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CHAIR AND MEMBERS
PLANNING AND ENVIRONMENT COMMITTEE

G. KOTSIFAS, P.ENG.
MANAGING DIRECTOR, DEVELOPMENT & COMPLIANCE SERVICES

& CHIEF BUILDING OFFICIAL

SUBJECT:
REQUEST FOR EXTENSION OF DRAFT APPROVAL

APPLICANT: MIKE MEDDAOUT (gfiSZg ONTARTO L|M!TED)
LOCATION : 2332 WTCKERSON ROAD

FILE: 39T-08507

MEETING ON MONDAY OCTOBER 15,2012

RECOMMENDATION

That, on the recommendation of the Manager, Development Services and Planning Liaison, the
following actions BE_TAKEN with respect to the Draft Plan of Subdivision applicãtion of Mike
Meddaoui (for 911578 Ontario Limited) relating to the property located at2332Wickerson Road:

a) the Approval Authority BE ADVISED that Municipal Council supports a three (3) year
extension of draft apprgva! for plan 39T-08507 submitted by Mike Meddaoui, piepåreO
by Archibald, Gray and lVcKay Ltd. and certified by Bruce S. 

'Baker 
(Drawing lrlo. Oé. t Z¿,

dated November 18,2008), which shows 173 single detached lots, 3 future residential
development.blocks, 1 .walkway_ block and 1 park block, served 

'by 
3 local roads, 2

secondary collector roads and Wickerson Road, SUBJECT TO the Council endorsement
of proposed changes to the Growth Management lmplementation Strategy (GMIS) and
Development_Charges Background Study for stormwater management facilities SWMF
SA-2 & SWMF-SB, and the revised conditions contained in atiached Appendix '3gT-
08507-1"; and

b) The applicant BE ADVISED that the Director of Development Finance has summarized
claims and revenues information in the attached Appendix,,A',.

March 29,2004 - l:pqtt to Planning Committee to consider the oríginal draft ptan of residential
subdivision at 2332Wickerson Road.

November 12,2007.- Report to Planning Committee to consider a revision to the original DraftApproved residential plan of subdivision.

June 1,290-9:.Reportto a Public Participation Meeting at Planning Committee on revised draftplan of subdivision at2332 Wickerson Road recomme-nding DraftÁpprovál ãno Zoning By-law
amendments.

November 28, 2011 - Report to the Built & Natural Environment Committee, providing
information on land development and economic initiatives in the vicinity òt góiä¡ Mountain.

PREVTOUS REPOBIS PERT|NENT TO TH|S MATTER
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BACKGROUND

On June 6, 2003, the Planning Division accepted the original application for this property (File:
39T-03511) from Mike Meddaoui (York Property Management) for a residential plan of
subdivision showing 13 single detached residential blocks, 2 multi-family-medium density
residential blocks, and an open space/park block. The application for draft approval included
associated applications to amend the Official Plan and Zoning By-law.

Draft approval was granted on June 4, 2004. The application was appealed to the Ontario
Municipal Board (OMB) and on January 27, 2005 the OMB issued its decision in favour of the
development, subject to revised conditions of draft approval.

The owner submitted an application for revision to draft approval in December, 2006. On
November 20,2007, City Council recommended approval of the revised plan, as red-line
amended, to the Ontario Municipal Board. Draft approval of the subdivision lapsed during the
time the revised draft plan was being considered by the Board.

The owner submitted a revised application for draft plan approval (File: 39T-08507), which was
accepted by the City on November 26,.2008. The Public Meeting was held on June 1, 2009 and
draft approval was granted on July 8th, 2009. There were no appeals to the issuance of draft
approval.

An administrative extension was recently granted to both the Meddaoui subdivision and the
adjacent Kape subdivision located at2280 Wickerson Road (39T-00519), to allow sufficient time
for a comprehensive review of both plans within the context of updated municipal servicing
standards, including changes to the requirements for permanent and temporary stormwatei
management infrastructure in the Wickerson Road area. Both plans are currentlyicheduled to
lapse on November Ath,ZO12.

Lands within the Meddaoui subdivision are designated Low Density Residential and Multi-
Family, Medium Density Residential; and currently zoned Residential (R1-3(7) and R1-4) with
holding provisions addressing minimum distance sèparation from agricuìtural uses, provisión for
municipal water services and consolidation of part lots. Block 174,-which abuts the London ski
club property on the east side of the property, is zoned open space (os1).

Current Extension Request:

A three year extension to the current draft approval lapse date was requested by the Meddaoui.
The stated reason for the request was to compensate for time lost whiie the adjácent developer
negotiated for a sanitary sewer easement through the Boler Mountain property; and conductìng
negotiations for land acquisition to facilitate construction of a regional stormwater managemen-t
facility. (SWMF-SB) on the "Stanley" lands to the south. These ñegotiations were considered to
be critical in satisfying conditions of draft approval for the municipaiservicing requirements.

The extension request also noted that additional time is also required to accommodate
extended timelines required for archaeological clearances by the Ministry of Culture as well as
for the City of London to complete the design of stormwater management facility "SWMF-SB', for
construction of the facility in 2014.

A similar extension request was received from the owner of the adjacent Kape subdivision to the
north (File: 39T-00519).

ln June, a four month administrative extension was granted to both the Meddaoui subdivision
and the Kape subdivision, to allow sufficient time fór a full review and consideration of the
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revisions that would be required to address current municipal requirements and servicing
standards. ln particular, updated conditions are required to identify the long-term requirements
and potential interim measures that will address stormwater flows from the subdivisions. A
separate report included in this PEC Agenda has been prepared which addresses the changes
required to the Growth Management lmplementation Strategy (GMIS) in order to clarify the
ultimate location and timing of stormwater management infrastructure in the Wickerson Road
area.

The owner is not proposing any changes to the lotting configuration, road alignments, or the
zoning that currently applies to the draft approved plan.

