amendment to remove lots 52 and g7.

ln his letterof April 16th, Mr. Knutson acknowledges the necessityto allowforoverland flows
and the pathway but has requested that the condition be amended to indicate that all or a
portion of these lots be dedicated to the City for this purpose in the event not all of the lot area is
required. lf during the design studies process it is determined only a portion of the lots are
needed to accommodate overland flows and the pathway, the plan would be amended at final
approval to adjust the adjacent lot widths in this area. Staff have reviewed this request and
recommend the following changes to the condition as proposed on March 26th :

In cgtnjuqction with ,'Desígn -Siudr'egL fiê¡,,"OWnáfg,coniülting eng¡ñ:ëeliM",'lhali
confirm the land area required to accommodate the overland flow route and the
pathway adjacent to SWM facility 181. Based on this review, the Owner shatt
dedieafe îansfer all or a portion óf lofs 52 and 97 to the City ai,t no',ëoiiúki. 'CWas an enlargement of the stormwater management pond to accommodate
overland flows and to facilitate the construction of a pathway.

Setbacks

Two residents of the condominium development at 1144 Coronation Drive requested additional
information on the proposed setbacks to this development. The first issues arose with respect
to the proposed lots which front South Carriage Rd. The area resident was concerned that their
new view to the west would be a large two storey home in close proximity to their fence line at
the west limit of the condo development. Staff requested Mr. Knutson, to look into the design of
the lots in this area. Mr Knutson advised that unfortunately due to the amount of land between
the condo development and the fixed local street which intärsects with South Carriage Rd there
is limited opportunity for a redesign of the lots in this area. Staff advised the area resident of the
applicants comments. lt was also noted that this issue can arise in any single detached
neighbourhood where there are corner lots.

Another resident of the condominium development wanted to know what the setback would be
between the house at 1-1144 Coronation Drive and the development immediately to the south.
Based on the proposed zoning (R1-3(8)) the setback would be a minimum of 6 metres from the
fence line for the condo. Staff advised the resident that this is the minimum setback and that
the design of the house could increase the setback to greater than 6 metres.

Lot Sizes

As noted in previous reports relating to this application, staff have met with a number of the area
residents to discuss the issue of lots sizes in this plan. In particular, the issue that was
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discussed related to the northern limit of this draft plan where it abuts Coronation Drive and the
existing condo development abutting South Carriage Rd (1 144 Coronation Drive - MCC 61 1).

Area of Goncern
(Lots 116-132 and Lots 141-1491

The applicant has repeatedly advised that they do not support adjusting the lot sizes in this
area(see comments in attached report). Development Services staff support the applicant's
position. The new design and lot configuration provides for a reasonable range of lot sizes
which will be compatible with surrounding development. Further, staff have no information to
support the notion that varying lot sizes and housing types have a negative impact on adjacent
property values.

Future Park
(lmmediately adjacent to this subdivision)

A number of area residents raised concerns as to when active parkland would be available in
this area (immediately to the east of the subject lands). Parks Planning and Design staff have
advised that there is still some outstanding work (clearing, grading and seeding) which needs to
be completed by the developer before the City can begin construction of the park. The City is
actively negotiating with the Owner of these adjacent lands to have this work completed in order
to allow the City to construct the park this fall.

Location of Park

4
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PROCESSING OPTIONS

lf the Planning and Environment Committee is in agreement with Administrations March 26th
recommendations (with minor adjustments to the condition relating to lots 52 and g7 noted
qÞBuq), the Committee can adopt the following actions recommenðed by staff in their March
26", 2012 report without further public notice:

The Planning and Environment Committee be requested on behalf of the Approval
Authority to GONDUGT a public meeting and to 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 Kenmore Homes (London) lnc. relating to the properties located at 255
South Carriage Road and 1331 Hyde Park Road;

Council SUPPORTS the Approval Authority refusing to issue draft approval to the
proposed plan of residential subdivision (submitted in 2010), as submitted by Kenmore
Homes (London) lnc. (File No. 39T-08502) prepared by Archibald, Gray & McKay Ltd,
certified by Bruce Baker, oLS (Drawing No. g-L-3380, dated May 26, 2o1o), which
shows 199 single detached lots, one (1) school block, one (1) open space block, one (1)
commercial block and various reserve blocks served by one (1) collector road and six (6)
new local streets;

Council SUPPORTS the Approval Authority issuing draft approval to the proposed
revised plan of residential subdivision(submitted in 2011), as submitted by Kenmore
Hom-es (Lon!on) lnc. (File No. 39T-08502 prepared by Archibald, Gray & McKay Ltd,
certjfied by Bruce Baker, oLS (Drawing No. g-L-3755, dated December 1, 2o1ri¡, as
redline reviqqd which shows 193 single detached lots, one (1) school block, onê (t)
open space block, one (1) multi-family residential block; two (2) future access blocks,
one (1)pathway block and various reserve blocks served by one (1) collector road and
five (5) new local streets, SUBJECT TO the conditions contained in the attached
Appendix "39T-08502";

the proposed by-law attached hereto as Appendix "8" BE INTRODUCED at the
Municipal Council meeting on February7,2011 to amend Zoning By-law No. Z.-1 (in
conformity with the Official Plan) to change the zoning of the subjèct property FROM'a
Holding urban Reserve (h-2 uR3) Zone; an urban Reserve (uR3) zone,-an open
QRace (OS5) Zone; a Compound Holding Residential R2/R4 (h.R2-1/R4-6) Zone, a
Compound Holding Residential R5/R6/R7/R8 (h. R5-7 lR6-4tR7'D75' H 1 3/R8-4) 

.Zone 
and

a Compound Holding Neighbourhood Facility/Residential R5/R6/R7/R8 (h. NF/R5-7/R6-
4lR7'D7 5'H1 3/R8-4) Zone TO:

. a Holding Residential R1 Special Provision (h. h-100.R1-3(4)) Zone to permit
single detached lots with a minimum lot frontage of 10 metres; a minimum lot
area of 300m2; a minimum setback of 3 metres-from the main building to a local
street and 4.5 metres from the main building to a collector street;

o a Holding Residential R1 Special Provision (h' h-100.R1-3(8)) Zone to permit
single detached lots with a minimum lot frontage of 11 metres; a minimum lot
area of 300m2 and a minimum setback of 3 metres from the main building to a
local or secondary collector street;

. a Holding Residential R1 Special Provision (h' h-100.R1-13(6)) Zone to permit
single detached lots with a minimum lot frontage of g metres; a minimum lot area
of 270m2: and a minimum setback of 3 metres from the main building to a local
street;

. and a Holding Residential R1 Special Provision /Neighbourhood Facility (h' h-
100' R1-3(4yNF) Zone to permit single detached dwellings and neighbourhood
facility uses such as schools;

(b)

(c)

(d)

5



(e)

Agenda ltem # Page #

TT
39T-0 8 502 I Z-7 489 I OZ-75 I 0

A. MacLean

. a Holding Urban Reserve Special Provision (h-108.UR3 ( )) Zone to permit
existing uses with no buildings or structures;

o an Open Space (OS4) to delineate the SWM facility lands; and

. an Open Space (OS5) Zone to delineate the easterly development limit adjacent
to the woodlot.

the request to amend the Official Plan to change the designation of westerly portion of
the subject property FROM Multi Family Medium Density Residential which permits
various forms of medium density residential uses TO Mainstreet Commercial Corridor
(former known as Business District Commercial) to permit various forms of commercial
uses BE REFUSED for the following reasons:

' This proposed land use is not consistent with the Mainstreet Commercial
Corridor policies as this would not form part of a continuous pedestr:ian
oriented commercial block;

' The existing medium density residential designation at this location is more
appropriate and consistent with the deslgnations immediately to the north and
along the west side of Hyde Park Road and the principles established in the
Hyde Park Area Plan;

' Medium density residential development at this location would assist in
supporting the existing and proposed commercial developments within the
existing Business District area along the east side of Hyde Park Road north
of the subject lands; and,

' The requested land use designation change would not represent good land
use planning.

the request to amend Zoning By-law No. Z.-1 to change the zoning of a portion of the
subject property FROM an Urban Reserve (UR3) Zone TO a Holding Business District
Commercial Special Provision (h' BDC2(4)) Zone to permit uses such as assembly
halls; churches; community centres; funeral homes; institutions; schools; bake shops;
clinics; commercial recreation establishments; commercial parking structures and/or lots;
converted dwellings; day care centres; dry cleaning and laundry depots; duplicating
shops; emergency care establishments; existing dwellings; financial institutions; grocery
stores; laboratories; laundromats; libraries; medical/dental offices and offices; BE
REFUSED for the following reasons:

. The applicant's request to change the Official Plan designation from Multi-
Family Medium Density Residential to Mainstreet Commercial Corridor
(formerly known as Business District Commercial) is not supported (as noted
in clause e));

. The existing Multi-Family Medium Density Residential designation does not
support Business District commercial uses;

r lt is inappropriate to consider a rezoning of this nature without the necessary
amendments to the Official Plan; and

. The requested zone change would not represent good land use planning.

CONCLUSION

(f)

The revised redlined draft plan, as presented at the March 26th Planning and Environment
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Committee, along with the attached conditions of draft approval are appropriate and represent
sound land use planning.

RECOMMENDED BY: REVIEWED BY:

ALLISTER MAGLEAN
SENIOR PLANNER
DEVELOPMENT SERVICES

BRUCE HENRY \-/
MANAGER, DEVELOPMENT PLANNING

CONCURRED BY: SUBMITTED BY:

,h
A. RAMSAY \_/
ER

DEVELOPMENT SERVICES
DEVELOPM ENT AND COM PLIANCE
DtvrsroN

GEORGE KOTSIFAS
DIRECTOR OF BUILDING CONTROLS
AND CHIEF BUILDING OFFICIAL
DEVELOPM ENT AN D COM PLIANCE
DrvtstoN

May 16,2012
AM/am
"Attach."

Y:\Shared\Sub&Spec\SUBDlM2008\39T-08502 - 255 South Caniage Road (AMacL)\Revised Draft Plan 2011\lnfo Report to

PEC.doc



APPENDIX'A''

KNttT.SON ÞEYELOPMENT.
CON-SIILT.ANT.S INC

April1.6,201.2

Corporabion of the City of London
300 Dufferin Avc.
London, ON, N6A 4L9

Attcntion: Allister Maclc'an, Senior Plannc'r, DABU

Re: Follow,up to our meeting regarding matters in dispute for 39T-08502 (combined
Bierens and Perparos) draft plan of subdivision

VIA EMAIT

Dear Mr. Maclean;

Further to our meeting clf April 3,2072the follorving will attempt to summarize our
concem with 3 of the conclitions offered for the appioval of the äbove captionc'cl. I will
also be proposing a variation on delehing lots 91 âna SO.

This letter will be consistent with thc numerolrs rneertings held between yourself and I
to discuss these important aspects of tlrc subdivision.

Conclition 1.

'This draft approval applies to the draft plan submitted by Kenmore Homes (London) ¡¡ç. (Fite No. 39T-
08502 prepared by Archiþald, Gray & McKay LId, cerlilied by Bruce Baker, OLS (Drawing No. 9-L-375s,
dated December 1,201 1), as redline revised which shows 1g3 singte detached lots, one (l) schoot btock,
one (1 ) open space block, one (1 ) nulti- tamity residential Þtock; two (2) futura access blocks, one (l )
Palhway block and var¡ous reserve blocks served by one (l ) collector road and five (5) new local streets.,,

My concc'rn with condition L rests with the "access brocks" and is raised for
completeness.

Condition 30.

"The Owner shall prov¡de access tor lancts adjacent þ the west boundary of this ptan through Lots 20-21
and Lots 45-46 in this plan, b the satisfaction oÍ the City Engineer, fi no cost toine City, ln conjunction
with the Design Sludies submission, lhe Owner sha¡¡ identify llss those adjacent lands can be sêrued
through the internal road network ¡s prevenl the creation of accesses onto Hyde park Boad for the
adiacent lands sn¿ specify which Lot is needed, atl to the satisîaction of the City Eng¡neer.

