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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: John M. Fleming 
 Managing Director, Planning and City Planner 
Subject: Southside Group 
 3234, 3263, & 3274 Wonderland Road South 
Public Participation Meeting on: May 28, 2018 

Recommendation 

That, on the recommendation of the Managing Director, Planning and City Planner, the 
following actions be taken with respect to the application of Southside Group relating to 
the properties located at 3234, 3263, & 3274 Wonderland Road South:  

(a) Municipal Council BE ADVISED that this Official Plan and Zoning By-law 
amendment application (OZ-8590) has been appealed to the Ontario Municipal 
Board by Analee J. M. Ferreira of Ferreira Law on behalf of the applicant on the 
basis of non-decision by Council within 180 days; 

 
(b) The Ontario Municipal Board BE ADVISED that Municipal Council 

RECOMMENDS that the request to amend the Official Plan to ADD a Specific 
Area Policy in Chapter 10 to permit an additional 18,700m2 of commercial floor 
area within the Wonderland Road Community Enterprise Corridor land use 
designation BE REFUSED for the following reasons: 

i) The application does not conform to the Southwest Area Secondary Plan 
policy that permits a maximum commercial floor area of 100,000m2 in the 
Wonderland Road Community Enterprise Corridor designation, and 

ii) The application does not conform to the 1989 Official Plan criteria for 
Specific Area Policies in Chapter 10. 
  

(c) The Ontario Municipal Board BE ADVISED that Municipal Council 
RECOMMENDS that the request to amend Zoning By-law Z.-1 FROM an 
Environmental Review (ER) Zone, an Urban Reserve (UR1) Zone, an Urban 
Reserve (UR4) Zone, and a Holding Light Industrial (h-17●LI1●LI7) Zone TO an 
Associated Shopping Area Commercial (ASA1●ASA3●ASA4●ASA5●ASA8) 
Zone, BE REFUSED for the following reasons: 

i) The application is not consistent with the Provincial Policy Statement, 
ii) The application does not conform to the Southwest Area Secondary Plan 

policies that direct the built form and design of the site and permits a 
maximum commercial floor area of 100,000m2 in the Wonderland Road 
Community Enterprise Corridor designation, 

iii) The application does not conform to the 1989 Official Plan Environmental 
Policies, and 

iv) The application does not represent good planning 

Executive Summary 

Summary of Request 

The requested amendment to the Official Plan is to add a Specific Area Policy to 
Chapter 10 of the 1989 Official Plan to permit commercial development on the site with 
a floor area of 18,700m2 above the 100,000m2 cap on commercial floor area in the 
Southwest Area Secondary Plan (SWAP) that applies to the Wonderland Road 
Community Enterprise Corridor (WRCEC) designation. 
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The requested amendment to the Zoning By-law would apply an Associated Shopping 
Area (ASA) Zone to permit commercial development on the site, in a pattern similar to 
the existing development on Wonderland Road South north of Bradley Avenue.  

Purpose and the Effect of Recommended Action 

The purpose and effect of the recommended action is to advise the Ontario Municipal 
Board that City Council recommends that the requested amendments intended to 
facilitate the development of the site with large format commercial uses, in a form that is 
consistent with the existing development along Wonderland Road South north of 
Bradley Avenue, be refused. 

There are three key issues identified with the requested amendments, including: 
conformity to the environmental policies in the 1989 Official Plan, conformity to urban 
design policies in SWAP, and conformity to the commercial cap in the WRCEC 
designation. 

The first key issue is that the requested amendment does not conform to the natural 
heritage policies in the 1989 Official Plan. The requested zoning amendment and 
conceptual site plan show development within a wetland that contains Significant 
Wildlife Habitat, which is not permitted by the 1989 Official Plan or the Provincial Policy 
Statement (2014). 

The second key issue is that the requested amendment does not conform to the SWAP 
urban design policies. Where commercial development is permitted, the policies intend 
to create a main street character. This is policy should be implemented through zoning 
requirements that ensures the future development will meet the intent of the policy and 
facilitates a built form that is well designed, creates a sense of place, and includes 
active and vibrant public spaces.   

The final key issue is that the requested amendment does not comply with the 
commercial policy in SWAP that includes a commercial floor area cap of 100,000m2 
within the WRCEC designation. Council recently considered a comprehensive review of 
the commercial policies in the WRCEC designation, and decided to retain the 
100,000m2 cap. The policy states that “commercial development for the entire 
Wonderland Road Community Enterprise Corridor designation shall not exceed 100,000 
square metres gross floor area.” The requested amendment does not conform to SWAP 
with regards to commercial development in this location. 