ANALYSIS

Section 19.6.3 of the Official Plan provides that if an applicant has requested an extension to
draft plan approval the Approval Authority, in considering this request, may apply new
conditions or amend existing conditions of draft approval, based on new or updated policies,
guidelines and community standards, The request for a three year extension has been
reviewed and modifications are being recommended to ensure that this draft plan satisfies
current m unicipal req uirements and standards.

Future Natural Heritage Gonsiderations:

ln 2011, the City of London retained a consultant to undertake an ecological study (Subject
!an{s Status Report) in support of the Boler Mountain Master Plan and the Municipai Cjass-en
for Stormwater Servicing Works for facility SWMF-SB in the vicinity of Wickerson Road.
Application of evaluation criteria and boundary delineation guidelines reéulted in the delineation
o-f several component natural features, including: Environmentally Significant Area, Significant
Woodland, Woodland and Significant Stream Corridor. This delineation was undertakeñ based
on site-specific inventory from the lands where access was granted. For the lands in draft plan
39T-08507, an auditory, "roadside" visual, and air photo interpretation of the natural features
was undertaken, which suggested that there may be a surface drainage/corridor connection
extending south from the central part of the subdivision, and eventually ouiletting to the
Dingman Creek.

The information that is currently available to Development Services does not provide a sufficient
basis to recommend revisions to the lotting pattern and road alignments in the draft plan; or
amendments to the Residential Zoning that applies to the land! within the subdivision. lf
Council determines that further investigation of the feature is warranted a condition of draft
approval could be included which requires the applicant to determine the significance of the
stream corridor and vegetation patch prior to submission of the design studies for the
subdivision. Staff do not recommend such a condition be added at this timð; rather, the matter
would be addressed if the applicant proposes substantive amendments to the plan of
subdivision, or requests a further extension to the draft approval lapse date.

Stormwater management infrastructure to service development in the Wickerson Road area is
provided for in the Development Charges (DC) Study adopted by Council on August 9, 2009.
Based on this document, SWMF SA-2 was initially identified aê tne City Services Reserve
funded stormwater management facility that would serve Kape and the adjacent Meddaoui
subdivision. Facility SWMF-SB was initially identified as an Urþan Works fundeO project.

The Environmental Assessment for Storm Drainage and Stormwater Management Servicing
Works in the Wickerson Road Area was finalized shortly after the comp'ietion of the DC
Background Study. This EA clarified that facility SWMF-SB would service the Kape and
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adjacent plan of subdivision, and that facility SWMF SA-2 would service future development
areas outside the Urban Growth Boundary.

A separate report on stormwater management infrastructure in the Wickerson Road area is
recommending a correction to the DC Background Study, by clarifying that the Wickerson Road
subdivisions will be serviced by pond SWMF-SB rather than pond SWMF SA-2. The report also
recommends that due to the high level of sensitivity of the downstream hydrological system, the
design and construction of pond SWMF-SB should be a 2014 City Servicei Reserve Fund
project, managed by the City. These recommendations are reflected in the revised conditions of
draft approval for the Meddaoui plan (attached) and the adjacent Kape draft plan. The revised
conditions also identify the criteria that would apply in the event the owners choose to proceed
with development prior to construction of the permanent SWM facility in 2014 through the use of
a temporary stormwater management facility.

Updated Municipal Requirements:

ln addition to the updated Stormwater Management and Natural Heritage conditions, revisions
are being recommended to several other conditions of draft approval which will clarify servicing
design standards so that they are clearly stated, and consistent with current municipa-l
standards. This includes requirements to address sanitary treatment and conveyance, water
services, roadworks and other utilities.

Most of the recommended modifications are considered to be minor clarifications and will not
substantively affect the ultimate servicing requirements for the subdivision. Changes being
recommended to the current conditions are hi-lited on attached Appendix "3gT-OBSb7-1 witñ
strikeeu+ and underline.

The current zoning will continue to apply to the lands in the subdivision and no substantive
changes are being proposed at this time to the road alignments or lotting configuration in the
draft plan, as currently red line amended. A three (3) year extension is bei-ng recommended for
the Meddaoui subdivision as well as the adjacent dráft plan of subdivision-to the north. This
should provide a sufficient timeframe to allow for construction of the permanent stormwater
facility in 2014, and satisfy the other conditions of draft approval that are recommended for this
plan.

Notice of Draft Approval Extension:

Notice was not circulated to the public regarding the request for extension of draft approval
given that no revisions are being proposedlo theloning, lotting pattern or roadway alignments
in this draft approved plan. lf approved, notice of the eltension and revised conditions will beprovided to the applicant, to persons or public bodies who are prescribed under the ptanning
Act and to anyone who previously requested notification, in accordance with Section 5O(aS) oî
the Planning Act.

Draft Approval for the Meddaoui subdivision and the adjacent subdivision to the north lapses on
Nove-mber 9th, 2012. Requests for extension have been recelved from the owners of both
subdivisions and are being reviewed together, to ensure that future r"ÑiJing rnd developmeÀt
can be proceed in a co-ordinated manner. Both plans are affected bt ;ñáñges that are'nérng
proposed to the regional stormwater management facilities in the Wickêrson ñoad area and thã
recommended extension of draft approval is contingent upon these changes being 

"nOoii"à 
OV

Council.

Revised conditions.of Draft Approval are proposed which will implement these changes and
other updated municipal servicing requirements for the subdivisiòn. The three year extension
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that is be!.ng recommended, provides a reasonable timeframe within which to satisfy the Draft
Plan conditions and proceed to final approval.