39T-0 8502 lZ-7 489 I OZ-7 51 0
A. Maclean
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The gwns¡ e¡stt dedicate toß 20'21and 45-46 ìn lh¡s plan b thê c¡ty af London ¡e altow lor future access
to the ad¡acent lands, ât no cost to thê C¡ty, Should the adjac6¡1¡ lands ]svetop for mufti-family residential
use, tåe speciÍied lots woutd be sold al marketvalue at the t¡me ol the sale by the ÇW to lhe owners of
the adiacent lands for access þurposes ând the C¡ty woutd fotuvard the proceeds of that sale (m¡nus any
c¡ty costs) ¡othe owner of th¡s plan. should the city detarmine that the spec¡f¡ed tols amo¡ n"r6s6lor
access purposes then thê City woutd transfer lhe lots back to the Owner of thÌs ptan lor a nominal fee.,,

In addition to conclition 30 we also strenuously object to the proposed recl line
amendment to remove four lots in favor of acõess blocks fu. ion.ir"i ãttters cunentry
fronting onto ancl having access to Hyde park Rd.

We understand the city's rationale is basecl on the exishing designation of the lands
fronhing Hyde park Rá..as Multi-fam.ily Medium D*"rit"R";iã?"ìr"i. rr.rl.lÇ!'.äþorut,
as we unclerstancl it, is that upon redevelopment of these lands they would Ée t"rir"d 

'

inwardly. toward the subdivislon for all aciess ancl egress and that íhcir current access
to a public street (Flyde Park Rct.) would be eliminatõd.

The 3.pro-perties in question fronting the east sicle of Hycle park Rd. are one block
contained r,r'ithin this draft plan of subdirrision. The t<¡täl size of thir p".."t is .69 ha. The
next parcel to the north is currently in a commercial use and har úãeå so histo¡caiiu.. 

---

I l'ìL'nex.t prop_crty North is currently in residential use. I'he total area of the 3 affecíed
properties is slightly in excess of 1.5 ha. all bc,ing or similar size.

As yotr will recall there has been substantial discussion about the future commercial
nature oJ thcse 3.parcels. That matter has again been referrecl U".[ to rt"ff for furthcr
lii"_i-lîlhîg that asicle for the moment, the Multi-family Medium Density Residential
destgnahon doesprovide for commercial opporhrnities foi'these 3 parcels tó redevel<¡p
lnctcpcnd.c'ntly. I hcse commercial type trses include small-scale offices ancl conveniente
commercial establishments. Surrely ihe city is not proposing that anv meclical dental
office will have all of its traffic rc,úted thróugh uui ru't ¿iui3ii^ ã, äÍ,p.s¿il;--'r-^
maintaini'g its currentaccess to Hydc parkïìd. with visibility iroä'Èyãe nark na.,
ancl a circuitous route through the subdivision any ,rf th;; ;;ä*r"ia'u" desuned iofail.

It shoulcl be noted that the' planning staff in theirreport relative to the commercial useof lands,fronting onto Flyc:tà park Rî., propose¿,*ria*tiuïì;yil thãt woul¿ reouiretne anlalgamatlon of all thrc-e parcels. That being the casê no ãccess would be reqliredfrom Kenm.re since the middic parc.rhas 
"ffiå;iã;éìú t" ài;äiãi.är-,hi't*"''"

internal subdivision street. 
, ,.,,,

Irï.0^-1t-.1,1lf jl^ty-is,î-t!:-ntin¡;,t<l act beyond its capabilties underTtre ptanning Acr.
I nls concllnon would have thc city acting as a trustee or real estate broker for lanãs tobe takcn from c¡ne lanclowner and proviäed to oih"r priuutäi.t*ãrisl.ît"Jir'räî"ult"
usc proposecl for the lots contcnted to be removed fråm thesubãi"rlionË.iiãtñí-"'^
private access driveways etc. : - * '

I-have reviewecl this matter with Ke e and their soli-citors anct we,do not agree withthis condition arrd ft shourd be dereted ãnd;õ;lt;;r";;i;äãJiót-nig¿,u.celiå,bldcks bedeletecl. .,.,, 'ìl::Ë"--""""l"lT'1'



Ç-pndi-tiçrq,39

"Prior to Final Approval sf any phase, the ownet shalt demonstrcte b the Approvat Authot¡ty,s
satislaction that the Owner has compensated Eydenham lnvostments ¡¡ç. ¡¡ the ¿¡¡6,rnt of 611 I ,gg7,eg
which represents one half ol the costs ol the land anltconstruct¡on of South Aarrtage Road adjacent to
Iots 1, 158-161 inclusive and Stteet "C" adjacent lo in this subdivision."

There's been a great deal of discussion between us related to condition 39. My client
disavows a contractual obligation to Sydenham Investments Inc. we have requested
from you the basis by whicli the city bôlieves Kenmore ought to be responsibíe for this.

we have consistently taken the position that Kenmore ought to have been able to
discovc'r this matter-as was the case f<¡r cost-sharing on a þortion of Coronation Drive.
In that instance as a condition of consent to sever the com'mercial r".,r"lroo ltn rhpIn that instance as a condition of consent to sever tfie 

"o*'*"iãuì [o*ug; ii" t1.,"
bene.fit of John?erpan:s) which would allorv Kenmore to close on the reäaining
resic{ential lands, Kenmore executed a consent agreement requiring it to pay nr,Ë hdf
$e.co.qf of a p.rtion.of coronation Drive affecteà'uy tt 

" 
runa', io ùË r""ui".í.

Notwithstanding litigation that took place pursuanl t.r that ie.ee*""t X"n*ore was in
tull knowledge of i[s obligation, Litieation had to do with thrì-disnutp rrver nrrrnrirm nffull knowleclg: gf lts qqlig,ation. Litigãtion had to do with thti'clispute over quantum of
the costs associated with the oartial ioad.the costs assdciated with ihe partial íoacl.

In this case, and adjacent thc same parcel of lancl, the city have been unable to iclentifv
the basis fl.w.nicn Kenmore is required to pay sydenhain. In the case of coronation '
Yjt,u" 

,.1o, oþllgabon was very clear.apparent and cliscoverable. There was litigation
uncler thc consent ag_reeme'nt relatcd to cost sharing for roads. My dient is unãware of
any contractual or other obligations it would have io Sydenham ínveshnents. If the city
can provicle clocumentation to demonstrate a clear basís under which Kenmore i; 

- ---'
obligated we will be pleased to have further discussion. Since such documentation has
no.t been provided, not withstancling multiple requests, we conclude that such does nåt
exist. As a result of that we respectfúlty reqiest côndition g.ùa. un6ù..- 

----- -r-r':ii::':-

L-ots 56 ancl !!. $-W\! flçrvq 
,,,r.,,, 

,:

As has been disctrsscd and rcvrcwcc{ by the city and our engineers the ¡edesien of thesubdivision hact an impact-on thc'prop'osed má;or llow ro"ies io¡ ét-àä;;ú?" -' "'-
manageme'nt. As a result of that review a simple solutíon áppeared tobe the removal oflots56and91anddccdingthemttlthecityaJpartortheliirãïi;f*th";;å:

While we concecle that may be the ultimate solution we are r*rodJ tii r.suestins that
these lots sray rvirhin rtre drafr plan unrit ,u.t, ti*" ur';t";;;-rñ* Ëdü;tili;itn#'
roots have been exami¡red. If at that time it is detennined that there is 

"o "ttã¡íiUr"they woutd bc'excrucrecr from any phase orplan,egii"*i ;i;;ê,üãËiiäË;;åiJ."exist. -':,.,_ ' v :;.i,::: r:,".""-"-

We therefore d<¡ not object to a condition specifically identifying lots 56 and gt as beinppotentialtv deeded ro the city wirhourcomþ;;;H;å i*ä tü".f¿i,äiä*ä " 
aÐ uç¡¡'lõ'

accommodate the interrupted frorv routes üpon regisration ãf th" þiå;iüt would
inclucle these. t,,':,,.:;,.,' , r :,.,1r¡,:, ,....i. r:,..ì, r.:

3:



In condusion we are thankful for the hemendous effort particularþ by you over the
r.ear.s-the subdivísion has been under review. At the etrdthere arc í:r.rti 2mattetrs a
significant contention,

I have not included my comments related ùo the commercial poliry review and witl do
so separately.

As always thaS yoo fq your gapable assistance and we look forward bringing this
matter to condusion at the eadiest possible date,

Yours very truly,
Knutson Development Consultants Inc.7=6**"o*l
cc. {via email)

fim Kaufman: iinq.ke$r¡g@þe&Ld,eaBudPolhill:ffi
Scott G alla gher: @, go¡n
Phil Morrissey: ptülip@pbmoqrisse¿ì¡



KN I,tÎ.SO N ÞEVEL¿>PM ENT
coN.sttLT.^NT.S INC

April24,2012

1918 lronwood Ro¡d
London, ON, N6K 5C9

Ph:519-657-4800
F¡x 519.657-2245

Em¡il: ricknutsonl@me.com

Project No: I(EN-10
Bierens / Perparos

Corpnration of the city of London
300 Different Ave.
Lonclorl Ontario
N6A 4L9

Attention: Bud Polhill, chairman Planning and Environment committee

Re: Response to Hyde Park Rd. Commercial Review
VIA EMAIL TO REBECCA RUDDY

Dear Mr. Polhill;

subsequent.to the Planning.and Environment committee meeting of March 26, z0r2
where.the city Planning staff presented their report on the aboveTaptioned, the
follow,ing is my response on behalf of Kenmore Homes (London) ltä.

BACKGROLTND

{s you'llrecall the B_uilt and Natural Environment committee last,&gust/september .
Council clirectecl staff to review the 3 propcrties on the east side of FIvãà Èäithã. ;ith
lviewto,thembeingcommercial.Kenmore'sinterestiswithl33lHiaerartn*¿; 

'.

there are two other properties to the north of my clienfs lands at 135t. An additional
part of that review was to include all vacant parcels aionr Hyde park from the
intersection of Gainsborough Road through fo the Cpn bäclå.

The issue from my client's perspective is related to the current Multifamilv Medium
Density Re'side'ntial clesignation and the staff proposal to remove forrr (¿) Íots from the:
l1îqî:,",g d.{l plal t3 allow properries of others'torlrimately u..u", iitf tn; -- ' - :
subclivision. 'Ihese lots are proposed to be conveyed to the ci$, who would then hold
them in trust to sell them to others for their drivdways o;to ili'" i"ì"*¡ ;.;J,;"i;;
anclcloseofftheirfrontageontoHycleParkRoad

The 3 properties 
-o-n 

the east side of Hfde park Rd. totar slightty ili.ä ,, 
th""t**. 

i.!.:,i,n
I he tancts conholled by my client at the site of the former Évde park Gardenb are .69 ha , 

, 
'

(the statt reports this as 14.4 ha.), On a significant portion of the landsipreviouslv
g.:lpi"j!y. H.yde Park cardens, the ciqihas cons'tructed a rto.m witåi d¡"s.i*""t
facility (181). As a result of a loss of significantland base f* tdp6ñä;iË;"i#äat
garclen center has closed. The draft plãn of subdivision appticitiön ãidri-i;.Iúü'ã¡r'
application to amcnd the official PIän for this parcel to ú.c"**údi;ÄAt"ittffu'tliut
application has hacl a numbe'r of changes and ievisions to it in fàffii"a i" tftJäOü.' .

Ii,t',t, ii..;ff. '- 
".,;¡;,,,

:r:'r:,:t',, ,,,ti ,1¡::,1;illlì.i
',-'.,1:, Ìl r:t'-:it:lri .



comprehensive Official Plan review proceôs which concluded after the clraft plan
application was submitted. The m<lCt apprr:priate designation would be a continsatign
of the "Mainstreet Commercial" with a sþecial provisiðn for auto repair for Fanshawe
Motors.

The property immediately to the north is currently occupied by Fanshawe Motors. The
owner of those lands has participated in the procóss and has identified his future intent
to redevelop the property for commercial puiposes including vehicle repair. The
current zoning would not allow any expansion and any profosed redevelnpment for
commercial Purposes woulcl not confoim to the existiig^Ofticiut Plan. His tise is,
horvever, proteçtecl as a legal nonconforming use pursuant to section 34 (9) of the
Planning oA'ct. That provision permits the coñtinuaïon of the business in ihe state ancl
Iocation it currently is. Typically a nonconforming use signifies Council,s ultimate
intent that the use ceases to exist in the long-term.

Thc'next property to the North is currently in residential use. We understand that the
owner of thosc lands is sympathetic and supportivc of thcm coming into a commercial
designation.