Other issues were also identified through the department and agency review, all of 
which could be addressed at this stage of the development process through the 
inclusion of holding provisions in any approved zoning. 

Rationale for Recommended Action 

It is recommended that the requested Official Plan and Zoning By-law amendments be 
refused for the following reasons: 

 The requested amendments are not consistent with the Provincial Policy 
Statement, 

 The requested amendments do not conform to the Southwest Area Secondary 
Plan policies that direct the built form and design of the site and permits a 
maximum commercial floor area of 100,000m2 in the Wonderland Road 
Community Enterprise Corridor designation, 

 The requested amendments do not conform to the 1989 Official Plan 
Environmental Policies, and 

 The application does not represent good planning. 
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Analysis 

1.0 Site at a Glance 

1.1  Property Description 
The subject properties are mostly vacant and include lands on the east and west sides 
of Wonderland Road, immediately south of Bradley Avenue. There is an existing single 
detached dwelling on the east side of Wonderland Road South, at the south end of the 
site. There is also a wetland feature located at the northwest corner of the property on 
the west side of Wonderland Road South. 

The lands are within the Wonderland Road Community Enterprise Corridor, which has 
developed into a regional commercial centre. There is a large commercial development 
north of the site, between Southdale Road West and Bradley Avenue. South of the site 
there is a new commercial development on the west side of Wonderland Road South, 
while the east side of the street has remained primarily light industrial, despite its 
designation for commercial, residential, and other uses. 

The Wonderland Road corridor policies permit residential, commercial, institutional, and 
office uses. Mixed-use forms of development are encouraged. While to date the main 
forms of development have included service commercial and retail uses along the 
corridor, these other uses may be developed in the future. 

1.2   Current Planning Information 

 Official Plan Designation  – Wonderland Road Community Enterprise Corridor  

 The London Plan Place Type – Shopping Area  

 Existing Zoning – an Environmental Review (ER) Zone, an Urban Reserve (UR1) 
Zone, Urban Reserve (UR4) Zone, and a Holding Light Industrial (h-17●LI1●LI7) 
Zone 

 
1.3  Site Characteristics 

 Current Land Use – vacant 

 Frontage – 164.28m (east portion) & 153.18m (west portion) 

 Depth – 210m (east portion) & 242.5m (west portion) 

 Area – 7.38ha (18.24ac) 

 Shape – rectangular 
 

1.4  Surrounding Land Uses 

 North – large format commercial uses 

 East – open space 

 South – large format commercial uses, light industrial uses 

 West – open space, hydro corridor 
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1.5   Location Map 

  

Areas subject to application 
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1.6  Official Plan Map 
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1.7  Zoning Map 
 

 
 



File: OZ-8590 
Planner: J. Adema 

 

2.0 Description of Proposal 

2.1  Development Proposal 
The requested amendments are intended to facilitate up to 18,700m2 of commercial 
development on the subject site. A conceptual site plan provided as part of the 
application includes six retail units on each side of Wonderland Road South. The plan 
shows four big-box format retail units to the rear of the site and six smaller retail units on 
pads closer to the front of the property. The conceptual site plan shows parking along 
the entire frontage on both sides of Wonderland Road South, and does not provide 
details such as landscaped areas, setbacks, lot coverage, or other details. The 
conceptual site plan is shown in the figure below. 

 

3.0 Relevant Background 

3.1  Planning History 
The subject site is within the Wonderland Road Community Enterprise Corridor 
(WRCEC) land use designation within the Southwest Area Secondary Plan (SWAP). 
This designation was established in 2012 when the Secondary Plan was approved by 
the Ontario Municipal Board (OMB). The policies permit a range of uses but include a 
100,000m2 gross floor area cap on commercial development within the WRCEC 
designation south of Bradley Avenue. Soon after the SWAP was approved all of the 
permitted commercial gross floor area under the cap was allocated, thereby not allowing 
any further commercial development along the corridor on sites not already zoned. 

This application was accepted on January 28, 2016, and the applicant was advised 
soon after by staff that there was no more gross floor area remaining to be allocated 
under the commercial cap. Planning staff determined that the best course of action was 
to undertake a separate analysis of the commercial cap and review the application 
based on the outcome of that review. The applicant was advised of this approach and 
agreed to wait until the outcome of that review.   