October 4,2012
TG/tg Y:\shared\sub&spec\subdiv\39T-08507\2012 Extensíon Request Report to pEC

Cc fnlrey Macpherson, Manager = 
parks planning & Design

Berta Krichker, Manager - Stormwater Manageñrent Unit

PREPARED AND RECOMMENDED BY:

MANAGER, DEVELOPMENT SERVICES &
PLANNING LIAISON

MANAGER OF DEVELOPMENT
PLANNING

REVIEWED BY:

AGER, DEVELOPMENT SERVICES MANAGING DIRECTOR, DEVELOPMENT
& COMPLIANCE SERVICES & CHIEF
BUILDING OFFICIAL

o
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Appendix "A"

Related Estimated Gosts and Revenues
(see also "notes'n below)

Notes:

'l ' Estimated costs are based on approximations provided by the applicant. Final claims will be determined based on actual
costs in conjunction with the terms of the suþdivision agreement and the applicable ByJaw.

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

3' The revenues and costs in the table above are not directly comparable. This subdivision, like others in the area, also
relies on the recently constructed roadwork and SWM facilities, the cost of which is not reported above. other growth
related costs (like wastewater treatment plant and road capacity expansion) incurred to serve this subdivision and
surrounding arees are not reported above, though the revenue for those service components is inclucled in the ,,Estimated

Revenues - This Agreement" section above. As a result, the revenues and costs reported above are not directly
comparable. The City employs a "citywide" approach to recovery of costs of growth - any conclùsions based on the
summary of Estimated Costs and Revenues (above table) should be used cautiously.

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

5' The cost estimate for the value of the SWM Facility Land is a gross approximation of the fair market value of the land.
The City is intending to reclassify the SWM Facility Construction costs from UWRF (per the 2oO9 DC Study) to the CSRF
funding source in the 2014 DC Study. Payment of this claim, and financing for the eventual construct¡on of the pond will
be subject to both :

Claims from Urban Works Reserve pun6 -6sneral-note4)- Storm sewer oversizing subsidy
- Roadworks (turning circle)

$19,000
$100,000

Claims from Urban Works Reserve Fund - Stormwater
Management - note 8) N¡I

Capital Expense - watermain extensio¡ e¡ !ry¡c¡srson RcÞ
note 7) $o

s53-.t I O
Cost of Pond Construction - CSRF funding - ¡o1" 5¡ ¿ t $2,186,800

Other N¡I

Total $2,357,910

CSRF $2,895,200

UWRF $1,166,352

Total
$4,061,552

a. Future approval of the swM pond costs in the 2014 Development charges study,



Agenda ltem # Page #IT
39T-08507
T. Grawey

b. Future approval ofthe Capital Budget forthe project in question, and

6. The SWMF and land cost are also reported in the 39T-00b19 (Kape) agreement.

7. The watermain required to service this development (estimated cost $432,000) is not currenüy included in the
Development Charges Background Study. The required watermain will be considered as part of the cost shareable work
in the 2014 DC Study; however, its inclusíon is subject to Council approval. ln the event that the watermain project is not
accepted by Council, the entire cost would be borne by the Developer as outlined in the drafr plan conditions.

8. The claims for pond construction and land have been classified as CSRF funded works in anticipation of their
reclassification (see also note 5) in 2014 DC Study.

Reviewed By:

P"lr* cA-,*
Peter Christiaans
Director, Development Finance
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"Appendix 39T-08507-1 "
Conditions of Draft Approval

Recommended modifications shown as additions and deletieas

THE CORPORATION OF THE CITY OF LONDON'S CONDITIONS AND AMENDMENTS TO
FINAL APPROVAL FOR THE REGISTRATION OF THIS SUBDIVISION, FILE NUMBER 39T.
08507 ARE AS FOLLOWS:

NO. CONDITIONS

Standard

1.- That this approval applies to the draft plan submitted by Mike Meddaoui, File No. 39T-
q8501 prepared by_ Bruce S. Baker (Archibald, Gray and Mckay Ltd.) Drawing No. 06.174,
dated November 18,2008, which shows, with 173 single detacñed lóts,3 futùre residentiai
development blocks, 1 walkway block and I park block, served by 3 locai roads, 2 secondary
collector roads, and Wickerson Road.

2 This approval of the draft plan applies until November 8,æjP-2015, and if final approval
is not given by that date, the draft approval shall lapse, except in the caÇ where an extension
has been granted by the ApprovalAuthority.

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

1Tlestreet(s)shallbenamedtothesatisfactionoftheai!y@
S€e€i+Pfete€ts.

q The municipal address shall be assigned to the satisfaction of the ÇiU n¡aneger-e+

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 Lõndon 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 satisfy all the requirements, financial and otherwise, of the City of
London in order to implement the conditions of this draft approval.

9. The subdivision agreement between the Owner and the City of London shall be
registered against the lands to which it applies once the plan of subdivisión has been reqistered.

10.



11.

12.

13.

14.

15.
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purposes. to the satisfaction of the Citv. at no cost to the Citv.

(moved - see Condition 78 )

Prior to Final Approval, all required connections from this plan to municipal services shall
be available.

(moved - see Condition 58 )

16. Prior to any work on site, the Owner shall determine if there are any abandoned wells in
this plan and shall decommission and permanently cap any abandóned wells located in
this plan, in accordance with current Provincial legislatìon, iegulations and standards. lt
is the responsibility of the Owner to determine if añy abandonéd wells exist in this plan.

ln the event that an existing well in this plan is to be kept in service, the Owner shall
protect the well and the underlying aquifer from any development activity.

Prior to the submission_of engineering drawings, the Owner shall have its professional
engineer certify that sufficient sewage treatment and conveyance capacity is available to
service the subdivision, to the satisfaction of the City.

ln conjunction with the Design Studies submission, the Owner shall have its professional

17.

18.

10



Agenda ltem # Page #IT
39T-08507
T, Grawey

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.

19. The Owners professional engineer shall provide inspection services fer all werk during
construction þy-l++prefesi*en€+-engineer for all work to be assumed by the City, and
have its professional engineer supply the City with a certificate of compliance upon
completion in accordance with the plans approved by the City.

20. The Owner shall comply with all City of London standards, guidelines and requirements
in th^e design of this draft plan including required engineering drawings. Any deviation to
the City's standards, guidelines, or requirements shall be completed to the ðatisfaction of
the city Engineer and General Manager ef plarning and Ðeverepment.

