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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: George Kotsifas, P. Eng 

Managing Director, Development & Compliance Services & 
Chief Building Official  

Subject: 1423197 Ontario Inc. (Royal Premier Homes) 
 307 Fanshawe Park Road East 
Public Participation Meeting on: July 15, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, the following 
actions BE TAKEN with respect to the application of 1423197 Ontario Inc. relating to 
the property located at 307 Fanshawe Park Road E:  

(a) The Planning & Environment Committee REPORT TO the Approval Authority the 
issues, if any, raised at the public meeting with respect to the application for Site 
Plan Approval to facilitate the construction of the proposed residential 
development; and 
 

(b) Council ADVISE the Approval Authority of any issues they may have with respect 
to the Site Plan Application, and whether Council supports the Site Plan 
Application. 

Executive Summary 

Summary of Request 

The development for consideration is a townhouse development on the south side of 
Fanshawe Park Road E, east of Hastings Drive. The site is to be developed with 
vehicular access from Fanshawe Park Road. The development proposal is subject to a 
public site plan meeting in accordance with the h-5 holding zone regulations set out in 
the Zoning By-law (Z.-1).  

Purpose and the Effect of Recommended Action 

The purpose and effect of the recommendation is to report to the Approval Authority any 
issues or concerns raised at the public meeting with respect to the application for the 
Site Plan Approval. 

 Rationale of Recommended Action 

1. The proposed Site Plan is consistent with the Provincial Policy Statement, which directs 
development to designated growth areas and that development be adjacent to existing 
development. 

2. The proposed Site Plan conforms to the policies of the Neighbourhoods Place Type 
and all other applicable policies of The London Plan. 

3. The proposed Site Plan is in conformity with the policies of the Low Density Residential 
designation of the Official Plan (1989) and will implement an appropriate form of 
development on the site. 

4. The proposed Site Plan meets the requirements of the Site Plan Control By-law. 
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Analysis 

1.0 Site at a Glance 

1.1  Property Description 
 

The subject lands are located on the south side of Fanshawe Park Road East, east of 
the intersection of Fanshawe Park Road East and Hastings Drive. Fanshawe Park Road 
East is classified as an Urban Thoroughfare in The London Plan and an Arterial Road in 
the 1989 Official Plan.  

The land uses surrounding the subject lands are comprised of low-rise residential uses 
in all directions. 

1.2  Current Planning Information  

 The London Plan Place Type – Neighbourhoods Place Type  

 1989 Official Plan Designation – Low Density Residential 

 Existing Zoning – Holding Residential R5 Special Provision, (h-5*h-54*h-
89*R5-7(10)) 

1.3  Site Characteristics 

 Current Land Use – Vacant  

 Frontage – 53.3 metres 

 Depth – 105.9 metres 

 Area – 0.56 hectares 

 Shape – Rectangular 

1.4  Surrounding Land Uses 

 North – Single detached dwellings 

 East – Single detached dwellings 

 South –Single detached dwellings 

 West – Single detached dwellings, approx. 400 metres, Masonville Transit  
Village.  
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1.5  Location Map 
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2.0 Description of Proposal 

2.1  Development Proposal 
 
The proposed site plan is for a residential development that consists of one 3.5 storey 
(11.7m) stacked townhouse building consisting of 24 units, and one 2.5 storey (8.9m) 
building consisting of 18 units, for a total of two buildings with 42 units (75 units per 
hectare). The site plan also shows 53 vehicular parking spaces, including 3 barrier-free 
spaces. 

Detailed plans of the development are contained in Appendix ‘A’ of this report. 

3.0 Relevant Background 

3.1  Planning History 
 

In 1972, subdivision plan (1007) was registered to develop the lands around 307 
Fanshawe Park Road East. On the original plan of subdivision 307 Fanshawe Park Road 
was a “through” lot as it had frontage on Camden Road and Fanshawe Park Road East. 
At that time, easements were registered over 7 Camden Road, 1277 and 1281 Hastings 
Drive for stormwater servicing, and over 33 and 35 Camden Place to provide for sanitary 
services. Municipal water is provided from Fanshawe Park Road East. A severance was 
granted in 1975 to allow for the creation of the three lots along the Camden Road frontage, 
municipally known as 11, 15 and 17 Camden Road.   
 