Another application (File O-8543/Z-8712) was also received seeking a site-specific 
increase in permitted commercial floor area within the WRCEC designation. This 
application was submitted by Westbury International c/o The Decade Group for the site 
at 3680 Wonderland Road South, and proposes to increase the commercial cap by 
8,548m2. The Westbury International application was also held pending the outcome of 
the commercial policy review, and is expected to be presented at the Planning and 
Environment Committee later this year. 

The City retained Kircher Research Associates to consider the existing policy 
framework and the impacts of the commercial cap. Several changes to the WRCEC 
policies were recommended after this review and were presented to the Planning and 
Environment Committee on June 6, 2017. They included: 
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1. Removing the maximum commercial floor area; 
2. Reducing maximum and minimum permitted residential intensity; 
3. Reducing the maximum office floor area per building; and 
4. Re-formatting the policies to be structured by use, intensity, and form. 

 
At its meeting on June 13, 2017 Council decided to approve amendments 2, 3, and 4; 
but referred the first recommended amendment, to remove the commercial cap, back to 
staff for further study. This application was appealed for non-decision following this 
referral by Council and is scheduled for a hearing beginning on August 13, 2018. 

Another report was taken to the Planning and Environment Committee on March 19, 
2018 in response to the previous Council resolution. The report provided additional 
information regarding the commercial cap, including a study prepared by Coriolis 
Consulting Corporation evaluating the impacts of removing the cap. On March 27, 2018 
Council decided to maintain the commercial cap, retaining the policy that would not 
allow any commercial development on the corridor beyond what is already zoned or 
was previously developed.  

3.2  Requested Amendment 
The requested Official Plan amendment would add a specific policy area to Chapter 10 
of the 1989 Official Plan, to permit an additional 18,700m2 of commercial floor area on 
the subject site, above the 100,000m2 maximum established in the SWAP for portions 
of the WRCEC designation south of Bradley Avenue. 

The requested Zoning By-law Amendment would change the zone on the property from 
an Environmental Review (ER) Zone, Urban Reserve (UR1) Zone, Urban Reserve 
(UR4) Zone, and Holding Light Industrial (h-17●LI1●LI7) Zone to an Associated 
Shopping Area Commercial (ASA1●ASA3●ASA4●ASA5●ASA8) Zone. The 
Environmental Review zone requires that lands remain in a natural condition until their 
significance is determined through the completion of environmental studies. The Urban 
Reserve zones permit a limited number of uses and is primarily intended to permit and 
regulate existing uses until the future land uses have been determined through 
comprehensive planning processes. The Light Industrial Zone permits a range of light 
industrial uses. The requested Associated Shopping Area Zones would permit a wide 
range of commercial uses. 

3.3  Community Engagement 
A Notice of application was circulated to all properties within 120m of the subject site on 
March 16, 2016, the application was listed in the Londoner public notices section, and a 
sign was placed on the property. No responses were received from the public. 

One response was received after a notice of public meeting was sent on March 28, 
2018 with concerns regarding wildlife along Pincombe Drain. Those concerns were 
addressed by clarifying that the area where commercial zoning has been requested 
does not include the portion of the site nearest to Pincombe Drain.  

3.4  Department and Agency Comments (see more detail in the Appendix) 
The application was circulated to various departments and agencies. Significant 
comments were received from the following: 

 Urban Design 

 Urban Design Peer Review Panel 

 Environmental and Parks Planning 

 Transportation Planning 

 Wastewater and Drainage Engineering 

 Upper Thames River Conservation Authority (UTRCA) 
 

The Urban Design and Urban Design Peer Review Panel comments relate to the urban 
design concerns and are discussed in detail in the analysis section below. The 
Environmental and Parks Planning comments relate to natural heritage concerns and 
are also discussed in detail in the analysis section below. 
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Transportation Planning comments identify issues with the Transportation Impact 
Assessment that was submitted as well as with the access points and internal 
circulation on the site. A holding provision is recommended in the event that this 
application is approved to ensure these issues are addressed and that the access is 
designed to the satisfaction of the City Engineer. 

Wastewater and Drainage Engineering comments identify several remaining issues. A 
holding provision is recommended in the event that this application is approved to 
ensure that all of the identified concerns are addressed. 

UTRCA comments include that development should not be permitted on portions of the 
site near the Pincombe Drain within hazard areas and a significant woodland. These 
features are not within the area to be rezoned. 

3.5  Policy Context 
There are three primary planning documents to consider in the evaluation of the 
requested amendment. These are the Provincial Policy Statement (2014), the Official 
Plan for the City of London (1989) and the Southwest Area Secondary Plan (2012). The 
application was accepted on January 28, 2016, which is prior to Council’s adoption of 
The London Plan.  