Lands immediately nor{ 9f these 3 parcels have been designated as Mainstre,et
commercial in the new official Plan-, The northedy limit oithis extencls beyond
Cainsborotrgh Road.

On th9 r'vest side of Hycte Park Rd. are 3 other parcels that are currently vacant and for
completeness were inclucled in the analysis. Wb note from the staff report that these
fot¡r vacaut parcels have been identified as subject to city tax sale. Wå understand that
these are now in the Cify's orvnership

The next section of this report.will comment on the inclividual and subheadings within
dre staff report. M-y response is primarily directed at the conclusiãns às sumrñarized in
the section "Is a Change to Commercial Appropriate,,: 

., i. 
, , ,r', 

r r,, . ,,:' .,. ;,, ,,;,,1, .,,.,,

Historic USe. ,, .,, , . .:

The staff report characterizes these 
Bar.9gls ,, p.qo¿ ant rural parcels. Agricultural

use of the rcar of thc Bicrens p.op*þ (the subiect"lands) ceaseã ãðprãxi-at"lv 5 vears
ago. Prior to that the lanc{was leãsed and cash'crop. The front pofforç ** r"ãrãd, iu,
been in usc is Hyde Park cardens for many many yearr. As noìed prel;";ü;öith*
:g:j:9.8.:' .{no'g^ 

1U, 
ry3s 

!o gcv.ergtyitmit tiré lana area assoåared ;irÉ f;*r;;- -
Hycle l'ark (lardc'ns. whilr-" Hycle park Gardens may have started as àn accessory
agriculbural use its function was urban and commeicial since annelation. r

Fanshawe motors has also been in existence for a number of years;,, ,' ,

The character oi the frontage or *," t uetween the existins ***¿iirr aüon :

and part 1-81 is not rural. 'fhe historic use of the lands being åä***raJãúliiob;
recognized formally for a number of reasons not il't* luãslo?*tti*, iJ ll.tii; h,iJ;ti 

-"

The change for lands just north of 1369 Hyde park Rd. Ieaving 3 pioperties notcommercial q r ¡

'I'he Hycle Park community pran 
'"u, 

p a in 2000 una it protôiãá to terminãte the
t,",,',2,.,. ;,,;..,ir.'.. :' .r..r:1



commercial designation at S. Carriage Way. Subsequent to that, and for whatever
reasons, the Perparos lands were designated commercial. l'he result of that was to leave
3 orphan properties in question.

Of note throughout the city Multifamily Medium Density Residential designations are
located adjacent to arterial roads as a buffer for the lower intensity low-density
residential behinct. What is normally the case in those situations is that the multifamily
meclium densiÇ plans have direct access onto a secondary collector so they are not
routed through the low-clensity lands. In this case the Seconclary Collector access has
been eliminated

The re-designa[on of the Perparos lands illuminated this important connection from
multifamily medium density lands to the secondary colleckrr. We are not aware of other
circumstances in Lonclon were medium clensity uses are routed through low-clensity
sul¡divisions.

The 3 parcels in question are proposed to be routec{ through the low-densi$ lands. 'Ihis
is quite conlrary to normal practice and presents a land-use conflict all on its own. Each
of the 3 parcels in question currently have frontage on Hyde Park Rd. Should they ever
developed for residential purposes acce$ses could be combinecl thereby minimizing
haffic conflict with the adjacent subdivision.

Limited capability of these lands for residential uses a custom size and shape

Staff, on pageT of their report, has concluded that a deveklpment form similar to what
has already occurrecl in the area could bc accomplishecl if these 3 properties were
combined. My reference to these 3 properties is related to the Easf side of Hyde Park
Rd.-'Ihe-development form overlain on these 3 properties has failed in each location
within the Hyde Park planning area.

1630-1.672&ayswater Cresceng this project commenced in May. oi 2OOe 'h*yôt to'O'è" ,j,..,

comPletecl' 
,.,,,.i¡,:., 

-:r,l' I '

1571 Coronation Dr.; this project of 39 units was commenced in luly of 2001 ?4 units
have yet to be completed.' ,,,,.

:

8;



Widening of Hyde Park Rd. in 2014

The previous reporç September 201.1, identified the proposed widening in 2015 as a
contributing factor. High-density uses are often timee located adjacent to high-traffic
generators zuch as arterial roads. That type of building itself mitigates the negative
impacts of noise aseociated with arterials and evmrailways.

Similar parcels noüh of S. Carriage Way have been unsuccessful as residential

Staff speculated in their March 2012 report that rnnridng içzuee were the delay in these
failed projects. Neither subdivision nor site plan approval would be granted without a
commihent fo'r sen¡icirig.Many p'roiects in Hyde Park were delayed and slte plans and
subdivisions not processed until servicing iszues have been rectified. In the case of the
Bierens eubdivisiorì for exanple pond 181 is necessary for storm water management.
There were other lands wi$ñ the same catcl'rment arða that had projec'ts delfred until
the pond was built (Gainsborough Properties Inc.). Also there was aiemporary freeze
on development related to the expansion of the Oxford Sbeet pollution cbnboi plant.
That plani was significantly e*paitd"d a number of years ago.

The project at Hyde Park and South Carriage Way has had a number of owners and
rmeivers over the years. The projected 1571 coronation (Coronation and Gainsborough)
hâd financial difficulties and ultimately ended up in receivership. The project on
Bayswater Cresce-nt is still not complete although it started about 7 years ago. For any
developer these 3 projecb would be sufficient evidence to not propose this form of
development.

Four lots proposed to be tâken from Kenmore by cÍty is beyond the City authority to
create a new eccess for lands of othens that currently have frontage on a municipal
street

dt$tfu.* n'ß-qpogiüg

These four lob had a retail value to
these lots were held by the city until
urueasonable to assume that a decade
Kenmore rely heavily on marketing
subdivision would have ceased veà
Park frontage becoming residenti¿
o'pposed to conmercial, then they
above-mentioned figure. As you r

,!Éomêtæn
iiid,itfs'aÕÈ

1f

Kenmore'seyes.

SUMMARY

The totnl area on the east side of H
in total size. Each individual

:.M*
ffi'

intended currently in the PIan.



physically possible of being developed for residential uses, would never be able to be
economically feasible with prope'rty acquisition and the value of existing buildings that
would require demolition.

'Ihe Multifamily Medium Density Residential clesignation in the Official Plan also
permits a variety of non-residential uses such a small-scale offices, convenience
commercial, nusing homes, rest homes, emergency care facilities etc. These lypes of
uscs have more feasibility on thc.se lots but haüe a6solutely no need for any access
clirectly to the subdivision relying instead on their arterial-roacl access,

The norm for Multifamily Medium Density Residential adjacent to arterial road is for
them to have direct access to a secondary èolector road. Ii this case staff are proposing
that the more intense land-use go all awäy through the less intense land-use.'This is a"
land-use conflict, and does not represent þood lañcl use planning.

The development concept relied upon by staff to justify the feasibility of cleveloping
thesc 3 lots-for residentiäl purpos"r has iailecl ott'3 .liff.t"nt sites all í"ithin the Hyå'e
Park neighbourhood.

]'he city lacks theauthority to take lots, hold them in trust to sell to other prirne crry lacKs rne au(nonty to taKe loß, nolcl them. ln trust to sell to otJrer private
interests all thc while proposing to close off the access these private lands'have ontc:
and existing municipal street, If the Citv is trulv tmlv seriouÃ about thp acouisition ca.nd existing municipal street. If the City is hruly trtrly serious about the acquisition of
these four lots Kenmore would be pleaied to réceive an offer to purchase them from tthese four lôts Kenmore would be pleased to réceive an offer to purchase tf-rem from the
city.

Staff in their review of the Hyd.e Park_Design Guidelines iclentified the pedestrian
linkages $a!.are important to the evolutioñ of the community. The porid immediately
south of the three subject parcels has a pedeskian linkage throueh tó the woodlot ancí
then out to Coronation Drive at the City Park. With the development of these lands and
lands to the north a continuous sidewaik would ultimately 

"*l*..,,r,.,,,'çr.,i.,, :,,,;,r,,ii,ii¡.,.: 
,

This project has languished now for number of years initiatli:iêlatddto a númbei of ,, ,. ,,,,,,,,
designs.of the storm water management ponds,-and nowieí¿ited to the commercial uru ".
i.ssue. The initial acquisition and ðommerìcement.pf proceöses at the city started in 2CI05.
7 years later there is a storm water management porid" there is agreement on a road
pattem and lot layout but there is no agreementãbout the Hyde-park frontage.
Kenmore has an óutstancling 

-applicatioä to¡1¡end the Officiál plan along thËHyae
Park frontage to a commercial designation. This appliðatioru with directiõn froni
Council,.can be e:panded to-includã 2-properties id the north andrecirmlated. We are .

seeking to haveCouncil finally grant thedraftapproval and directthatOfficial plan .

amendment with respect to thc iommercial.

:. r rì;i'!

:,'¡,i¡r;r!;;
.i;,::';i,i,..rl, i

,iiiJ.r;:i;i: lit '.:,;1ii... r: rr.:i

:+ìií:!ì:-'ir:1'ri.1
r.t.:l!,+r,;iiii,,rir

',l'o;r,',;i'i;;1,n,



Clernail: client
Phil lvkrrrissey
DAISU : All istcr lv{¿rcl,e¡rn
C--ity Plrrnning: John Flemirrg, Clharles Parker
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APPENDIX'B'

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

insert year

By-law No. Z.-1-11

A by-law to amend By-law No. Z.-1 to
rezone an area of land located at 255
South Carriage Road and 1331 Hyde Park
Road.

WHEREAS Kenmore Homes (London) lnc. have applied to rezone an area of
land located at 255 South Garriage Road and 1331 Hyde Park Road, as shown on the map
attached to this by-law, as set out below;

AND WHEREAS this rezoning conforms to the Official Plan;

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

Schedule "4" to By-law No. Z.-1 is amended by changing the zoning applicable to lands
located at 255 South Carriage Road and 1331 Hyde Park Road, as shown on the
attached map from a Holding Urban Reserve (h-2' UR3) Zone; an Urban Reserve (UR3)
Zone, an Open Space (OS5) Zone; a Compound Holding Residential R2/R4 (h.R2-
1/R4-6) Zone, a Compound Holding Residential R5/R6/R7/R8 (h.R5-7/R6-
4lR7'D75'H1 3/R8-4) Zone and a Compound Holding Neighbourhood Facility/Residential
R5/R6/R7/R8 (h'NF/R5-7/R6-4/R7'D75'H13/R8-4) Zone to a Holding Residential R1
Special Provision (h' h-100'R1-3(4)) Zone; a Holding Residential R1 Special Provision
(h' h-100'R1-3(8)) Zone; a Holding Residential R1 Special Provision (h.h-100.R1-13(6))
Zonei Holding Residential R1 Special Provision/Neighbourhood Facility (h.h-100.R1-
3(4yNF) Zonei a Holding Urban Reserve Special Provision (h-108.UR3( )) Zone; an
Open Space (OS4) Zone and an Open Space (OS5) 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 section
34 of the Planning Acf, RS.O. 1990, c. P.13, either upon the date of the passage of this by-law
or as othenryise provided by the said section.

PASSED in Open Council on June 12,2012.

Joe Fontana
Mayor
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APPENDIX 39T.08502
(Conditions to be included for draft plan approval)

THE CORPORATION OF THE CITY OF LONDON'S CONDITTONS AND AMENDMENTS TO
FINAL APPROVAL FOR THE REGISTRATION OF THIS SUBDIVISION, FILE NUMBER 39T.
08502 ARE AS FOLLOWS:

CONDITIONS

Standard

1. This draft approval applies to the draft plan submitted by Kenmore Homes (London) lnc.
(File No. 39T-08502 prepared by Archibald, Gray & McKay Ltd, certified by Bruce Baker,
OLS (Drawing No. 9-L-3755, dated December 1,2011), as redline revised which shows
193 single detached lots, one (1)school block, one (1) open space block, one (1)multi-
family residential block; two (2) future access blocks, one (1) pathway block and various
reserve blocks served by one (1) collector road and five (5) new local streets.

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 City.

5. The Owner shall request that addresses be assigned to the satisfaction of the City 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 subdivisíon agreement and shall satisfy all the
requirements, financial and othenuise, of the City of London in order to implement the
conditions of this draft approval.