On March 28, 2011, a report was brought forward to the Built and Natural Environment 
Committee that recommended a Zoning By-law Amendment for 307 Fanshawe Park 
Road East. The purpose and effect of this zoning amendment was to permit a 16 unit 
three storey apartment building, and a converted dwelling with 2 units. Municipal Council 
passed the Zoning By-law Amendment on April 4, 2011 to permit a Holding Residential 
R1/ Bonus (h-5*h-54*h-89*R1-8*B-15) Zone.  
 
On January 4, 2019 the City issued a permit to demolish the single detached dwelling 
and the accessory structure (barn) from the lot. The lot is now currently vacant. 
 
A Public Participation Meeting was held before the Planning and Environment Committee 
on June 2, 2019, which recommended approval of another Zoning By-law Amendment 
(Z-9006) to amend the zoning on the property from an R8 Zone to a Special Provision R5 
Zone to permit townhouse and stacked townhouse dwellings. The Committee 
recommended deferral for staff to undertake additional work with the applicant in relation 
to tree protection, elevation, intensification and site grading concerns, and a review of the 
proposal by the Urban Design Peer Review Panel (UDPRP).  
 
The development proposal was presented at the UDPRP on July 17, 2019. The Panel’s 
recommendations are attached herein as part of Appendix “B”. 
 
A second Public Participation Meeting was held before the Planning and Environment 
Committee on September 23, 2019. On October 1, 2019 Municipal Council passed the 
Zoning By-law Amendment to change the zone to a Holding Residential R5 Special 
Provision (h-5*h-54*h-89*R5-7(10)) Zone. The resolution of Council also included the 
following direction for the Site Plan Approval Authority to consider: 
 

i) the requirement for the protection and preservation of the trees and hedges on the 
easterly, southerly, and westerly boundary (both shared boundary and within-
boundary vegetation) on the subject property, with the exception of invasive 
species or hazard trees; 

ii) where hedge growth is sparse the requirement for the provision of supplementary 
coniferous plantings post-construction to fill the gaps; 

iii) the comments from the Urban Design Peer Review Panel (UDPRP) from their 
meeting held on July 17, 2019; and, 

iv) subject to iii) above, the submission of a revised site plan to the UDPRP for review; 
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The applicant returned to the UDPRP on November 11, 2019. The Panel’s subsequent 
recommendations are also attached herein as part of Appendix “B”. 
 
On April 28, 2020, the subject application of this report, being a Site Plan Control 
Application (file SPA20-029), was received by the City of London. Further submissions 
are required to address comments provided from the first submission review, and any 
comments directed to staff as part of the public meeting. The comments from 2nd 
submission are attached herein as Appendix “D” The identified site matters that were 
included in the Council Resolution are integral to the proposal being considered at the 
July 15, 2020 public site plan meeting. 
 

3.2  Community Engagement (see more detail in Appendix C) 
 
Notice of Application 

On May 20, 2020, Notice of Application was sent to all property owners within 120 
metres of the subject lands and those who made public comment during the Zoning By-
law Amendment. Notice of Application was published in The Londoner on May 21, 
2020.  

Revised Notice of Application 

On June 2, 2020, a Revised Notice of Application was sent to all property owners within 
120 metres of the subject lands and those who made public comment during the Zoning 
By-law Amendment and included a correction to the Ward Councillor contact 
information and the landscape plan in addition to the site plan and building elevations 
sent previously. The 1st submission site plan drawings were also uploaded to the City’s 
website as part of this revised notice to provide additional information and clarity for 
interested members of the public. 

Notice of Revised Application Public Meeting 

On June 23, 2020, Notice of Revised Application and Public Meeting was sent to all 
property owners within 120 metres of the subject lands and those who made public 
comment during the Zoning By-law Amendment. Notice of Application was published in 
The Londoner on June 25, 2020. The City’s website has been continually updated so 
that interested members of the public could readily access current information on the file 
during the City Hall closure due to Covid19. 

17 responses were received at the time this report was prepared. 

Public Comment 
 
17 public comments have been made as part of this application, which raised concerns 
with respect to the following site matters listed below. A summary of the comments are 
found in Appendix “C”. A discussion about the items below are found in Section 4.0 of 
this report. 