21. The Owner shall not commence construction or installations of any services (eg. 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 othenryise approved by the City in writing; (eg. 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 Ènvironment,
City; etc.)

22' 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 stuáies,
reports, data, information or detailed engineering drawings, all to the satisfaction of the
eene+a+-n¡anager ef Planning a ìe City Eng{neer. The Owner
acknowledges that, in the event that a submission does not inãude the complete
information required by the çiry
Engineer, such submission will be returned to the Owner without detailed review by thå
City.

23. 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 io advise the
Approval Authority ìn writing how each of the conditions of drafi 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 Auti-rority,
such submission will be returned to the Owner without detailed ieview by the City.

24' f.h?t prior to .final approval, the Owner shall pay in full all financial
oblþations/encumbrances owing to the City on the said ¡allOó, including property taxes
and local improvement charges.

25. The Owner shail obtain and submit to the qfty
Beve¡epmen+ prior to any work on the site a letter of archaeologicãl clearance from the
Southwestern Regional Archaeologist of the Ministry of Culturel No final approval shall
be given, and n9 grading or other soil disturbanðe shall take place on' ihe subject
property prior to the letter of release from the Ministry of culture.

PARKLAND / NATURAL HERITAGE SYSTEM

26.

11
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27.

28.

29.

30.

the ope,n space areas are to match qrades to maintain exisM
veOetation. ln instances where this is not oractical or clesirahle anv nr"..tinn inln rha
open space shall be to the satisfaction of the Citv.

æ 31. Within one year of registration of the plan, the Owner shall fence all lots adjacent to open
space areas to be assumed by the City, with a 1.5 metre chain link fence SpO4.g with
no gates. Any other fencing arrangements shall be to the satisfaction of the Citv planner

æ 32' The Owner shall grade, service and seed Block 174 within one year of registration of the
plan, to the satisfaction of the citv planner cen€r€tMa;@
Þevelepment.

29 33.
dr€wings, the Owner shall have a Tree Preservation Report and plan prepared for landõ
within the proposed draft plan of subdivision. 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
within Lots and Blocks and shall be completed in accordance w¡ttr ttre current City of
London Guidelines for the preparation of Tree Preservation Reports and Tree
Preservation Plans to the satisfaction of the qly
geve{epm€n+. The owner shall incorporate the approved Tree preservation plan on the
accepted grading plans.

PLANNING

3+35. Concurrent with registration of the plan, the Owner shall convey walkway Block 1g5 to
the City of London.

32 36. Prior to final approval, the owner shall remove, or demolish any accessory structures
that exist on the subject lands.

33 37. ln conjunction with the Design Studies submission, the Owner shall have a qualified
acoustical consultant prepare a noise study concerning the impact of noise geherated
from adjacent recreational operation to the east on thè proposed residential
development. The study shall consider alternative noise abatement measures that may
be applied in accordance with the requirements of the M.O.E.; and the Owner shall
agree to implement results of the study including, but not limited to warning clauses, allto the satisfaction of the çtty eenerat_l¿aneg¡ . ine
Owner shall circulate the completed noise study to the London-Ski Club for review.

34.

12
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34 38. ln conjunction with the Design Studies submission, the Owner shall have a qualified
consultant (ie. landscape architect) prepare a lighting study concerning the impact of
night lighting generated from adjacent recreational operation to the east òn the proposed
residential development, and the study shall consider alternative design and positìoning
of residential buildings. The Owner shall also be required tò implement thã
recommendations of the final study ien
m€esur€q such as screening and landscaping from the adjacent property to the eaét, for
rgv]ew by the London ski club and review and acceptance by the Ç!!y
ef Planning and Develepment.

lots is permitted until such time as a second public access is
to the satisfaction of the

C1!V Cn9ineer. lf required. the second public access shãll be

TRANSPORTATION

38 40. The owner, in consultation with London Transit, 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,, in
the approximate stop locations. The exact stof 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.

Æ 41. The following intersections are to be aligned in accordance with the requirements
specified below:
i) lronwood Road - north limit is to align with the proposed street in draft plan 3gT-

0051 I
ii) Street 'B' - north limit is to align with proposed street in draft plan 3gT-00S1g

4+ 42' The Owner shall construct Street 'A', lronwood Road and Wickerson Road to secondary
collector road standards.

4 42. The Owner shall reconstruct Wickerson Road, at no cost to the City, adjacent to this
plan of subdivision to secondary collector road standards. The Ownei snait reconstruct
Wickerson Road to the north and south of this plan, if required by the City at no cost tothe City, to ensure adequate safe decision sight distance is mainiained at the
intersection of Wickerson Road and Street ,A,.

lf this plan of subdivision is developed prior to the draft plan of subdivision 39T-0051g,
then the Owner shall reconstruct Wickerson Road, at no cost to the City, to secondary
collector road standards northerly to the southerly limit of the portion of Wickerson Road

13
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that has already been reconstructed to the satisfaction of the City. (previously Condition
# 44)

+2 43. The Owner shall construct a 1.5 metres (5') sidewalk on both sides of the following
streets:
i) Street'A'
ii) lronwood Road

The Owner shall construct a 1.5 metre (5') sidewalk on one side of the following streets:i) Wickerson Road - along frontage of plan of subdivisionii) Street B' - west boulevard
iii) Street D - west boulevard

Æ 45. The Owner shall install street lighting along Wickerson Road abutting this subdivision, as
warranted, and to the satisfaction of the City.

ß 46- The Owner shall construct a pedestrian walkway within Block 185, including lighting
if required by the City, in accordance with City requirements and standards.

Æ 47. The Owner shall dedicate sufficient land to widen Wickerson Road to 10.75 metres (3S')
from the centerline of the original road allowance.