The 1989 Official Plan includes that “more specific land use designations and 
associated policies may be established through the Secondary Plan” (20.1.1). As such 
the policies contained in SWAP prevail over the policies in the 1989 Official Plan. Given 
the comprehensive nature of SWAP, it is the primary planning document that applies to 
the site, unless the specific issue is not addressed in the Secondary Plan. 

4.0 Key Issues and Considerations  

4.1  Natural Heritage 
The portion of the subject site located on the west side of Wonderland Road South, 
municipally known as 3263 Wonderland Road South, includes a significant natural 
heritage feature requiring protection. The requested amendment proposes that the 
Associated Shopping Area (ASA) Zone apply to this area, whereas an Open Space 
(OS5) Zone is required to protect this feature plus an ecological buffer according to 
Provincial and Official Plan policies. 

Applicable Policies 

The identified feature is within the Environmental Review (ER) Zone. The general 
purpose of the Environmental Review (ER) Zone is to ensure that lands remain in a 
natural condition until their significance can be determined through the completion of 
environmental studies. 

The Provincial Policy Statement (PPS), 2014 includes policy direction for the wise use 
and management of resources, including natural heritage resources. It states that 
Development and site alteration shall not be permitted in Significant Wildlife Habitat 
(2.1.5.d) and development and site alteration shall not be permitted on adjacent lands to 
the natural heritage features and areas identified in Policy 2.1.5 unless it has been 
demonstrated that there will be no negative impacts on the natural features or their 
ecological functions (2.1.8).  

The PPS defines significant in this context as meaning “ecologically important in terms 
of features, functions, representation or amount, and contributing to the quality and 
diversity of an identifiable geographic area or natural heritage system” and the PPS 
defines Wildlife Habitat as “areas where plants, animals and other organisms live, and 
find adequate amounts of food, water, shelter and space needed to sustain their 
populations. Specific wildlife habitats of concern may include areas where species 
concentrate at a vulnerable point in their annual or life cycle; and areas which are 
important to migratory or non-migratory species” (Section 6.0 – Definitions). The PPS 
also states that “Natural features and areas shall be protected for the long term” (2.1.1). 
Specific criteria for establishing significance are listed in the MNRF Ontario Natural 
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Heritage Reference Manual (Second Edition, 2010), and the MNRF Significant Wildlife 
Habitat Criteria Schedules for Ecoregion 7E (2015). 

The SWAP policies for natural heritage include that Natural Heritage Features will be 
confirmed and/or delineated, and that ecological buffers will be established based upon 
the recommendations of an approved Environmental Impact Study, in accordance with 
Section 15 of the Official Plan (Policy 20.5.3.6.c)).   

Section 15 of the 1989 Official Plan includes the Environmental Policies. The natural 
heritage objectives include to “Provide for the identification, protection, and rehabilitation 
of significant natural heritage areas” (15.1.1.ii), “Protect, maintain and improve surface 
and groundwater quality and quantity by protecting wetlands, groundwater recharge 
areas and headwater streams” (15.1.1.iii), and “Maintain, restore, and improve the 
diversity and connectivity of natural features, and the long-term ecological function with 
biodiversity of natural heritage systems” (15.1.1.v). The definition of what constitutes a 
natural heritage area to be designated as Open Space includes, but is not limited to, 
“Significant Woodlands, Woodlands, Significant Wildlife Habitat, Habitat of Species of 
Special Concern, Fish Habitat, Locally Significant Wetlands, and Renaturalization 
Corridors and Linkages as described in Section 15.4, that are deemed by Council, on 
the basis of an appropriate environmental study, to satisfy the criteria in Section 15.4” 
(15.3.1.f). Ecological buffers are required around natural heritage features and will also 
be included in the zoning of the open space area (15.3.6). Wildlife Habitat is also 
protected as part of the natural heritage system Official Plan policies, any areas that 
meet the criteria for significance will be designated Open Space (15.4.7.ii). 

Based on these policies and the status of the wetland as Significant Wildlife Habitat, the 
PPS and 1989 Official Plan require that it be designated as Open Space and protected 
for the long term. Therefore, the requested amendment to change the zoning of these 
lands from an Environmental Review zone to an Associated Shopping Area zone does 
not conform to the policy of the 1989 Official Plan or SWAP. 

Communications with Applicant 

The application was first submitted in 2016 and included an Environmental Impact 
Study (EIS) that was prepared for the applicant, dated February 18, 2016. The EIS 
concludes by stating that “with the proposed Draft Plan there is no direct loss of any 
significant natural heritage features that warrant protection”. 