 Tree preservation 

 Stormwater management 

 Lighting 

 Fencing 

 Building design and privacy 

 Snow storage 
 
3.3 Policy Context 

Provincial Policy Statement, 2020 (PPS)  

The PPS aims to sustain healthy, liveable and safe communities by encouraging an 
appropriate affordable and market-based range and mix of residential types (1.1.1.(b)), 
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and directs planning authorities to promote opportunities for transit-supportive 
development, accommodating a significant supply and range of housing options through 
intensification and redevelopment where it can be accommodated, taking into account 
existing building stock or areas, and the availability of suitable existing or proposed 
infrastructure and public service facilities (1.1.3.3.). The proposed development would 
facilitate the construction of 42 new residential units within an existing settlement area 
which has access to transit and civil infrastructure. 

The PPS directs that land use patterns be based on densities and a mix of land uses 
which efficiently use land and resources (1.1.3.2.(a)), and are appropriate for, and 
efficiently use, the infrastructure and public service facilities which are planned or 
available (1.1.3.2.(b)). The site is an existing parcel of land which is larger than the 
surrounding lot fabric and presents an opportunity for redevelopment at a higher density 
than its existing context due to its location along a higher order road and transit route.  

The London Plan 

The London Plan is the new Official Plan for the City of London (Council adopted, 
approved by the Ministry with modifications, and the majority of which is in force and 
effect). The London Plan policies under appeal to the Local Planning Appeals Tribunal 
(Appeal PL170100) and not in force and effect are indicated with an asterisk throughout 
this report and include many of the Neighbourhoods Place Type policies pertinent to this 
planning application. The London Plan policies under appeal are included in this report 
for informative purposes indicating the intent of City Council, but are not determinative for 
the purposes of this planning application.   

Through its Key Directions, The London Plan encourages a compact, contiguous pattern 
of growth (59_2), planning for infill and intensification of various types and forms (59_4), 
and plans to ensure a mix of housing types within neighbourhoods so that they are 
complete and support aging in place (59_5). The development as proposed makes 
efficient use of the subject site and available infrastructure and represents a different form 
of housing from what exists in the immediate area. The London Plan also directs the 
strengthening of the urban forest by planting more, protecting more, and better 
maintaining trees and woodlands (58_9), and to protect what we cherish by recognizing 
and enhancing cultural heritage resources, neighbourhood character, and environmental 
features (61_5). To this end, planning for sustainability and balancing economic, 
environmental, and social considerations in all planning decisions (62_2) is particularly 
important in also ensuring that that new development is a good fit within the context of an 
existing neighbourhood (62_9).  

The subject lands are located within the Neighbourhoods Place Type on *Map 1 – Place 
Types in The London Plan, with frontage on a Urban Thoroughfare (Fanshawe Park Road 
East).The London Plan contemplates a broad range of residential land uses for the 
subject lands including, but not limited to, single-detached, semi-detached, duplex and 
converted dwellings, triplexes, fourplexes, townhouses, stacked townhouses and low-rise 
apartments. The London Plan utilizes height as a measure of intensity in the 
Neighbourhoods Place Type.  Within the Neighbourhoods Place Type, fronting onto a 
Urban Thoroughfare, the range of building heights contemplated include a minimum 
height of 2-storeys and a maximum height of 4-storeys, and up to 6-storeys through 
Bonus Zoning. The London Plan provides opportunities for residential intensification and 
redevelopment within the Neighbourhoods Place Type where appropriately located and 
a good fit with the receiving neighbourhoods. 

Official Plan (1989) 
 
The subject lands are designated “Low Density Residential” on Schedule ‘A’ of the 1989 
Official Plan.  
 
Development within areas designated Low Density Residential shall have a lowrise, low 
coverage form that minimizes problems of shadowing, view obstruction and loss of 
privacy is encouraged (3.2.2). The scale of low density residential uses generally ranges 
up to 30 units per hectare for new or greenfield development.  The proposal represents 
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residential intensification and the infilling of a vacant lot within a previously developed 
area, which according to section 3.2.3. iv) may exceed the range of residential unit types 
and densities within the Low Density Residential designation, up to 75 units per hectare. 
 
Z.-1 Zoning By-law  
 
The Residential R5 Special Provision (R5-7(10)) Zone permits the use of the land for 
townhouse and stacked townhouse dwellings, with provisions regarding density, building 
height, setbacks, and maximum parking rate. 
 