Æ 48- The Owner shall establish and maintain a Traffic Management plan (TMp), when
directed by the City, in conformance with City guidelines añd to the satisiaction of the
City for any construction activity that will occur on existing public roadways needed to
provide services for this plan of subdivision. The TMP is á construction siheduling tool
intended to harmonize a construction project's physical requirements with the
operational requirements of the City of London, the transportation needs of road users
and access concerns of area property owners. The Owner's contractor(s) shall
undertake the work within the prescribed operational constraints of the TMp. The TMp
will be submitted and become a requirement of the subdivísion servicing drawing
acceptance for this plan of subdivision.

50 49. Blocks for 0.3 m (1') reserves will be required at the following locations:i) lronwood Road - north and south limits
ii) Street'B'- north and south limits
iii) Street'D" - south limit

4 50. The Owner shall direct all construction and building trades traffic associated with this
draft plan of subdivision to utilize Street 'A' via Wickerson Road or other routes as
designated by the City.

51.

i)
ii)
ii i)

lronwood Road - north and south limits
Stree
Street'D'- south limit

14
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fgmporarv turninq circles for vehicles shall be provided to the Citv as required bv the
Citv. cor.nplete with anv associated easements. When the tem

54.

no
required. at no cost to the Citv.

52.

53.

46 55. The Owner shall design and construct the following traffic calming measures, to the
satisfaction of the City:
i) a roundabout at the intersection of Wickerson Road and Street 'A'.ii) a roundabout at the intersection of Street 'A' and lronwood Road.¡ii) curb extensions along the east side of lronwood Road from the north limit of the

plan of subdivision to the south limit of the plan of subdivision with the parking
bay removed for utilities (fire hydrants) and for transit stop locations as defineã
by the London Transit Commission.

iv) curb extensions along the south side of Street 'A' from lronwood Road to
Wickerson Road with the parking bay removed for utilities (fire hydrants) and for
transit stop locations as defined by the London Transit Commission.v) curb extensions along the east side of Wickerson Road from the north limit of the
plan to the south limit of the plan of subdivision with the parking bay removed for
utilities (fire hydrants) and for transit stop locations as identifiéd Oy ttre London
Transit Commission.

vi) reduced curb radii (5.0 metre) on the inbound approach to all local roads
intersecting Street,A'.

vii) or other alternatives approved by the City.

57.

56.

STORM/STORMWATE R MANAG EM ENT
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@
53, The Owne' shalt have its eensulting p'efessienal engineer desigr and supervise the

rq€rk#æeeemrnedate the tetal eatehment a'ea(s\, te the satisfaeiien ef the Gity
s and requirements ef the fellewing:¡) Thl SW{ :ta€ets and eriteria fer the Ðingmar Greek Suþwatershed:Study

upaaæ€sss}

As€essmenfiii) The êity apereved funetienal SWIV! plan; te be eemp'eted by ethers, fer

@
(2003ì and the Cit ef tender's Ðesign Speeifieatiens and Requiréments fer

v) The:CitY's Ðrainage and Waste Diseharge By laws, let grad;ng standards,

ing the City; the Ministry ef the Envirenmert and

5 l, Prier te the issuangg ef any Gertifieates ef Genditieral Appreval fer thrs plan, the Owner
sh€lkeÊstFt+€lald heve eperatienal all stermwater se'vieing werks and majer everland

55, ln the event the Owner eenstruets temperary sterm servieing werks and until said *.rl*
@s required bythe Cit
the satisfaetier ef the"city Engineer, and at ne eest te the GitFi) OPerate; meriter and mairtain the temperary werks, ãt ne eest te the eitF;Witn,+.*

their lrefegsienal engineer submit semi annual menitering recerts te t-he eitytrnsineer:defen'trating that the werks perfern in aeeerdan-ee with the app'eveá
@s ere te previde test results en the velume arà'nature
ef the sediment aeeumulating in the werks, The timing and eentent ef the

OPere*ie+aPreêedure fer Stermwater management Faeilitiâs" guidelinesl The
s_.*,ne+_+*a+n9

ri
rks are deeemmissiene*iii) Remeve and dispese er sediment te an app,eved site,iv) Address ferthwith any defieieneies ef tñe ternrerary werks and/er menitering

pf€g+efÈ
v) Have itÌ eelsulting enqineer design and imçlement a line in any temperary

sternìwater detentien faeilit' ; te the satisfaetien ef the Gity Enginee+

Mwith deeerrmissien the temperary werlcs e+ the permanent werlcs
beil9 Genstrueted and eperatienal, The Owner is respensiþle fer all eésts relat"d t" th"
temperen, weFks ine
flew reute*

eceelerated stermwater runeff rrem this subdivisien will net 
- 
eause damage te

vislen
@guirements ef the Gity, er any appreval given b.. the eiry

16
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he Gity against any damage er elaim fer damages

rune+f frem this subdivisien,

entire eatehment area(s) te the satisfaetien ef the Gity Engineer,

59, Prier te finat app'eval; the Owner shall implement sternr water drainage eentrels fer this
inee+

58 ln conjunction with the Design Studies, the Owner shall 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 Environment standards ánd
requirements, all to the satisfaction of the City Engineer. This plan is to include measures
to be used during all phases on constructioft-in€+uCingt@

ffi
pnane9em€n{+len. Prior to any work on the site, the Owner shall submit these measures

59

60

as a component of the Functional SWM and/or Drainage Servicing Report for these lands

âf-ffi#=l{_#Flement these measures satisfactory to the CitV Cnsineer

Manual. as revised: and

all applicable approval agencies.

17
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'b) At the time of the Desion Studies submission. the Owner shall have its consultino
þrofessional engineer identifv the maior and minor storm flow routes for the entire
catchment area(s), to the satisfaction of the Citv.

c) Prior to the submission of Desiqn Studies. the Owner's professional oeotechnical
enoineer shall address all qeotechnical issues. includino the functionalitv and
oÞerational requirements of all inlet/outlet svstems and erosion, maintenance and
structural setbacks related to slope stabilitv. all to the satisfaction of the Citv and
the Upper Thames River Conservation Authoritv.