City staff responded to the conclusions of the EIS in a memo dated June 8, 2016. This 
memo indicated that multiple revisions were required to the EIS. One particular concern 
had to do with the identification of a wetland feature located in the northwest corner of 
the site, identified on ‘Figure 6 – Vegetation Communities’ in the EIS as vegetation 
community 3a and described in the report as an “Anthropogenic Dug Depression.” 
Comments from the City’s ecologist include that the feature is in fact a wetland, and that 
based on the data provided in the EIS the feature meets criteria identified in the MNRF 
Significant Wildlife Habitat Criteria Schedules for Ecoregion 7E for Significant Wildlife 
Habitat - Amphibian Breeding Habitat (Woodlands). The figure below is taken from the 
EIS and shows vegetation community 3a with the conceptual site plan overlaid on top.  

The data provided by the applicant’s ecologist shows that the feature meets the Official 
Plan policy for Wildlife Habitat (15.4.7), and is a Locally Significant Wetland under the 
Official Plan. Given this information, the PPS and the Official Plan require that the 
feature be protected. This also includes the application of a 30m ecological buffer 
around the wetland, and designating the Woodland located to the west of the subject 
site (on lands also owned by the applicant but are not subject to this application) as 
Significant Wildlife Habitat. The Provincial criteria require that confirmed Significant 
Wildlife Habitat for Amphibian Breeding Habitat (Woodlands) includes not only the 
wetland area, but also woodland areas within a 230m radius.  
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City staff met with the applicant on February 6, 2017 to review the issues on the site. 
There was a difference of opinion regarding the interpretation of criteria for significance 
for determining Significant Wildlife Habitat based on Provincial criteria. The criteria for 
Amphibian Breeding Habitat includes that there be two or more of the listed frog species 
with at least 20 individuals. The data provided in the EIS identifies that there were more 
than 20 Spring Peepers and 2 Western Chorus Frogs (both listed species) based on 
amphibian call surveys, thereby meeting the threshold for Provincial significance. The 
applicant’s representative contended that the criteria were meant to indicate that 20 
individuals from each species is required, not in total. It was agreed in the meeting that 
both the City and the applicant would confirm the interpretation with the Ontario Ministry 
of Natural Resources and Forestry.  

The applicant’s ecologist provided a letter dated February 16, 2017 indicating that the 
MNRF Peterborough office confirmed to them that the City’s interpretation of the MNRF 
Significant Wildlife Habitat Criteria Schedules for Ecoregion 7E is correct. Emails to the 
City ecologist from the MNRF Aylmer office (which has jurisdiction in the London area) 
on February 21, 2017 also confirm the City’s interpretation to be correct. This 
confirmation validates the opinion that the area is a Provincially Significant Wildlife 
Habitat that requires protection as per the PPS (2014) and under the Official Plan 
policies in effect. 

In order to resolve this matter, City staff continued the conversation by providing two 
options to the applicant. Option one was to apply a 30m buffer around the wetland 
feature (which is the minimum buffer to wetlands identified by the City’s Environmental 
Management Guidelines 2006 and Official Plan policy 15.3.6), zone the feature Open 
Space (OS5), and zone the associated woodland as Open Space (OS5). This would 
allow commercial zoning and development to proceed on the remaining portions of the 
site.  

Option two was to relocate the feature closer to the existing woodland west of the 
subject site on lands owned by the applicant that are not subject to this application. This 
would allow for more development area on the subject site but would require the works 
to move the feature to be completed, and would still require the Woodland to be 
rezoned to Open Space (OS5) as required by both the MNRF Significant Wildlife 
Habitat Criteria Schedules for Ecoregion 7E and Official Plan policy. The potential 
relocation of the wetland feature was supported in this specific case by the London Plan 
wetland policies (1330-1336), which were used to assist the Applicant with providing the 
second option for consideration. The City also offered to initiate this amendment, so as 
to not require additional fees or materials from the applicant.   

The applicant’s ecologist provided possible locations for the relocated feature in an 
email on May 11, 2017. However, on May 26, 2017 the applicant’s ecologist provided 
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another email stating that zoning of lands outside of the application to open space was 
a “non-starter for the client.” 

Recommended Action 

Based on the information now available, the feature identified as vegetation community 
3a is confirmed to be Provincially Significant Wildlife Habitat and a Locally Significant 
Wetland. In addition, the associated Woodland (community 4) is also required to be 
protected from development or site alteration according to MNRF and Official Plan 
policies.  