The holding provisions applied to the zoning on the subject lands must be removed 
through a separate application prior to the issuance of permits. The following holding 
provisions are applicable to the subject lands:  
 

h-5 holding provision applied to the site to ensures that development takes a form 
compatible with adjacent land uses, agreements shall be entered into following 
public site plan review specifying the issues allowed for under Section 41 of the 
Planning Act, R.S.O. 1990, c. P.13, prior to the removal of the "h-5" symbol. 
 
h-54 holding provision applied to the subject lands is to ensure there are no land 
use conflicts between arterial roads and the proposed residential uses, the h-54 
shall not be deleted until the owner agrees to implement all noise attenuation 
measures, recommended in noise assessment reports acceptable to the City of 
London. (Z.-1-041290) 
 
h-89 holding provision applied to the subject lands is to ensure the orderly 
development of the lands the “h-89” symbol shall not be deleted until a stormwater 
servicing report has been prepared and confirmation that stormwater management 
systems are implemented to the satisfaction of the City Engineer. 

 
 
The Site Plan application, as currently proposed, does not comply with the provisions of 
the Zoning By-law due to the definition of stacked townhouse dwellings (more detail 
provided below under Section 4.2 – Use).  
 
It is also noted that Building “A” encroaches into the required west interior side yard 
setback of 4.9 metres due to an architectural “bump out” on the second and third floors.  
 
The storage shed at the rear of the property is considered an accessory structure and is 
subject to the regulations of Section 4.1 – Accessory Uses of the Zoning By-law. The 
structure has an approximate height of 5.0 metres, and as such is required to be located 
a minimum of 1.6 metres from the rear and interior property lines. The storage shed is 
located 1.4 metres from the rear property line, which, if the shed is 5 metres in height, is 
not in conformity with the zoning regulations. Additional clarification of the building height 
is required to confirm the setback. 

4.0 Key Issues and Considerations  

4.1 Council Resolution 

As part of the Zoning By-law amendment to permit the proposed development, Council 
resolved the following: 
 
Responses to the resolution are provided in italics. 
 

b) the Site Plan Approval Authority BE REQUESTED to consider the following 
matters: 

i) the requirement for the protection and preservation of the trees and 
hedges on the easterly, southerly, and westerly boundary (both shared 
boundary and within-boundary vegetation) on the subject property, with 
the exception of invasive species or hazard trees; 
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Four (4) boundary trees and the perimeter hedges are being retained on site. More 
detail is provided below in Section 4.3 – Intensity. 
 

ii) where hedge growth is sparse the requirement for the provision of 
supplementary coniferous plantings post-construction to fill the gaps; 

 
 
The applicant is proposing the removal of invasive species (buckthorn) from the hedges. 
Details of replanting within the hedge to fill these gaps has not be provided at this time. 
 

iii) the comments from the Urban Design Peer Review Panel (UDPRP) from 
their meeting held on July 17, 2019; and, 

 
The comments from the UDPRP (attached herein as Appendix “B”) were largely 
addressed when the applicant submitted a revised site plan and returned to the Panel 
on November 11, 2019. The applicant was commended for returning with a revised 
design that took the previous comments into consideration. 
 

iv) subject to iii) above, the submission of a revised site plan to the UDPRP 
for review; 

 
The comments from the UDPRP considered such items as pedestrian connections 
through the site, consolidation of amenity space, parking setbacks from dwellings, and 
relocation of the proposed storage shed. These comments have been sufficiently 
addressed through the site plan and building elevations attached as Appendix “A” 
 
4.2  Use  

As noted, the zone applied to the subject lands permits the development of townhouse 
and stacked townhouse dwellings. During the 2019 Zoning By-law Amendment (Z-
9006), the development proposed was for stacked townhouses in 2 separate buildings. 
Building “B”, the one proposed at the rear of the site, contained 18 units with hatching 
on the plan indicating that there were six (6) units at grade, and would be stacked three 
(3) units high. However, during Site Plan Consultation and after the zoning had passed 
it was determined that the definition for a stacked townhouse in the Zoning By-law only 
permits units to be stacked two (2) high (one on top of the other). Therefore, the 
development concept as it appeared during the rezoning does not comply with the 
Zoning By-law.  
 
Due to the two (2) year moratorium on minor variances under S. 34(10.0.0.1) of the 
Planning Act, the applicant has made a request to Council to allow for an application for 
a minor variance to permit stacked townhouse dwellings with units stacked three (3) 
high. The proposal is otherwise consistent with the concept plan prepared during the 
Zoning By-law Amendment in terms of building height and density, as no new units 
have been added. 
 