Should the Owner prooress in advance of the ultimate SWM Facilitv S-8. the Owner
shall construct storm sewers. located within the Dinqman Creek Subwatershed, and
gytlettino to the Dinoman Creek via the temporarv proposed Stormwater Manaqemerìt
fSWn¡t facit¡tv loc
Pgrm?nent Reoional Wickerson SWM Facilitv S-B located to the south and external to
this plan beinq constructed bv the Citv.

al Prior to the Owner havino it's professional enqineer desion and construct a
Þroposed te,mporarv SWM solution includinq all proposed storm/drainaqe and
SWM serviçing wgrKs, to serve the subiect lands. an Adde@
Class EA Sludv. Schedule'B'for Storm/Drainaoe and SWffi
Wickerson,Roqg Deyelopment Area (2008t must be coffi
citv council..all applicable approval aqencies and the pm
identified as the proponent fòr this Addendum. subiect to@
and all costç associated with the Addendum to the nlickerson Ro,ad
Developmelt Area shall be borne bv the owner. Thffi
th" o*n"f'r otof"*ion"l 

"noin""r. 
rurt b" inffi

recommendPd pre,ferred servicino option of the accepted Addendr.¡m to tfre
Municipal Claiç E4 Studv for the Wickerson Road
satisfaction of the Citv.

bl fhe Owner sha| lnavg its professional enqineer develop the Functional Desiqn
Servicino Report for .the proposed storm/drainaqe
servicino worKg fgr tlrç subiect lands. all to the satffi
Accordance with the followino requirements:
il The SWM, criteria and environmental tarqets for the Dinoman Creek

SrO*rl"rrngd StudV UoO"t" (OCSSffi
addendums/amendments:

ii) The re99mryìpnded pref.eJred servicinq option of the accepted Addendum
to thgJVluniqipal,Class EA Studv, Schedule'Bffi
SWtVlleryicino Works for Wickerson Road Diii) The gj! ¡ora¡naoe
and,WicKersgn Permanent Municipal SWMffi
consistent .lvith the recommended servlc¡nq optioì of tfie accepted
Wickerson Municipal Class EA Studv:

ivì The C,i_!v 9f London Degig! Specifications and Requirements (2003't for
Storm/Drainaqe and SWM Serv¡cinq WorksMv\ The 9itv's wqste Discharge and Drãffiradinq standards.
Policies. requirements and practices:

viì The Mlnistrv qf the Environment SWM Practices Plannino and Desion
Manual.

viil All Ap?licqble Acts. Policies. Guidelines, Standards and Requirements of
all applicable approval aoencies.

cl At lhe time of ?esiqn. Studies submission. the Owner shall have its consultino
professional engileer i.dqntifv the maior and minor stoffi
catchment qreA(sì ?nd desion the temporarv SWM soffi
,prtr"ar tributrw dr"inaq" ,r""t. to th" r"tirf..tion of the citL

18
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dl The Owner shall construct and operate the temporarv SWM solution for a period
that will not exceed three (3ì vears in accordance with the MOEb Environnrental
Compliance Approval (ECA). or anv future extensions bv tfre tvloE. and
associated storm/drainaoe servicing works until said works are required to be
decommissioned upon the Wickerson Permanent Municipal SWM Facilitv S;B
beinq constructed and operational as required bv the Citv.

el The Ownef shall complete the followinq with respect to the temporarv SWM
solution. all to the satisfaction of the citv, and at no cost to the citv:i) Have tts consultinq engineer desion. construct. operatè. monitor and

mailtain the temporarv SWM solution, all to the satisfaction of the Citv
Engineer. at no cost to the Citv.

ii) ln the . event that the works include a SWM Facilitv, have their
professionql enqineer submit semi-annual monitorino reports to ifie Citv
demonstratino that the works are performinq in accordance witlì tfie
aþþroved desiqn criteria. The monitoring reports are to provide tlìe
samþlinq analvsis of storm water qualitv and quantitv control for ihG
constructed works. The timinq and content of the monitorinq reports is to
be il accordance with the Citv's "Monitorinq and Operationai Flocedure
for Stormwater Manaqement Facilities" Policv. The Owrìer shall ensure
that the mo,nitori!,q proqram commences when buildinà permits have
bee! issued. 9n fiftv percent (50%l of the lots in the plan and sfrail
.ontinr" ,ntil th" t"rporrt *orkr 

"r" 
d".orrirrion"d,

!üL Remove, test and dispose of sediment to an approved site:iv) Add!-ess forthwith anv deficiencies of tfie ternporarv works and/or
monitoring program:

fl At such time as the permanent SWM Facilitv (Wickerson Municipal SWM Facilitv
B-21 is constructed and operational. the owner srraffi
convevancÇ sYstem, to this permanent Municioal SWM Facilitv and undertake flle
decommissigninq,of lhe temporarv works. The ownerM
related to .thç desion and construction of th
decommissigrlinq, and .anv redirection of storm sewffiw routeq
allto the sat¡sfac

oì Prio.r to the slrþmislion of Desion Studies. the Owner's orofessional qeotechnical
enoineer shall ?ddress all oeotechnical issues
operational requjrçments of the temporarv swM Facm
qnd erosion, mailrtgnalce and structural setback
the satisfaction

Prior to the issuance of a Certificate of Conditional Apprc
þlan r.as othen¡vise approved bv the Citv Enqineer. all
gtorm servicinq an9 

=drainage 
works. inç_lvdins maio

the temporarv SWM sglutio.n and SWM i
constructed and op?ratiqnal in accordance w¡th th
accepted drawinqs. all to the satisfaction of the Citv.