The applicant has not agreed to either of the two options presented by the City, and the 
application is not consistent with the PPS and does not conform to the 1989 Official 
Plan or SWAP with regards to natural heritage protection. Staff therefore recommend 
that the application be refused on the basis of non-conformity with natural heritage 
policies.  

4.2  Urban Design  

Urban design is a significant concern with the proposed development both by City staff 
and the Urban Design Peer Review Panel. If zoning for commercial uses is to be 
approved on this site it should include site specific provisions that ensure the form of 
development will comply with the urban design policies in SWAP. This site specific 
zoning should implement a site plan, provided by the applicant, that is consistent with 
the vision for development in this part of the City. 

Applicable Policies 

Urban design is a growing concern in the consideration of planning applications across 
Ontario, as shown in recent changes to the Planning Act where the Matters of Provincial 
Interest listed in Section 2 has been updated to include:  

The promotion of built form that, 

i) is well-designed, 

ii) encourages a sense of place, and 

iii) provides for public spaces that are of high quality, safe, accessible, attractive 
and vibrant; 

This change to the Planning Act reinforces the important role design plays in forming 
the built environment into interesting and exciting places to live, work, or visit. The 
specific vision and policy direction for urban design within the Wonderland Road South 
corridor is included in SWAP.  

The approach to urban design policies in SWAP is laid out in section 20.5.3.9. In 
general, SWAP provides flexibility in prominent locations with respect to land use, but 
requires that a high standard of urban design be applied. Principles for development 
include:  

 buildings should respond to and interact with the street to provide an effective 
interface between the public and private realms (20.5.3.8.iv.a) 

 Development should be compact, and pedestrian and transit oriented 
(20.5.3.9.i.a) 

 Buildings should be located and scaled to enhance the pedestrian experience on 
the street by providing a sense of enclosure (20.5.3.9.iii.a) 

 Commercial development should be in a main street format, where shops are 
oriented to the street to create a pedestrian shopping experience on the sidewalk 
(20.5.3.9.iii.b). 

 Commercial development at an intersection of arterial and collector roads should 
be oriented towards the intersection (20.5.3.9.iii.c) 
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In particular, policy 20.5.3.9.iii) b) is an important consideration for this application as it 
applies to the design of commercial developments. As stated above, this policy 
encourages development in a main street format. It also lists criteria for commercial 
development. The policy includes: 

Where commercial development is permitted it will be encouraged in a “main 
street” format where retail and service commercial uses are oriented to the 
street creating a pleasant, pedestrian shopping environment, whether in 
stand-alone stores or in the ground floor of mixed-use buildings. In these 
areas: 

 the principal public entrance shall provide direct access onto the public 
sidewalk; 

 the primary windows and signage shall face the street;  

 buildings facing the street shall be encouraged to have awnings, canopies, 
arcades or front porches to provide weather protection; 

 no parking, driveways, lanes or aisles shall be permitted between the 
buildings and public sidewalks;  

 buildings shall have a consistent setback and parking lots abutting the 
street shall be limited and designed in accordance with the parking 
provisions in subsection g) below; 

 the location and design of any large-format retail stores shall consider the 
design alternatives set out in subsection g) below; and, 

 any commercial nodes including large-format retail stores shall be 
integrated into the pattern of streets and blocks of which they are a part. 
The pattern of blocks and the physical design of the buildings in relation to 
the street shall encourage pedestrian circulation to, from and within this 
commercial area. Streets, sidewalks and the orientation of buildings shall 
be designed to create comfortable, enjoyable pedestrian movement in a 
vibrant public realm 
 

The Wonderland Road South corridor is considered as a gateway to the City, and as 
such the policies for the WRCEC designation include these extra considerations for the 
built form: 

 Low to mid-rise height are permitted, however development will be required to 
provide enclosure to the Wonderland Road corridor. This may be achieved 
through minimum height requirements (20.5.6.vi.a). 

 Development is required to provide opportunities for future intensification, 
through location of buildings where they will allow for future development on the 
site (20.5.6.vi.b). 

 Large format retail uses may be permitted, but shall not detract from the 
pedestrian experience on the public street (20.5.6.vi.c). 

 
Urban Design Analysis 

The application was circulated to staff and the Urban Design Peer Review Panel for 
review. Both identified issues with regards to the site layout and proposed buildings. 
Comments are provided in the Appendix to this report. 

The staff comments identify the various aspects of the conceptual site plan that do not 
conform to the applicable policies. These include: 

 Large format, single use complexes are not consistent with the compact, mixed 
use, pedestrian oriented built form that is required. 

 The site does not provide a grid pattern of driveways to accommodate future 
intensification. 