It is noted that this request is a separate matter to be heard before the Planning and 
Environment Committee and Municipal Council and does not have an associated public 
participation meeting. Notwithstanding, the Site Plan application cannot be approved 
until such time as it complies with the provisions of the Zoning By-law. 
 
4.3  Intensity 

The Site Plan application proposes a total of 42 residential units for a density of 75 units 
per hectare and 53 parking spaces, which is the maximum permitted by the zoning for 
the lands. The maximum lot coverage permitted is 45% and the applicant is proposing 
33%. The minimum landscaped open space requirements is 30%, and the applicant is 
proposing 37%. While still compliant with these zoning provisions, the development as 
proposed is designed nearly to the maximum of all zoning provisions including building 
setbacks, parking, density, and lot coverage. 
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4.4  Form 

The proposed development consists of one 3.5 storey (11.7m) stacked townhouse 
building with 24 units, and one 2.5 storey (8.9m) building with 18 units. 

Notwithstanding the matter of Building “B” being noncompliant with the definition of a 
stacked townhouse dwelling as noted above, the building does function in the same 
manner as a stacked townhouse, as all units have an exterior entrance.  

This development proposal has been before the Urban Design Peer Review Panel 
twice: firstly on July 17, 2019 during the Zoning By-law Amendment, at which time the 
Panel offered lengthy commentary on site and building design matters; and, secondly 
on November 11, 2019 where the applicant was commended for taking the previous 
comments into consideration and revising the overall aesthetic and materiality of the 
buildings proposed. As noted previously, both recommendations are included herein as 
part of Appendix “A”. 
 
 
4.5  Tree Preservation 

Due to the intensity proposed on the site, all but four (4) of the existing trees on site (not 
including the periphery hedges) are proposed for removal. The extensive grading for the 
buildings as well as the parking area (which comprises 31% of the site area) will result 
in substantial root damage and failure of nearly all of the trees on the lands. Based on 
the opinion of the City’s Landscape Architect, should the parking area and footprint of 
Building “B” be reduced, additional trees along the southern and western property lines 
may be retained, including Tree # 31 on the Tree Preservation Plan attached in 
Appendix “A” (silver maple), and Tree #36 (freeman maple). Staff have also sought the 
retention for additional trees in the landscape buffer along the easterly property line 
including Tree #21 (bur oak), and further protection for trees on neighbouring properties, 
specifically Tree #6 (sugar maple), Tree #14 (sugar maple), and Tree #60 (bur oak) 
which will be impacted by the construction of the parking area. The trees identified 
above are highlighted on the tree preservation plan on the following page, with the trees 
located outside of the site boundaries identified in a lighter green. 
 
It is noted that the subject lands and adjacent properties are within a Tree Protection 
Area and the removal of any trees on neighbouring lands will require a permit and a 
letter of authorization from the property owner.   
 
With respect to the Council Resolution, the protection and preservation of the trees and 
hedges along the interior property lines is a requirement of Site Plan Approval, with the 
exception of invasive species and hazard trees. The tree preservation report submitted 
as part of this Site Plan application includes notes for each tree on site but does not 
quantify their current health and status in determining whether they are considered 
hazard trees. However, it is noted that silver maples as a species are prone to natural 
breaks and failures regardless of adjacent development but there may be community 
benefit in retaining these mature trees. 
 
Based on the above, staff are of the opinion that the current proposal does not 
adequately implement the Council resolution.  
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Tree Preservation Plan 
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4.6  Stormwater Management 

A stormwater management servicing strategy for the site has not been approved at this 
time and is still under review by Development Services – Engineering staff. Concerns 
from neighbouring residents have been raised regarding stormwater management, 
specifically with respect to snow storage and how the location of snow piles on site may 
lead to impacts on adjacent properties when they melt.  
 
The applicant has expressed the intent to have snow plowed and removed from the site 
to reduce the amount of snow onsite and lessening the effect of the spring thaw. 
  
 
4.7  Lighting 

A photometric plan was submitted as part of the Site Plan application (attached in 
Appendix “A”) which shows five (5) light standards proposed and the value across the 
site of the intensity of light measured in foot-candles. Photometric plans are evaluated 
based on the intensity of light and the impact on neighbouring properties. In this case, 
there are two (2) instances of light impacting abutting properties: one on the western 
edge of the site where a maximum of 0.3 foot-candles are proposed across the property 
line, and the other on the south eastern edge where 0.1 foot-candles are shown.  
 