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

Phasing of this subdivision(if any) shall be to the satisfaction of the City.

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.

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.

10.

11.

12.

12
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13. For the purpose of satisfying any of the conditions of draft approval herein contained, the
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
City. The Owner acknowledges that, in the event that a submission does not include the
complete information required by the City, such submission will be returned to the Owner
without detailed review by the City.

14. 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.

15. The Owner shall obtain and submit to the City a letter of archaeological clearance from
the Southwestern Regional Archaeologist of the Ministry of Culture. The Owner shall not
grade or disturb soils on the property prior to the release from the Ministry of Culture.

16. 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 othen¡rise 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 watenruays; approvals:
Upper Thames River Conservation Authority, Ministry of Natural Resources, Ministry of
Environment, City; etc.)

Sanitarv

17. 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 a sanitary drainage area plan, including any external drainage area(s)
and the proposed sanitary routing, to the satisfaction of the City;

ii) Provide an analysis which shall indicate the water table level of lands within the
subdivision with respect to the 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 410 and OPSS 407.

18. ln accordance with City standards or as otherwise required by the City, 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 450 mm (18") diameter sanitary sewer
located on South Carriage Road and the 375 mm (15") diameter sanitary sewer
on Coronation Drive;

ii) The Owner shall construct an extension of the sanitary sewer on Hyde Park
Road to serve Block 203 (the southerly portion of the site) and connect the
proposed extension to the existing 200 mm (8") diameter sanitary sewer on Hyde
Park Road;

iii) Make provisions for oversizing of the internal sanitary sewers in this draft plan to
accommodate flows from the upstream lands external to this plan, all to the
satisfaction of the City. This sewer must be extended to the limits of this plan
and/or property line to service the upstream external lands; and

iv) 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. The
local sanitary sewer will be at the sole cost of the Owner. Any exception will
require the approval of the City.

'13
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ln order to prevent any inflow and infiltration from being introduced to the sanitary sewer
system, the Owner shall:

i) 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;

ii) Not allow any weeping tile connections into the sanitary sewers within this Plan;
and

iii) 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 Engineer
to reserve capacity at the Oxford 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.

Storm and Stormwater Manaqement

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

20.

i)

ii)

iii)

ldentify the storm/drainage and SWM servicing works for the subject lands, all to
the satisfaction of the City;
ldentify major and minor storm flow routes for the subject lands, to the
satisfaction of the City;
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;
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;
Provide a preliminary plan how the proposed grading and road design will match
the grading of the existing Stormwater Management Facility; and,
Provide an overland flow capacity analysis and recommend any proposed
modifications to the outlet into the east cell of the Hyde Park No. 181 SWM
facility. Any modifications to the existing overland flow inlet of the SWM facility
will be undertaken by the City or its contractor to the satisfaction of the City and
all costs associated with potential modifications will be borne by the Owner.

iv)

v)

vi)

14
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The required Storm/Drainage and SWM Servicing ReporULetter of Confirmation Design
Studies submission 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 Stanton Drain
Subwatershed Study and any addendums/amendments;

The accepted Hyde Park Community Storm Drainage and Stormwater
Management Servicing Schedule 'B' Class Environmental Assessment and any
addendums/amendments;

The approved Functional Stormwater Management Plan for Hyde Park SWM
Facility 1 and the approved Stormwater Management Functional Design Report
for the Hyde Park SWM Facility lB1, or any updated Functional Stormwater
Management Plan;

The requirements of the Hyde Park Road lmprovements Environmental
Assessment;

The accepted Stormwater Letter of Confirmation prepared in accordance with
the file manager process and requirements for the subject development.

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

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

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

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

ln accordance with City standards or as otherwise required by the City, 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 Stanton Subwatershed, and connect
them to the existing municipal storm sewer system, namely, the 1800 mm (72")
diameter storm sewer located on South Carriage Road and the 1500 mm (60")
diameter storm sewer on Coronation Drive;

ii) Construct private services to connect Lots 159-161 to the existing 1800 mm (72")
diameter storm sewer on South Carriage Road;

iii) Make provisíons to oversize the internal storm sewers to accommodate flows
from upstream lands external to this plan, all to the specifications of the City;

iv) Grade the south boundary of the plan to blend in with the abutting SWM pond
lands, to the satisfaction of the City, at no cost to the City; and,

v) Construct and implement erosion and sediment control measures as accepted in
a Drainage Servicing Report for these lands satisfactory to the City and the
Owner shall correct any deficiencies of the erosion and sediment control
measures forthwith.

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

ii)

iii)

iv)

v)

23.

24.
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For lots and blocks in this plan, all storm/drainage and SWM related works to
serve this plan must be constructed and operational in accordance with the
approved design criteria and accepted drawings, all to the satisfaction of the City;

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

Príor to the acceptance of engineering drawings, 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 $60,000 for the Erosion and
Sediment Control Plan. ln the event of failure to properly implement and maintain the
required ESCP, the ESCP security will be used to undertake all necessary cleanup work.

Watermains

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

¡) 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.

¡i) 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; and/or

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

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

ii)

25.

26.

28.
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Construct watermains to serve this Plan and connect them to the existing
municipal system, namely, the existing 300 mm (12") diameter watermain on
south carriage Road (high level) and the 300 mm (12") diameter watermain on
Coronation Drive (high level);

Construct watermains to serve Block 203 and connect them to the existing
municipal system, namely, the existing 900 mm (36") diameter watermain on
Hyde Park Road (low level) noting when the future high level watermain along
Hyde Park Road is available, Block 203 is to be connected to the high level
system; and

Prior to the issuance of any Certificate of Conditional Approval, the Owner shall
implement the accepted recommendations of the Water Servicing Report (identified in
condition 26 i)) to address the water quality requirements for the watermain system, to
the satisfaction of the City, at no cost to the City.

Transportation

30. ln conjunction with the Design Studies submission, the Owner shall submit a
transportation impact statement in accordance with the Transportation lmpact Study
Guideline to determine the impact of this development at the intersection of Hyde Park
Road and South Carriage Drive to the satisfaction of the City. Prior to undertaking this
study, the Owner shall contact the Transportation Planning and Design Division
regarding the scope and requirements of this study. The Owner shall undertake any
recommendations of the study, to the satisfaction of the City and at no cost to the City.

31. The Owner shall provide access for lands adjacent to the west boundary of this plan
through Lots 20-21 and Lots 45-46 in this plan, to the satisfaction of the City Engineer, at
no cost to the City. ln conjunction with the Design Studies submission, the Owner shall
identify how those adjacent lands can be served through the internal road network to
prevent the creation of accesses onto Hyde Park Road for the adjacent lands and
specify which Lot is needed, all to the satisfaction of the City Engineer.

The Owner shall transfer lots 20-21 and 45-46 to the City as a Future Access Blocks to
adjacent lands, as needed, at no cost to the City. Should the adjacent lands develop for
residential use and lots 20-21 and 45-46 be required for access purposes, these lots
shall be sold at market value, as determíned by the City acting reasonably to the owners
of the adjacent lands for access purposes, and the City shall pay the net proceeds of. that sale (minus any City costs) to the Owner of this plan (39T-08502) within 30 days of
such sale. Should the City determine that lots 20-21 and 45-46 are not needed for
access purposes, then the City would transfer the lot back to the Owner of this plan for a
nominalfee.

For any construction within the South Carriage Road and Coronation Drive rights-of-way,
the Owner shall restore the roads and relocate any utilities to the extent necessary for
the lots fronting South Carriage Road and for the construction of any intersecting local
street, as shown on the plan of subdivision, to the satisfaction of the City, at no cost to
the City.

In conjunction with the submission of detailed design drawings, the Owner shall have his
consulting engineer include minimum 30 metre tapers at all locations in the Plan where
streets are reduced in width (eg. from 20.0 metre to 19.0 metre road width), all to the
satisfaction of the City. The road shall be equally aligned from the centreline.

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 shaped lots around the bends.

iii)

29.

32.

33.

34.
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The Owner shall have it's professional engineer design the roadworks in accordance
with the following road widths:

i) Street 'A' (from Coronation Drive to Street 'B'), Street 'B', Street 'C' and Street
'D' have a minimum road pavement width (exluding gutters) of 8.0 metres (26.2')
with a minimum road allowance of 20 metres (66').

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

At 'tee' intersections, the projected road centreline of the intersecting street shall
intersect the through street at 90 degrees with a minimum 6 metre (20') tangent being
required along the street lines of the intersecting road.

The Owner shall construct a 1.5 metre (5') sidewalk on both sides of the following
streets:

i) Street'A'- from Coronation Drive to Street'B'
ii) Street'B'
iii) Street'C'- from South Carriage Road to Street'B'

The Owner shall construct a 1.5 (5') sidewalk on one side of the following streets:

i) Street'A'- outside boulevard
ii)Street'C' - outside boulevard

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

Prior to Final Approval of any phase, the Owner shall demonstrate to the Approval
Authority's satisfaction that the Owner has compensated Sydenham lnvestments lnc. in
the amount of $111,987.28 which represents one half of the costs of the land and
construction of South Carriage Road adjacent to lots 1, 158-161 inclusive and Street "C"
adjacent to in this subdivision.

The Owner shall dedicate sufficient land to widen Hyde Park Road to 18.0 metres
(59.06') from the centreline of the original road allowance, to the satisfaction of the City.

The Owner shall make arrangements with the City to have Block 12, as shown on Plan
33M-526, dedicated as public highway, at no cost to the City.

The Owner shall direct all construction traffic associated with this draft plan of
subdivision to utilize Hyde Park Road via South Carriage Road or other routes as
designated by the City.

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.

The Owner shall construct a temporary turning facility for vehicles at north limit of Street
'C', adjacent to Lots 43-46, to the specifications of the City.

Temporary turning circles for vehicles shall be provided to the City as required by the
City, complete with any associated easements and /or security. When the temporary

38.

36.

37.

39.

40.

41.

42.

43.

44.

45.
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turning circles(s) are no longer needed, the City will quit claim the easements which are
no longer required, at no cost to the City.

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, to the satisfaction
of the City. Any deviations from the City's standards, guidelines or requirements shall
be satisfactory to the City.

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.

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
satisfaction of the City.

The Owner shall have the common property line of Hyde Park Road and Block 203
graded in accordance with the City of London Standard "subdivision Grading Along
Arterial Roads", at no cost to the City.

Further, the grades to be taken as the centreline line grades on Hyde Park Road are the
future centreline of road grades as determined by the Owner's professional engineer,
satisfactory to the City. From these, the Owner's professional engineer is to determine
the elevations along the common property line which will blend with the reconstructed
road, all to the satisfaction 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 seruice, 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;

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.

47.
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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 Engineer and Chief Building Official immediately,
and if required by the City Engineer 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 Engineer 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 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 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 Engineer, 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 abuttíng lands outside the Plan.

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, as well as provide recommendations regarding soil conditions and fill
needs in the location of any existing watercourses or bodies of water on the site.

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 Engineer, at no cost to the
City.

The Owner shall decommission and permanently cap any abandoned wells located in

58.
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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 underly¡ng aquifer from any development activity.

ln conjunction with the Design Studies submission, in the event the Owner wishes to
phase this plan of subdivision, the owner shall complete the foilowing:

f) Submit a phasing plan, all to the specifications and satisfaction of the City
Engineer.

ii) lf any temporary measures are required in conjunction with the phasing, these
temporary measures shall be constructed to the specifications and satisfaction of
the City, at no cost to the City.

iii) ldentify land and/or easements required for the routing of services which are
necessary to service upstream lands outside this draft plan to the limit of the plan
to be provided at the time of registration of each phase, to the satisfaction of the
City.

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.

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

The Owner shall remove any temporary works when no longer required and restore the
land, at no cost to the Ci$, to the specifications and satisfaction of the City.

The Owner shall set aside Block 200 as a school site for a period of three (3) years after
registration of the first phase of this subdivision. This Block shall be included within the
1"t phase to be registered.