 Parking and drive aisles are not permitted between the street and buildings. This 
area should be designed to meet the main street character requirements of the 
Plan. 
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 Development should be oriented to the corner of Wonderland Road South and 
Bradley Avenue. 

 Where parking is exposed to the street, provide enhanced landscaping in order 
to screen the parking areas from the street. 

 Ensure parking islands can accommodate tree planting. 

 Provide pedestrian connections throughout the site. 
 
The staff comments also recommend that holding provisions be required to ensure 
buildings are oriented to the street and that development conforms to the SWAP 
policies. 

Comments from the Urban Design Peer Review Panel were direct in their dissatisfaction 
with the conceptual site plan and lack of urban design analysis provided. The comments 
include that “It was evident that the proponent decided to ignore the SWAP in its 
entirety.”  

Recommended Action 

The conceptual site plan does not comply with the policy requirements or intent of the 
SWAP policies for Wonderland Road South. Some of the issues may be addressed at 
the Site Plan stage. However, if zoning to permit commercial uses is considered, it 
should include provisions that can be implemented through site plan approval by a 
development concept that conforms to the SWAP policies. This would include site 
specific provisions for issues such as site layout, building setback and orientation, 
location of parking, and other considerations identified through the urban design 
comments. 

The applicant has stated that the site layout is appropriate as it is consistent with the 
existing development north of Bradley Avenue. It is important to note that these existing 
uses were approved prior to the approval of SWAP and were therefore not subject to 
the same policy regime and these lands are not contiguous with the existing 
development due to the extension of Bradley Avenue. Lands being developed south of 
the subject site on the west side of Wonderland Road South, which are contiguous to 
the subject site, were subject to the SWAP, and as a result they feature elements such 
as building orientation to the street and direct pedestrian access from buildings to the 
sidewalk. These features help to achieve the built form objectives of the SWAP. All 
future development within the WRCEC designation must implement these policies so 
that a consistent urban character can be achieved. Allowing some sites to develop in a 
way that does not comply with the vision for urban design will undermine the ability of 
the whole corridor to achieve its planned function. 

To date an acceptable development concept has not been received, so City staff have 
not been able to prepare site-specific zoning regulations. Due to the lack of conformity 
to the SWAP policy direction in the requested amendment and conceptual site plan, it is 
recommended that the requested zoning be refused.  

4.3  Commercial Policies 

Background of issue 

Another key issue in the review of this application is the WRCEC policy that includes a 
100,000m2 cap on gross commercial floor area. The entire gross floor area permitted 
under the cap has been allocated through zoning or existing development, and as a 
result no further commercial zoning may be contemplated within the corridor. 

As previously described in the planning history section of this report, City staff 
recommended that the commercial cap be removed after receiving separate market 
studies from Kircher Research Associates and Coriolis Consulting Corporation that both 
concluded that the cap was not a useful planning tool. Council decided to maintain the 
policy that includes the cap, and this application must be considered in the context of 
this policy.  
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Applicable Policies 

Policy 20.5.6. v) a) includes that “Commercial development for the entire Wonderland 
Road Community Enterprise Corridor designation shall not exceed 100,000 square 
metres gross floor area. For the purpose of this limit, this shall not include those lands 
generally located north of the Bradley Avenue extension that are currently developed or 
are approved/under construction as of October, 2012.” 

The requested amendment seeks to add a specific policy to Chapter 10 – Policies for 
Specific Areas in the 1989 Official Plan to permit an additional 18,700m2 of commercial 
gross floor area in the Corridor. It is therefore also subject to the criteria for specific 
policies in section 10.1.1, which includes:  

i) The change in land use is site specific, is appropriate given the mix of 
uses in the area, and cannot be accommodated within other land use 
designations without having a negative impact on the surrounding area.  

ii) The change in land use is site specific and is located in an area where 
Council wishes to maintain existing land use designations, while allowing 
for a site specific use.  

iii) The existing mix of uses in the area does not lend itself to a specific land 
use designation for directing future development and a site specific policy 
is required.  

iv) The policy is required to restrict the range of permitted uses, or to restrict 
the scale and density of development normally allowed in a particular 
designation, in order to protect other uses in an area from negative 
impacts associated with excessive noise, traffic, loss of privacy or 
servicing constraints. 

Recommended Action 

The SWAP policies do not permit any commercial uses beyond what has already been 
built or zoned for future development. The policies are clear that the 100,000m2 limit 
shall not be exceeded. The use of the word shall in the commercial cap policy indicates 
that there is no flexibility and that no application for additional commercial floor area, 
even on a site specific basis, may be considered. Therefore, the requested amendment 
to increase to the cap does not conform to the SWAP policy and should be refused.  