Prio,,! to the acceptance pf,enqineerinq. drawinos, the Owner's consult¡no enqineer shall
cgrtifv the develoqment, lras þeen desioned such
stormw,gter runoff f.rom tlis subdivision will not cau
propgrties or structures bevond the limits of this su
reogirements or anv apprgval q¡ven bv the Citv. the
aoa,inst anv damaoe or. claim for damages arising out of
such increased or accelerated stormwater runoff from tn¡siuooivis¡on
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60, The Owner shall premete the implementatien ef SWM seft measure Best management

@ures by the Gity wilr be subjeet te the presenee ef adequate
e apçreval ef the CitF

64. The Ownel,shall ,implement SWM soft measure Best Manaqement practices (BMp's)
within the Plan. .where possible. to the satisfaction of the
measures b,Lthq 

, 
City will be subiect to the presence of adequate qeotecfin¡cal

conditions within this Plan and the approval of the Citv.

65. The Owner ghall.Provide all adeguate easements. if required. at no cost to the Citv. in
relation to stgrm/drainaqe and SWM servicino work
satisfaction of the Citv.

66. Tle 
-Olruner shall,þ!ovi.de a securitv in the amount of $60.000 for this plan to ensure that

tlre Erosion ?nd Sediment Control plan (ESCpr
Citv approval proçedur.e and criteria. ln the even
maintain the,require ESCP. the.ESgP securitv will be usedm
necessarv=cle?!-up,.work for the wickerson Reqional Munim
Dinqman Creek's tributary as the rece¡vinq watercou
Citv.

WATER

gZ 67 ' The Owner shalr extend the existing wate' mair en Wiekersen Read te the seuth limit ef
this Plen ef subdivisien; te the satisfaetien ef the City cngineer The Owner rh"ll 

"bt"i"autl+erizatie+{rem the Git)' Engineer prrer te preeeeding with the weCç siree these wed<s

these werks,

The Owner sh,all,e.4end the existi,ng w?termain on Wickerson Road to the south l¡mit of
this plan of stlbdivigion, !o the satisfactjon of
authorization,flgT the Citv Enoineer orior to ffiinc" th"." ''"ork,
are a CapitalWorks proiect.

ê+ 68. The Owner shall construct the proposed watermains to serve this plan and connect them
to the existing municipal 450 mm (18") diameterwater main on t/'/ickerson Road, to the
satisfaction of the City.

6&- ln egnjunet¡en wifl" th

tien ef externah¡verks;

p+ent¡e+€€n+lietq

@vii¡) eversi-ing ef wate' main/eest sharirg agreement+.

69. ln cgniunction with tle Qesiqn Slugies,submission, the Owner shall have his ..rrrlti.t
gnqineer prepare and
i¡ A watgr servicinq report which addresses tm

- ldentifv external water servicino requirements:
- Confirm capacitv requirements are met:
- ldentifv need to the construction of external works:
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- ldentifv the etfect of development on existing water infrastructure - identifv

Potential conflicts:
- Water svstem area plan(s)
- Water network analvsis/hvdraulic calculations for subdivision report:
- Phasino report:
- Oversizinq of watermain. if necessarv and anv cost sharinq agreements.

ii) Desion calculations which demonstrate there is adeouate water turnover to
address water qualitv requirements for the watermain svstem or recommend the
use of the followinq:

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

- automatic flushinq devices to maintain water qualitv. with it beinq noted that the
water flushed bv the device is to be measured (bv a water meter in a meter pit)

and the cost of water charqed to the Owner: and/or
- make suitable arranqements with Water Operations for the maintenance of the

svstem in the interim.

Prior to the issuance of anv Certificate of Conditional Approval. the Owner shall
implement the accepted recommendations to address the water qualitv requirements
for the watermain svstem. to the satisfaction of the Citv, at no cost to the Citv.

70. ln accordance with Citv standards or as othenüise required bv the Citv. the Owner shall
deliver confirmation that the watermain svstem has been looped to the satisfaction of the
Citv when development is proposed to proceed bevond 80 units.

6 L ln eenjunetien-with the ÐesignStudies submissien' the Owner shall have its prefessienal

in
the water system, lf the water quality eannet þe maintained in the shert term; the Owner

Engineer; er make suitaþle arrangements with Water Operatiens fer the maintenanee ef
@im"

SANITARY

e

@inee+
66, Where trunk sewers are greater than I metres in deeth and are leeated within the

ary sewer te previde servieing

the Owner, Any exeeptien will require the aprreval ef the Gity Engineer,

resente-€apa€i is suþdivi
gineer subjeet te eapaeity beirg available, en

iv+s,€R

ss ef his right te eenneet inte the eutlet
the e¡ty enginee e capaeity þeing

*eapeei@+visien-
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68, The Owner shall mal<e ary previsiens neeessary fer eversizing er internar sanitary

inee+

69, The ewne' shall net eenneet any weeping tile eenneetiens inte the sanitary sewers
wit+in+n+s+le+

70' ln eenjunetien with the Ðesign Studies suþmissien; the Owner shall have its prefessienal
rvieing repert that at the rninimum shall ineludè a sanitary

t
ineef,

ing the sanitaq' sewer system after eenstflJetien,
ll at ne eest tr the GU

71. ln coniunction with tle Qesion Studies submission. the Owner shall have his consultinq
enqineer prqpare and submit the followinq sanitary servicino desion informatiur,.-i) Provide a .sanitarv drainaqe area plan includinq the þreliminarv sanitarv sewer

routinq, related easement information and the external areas to be serviced t,o
the satisfaction of the Citv.

iil Proþoie a suitable routing for the trunk sanitarv sewer to be constructed throuoh
this plan and tq the outlet. Further to th¡s. the conffi
requirel to. provide an opinion for the need for an Environmental Assessment
under the Class EA requirements for the sanitarv sewer.iii) Provide an analvsis of the water table level of the lands w¡thin the subdivision
with respect,to the depth of the sanitarv sewers and an effi
measures,.,if-,?nv.. which need to be undertaken and in order t,o nreet a{owable
inflow and infiltration levels as identified bv OpSS