Prior to the submission of engineering drawings, the Owner shall have a Tree
Preservation Report and Plan and a final lot layout prepared and accepted by the
Manager of Forestry. Tree preservation shall be established prior to grading/servicing
design to accommodate maximum tree preservation. The Tree Preservation Report and
Plan shall focus on the preservation of quality specimen trees, and shall be completed in
accordance with the current City of London Guidelines for the preparation of Tree
Preservation Reports and Tree Preservation Plans. The Owner shall incorporate the
approved Tree Preservation Plan on the accepted grading plans.

ln conjunction with the Design Studies submission, the Owner shall prepare a tree
hazard report and implement the accepted recommendations along the periphery of the
woodlot within one year of registration of the first phase of the plan all to the satisfaction
of the Manager of Forestry.

As part of the Design Studies submission, the Owner shall submit a parking plan to the
satisfaction of the City. The accepted parking plan required for each registered phase of
development and will form part of the subdivision agreement for the registered plan.
Should the parking plan be unacceptable, a relotting of the draft plan will be required to
ensure sufficient on street parking spaces are accommodated.

ln conjunction with the Design Studies submission, the Owner shall submit a noise and
vibration report prepared by a qualified consultant in accordance with Provincial
guidelines to investigate the extent to which noise and vibration from the adjacent
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railway will impacts on this residential plan of subdivision. The report shall be circulated
the applicable rail operator. The recommendations of this report shall be constructed or
installed by the Owner or may be included as a provision or set of provisions in the
subdivision agreement, entered into between the Owner and the municipality, that is to
be registered on title.

Should the noise report substantiate the need for a warning clause to be applied to this
subdivision, the following warning clauses 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 despite the inclusion of noise control
measures within the subdivision and within the individual building
unit, noise levels may continue to be of concern, occasionally
interfering with some activities of the dwelling occupants. There
may be alterations to or expansions of the Rail facilities on such
right-of-way in the future including the possibility that the Railway
or its assigns or successors as aforesaid may expand its
operations, which expansion may affect the living environment of
the residents in the vicinity, notwithstanding the inclusion of any
noise and vibration attenuating measures in the design of the
subdivision and individual dwellings; and the Railway will not be
responsible for any complaints or claims arising from the use of its
facilities and/or operations. "

"Warninq to Solicitors: Solicitors are advised to stress the
importance of the above noted warning clause when advising their
clients on the purchase of units in the subdivision."

Prior to submission of engineering drawings, the Owner shall have a qualified acoustical
consultant prepare a noise study concerning the impact of traffic noise and adjacent
stationary noise sources on Lots 1 through 19 and 47 through 51 which considers noise
abatement measures that are to be applied in accordance with the requirements of the
M.O.E. and the City Official Plan policy to be reviewed and accepted by the City. The
final accepted recommendations shall be constructed or installed by the Owner or may
be incorporated into the subdivision agreement.

Should a noise wall not be required along the rear of lots 1-19 and 47-51, the Owner
shall install a consístent fencing treatment which is graffiti proof (i.e. a living wall) along
the rear of these lots.

Within one (1) year of registration of the plan, 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 private lots and blocks
adjacent to existing and/or future Park and/or Open Space Blocks. Fencing shall be
completed to the satisfaction of the Manager of Parks Planning and Design.

The Owner shall convey up to 5% of the lands included in this plan and as required in
the Consent agreement (8.12110) for the abutting lands to the south to the City of
London for park purposes. This shall include the pathway access block to the woodlot;
the sight triangle at lot g8 and a portion of the woodlot Block 201.

The Owner shall sell a 0.037 hectare overdedication of parkland to the City in
accordance with the parkland dedication By-law CP-9-1004 within 1 year of registration
of the phase containing Block 201 at a total cost of 913,214.0S.

Within one (1) year of registration of this plan, the Owner shall prepare and deliver to all
homeowners adjacent to Block 201 an education package which explains the
stewardship of natural area, the value of existing tree cover, and the protection and
utilization of the grading and drainage pattern on these lots. The educational package
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shall be prepared to the satisfaction of the City Planner.

The Owner agrees to register on title and include in all Purchase and Sale Agreements
the requirement that the homes to be designed and constructed on Lots 1, 122, 123 and
158, of this Plan, are required to have a side entry garage, with driveway access from
Street "A', â main entry of the home which fronts the collector road and limited chain link
or decorative fencing along the exterior side yard abutting the collector road. Further,
the owner shall obtain approval of their proposed design from the Manager, Community
Planning & Urban Design prior to any submission of an application for a building permit
for Lots 1, 122,123 and 158 in this Plan.

The Owner shall prepare a report pertaining to the removal of the Van Horik Drain. The
report shall address the impacts of the removal of the watercourse features on
conveyance and capacity and confirm how these issues will be resolved. Compensation
for the loss of the features also needs to be addressed all to the satisfaction of the
UTRCA.

The Owner, in consultation with the LTC, shall indicate on the approved engineering
drawings the possible 'Future Transit Stop Areas". The Owner shall install signage as
the streets are constructed, indicating "Possible Future Transit Stop Area" iñ the
approximate stop locations. The exact stop locations shall be field located as the
adjacent sites are built, at which time the developer shall install a 1.5 metre wide
concrete pad between the curb and the boulevard at the finalized stop locations.

As part of the Design Studies submission, the Owner shall detail how the
recommendations of the EIS (prepared by EarthTech, dated March 28, 2008) and
subsequent addendum (dated August 28, 2008) will be incorporated into the plan, all to
the satisfaction of the City.

As part of the Design Studies submission, the Owner shall prepare a pathway concept,
prepared by a register landscape architect, from the existing park block at 1260
Coronation Drive to Street C. The consultant shall pre-consult with the Parks Planning
and Design Department to determine the appropriate budget for the pathway. ln
addition, the owner shall submit, with the standard engineering servicing drawings
submission, full design and construction plans to the satisfaction of the City Planner.

The Owner shall construct the pathway from the existing park block at 1260 Coronation
Drive to Street C, within one (1) year of registration of the plan containing the pathway,
all to the satisfaction of the City. Works will be claimable from the Capital Works budgèt
based on the approved concept plans and cost estimates.

The Owner shall not grade into any public Park or Open Space lands. ln instances
where this is not practical or desirable, any grading into the public Park or Open Space
lands shall be to the satisfaction of the Manager of Parks Planning and Design.

ln conjunction with Design Studies, the Owners consulting engineering shall confirm the
I^q{ gç" required to accommodate the overland flow route and the pathway adjacent to
SWM facility 181. Based on this review, the Owner shall transfer all or a portion of lots
52 and 97 to the City at no cost to the City as an enlargement of the stormwater
management pond to accommodate overland flows and to facilitate the construction of a
pathway.

The Owner shall grade, service and seed a portion of Block 20'1, lot 52 and g7 as
defined at the design studies stage, within one (1) year of registration of the phase
containing these lands, in accordance with City standards and to the satisfaction of the
Manager of Parks Planning and Design
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RECOMMENDATION

That, on the recommendation of the Senior Planner, Development Planning, the following

actions be taken with respect to the application of Kenmore Homes (London) lnc. relating to the
properties located at 255 South Caniage Road and 1331 Hyde Park Road:

(a) The Planning and Environment Committee be requested on behalf of the Approval
Authority to GONDUGT a public meeting and to REPORT TO the ApprovalAuthority the
issues, if any, raised at the public meeting with respect to the application for draft plan of
subdivision of Kenmore Homes (London) lnc. relating to the properties located at 255
South Caniage Road and 1331 Hyde Park Road;

(b) Council SUPPORTS the Approval Authority refusing to issue draft approval to the
proposed plan of residential subdivision (submitted in 2010), as submitted by Kenmore
Homes (London) lnc. (File No. 39T-08502) prepared by Archibald, Gray & McKay Ltd,
certified by Bruce Baker, OLS (Drawing No. 9-L-3380, dated May 26, 2010), which
shows 199 single detached lots, one (1) school block, one (1) open space block, one (1)
commercial block and various reserve blocks served by one (1) collector road and six (6)
new local streets;

(c) Council SUPPORTS the Approval Authority issuing draft approval to the proposed
revised plan of residential subdivision(submitted in 2011), as submitted by Kenmore
Hom_es.(London) lnc. (File_No. 39T-08502 prepared by Archibald, Gray & McKay Ltd,
certified by_Bru-ce.Qa.ker, OLS (Qrawing No. 9-L-3755, dated Decemb-er 1, 201i), as
redline reviqqd which shgws 193 single detached lots, one (1) school block, onê (iJ
open space block, one (1) multi-family residential block; two (Z) future access bbcÈs,
9ne (1) pathway block and various reserve blocks served by ohé (1) collector road and
five (5) new local streets, SUBJECT TO the conditions-containáO in the attached
Appendix "39T-08502";

(d) !!e proposed by-law attached hereto as Appendix "A' BE INTRODUGED at the
Municipal Council meeting on February 7,201i to amend Zoning Bylaw No. Z.-1 (in
99{grmrtY with lle Official PJ"t) to change the zoning of the subjäctþroperty FROM a
Holding._U1ban_Reserve _(h-2 UR3) Zoné; an Urban Reserve tÚngj Zi>neian Open
!Þace (O99) 79ne._ a.Gompound Holding Residential R2/R4 in.nZ-tn+ó) Zonå, a
Com pound Hold in g Residential R5/R6/R7/RB (h. R5-7/R6-4/R7' DZ'5. H 1 3/RB-4) 2one and
a Compound Holding_Neiqhbourhood FacilityiResidential Rs/R6/Rz/RB (h-NF/R5-71R6-
4/R7.D75.H1 3/R8-4) Zone TO:

. a Holding Residential R1 Special Provision (h' h-100.R1-3(4)) Zone to permit
single detached lots with a minimum lot frontage of 10 metres; a minimum lot
area of 300m2; a minímum setback of 3 metresÍrom the main building to a local
street and 4.5 metres from the main building to a collector street;

CHAIR AND MEMBERS
PLANNING AND ENVIRONMENT COMMITTEE

DIRECTOR OF BUILDING CONTROLS AND CHIEF BUILDING OFFICIAL

KENMORE HOMES (LONDON) lNC.
255 SOUTH CARRIAGE ROAD & 1331 HYDE PARK ROAD

PUBLIC PARTICIPAT¡ON MEETING ON
MARCH 26,2012

SUBJECT:
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¡ a Holding Residential R1 Special Provision (h' h-100'R1-3(8)) Zone to permit
single detached lots with a minimum lot frontage of 11 metres; a minimum lot
area of 300m2 and a minimum setback of 3 metres from the main building to a
local or secondary collector street;

¡ a Holding Residential R1 Special Provision (h.h-100'R1-13(6)) Zone to permit
single detached lots with a minimum lot frontage of 9 metres; a minimum lot area
of 27Qm2; and a minimum setback of 3 metres from the main building to a local
street;

. and a Holding Residential Ri Special Provision /Neighbourhood Facility (h'h-100'
R1-3(4yNF) Zone to permit single detached dwellings and neighbourhood facility
uses such as schools;

¡ a Holding Urban Reserve Special Provision (h-108.UR3 ( )) Zone to permit
existing uses with no buildings or structures;

. an Open Space (OS4) to delineate the SWM facility lands; and

. an Open Space (OS5) Zone to delineate the easterly development limit adjacent
to the woodlot.

the request to amend the Official Plan to change the designation of westerly portion of
the subject property FROM Multi Family Medium Density Residential which permits
various forms of medium density residential uses TO Mainstreet Commercial Conidor
(former known as Business District Commercial) to permit various forms of commercial
uses BE REFUSED for the following reasons:

' This proposed land use is not consistent with the Mainstreet Gommercial
Corridor policies as this would not form part of a continuous pedestrian
oriented commercial block;

' The existing medium density residential designation at this location is more
appropriate and consistent with the designations immediately to the north and
along the west side of Hyde Park Road and the principles established in the
Hyde Park Area Plan;

' Medium density residential development at this location would assist in
supporting the existing and proposed commercial developments within the
existing Business District area along the east side of HyOè Park Road north
of the subject fands; and,

' The requested land use designation change would not represent good land
use planning.

the request to amend_Zoning By-taw No. Z.-1 tó change the zoning of a portion of the
lbject property FROM an Urban Reserve (UR3) Zonð tO a HoHiäg Business District
Commercial Special Provision (h' BÐC2(4¡) Zone to permit uses such as assembly
halls; churches; community centres; funerai homes; institutions; schools; bake shops;
clinics; commercial recreation establishments; commercial parking structures and/or lots;
converted dwellings; day care centres; dry cleaning anci laundry depots; duplicating
shops; em.ergency care establishments; exiiting dweiings; financiãl insiitut¡ons;'grocery
gtores; laboratories; laundromats; libraries; medical/dèntal offices and officðs; BÉ
REFUSED for the following reasons:

¡ The applicant's request to change the Official Ptan designation from Multi-
Family Medium Density Residentialto Mainstreet Gommerciat Conidor
(formerly known as Business District Commercial) is not supported (as noted
in clause e));

(f)
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¡ The existing Multi-Family Medium Density Residential designation does not
support Business District commercial uses;

. lt is inappropriate to consider a rezoning of this nature without the necessary
amendments to the Official Plan; and

o The requested zone change would not represent good land use planning.