For any site specific policy to be added to Chapter 10, the application must meet one or 
more of the criteria listed in Section 10.1.1 that are quoted above.  

The application fails to meet criteria i) as the policies provide for commercial uses within 
the corridor up to a certain limit, and the proposed uses could be accommodated 
elsewhere in the corridor where zoning has been approved without having a negative 
impact on the surrounding area. The policies establish the limit on commercial 
development in order to prevent the potential negative impacts of overdevelopment 
given market conditions.  

The application fails to meet criteria ii) as Council has determined that the cap is an 
important tool to control commercial development, and this site specific increase may 
incrementally lead to overdevelopment of commercial uses. Market studies 
commissioned by the City have shown that the existing commercial supply on the 
corridor exceeds demand, so it cannot be argued that additional commercial floor area 
is required to meet demand.  

The application fails to meet criteria iii) as the corridor has been planned with a wide 
range of uses that could be developed instead of commercial uses in excess of the 
commercial cap.  

Criteria iv) is not applicable as the application seeks to expand uses on the site, not limit 
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them to mitigate a potential impact. 

Given Council’s recent decision to maintain the cap, and the wording of the policy that 
does not permit commercial gross floor area in excess of the 100,000m2 cap, the 
requested amendment does not conform to the Official Plan and should be refused.  

4.4  Other Department and Agency Comments 

In addition to the significant concerns identified above in this section, other issues were 
also identified through the department and agency circulation that need to be resolved 
prior to development. Transportation Planning comments and Wastewater and Drainage 
Engineering comments both recommend that holding provisions be applied. The 
application should be revised to include the appropriate holding zones if the application 
is to proceed. 

Given that there are other recommended changes to the zones requested for the site, 
any work undertaken in the future to prepare an appropriate site specific zone should 
also include the recommended holding zones. 

5.0 Conclusion 

The application for amendment to the Official Plan and Zoning By-law was received on 
January 28, 2016, but was deferred by City staff until a comprehensive review of 
commercial policies could be completed. Upon the completion of this review, City 
Council has decided to retain the commercial cap. In light of this decision, the requested 
amendment needs to be evaluated in the context of this policy. The application does not 
comply with the commercial policies for the corridor and should be refused. 

Other major issues also remain with regards to conformity to urban design and natural 
heritage policies. The conceptual site plan fails to incorporate urban design features that 
are required by policy and proposes development within a wetland containing 
Significant Wildlife Habitat. These two issues warrant refusal in their own right, and 
must be addressed in order for any zoning to be applied that would permit development 
of the site. Several more minor issues also remain, which are identified in the 
department and agency comments and could be resolved at this stage in the planning 
approvals process through the application of holding provisions. 

May 18, 2018 
JA/ja 
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Appendix – Department and Agency Comments 

The following full comments are included below: 
 

1. Urban Design 

2. Urban Design Peer Review Panel 

3. Environmental and Parks Planning (comments and subsequent correspondence) 

3.1 Environmental and Parks Planning Comments – June 8, 2016 
3.2 Biologic Response – February 16, 2017 
3.3 Ministry of Natural Resources and Forestry email – February 21, 2017 
3.4 Environmental and Parks Planning email – March 28, 2017 
3.5 BioLogic Inc. email – March 28, 2017 
3.6 BioLogic Inc. email – May 11, 2017 
3.7 Planning Services email – May 23, 2017 
3.8 BioLogic Inc. email – May 26, 2017 

 
4. Wastewater and Drainage Engineering  

5. Transportation Planning  

6. Upper Thames River Conservation Authority 
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1. Urban Design Comments  
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2. Urban Design Peer Review Panel Comments 
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3. Environmental and Parks Planning Comments (and subsequent 
correspondence with applicant) 

3.1 Environmental and Parks Planning Comments – June 8, 2016
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3.2 Biologic Response – February 16, 2017
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3.3 Ministry of Natural Resources and Forestry email – February 21, 2017 
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3.4 Environmental and Parks Planning email – March 28, 2017
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3.5 BioLogic Inc. email – March 28, 2017 
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3.6 BioLogic Inc. email – May 11, 2017 
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3.7 Planning Services email – May 23, 2017 
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3.8 BioLogic Inc. email – May 26, 2017 
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4. Wastewater and Drainage Engineering Comments 
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5. Transportation Planning Comments 
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6. Upper Thames River Conservation Authority Comments 
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