72' ln acgordalce !vi!h Çitv standards or as othen&ise required bv the Citv, the Owner shall
complete the followino for the provision of sanitarv s
subdivision:

i) Const|uc! sanitarv sewers to serve this Plan and connect them to the existino
municipal sl?!vg[ svstem, namelv. the 2SO mm
located,,on SkiView Road or alternative ouilet. as aii\ Make th.e nege.ssarv arrangements ner(s) for
constfuction.of the downçtteam sanitarv sewer situatffi
this plan an9 p[ovide satisf,?cJory easements o
to the specifications and satisfaction of the Citv.iii) Construct 

=a 
maintenance,a.ccess road and provide a standard municipal

easenlgr]t fgr anv section of the sewer not located wiffi
the satisfaction of the Citv.

ivl Make þrovision? for oversizi,no of the internal sanitarv sewers in this draft plan to
accoTmgdate f]ows from the upstream lands external tffi
soecifications ol,the Citv. fhis. sewer must be ex

"nd/or 
proo"rtu lin" to r"*i." th" ,prtr""r 

""t"rn"l 
l"nd"v) Wherg trUnk sgwers ?re qreater than 8 metres in depth and are located within the

municipal ro?dw?v. the Owner shall construct a local sanitanr sewer to prwide
servicino,outlets for private drain connections. to the saffi
local sa.nitarv sewer will be-.at the sole cost of theffi
require the approval of the Gitv.
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73.

74.

80.

ii)

iii)

iv)

OTHER SERVICES

7+ 75. Prior to the submission of engineering drawings, the Owner shall demonstrate that
necessary arrangements have been made for the services required to service this
development, which services are located outside this plan, or demonstrate other
alternative acceptable arrangements have been made to ftre city.

7376. The Owner shall comply with all restrictions, recommendations and design requirements
of Union Gas Ltd, with respect to const¡.uction in the vicinity of the exiðting Ünion Gas
pipeline, allto the satisfaction of Union Gas.

7477. The Owner shall connect to all existing services and extend all services to the limits ofthe draft plan of subdivision, at no cost to the City, all to the specifications and
satisfaction of the City.

78.Phasingofthissubdivision(ifany)shallbetothesatisfactionoftheM
city E=nsjnee+ ffiÆ'" ffifff 

..'-'-v-' -'

7579. ln the event the draft plan develo.ps in phases, upon registration of anv the first phase of
this subdivision, the Owner shall provide land and/or-easementsãi6ng the routing of
services which are necessary to service upstream lands outside of this ãraft plan to'the
limit of the plan.

¡ii)
the Citv. at no cost to the Citv.
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to be provided at the time of reqistration of each phase. to the satisfaction of the
Citv.

4 81. The Owner shall not burn any materials on site.

82. The Owner shall construct sanitarv. storm and water private drain connections to serve
the lots in this plan frontinq Wickerson Road and connect the proposed drain
connections to outlet throuoh the proposed site servicino. to the satisfaction of the Citv
and at no cost to the Citv.

83. ln the event that relottinq of the Plan is undertaken, the Owner shall relocate and
construct services to standard location. all to the specifications and satisfaction of the
Citv.

84. Prior to final approval, the Owner shall make arranoements with the affected oronertv

76 86' 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 partyl and to
save the City harmless from any damages that may be caused as a result of the
connection of the services from this subdivision into any unassumed services.
Prior to connection being made to an unassumed service, the following will apply:i) ln the event discharge is to unassumed services, the unassumed serviôes 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.

85.

87.

78 88. 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 assumêd by the city.

79 89. The Owner shall pay a proportional share of the operational, maintenance and/or
monitoring costs of any affected unassumed sewers or SWM facii¡ties (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
contributing flows 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
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ii) continue until the time of assumption of the affected services by the City.

83 90. 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, tñe 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 Engineelr and
Chief Building Official. Should the report indicate the presence of metháne gãs 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 cónstruction
progresses in such an instance. The report shall include provision fór an ongoing
methane gas monitoring program, if required, subject to the approval of tnJ Cit!
Engineer and review for the duration of the approval program.

lf a permanent venting system or facility is recommended in the report, the Owner shall
register a covenant on the title of each atfected lot and block to the effect that the Owner
of the subject lots and blocks must have the required system or facility designed,
constructed and monitored to the specifications of the City, and that the Ownershust
maintain the installed system or facilities in perpetuity at nó cost to the City. The report
shall also include measures to control the migration of any methane gãs to abutiing
lands outside the plan.

91.

92.

93.

94.

95.

79 96. The Owner shall have the common property line of Wickerson Road graded in
accordance with the City of London Standard "subdivision Grading Alon! Arterial
Roads" at no cost to the City.

gZ 97 ' Further, the grades to be taken as the centerline line grades on Wickerson Road are the
future centerline of road grades as determined by the Owner's professional engineer
satisfactory to the City. From these, the Owner's þrofessional engineer is to determine
the elevations along the common property line which will blend w¡tfr tne reconstructed
road, all to the satisfaction of the City.

79 98. The Owner shall construct all municipal services for the subject lands at the sole
expense of the Owner, The Owner shall remove any temporaryworks when no longer
required and restore the land, at no cost to the City, to the specifications and satisfaction
of the City. (includes former Condition # 82)
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85 99. Prior to final approval of this plan and subject to the satisfaction of the London School
Boards, the Owner shall include in the subdivision agreement a suitable warning clause
advising future_ purchasers of residential units that students may be accommoãated in
temporary facilities and/or bused outside the neighbourhood for tlieir education.

86 100. Priortothe submission of engineering drawings, the Ownershall obtain approval from
London Hydro for an electrical layout for the Wickerson Road area. Any new addition
and/or relocation of existing electrical infrastructure will be at the Owner's áxpense.

97101. The Owner shall obtain a permit from the Upper Thames River Conservation Authority
prior to undertaking any works including filling, grading, construction or alteration to ã
watercourse in the regulated area.

88' The Owner shall sup^ert the City initiated Offieial Plan Amendment te Sehedule e fer

102.

26
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