RELÀTED ESTIMATED GOSTS AND REVENUES

Estimated Gosts - This Aoreement
Glaims from Urban Works Reserve Fund - General N¡I

Stormwater Management Nit

Capital Expense -Pathway $48,000

Other Nit

Total $48,000

Estimated Revenues.- This Aareement 12012 ratesl
CSRF $3,650,792

IJWRF $1,529,476

Total $5,180,268

1. There are no expenditures assoc¡ated wiül this subdivision ttrat have implications for funds administered by t¡e City.

2. Estimated Revenues are_calcr¡lated using 2012 DC rates. The revenue esümates indudes DC cost recovery for'sofr
seryices" (fire, police, parks and recrealion facilities, l¡brary, growth studies). There is no comparativê cost all-ocafion Ín
the Estimated Cost section of tfie report, so the reader should use cautlon in comparing tré Cost with he Revenue
section.

Please note that there will be increased operating and maintenance costs for works be¡ng
assumed by the City.

PREVIOUS REPORTS PERTINENTTO THIS MATTER

Hyde Park Gommunity Plan and Urban Design Guidelines

August 2003 - Public Participation Meeting - 39T-02515 Planning Committee report for draft
plan of subdivision and Zoning By-law amendment

March 2006 . 830/06 - Consent Application

January 31,2011- Report to Planning Committee on Draft Ptan of Subdivision Offìcial Plan
and Zoning By-law Applications(see attached).

September 12,z}fi - lnformation report to the Built and Natural Environment Committee on
Draft Plan of Subdivision Official Plan and Zoning By-law Applications



September 19, 2011 -
Environment Committee
Applications

lnformation
on Draft
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report to a Special Meeting of the Built and Natural
Plan of Subdivision Official Plan and Zoning By-law

PURPOSE AND EFFECT OF RECOMMENDED ACTION

The purpose and effect of the recommended action is to permit the development of single
detached dwellings and a schoolon these lands.

RATIONALE

This development is consistent with the Provincial Policy Statement. These lands are
also being developed in accordance with Official Plan Policy and the Hyde Park
Community Plan.

Holding Provisions will ensure that adequate servicing will be in place to serve this
development and provides an opportunity for abutting lands to access streets within this
development.

The proposed redesign with redline amendments will provide for:

a. lmproved pedestrian linkages within the plan and neighbourhood;
b. lmproved access to future development blocks from internal streets which in tum

reduces conflicts relating to access from the arterial road; and
c. Successful integration of this subdivision with the major stormwater

infrastructure; adjacentwoodlot and the Hyde park neighbourhood in general.

The proposed zoning will provide for an appropriate mix of lot frontages which will allow
Lor.a v-ariety of housing choices consistent with the City's Small Lot Subdivision Design
Guidelines.

The d9! plan of subdivision (submitted in 2010) which was presented to the Built and
Natural Environment Committee in January 2011 is not the prefened design in terms of
vehicular circulation. The proposed redesign eliminates a cul-de-sac whiË maintaining
street frontage on the storm water management facility.

BACKGROUND

Date Application Accepted: January 14, 2009
Revised Draft plan submitted June 2, 2010

Further revised draft plan December 7h , ZO11

Ric Knutson, Knutson PlanningAgent:
lnc.

REQUESTED AGTION: Consideration of a draft plan of residential subdivision and
associated Official Plan and Zoning By-law amendments.

1.

2.

3.

4.

5.

SITE CHARAGTERISTICS:

¡ Gurrent Land Use -Vacant¡ Frontage - approximately 80 metres (262 feeQ on south carriage Road
_ approximately 62 metres (203 feet) on Hyde park Roado Depth - varies to a maximum of approx 227 metres (-SOS feet)o Area - 19.27 hectares (47.62 acres)
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SURROUNDING LAND USES:

o North - vacant, future multi family residential. South - CP Rail, industrial usesr East - future park, hobby farm, sfd dwellings. West-future commercialand a swm

OFFIGIAL PLAN DESIGNATION: (referto map)

. "Low Density Residential" and'Multi-Family, Medium Density Residential'

EXISTING ZONING: (referto mao)

a Holding urban Reserve(h-2 uR3) zone; an urban Reserve (uRg) Zone, an open Space
(OS5) Zone; a Compound Holding Residential R2/R4 (h.R2-1/R4-6)Zone, a Compound
Holding Residential R5/R6/R7/R8 (h.R5-7/R6-4/R7.D75-H13/RB-4) Zone and a
Compound Holding Neighbourhood Facility/Residential R5/R6/R7IR8 (h.NF/R5-7/R6-
41R7. D75. H 1 3/R8-4) Zone

PLANNING HISTORY

The following is a chronology of this application to date:

January 1sth, 2008 - apptications were submítted by Ric Knutson on behalf of Kenmore Homes
(London) lnc. for the lands at 255 South Caniage Way and 1331 Hyde Park
Road.

The applicant originally submitted an application for Draft Ptan of
Subdivision and associated Official Plan and Zoning bylaw amendments
f.o¡_t!e northem portion of this parcel (255 South Calriage Road under file
39T-08-502) g¡d the southem portion oJ this parcel (133ì Hyde Park Road
under file 39T-08503) on January 15th 2008. Sinòe that iime, Kenmore
Homes has consolidated ownership of both 1331 Hyde Park Roád and 255
South Carriage Road and as a iesult applicatíon! 39T-08502 and 3gT-
08503 were consolidated under one file, being 3gT_0g502.

June 2nd ,2010 - Kenmore Homes submitted a revised draft plan for-óonsideration.

January 31st 20ll- r-eport on this subdivision application was presented to the Built and Natural
Environment Committee. Althat meeting ihe following issues were raised:

1) lle Fqgest to have the official pran designation for the proposed
block of land adjacent to Hyde park Road changed trom tr¡ùtt¡-
family Medium Density residentÍal to Commerciãl;

2) a_request by the community to change lots sizes at the north limit
of the development in order to provide the opportunity for more
compatible house sizes with these adjacentìands;

3) the intemal road paüem and issues relating to improved
pedestrian and vehicular circulation throughout the subdivision.

Gouncil refened this application back to Civic Administration to address the
above noted issues.

g{vised the applicants agent(Ric Knutson) that we required the foilowing
information to address the issues raised at BNEC:

February 7th -

February 23'd -

. a commercialjustification report to determine the effect of
the proposed change in designation on the supply of
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Zoning as of March 6,2412

W couNcrL AppRovED zoNrNc FoR THE suBJEcr srrE:

LEGEND FOR ZONING BY.LAW 2.1

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

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

OR .OFFICEIRESIDENTIAL
OC . OFFICE CONVERSION
RO - RESTRICTED OFFICE
OF - OFFICE

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

OS -OPENSPACE
CR -COMMERCIALRECREATION
ER - ENVIRONMENTAL REVIEW

O8 . OFFICE BUSINESS PARK
LI - LIGHT INDUSTRIAL
GI - GENERAL INDUSTRIAL
HI .HEA\AIINDUSTRIAL
EX - RESOURCE EXTRACTIVE
UR -URBANRESERVE

AG .AGRICULTURAL
AGC -AGRICULTURAL COMMERCIAL
RRC - RURAL SETTLEMENT COMMERCIAL
TGS - TEMPORARY GARDEN SUITE
RT - RAI L TRANSPORTATION

.h. - HOLDING SYMBOL.D' - DENSITY SYMBOL.H' . HEIGHT SYI\'BOL.B" BONUS SYMBOL
T' . TEMpoRAnv use åvugol

ANNEXED AREAAPPEALED AREAS

GITY OF LONDON
PLANN ING, ENVIRONMENTAL AND ENG INEERI NG SE RVICES

ZONING
BY-LAW NO. Z.-1

SCHEDULE A
EXTRACT FROM THE ZONING BY-LAW

FILE NO:

39T-08502 AM

MAP PREPARED:

March 14,2012 JS
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commercial lands in this area. Staff advised Mr Knutson
that we would review the report in conjunction with the
Hyde Park Community Plan - Land Needs Assessment
and also with the Hyde Park Business Association to
determine if there is sufficient justification to wanant
requested land use change;

Nofe: as of August 31, 2011 staff have not received a
commercial justification repoñ from Mr Knufson.

a review of the proposed lot sizes adjacent to
Condominium #611 and lots abutting Coronation Drive to
determine if lots with larger frontages could be considered;
and,

rationale as to the preferred design for the intemal street
pattern proposed for this development.

March 15tr

April6fr

April2l"t

May 16th

June lOs

June 14h

July 25ü

at the request of Mr Knutson, we met to discuss the issues and the items we
raised in our February 23'd conespondence (above).

Development Planning staff met with Councillor Matt Brown, Earl Towell,
Ashley Conyngham and Hani Haidar (by conference call) to discuss the lot
sizes proposed by Kenmore Homes. Minutes of the meeting were forwarded
to Mr Knutson on April 14th .

Land use Planning Policy staff advised.Mr Knutson that in order to carry out
a comprehensive study, an official Plan Amendment (oPA) application would
be required for the subject lands and for the adjacent properties to the north
on the east side oT Hyde Park Rd south of the existing Mainstreet
commercial corrido(formerly BDC) designation. Any such application should
\"y il-on the oP policies in sections 4.1.1.11 (Expansion of D-esignation) and
4.5 (Planning lmpact Analysis). Planning Poiicy staff noted thaf they rirould
need a commercial needs study and an urban design brief to accompany the
application. Any application would also need to þrovide justification ás to
why the existlng 

-Multi-family 
Medium Density designation is no longer

QPPropriate. The oP amendment application would be processed by õur
community Planning and urban Design section(at 206 Durìdas street). 

'

Nofe; as af August 31, 2011 Land lJse planning staff have not received a
commercial need study, nor an urban desígn biief, nor a complete offíciat
Plgn .ayendyent application documentíng the change in poticy ilr lvtutson's
client is seeking.

Mr Knutson's formal response to the issues. tncluded was a request to
amend the originalapplication from Mainstreet Commerciat Conidor (formerly
Business District Commercial) to Auto Oriented Commercial.

Ema.il from Policy staff to Mr Knutson ouüining offìcial plan amendment
application requirements.

Mr. Knutson's letter to the BNEO committee chair requesting the issues to
be brought back before the Committee

council resolution requesting Mr. Knutson's letter be placed as a timed item
for the september 12n BNEG meetíng and that iivic administration be
directed to meet with Mr...Knutson and the Hyde park Business Association
prior to the September 12ü meeting.

Staff met with Mr. Knutson from Kenmore Homes and Mr. BrendonAugust 24fr
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Golafrenceschi, President of the Hyde Park Business Association to discuss
the development of the lands abutting Hyde Park Road. Mr. Colafrenceschi
indicated they supported the residential subdivisions and had no issues with
either more commercial or residentialon the lands abutting Hyde Park Road.

September 12ü lnformation report to the Built and Natural Environment Committee on the
status of the application.

September 19h At its meeting on September 12ü, the Committee requested that staff prepare

' a report to address the issues identified at the January 2011 BNEC public
participation meeting and to provide the Committee with clear direction to
advance the proposed Subdivision, Ofücial Plan and Zoning By-law
amendments which are under consideration.

December 7ft Applicant submitted a revised draft plan for consideration. Draft plan liaised
on December 14fr.

SIGNIFICANT DEPARTMENT'AGENCY COMMENTS

See comments in the attached January 31,2011 report to the Built and Natural Environment
Committee.

PUBLIC
LIAISON:

On Dec-ember 14ü ,2011, notice was sent to sunounding
property owners advising of the application. Notice of the
application was also published in the December 24,2011
Living in the Gity section of the London Free Press.