0.3 foot-candles is the equivalent of 3.2 lumens per square metre, and 0.1 equals 1.1 
lumens per square metre. For reference, a standard 40W lightbulb has a brightness of 
400+ lumens. These measurements shown on the plan also don’t appear to take into 
consideration the existing hedges and proposed privacy fencing along the property 
lines. As such, staff are satisfied that any light trespass will be extremely minimal where 
it exists at all.  
 
4.8  Fencing 

Consistent with the Council resolution, the hedges along the property lines are being 
retained and shall be filled in where it thins due to the removal of invasive species. In 
addition, 2.1m high privacy fencing is proposed along the property lines between the 
hedges. 
 
4.9  Building Design 

See Section 4.4 above.   
 
 
4.8 Outstanding Site Plan Comments 

Second submission site plan control comments were provided to the applicant on July   
2, 2020. The Site Plan comments are as follows: 

1. As per the h-5 holding provision, the public site plan meeting is scheduled for 
July 15, 2020. 

2. Relief to the zoning permissions is required to permit the building form as 
proposed (Building B stacked 3 units high, whereas the definition of “Stacked 
Townhouse” is limited to 2). This must be resolved prior to the acceptance of a 
final submission.  

3. Demonstrate how the development as proposed conforms to the requirements of 
the Council Resolution, specifically:  

a. the requirement for the protection and preservation of the trees and 
hedges on the easterly, southerly, and westerly boundary (both shared 
boundary and within-boundary vegetation) on the subject property, with 
the exception of invasive species or hazard trees 

4. Specific attention shall be paid to Trees #6, #14, #21, #31, #36 and #60 which 
are of particular value to the community. Their preservation during construction 
and long term health following construction is of the upmost importance. Identify 
how these trees will be protected and construction impacts will be mitigated.  
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5. The encroachment into the required interior side yard setback on Building “A” is 
not permitted and is not considered to be a cantilever consistent with Section 
4.27 of the Zoning By-law as the “bump out” is comprised of habitable space and 
is a structural component of the building. 

6. Confirm the height of the storage shed to the peak of the roof. It appears to be 5 
metres in height and as such is required to be a minimum of 1.6 metres from 
interior and rear property lines. Currently it is shown with a setback of 1.4 metres 
and is not in compliance with the Zoning By-law. 

7. Dimension building elevations in metric. 

8. Ensure consistency between plans – the fire hydrant has been relocated on the 
civil drawings but not on the site or landscape plans. 

Ensure compliance with the definition of stacked townhouse in the Zoning By-law. More 
information and details are available in Appendix ‘D’ of this report. 
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5.0 Conclusion 

The proposed Site Plan is consistent with the Provincial Policy Statement, has regard to 
The London Plan, and is in conformity with the 1989 Official Plan.   

The application has been reviewed in accordance with the Z.-1 Zoning By-law, and, as 
proposed, does not comply with the regulations of the By-law. Further, the Site Plan, 
Landscape Plan and Elevations, as proposed, will result in development that does not 
address all the requirements outlined in the October 1, 2019 Council Resolution. In 
particular, the requirement for the protection and preservation of the trees and hedges on 
the easterly, southerly, and westerly boundary (both shared boundary and within-
boundary vegetation) on the subject property. 

July 3, 2020 
MS/ms 

CC:  Heather McNeely, Manager, Development Services (Site Plan) 
 Ismail Abushehada, Manager, Development Engineering 
  
Y:\Shared\ADMIN\1- PEC Reports\2020 PEC Reports\13 A - Jul 15\307 Fanshawe Park Rd E SPA20-029 - MS.docx 
 
 
 
 
 
 

 
 
 

  

Prepared by: 

 Meg Sundercock, BURPL                                                             
Site Development Planner, Development Services 

Recommended by: 

 Paul Yeoman, RPP, PLE 
Director, Development Services 

Submitted by: 

 

 
 
 
 
George Kotsifas, P.Eng. 
Managing Director, Development and Compliance 
Services & Chief Building Official 

The opinions contained herein are offered by a person or persons qualified to 
provide expert opinion. Further detail with respect to qualifications can be 
obtained from Development Services 
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Appendix A: Plans 

2nd Submission Site Plan  
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Elevations – Building A 
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Elevations – Building B 
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Tree Preservation Plan 
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Photometric Plan 
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Appendix B: Urban Design Peer Review Panel Recommendations 
 

July 17, 2019 
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November 11, 2019 
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Appendix C: Public Engagement 
 

Community Engagement 

Public liaison: On May 20, 2020, Notice of Application was sent to all property owners 
within 120 metres of the subject lands and those who made public comment during the 
Zoning By-law Amendment. Notice of Application was published in The Londoner on May 
21, 2020.  