Four replies
from the most
recent
circulation

(in addition see
responses from
Jan 31,2011
staff report)

Nature of Liaison: Consideration of a n
detached lots, one(1) school block, one(1) open space block and one(1) commercial block
served by four (4) new local streets.

Possible Amendment to the Official Plan to change the designation of Block 203 (as shown
on the Proposed Plan) FROM Multi-Family, Medium Density ResidentialTO Busineìs District
to allow small-scale retail uses; furniture and home fumishing stores; home improvement
stores; hardware stores; food stores; convenience commercial uses; personal anå bus¡ness
services; pharmacies; restaurants; commercial recreation establishments; financial
institutions; funeral homes; automotíve services; smalþscale offices; corectional and
supervised residences; institutional uses; animal hospítals; and residential uses.
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The City of London is also considering an amendment to Zoning By-law Z.-1 to change the
zoning on the subiect lands (as shown on the attached Zoning Schedule) FROM a Holding
Urban Reserve(h-2 UR3) Zone; an Urban Reserve (UR3) Zone, an Open Space (OS5) Zonel
a Compound Holding Residential R?R4 (h.R2-1/R+6) Zone, a Compound Holding
Residential R5/R6/R7/RS (h'R5-7/R6-4/R7'D75.H13/R8-4) Zone and a Compound Holding
Neighbourhood Facility/Residential R5/R6/R7/R8 (h.NF/R5-7/R6-4/R7.D75'H13/R8-4) Zone
TO:

r a Holding Residential Special Provision R1 (h'R1-3 (4)) Zone which permits single
detached dwellings with a minimum lot frontage of 10 metres and a minimum lot area
of 300m2 with special provisions for reduced frontyard and sideyard setbacks;

¡ a Holding Residential Special Provision R1 (h.R1-3 (8)) Zone which permits single
detached dwellings with a minimum lot frontage of 11 metres and a minimum lot area
of 300m2 with a sþecial provision to permit reãuced frontyard setback;

o a Holding Residential Special Provision R1 (h.R1-13 (6)) Zone which permits single
detached dwellings with a minimum lot frontage of g melres and a minimum lot area
of 270m2 with special provisions for reduced fiont and exterior sideyards;

r a Compound Holding Neighbourhood FacilitylResidential Special Provision R1
(h'NF11R1-3(4) Zone which permits in addition to the uses listed above, uses such as
elementary schools, churches, daycare centres, private cfubs;

' a Holding Business District Special Provision (h.BDC2(4)) Zone which permits a
wide range of Business District Commercial uses including, but not limited to, animal
hospitals; apartment buildings, with any or all of the otheipermitted uses on the first
floor; bake shops; clinics; commercial recreation establishments; commercial parking
structures and/o1 lots; converted dwellings; day care centres; dry cleaning anã
laundry depots; financial institutions; grocery stores; laboratories; libraries; Jff¡ces;
personal service establishments; private clubs; restaurants; retait stores;
convenience slores; assembly halls; churches; community centres; funeral homes;
institutions; schools; and fire halls.

Note: the special provision requested for this zone would have the effect of waiving
the requirement for a maximum front yard depth of 3.0 metres

' Open Space (oS4 and OS5) Zones which permits uses such as golf courses; private
parks; public parks; recreational golf courses; Sports fields (ailï¡noui siructures¡;
cultivation or use of land for agriòuftural/horticultlral purposes; conservation landéi
conservation works; passive recieation uses which incíuoå hiking tra¡ls and muhi-use
pathways; managed woodlots.

The holding provision-is being applied to ensure the orderly development of lands and the
adequate provision of municipal services; the "h" symbol sñaltnot be deleted until a
subdivision agreement or development agreement is entered into for the lanãs ¡n question
with the City of London.

Responses: lot sizês adjacent to Coronation Drive and existing condo development,
orientation of lots trontilg 

!-o.ulh Caniage Rd, impacts on pióóåitv valuei 1tn ãoãitiå"
see responses in Jan 31 ,2011 staff report)

As noted in the Plannr.ng [istory Section of this^report, Council directed staff prepare a report toaddress the issues identified át ttre January zoir rírrlec puutic pàrticipãi¡ðÀ-ñËeting and toprovide the Committee with clear direction tô advance the þropos'eO Su'Uáiv¡Jion, hcial plan
and Zoning By-law amendments which are under consideration.
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JANUARY 2O1I DEFERRAL

Request for Land Use Desiqnation GhanEe

As part of Kenmore Homes original2008 development proposalan application was subm¡tted to
change the designation of the front portion of the subject lands (Block 203 abutting Hyde Park
Road - formerly the Hyde Park Garden Centre) from Multi-Family Medium Density Residential
(MFMDR) to Business District Commercial (BDC). Since the 2008 application there were
amendments to the Offìcial Plan, as a result of the 5 year review, and the "Business District
Commercial" designation was replaced with the "Mainstreet Commercial Corridor" designation.
This new designation builds on the previous BDC designation policies in an attempt to
strengthen these areas by encouraging infilling and redevelopment which conforms to the
existing form of development and to improve the aesthetics of the business area. The policies
provide guidance to ensure that issues such as urban design including building texture, setback,
accessibility and inclusion of common parking facilities are addressed through the Zoning By-
law and Site Plan Approval processes. Given the amendments to the Official Plan, the
applicant's request to change the designation of these lands was reviewed on the basis of the
new'Mainstreet Commercial Corridof designation policies.

ln the January 2011 staff report, the BNE Committee was advised that although a commercial
use cunently existed on the site, the requested designation change to Mainstreet Commercial
Corridor is not consiqtent with the policies as this lone commercial use would not form part of a
continuous pedestrian oriented commercial block. Further, the request to change the tand use
policy to recognize the nursery was inappropriate as a nursery is not a permitted use in the
Mainstreet Commercial Conidor designation. lt should be noted that the Hyde Park Garden
Centre has since closed operations and the site no longer operates a commercial use. Staff
also advised the Committee that this property could not be considered as an expansion to the
Mainstreet Commercial Conidor as the lands immediately to the north are deéignated Mutti-
family Medium Density Residential. ln order to determiñe if the MFMDR desigiation in this
area should be changed, adjacent lands to the north would need to be lncluded in a
comprehensive review to determine if it is appropriate to consider an expansion to the
Mainstreet Commercial conidor designation. The land owners had not approaöhed the City to
amend the policies and Mr Knutson did not have authorization to act of tne¡i ¡enaf.

Based on the cunent situation, staff advised the Gommittee that the Multí-family Medium
Density Residential designation at this location remains appropriate and consistent with the
designations immediately to the north and along the west s¡¿e'of Hyde park RoaO. Medium
density residential development at this locatioñ would assist in su[porting the existing andproposed commerciál developments within the existing Mainstreet Còmmerc¡al Gonidor area
along the east side of Hyde Park Road further north ol the subject lands. For these reasons,
staff recommended that the existing Multi-family Medium Oenåity Residential ààsignation be
maintained on this block.

At the January 31"t public meeting, Mr Knutson disagreed with staffs recommendation and
requested that further consideration be given to tñeir requested land use change. tn
subsequent meetings with Mr Knutson, Oevelopment Planning staff advised that the Mainstreet
Gommercial Conidor desþnation did not permit the garden ceätre use(which existed at that timeat 133't Hyde Park Rd). As a result Mr. Knutson ãdv¡sed in his May ro conãspondence hisrequest to amend the original application from Mainstreet Commärcial Coniãor (formerly
Business District Gommercial) to Auto oriented commercial.

As this is an Official Plan policy issue, Development Planning staff met with Land Use planning
Policy staff to discuss holr to proceed with ihis defen:al. Þolicy planning sìàtf suOsequentf
provided the applicant with the following background information on this areã.

When the Hyde lark Çommynity Ptan.yvgs completed ín 2000, the BDC designation was
bou.nded by roa{s gld ? raílway on all four quàdrants. The aesgnãt¡on wis intended to
build on the pedestrian \rillage centre characief of the HamleL tñ tnis quaàiant the BDC
þsig!1atiol1. (now Main Sfreef Commercíal) was applied to properties franting Hyde park
Road south fo Soufh Caniage Road. Thé remainder of thà Ënas were desígnáted Multi
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Famity Medium Density Residential south of Souffi Caniage Road to the CPR Tracks.
Only one property owner(Mr. Preparos, 1407 Hyde Park Road) disagreed wlth the
proposed designation and thraugh his agent he was successfu/ in ertendlng the
designation to the southerly limft 14A7 Hyde Park Rd but only at a deptlt consistent with
commercialuses nodh of South Caniage Rd.

Policy staff advised Mr Knutson that a site specific Official Plan designation for commercial uses
in this area would not be supported by staff. They advised that a comprehensive review of all
remaining lands including 1319, 1331, 1351 , 1357 and 1369 Hyde Park Road would be required
to determine if the extension of commercial uses over these lands would be appropriate. For
this reason it was determined that the request could not be considered under the original 2008
application.

Mr Knutson was advised of the following options to proceed:

¡ Given the changes to the original application (to include additional lands) a new
OP/ZBA application (including new fees) should be submitted for consideration.
This would also require obtaining concurence from the other affected
landowners to proceed on their behalf. A commercialjustification report must be
submitted in support of the application. Mr Knutson was also advised that an
urban design brief may also be required in support of any application to amend
the Official Plan or Zoning By-law for these lands. A complete list of all
necessary reports/studies would be identified at the pre-application stage through
the submission of a Proposal Summary Report.

r Submit a formal request to Gregg'Banett, Manager of Land Use Planning Policy
requesting consideration for the proposed designation change as part of the
2011 Official Plan Review

Prior to the September 12n BNEC meeting, the applicant recently provided a justification report
in support of the proposed designation change. Staff has yet to carry out a formal review of the
report to determine if it contains sufücient information to justify a change of the land use
designation for this block.

lp Squegted_by Council, on August 24h Development Planning Staff met with Mr Knutson and
Mr Brendan Colafrenceschi (President of the Hyde Park Busiñess Association) to discuss the
proposed land use designation ol these lands from Multi-family Medium Density Residential to
commercial. At that meeting, Mr. Colafrenceschi had no issues with either- commercial or
residential, being developed on the lands abutting Hyde Park Road reægnizing that Kenmore
Homes only has control of one of the three properties.

It should also be noted that an Environmental Assessment (EA) is cunenüy underway for this
section of Hyde Park Road and the existing multi-family mèO¡u'm density iesidential iand use
designation which ap.plies to these lands is being usäd to determine'the impacts of road
widening in this area (ie_amount of land required, acõess points, etc.). Should thé ãesÍgnation of
thesj¡-lands change, EESD-Transportation staff should tje consultód to include the ãhange in
the EA.

At the September 12th BNEC meeting, Mr Knutson agreed to proceed with the refusat of
Kenmore's requested commercial land use designation provided än applicatíon is initiated by
the City to review their lands in conjunction with adjaceàt lands to deiérmine if a commercial
land use designation is appropriate in this area. On September 19, 2011, Council directed staff
t9 carry out a review of the designation of lands along Hyde Park Road, as determined by the
City Planner, to determine the appropriate land use deiignation for this area and to further
initiate any necessary official Plan amendment application fór these lands if it is determined that
a change is wananted.
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Lot Sizes

As noted above, on Wednesday April 6th , 2011 Development Planning staff met with Councillor
Matt Brown, Earl Towell, Ashley Conyngham and Hani Haidar (by conference call) to discuss
proposed lot sizes within the above noted draft plan proposed by Kenmore Homes. ln
particular, the issue thât was discussed related to the northern limit of this draft plan where it
abuts Coronation Drive and the existing condo development abutting South Caniage Rd (MCC
611).

Area of Concern
(Loús 12f-r28 and Lots 95-l12)
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The.issue 
¡.aise^d b-y the area residents is if this area is to develop with lots that have smaller lotfrontages. (i.e. 9,1 0 and 1 I metres) than exist in the cuneñt neighbourhood to the north (1 5 +metres) then this willhave a negaiive impact on the value of their homes. The area residents

fave proposed that lots on stieet n (Ëts.9p to rrãioe increaseà iióm tñJproposed totfr.o{ase9 ranging from g-15 metres, to a minimum ot:tO metres to allowforthe'potential forsimilar size houses to be conskucted. lt is the residelts'-pósìtion that ttriJ r¡noiãnange to theplan will allow for a proper transition between tne èi¡stinõlát r"ori" north of coronation Driveand the lot fabric in the propos:d draft.plan. Staff ol¿ ãàvise nor" prei"nt ihaiih;se hnds (inparticular the lands.abutting Coronatibn Drive) cunently-hàve a Oran aJpiwe¿ plan aàãapproved. zo¡ing which lvoul! pgll¡t varioué forms óf oevetopmãnt ¡iãiùãing 'low riiãapartments at a maximum density of 75 units per hectare.