On June 2, 2020, a Revised Notice of Application was sent to all property owners within 
120 metres of the subject lands and those who made public comment during the Zoning 
By-law Amendment and included a correction to the Ward Councillor contact 
information and the landscape plan in addition to the site plan and building elevations 
sent previously. The 1st submission site plan drawings were also uploaded to the City’s 
website as part of this revised notice to provide additional information and clarity for 
interested members of the public. 

On June 23, 2020, Notice of Revised Application and Public Meeting was sent to all 
property owners within 120 metres of the subject lands and those who made public 
comment during the Zoning By-law Amendment. Notice of Application was published in 
The Londoner on June 25, 2020. 

17 replies were received at the time this report was prepared. 

Nature of Liaison: The purpose and effect of this proposal is to develop the subject 
lands, as shown on the attached plan. The Site Plan, as proposed, would result in the 
development of 42 residential units with a density of 75 units per hectare.. 
 
Responses: 17 Replies 

Responses to Public Liaison Letter and Publication in “The Londoner” 
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Written 

Bill Day  

1277 Hastings Drive 

Concerns surrounding additional changes 
to previously approved zoning and site 
design. Additional concerns include the 
existing cedar hedge to be maintained, 
and negative lighting impacts to adjacent 
properties.  

Bret Downe Requesting plans indicating the process in 
which the trees in the buffer are to be 
preserved, plans to ensure no negative 
drainage affects to adjacent properties 
and traffic calming measures.  

Claudia Clausius Concerns regarding tree preservation and 
existing vegetation buffering. Additional 
concerns about plans for snow removal, 
privacy concerns, light pollution and the 
relocation of the proposed storage shed.  

Deb Beverley Concerned about alterations to the plan, 
specifically the storage shed. Tree 
preservation, lighting impacts to 
neighbouring properties and privacy 
concerns.  

Fred Cull  

33 Camden Place 

Lists tree preservation, sanitary capacity, 
connection to sanitary under Camden 
Place, negative lighting impacts, location 
of snow storage and flooding as concerns.  

Garry Buitinga  

15 Camden Road 

Concerns include drainage from the site 
and the location and purpose of the 
proposed storage shed.  

Gerry Croxall  

17 Camden Road 

Calls for tree preservation, the 
supplementation of hedging post-
construction, the location of the storage 
shed at the expense of trees, snow 
storage, lighting, and the location of any 
air conditioning units.  

Gloria McGinn-McTeer  

18-683 Windermere Road 

Primary concern is storm water 
management. Additional concerns include 
tree preservation, increased traffic and a 
potential increase in students.  

John Howitt and Anne MacDougall  

1281 Hastings Drive 

In support of the Old Stoneybrook 
Community Association’s written 
comments. 

Lindsey Bradshaw  

35 Camden Place 

Concerns regarding tree preservation, 
height of proposed fencing, location and 
grade of snow storage, lighting and 
increased traffic. In support of the Old 
Stoneybrook Community Association’s 
written comments.  

Michael Crawford  

21 Camden Place 

 
 
  

Concerned about the lack of tree 
preservation at the expense of a storage 
shed and shared amenity space. Also 
comments on the lack of adequate 
buffering, lighting, amount of parking, and 
storm and melt water collection. 
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Phil and Deena Lincoln  

7 Camden Road 

Concerns regarding lack of green space 
and light pollution. Other concerns 
included storm water management, lack of 
tree preservation, location of snow 
storage, location of parking, apartments 
not being accessible, location of air 
conditioning. Further concern regarding 
the density of the site and the relocation of 
building B. 

Ron McDougall In support of the Old Stoneybrook 
Community Association’s written 
comments. 
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Appendix D: Agency/Departmental Comments 
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Appendix E – Zoning, TLP and Official Plan Map excerpts 

 
Zoning Excerpt 
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Official Plan Excerpt 
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The London Plan   

 