WiJh resp.ect to the. lots proposed on Street "E" abutting MCC 611(lots 121-12g), it was
acknowledged that the lots sizes in this area are similar lo the un¡ts witnin the vacant land
condominium, however, concem was raised regarding the size of houses ùn¡cr, may be
constructed on these lots and the potentialnegative imfact on this existing ããvelopment.'The
ryquest made was for consideration to provide for a modest increase 1i.e. i to z mätres) of tfiã
frontage of these lots to allow for the poiential for similar size housing irì nis area.
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These comments were forwarded to Mr Knutson on April 14f.,2A11and staff requested that he
discuss these issues with his client and advise. Mr Knutson responded in his letter of May 16h
noting that Kenmore Homes does not build a product line that can benefit from larger lots. He
noted that his client respectfully declines any proposal to amend the draft plan plan to create
lots that it will have no use for and that will not be in accordance with the general lot sizes in the
subdivision. lt should be noted that with the most recent redesign, the applicant has requested
that the lots adjacent to Street '4" be zoned R1-3(4) in place of the original R1-13(6) request.
Based on this change the lots in this area will have a minimum lot frontage of 10 nietres and a
minimum lot area of 300 sqm (rather than a 9 m frontage and a 27A sqm lot area as permitted
under the R1-13(6) zone).

Development Planning staff support the applicant's position. The new design and lot
configuration provides for a reasonable range of lot sizes which will be compatible with
surrounding development. Further, staff have no information to support the notion that varying
lot sizes and housing types have a negative impact on adjacent property values.

Subdivision Desiqn

Development Planning staff noted in their January 31"t report to BNEC that a redesign to the
intemal road pattern should be considered in order to provide for an overall improved vehicular
and pedestrian circulation for the subdivision and the area. Staff recommended that the draft
plan be redlined so that the easterly limit of Street B be connected to Street A. lt is staffs
position that this will provide for better vehicular and pedestrian circulation and in the long term
it will provide for a continuous street from Coronation Drive to South Carriage Road. lt should
also be noted that staffs redline amendment is based on the original road pattern submitted by
the applicant in 2008.

Mr Knutson noted in both his May 16th and June 14ü correspondence that for reasons relating to
marketability, livability and value, the original Kenmore plan is their preferred plan noting ihat
there is no City policy directing any particular street pattern. They aiso note that their oñginal
design res.ults in a shorter road length by approximately 82 metres which represents greater
value with its enhanced privacy and reduced traffic. Convôrsely, staff note that àn increasé of 82
metres of street length would þrovide for an increase of salea-bie lot frontage which could result
in greater returns for the,owner.

EFS_D Transportation staff have reviewed both designs and they have concluded that the
subdivision desjgn proposed by Development Planñing will noi generate any noticeable
increase in traffic volume or create higher speeds than the applicañts' proposal. lt is their
opinion that with the City's revised street pattem traffrcvolumå will be'móre evenly spread
between the local streets because the loop design provides more access to the southeily dart of
the subdivision. The greatest impact will be oñ Street 'C' which, until Street 'D' is extended
through the remnant parcel, is the only access to the southerly part of the subdivision proposed
by the applicant.

Although straighter longer sections of road can create an environment conducive to motorists
increasing speed, they don't anticipate speeds on this local street to be any different with either
design than speeds fgynd on typical local streets throughout the City, ãs most subdivisions
usually have long straight sections of streets. EESD-Operations staff also noted that if a cul-de-
sac is to be approved then a short 'throat" would be their preference due to the longer time
frame required to plough cul-de-sacs. The City's proposed reåesign includes a short cul-de-sac.
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Kenmore's 2010 Proposed Street Pattern
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$taffs Proposed Realignment of Streets Aand B

The- applicant continued to have issues with staffs redline amendments and as a result staff
worked.with the applicant to review other design options for th¡J ãrafr plan.- eãJed on these
liscussions the applicant proposed a revised'Oeslgn wfrich was circuiated to the public on
December 14þ2011.
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The main differences between the most recent revised desþn and the appticants original
proposal is a revision. to tryì design of thg _crescent(Street "D") ãt tne north fimit of the plariand
the inclusion of a "P" loop_street (Street'A') at the douth east þortion of the plan. The iroposed"1' lgop street eliminates the need for a cul-de-sac at this locaiion and continues to prñidà for a
window street frontage to the SWM block. The main issues relating to this latest design was
how to accommodate overland flows to theSWM facitity and how to ãccommodate tne pätrrwàV
which runs along the northern boundary of the swm bbðk.

fþ-ong¡El design included a window street at this location (across the full frontage of the
SWM block) and the revised design eliminated a portion of thè window street. Thiã change
impacts the overland flow routes, the outlet to the swm pond and the pathway location. ln
discussions with the applicant's agent and his consulting engineer it wãs conäuded that the
most approPllte w-a¡r to maintain overland flows and to eliminate any impact to the outlet was to
remove lots 52 and 97. The removal of lots 52 and g7 also providei suificient room to address

15



Agenda ltem # Page #

TN
39T.08502/Z-7 489 I OZ:l 51 0

À MacLean

the location of the multi-use pathway. Based on the above, staff recommend approval of this
third alternative design with a redlinê amendment to remove lots 52 and 97. To ensure the
overland flow route and pathway function it is also recommended that this area be zoned OS4.
Should Council not supjort staffs recommendation, staff recommend that their redline revision
to the original subdivisön design (see page 14) be approved subject to the original conditions of
draft appioval as noted in the January 31"'staff report.

Lot Mix

The lot mix proposed by the applicant in their new design is as follows:

Frontage Number of Lots o/o of Total
9-10 m 77 39%
10-11 m 56 29o/o

11m + 60 32o/o

Total 195 1000/o

Based on the above, the proposed lot mix is appropriate as it allows for more choice to builders
and future homeowners in this area. Development Planning staff are of the opinion that the
revised draft plan with the recommended red line revisions represents good land use planning.

PARKLAND DEDICATION

Based on the revised draft plan some minor revisions to the parkland dedication for this
subdivision are required. The following table illustrates the parkland dedication breakdown for
this subdivision based on the most recent submission:

Parcel Area Parkland Dedication Rate Total

Access Block 0.052 ha 1:1 0.052 ha

Site Triangle at lot 51 0.004 ha 1:1 0.004 ha

Woodlot 6.099 ha 15:1 4.407 ha

Total Dedication Provided 0.463 ha

Parkland Dedication Required O.426ha

Over dedication 0.037 ha

Based on the size of these blocks and the new parkland dedication rate, the total parkland
dedication provided within this subdivision would amount to 0.463 hectares. This would result in
an over dedication of 0.037 ha which would need to be purchased by the City at a rate of $370,
650 per hectare (or $13,714).

PUBLIC ISSUES

lmpac'ts to Existins Residents at {144 Goronation Drive

A number of residents aL1144 Coronation Drive (existing condominium development to the east
of lot 161) expressed concern that lot 161 flanks their ðevelopment and as â result the house
that can be constructed on this lot will be too close to theii backyards which will negatively
impact on their-privacy and ultimately have an impact on their propérty values. The próposeð
configuration of this lqt has not changed since the original appticaiion in 2008. The Zóning By-
law regulates the sideyard setback for dwellings to ensuie that there is proper sepaÉtidn
between lot lines and dwellings. ln this instance, based on the configuratiori of'the paicet and
the alignment of South Caniage Road it is not possible to adjust lot 161 to avoid this issue. This
is not an uncommon situation as every comer lot in the City has the potential to flank adjacent
properties.
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South Garriaqe Road Gost Sharins

As noted in the January 31"' 2011 staff report, the landowner/developer to the north, Sydenham
lnvestments, was required to construct South Carriage Road at the time the lands to the north
were developed. Sydenham lnvestments has requested that â one (1) foot reserve be placed
along the northern limit of this draft plan (where it abuts South Caniage Road) to restrict access
to the collector road. This one (1) foot reserve would be lifted when Kenmore Homes has paid
its share of the costs of land and construction of South Caniage Road. Sydenham lnvestments
has also requested that a holding provision be applied to these lands to prohibit development
until such time as the one (1) foot reserve has been lifted.

Sydenham lnvestments have advised that half their cost to construct this portion of South
Caniage Road(including land costs) was $'111,987.28. Staff have reviewed the costs provided
by Sydenham lnvestments and are satisfied that they are reasonable. To address this cost
sharing issue, it is recommended that a condition of draft approval be included which requires
the Owner, prior to Final Approval of an phase within this draft plan of subdivision, provide
certification from Sydenham lnvestments lnc. to the City of London that they have reimbursed
Sydenham lnvestments in the amount of $1 11, 987.28 which represents half the oost of the land
and construction of this portion of South Caniage Road. Since this is required prior to issuing
finalapproval of any phase within this subdivision, the lots cannot be created. As a result there
is no need to create a one (1) foot reserve along the frontage of South Caniage Road or a
special holding provision for the lots in this area.

Development Planning staff are of the opinion that the City should not be involved in 'best
efforts' agreements where two property owners benefit from a roadway serving two property
owneß. The proposed condition of draft approval is a fair and reasonable condition to be
applied in this situation.

Redline Revisions to Draft Plan

r Eliminate lots 52 and g7

¡ Create access blocks for lots 20 &21and 45 & 46

r Revise streetline radiito meet City standards on all roads within this plan

. Revise Street A (adjacent to Lot 192-195) to connect into Street'A'at g0 degrees with
a minimum 6 metre tangent

. Adjust alignment of Street'A', north and south of Street'B' to accommodate a taperfrom
20 metre right-of-way width to 19.0 metre right-of-way width south of Street 'B'

r Revise lands outside this plan to be owned by the City and remove note 'Additional
lands owned by the applicant to be transfened to the Cit/

CONCLUSION

The subject lands are being developed in accordance with Official Plan Policy and the Hyde
Park Community Plan. Holding Provisions will ensure that the plan developé w¡tfr adeqúate
municipal services. Approval of this redline revised Draft Plan of SubdMsion and associated
Zoning By-law amendments is appropriate and is considered to be good land use planning.
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"Attach."
Y:\Shared\Sub&Spec\SUBDI\^2008\3sT{8502 - 255 South caniage Road (AMacL}Revtsed Draft plan 2011\Report to pE6.doa

REGOMMENDED BY: REVIEWED BY:

ALLISTER MACLEAN
SENIOR PLANNER
DEVELOPMENT PLANNING

D.N.'TANLAKE
DIRECTOR - DEVELOPMENT PLANNING

SUBMITTED BY:

¿,

GEORGE KOTSIFAS
DIRECTOR OF BUILDING CONTROLS AND CHIEF BUILDING OFFICIAL
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Proposed homes too close(flanking) to existing
development al 1 1 M Coronation Drive

Traffic concems from homes fronting South Caniage Rd

lmpacts on property values

Wanda Oatman

Concerned about the type of homes and nanow lots.
Wonied thatthese homes would have a negative effect
on the value of the homes in this area.

Proposed plan is no betterthatthe plan from 2011(in
terms of lot sizes).

Lots flanking 1144 Coronation Drive will negatively
impact existing home owners (new houses will be too
close to their rear yards). These new houses adjaoent to
the backyard of 1144 Goronation Drive will negativety
affect'enjoyment of their properly in the future.

EarlTowell

Opposed the location of the school lot as wellas
the small lot sizes on the northem section of Street
A,

Lot sizes directly affect the value of homes.

Jackie

Requests that the developer prov¡de a "buffer zone"
of the lots on Street A from it's northem most point
to it's first cross street by making those lot sizes
fifteen metres wide.

Appeans that the builder has changed the plan so that i

the sides of the yards of the new houses will run i

alongside our existing back yards(at 1144 Coronation
Drive). This will give neither the proposed new homes,
but particularly our condos, which of course is my main
concem, no privacy. This will negativelyimpact propêrty
values

Responses to Public Liaison Letter and Publication in "Living in the Gity"

Wrftten

ñormãspemng
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