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RECOMMENDATION

That, on the recommendation of the Director of Development Planning and the Managing
Director - Development Approvals and Business Unit, based on the application of Sifton
Properties Limited relating to the lands located at 1780 Commissioners Road West and 1788
Sumac Way, the attached proposed by-law BE INTRODUCED at the Municipal Council meeting
on November 21, 2011 to amend Zoning By-law No. Z.-1, in conformity with the Official Plan, to
change the zoning of the subject lands FROM an Urban Reserve Special Provision UR3(1)
Zone which permits agricultural uses, conservation lands, passive recreation uses, kennels, and
riding stables TO a holding Residential R6 Special Provision (h- .R6-5( )) Zone to permit
cluster housing in the form of single detached, semi-detached, duplex and townhouse dwellings
with a minimum lot frontage of 18 metres (59 ft.) togetherwith a holding provision to ensure
water services are connected to a high level system, to the satisfaction of the City Engineer.

PREVIOUS REPORTS PERTINENT TO THIS MATTER

October 19,2009 - Planning Committee Agenda ltem # 14 - Sifton Properties Ltd. 1780
commissioners Road west and 1788 sumac way (File No. 39T-0850012-Ts74)

December 13, 2010 - Built and Natural Environment Committee Agenda ltem # 1 - Special
Provisions - Sifton Properties Ltd. Warbler Woods West (File No. 39T-08506 / 39T-04507)

PURPOSE AND EFFECT OF RECOMMENDED ACTION

The purpose and etfect of this zoning change is to rezone a small parcel of land located
between Oxford Street West and Sumac Way. This parcel is designated as a multi-family,
medium density residential block (Block 13) within a draft-approved plan of subdivision. The
recommended zoning would permit cluster housing in the form of single detached, semi-
detached, duplex and townhouse dwellings.

RATIONALE

The recommended zoning is appropriate and compatible with existing residential uses
and planned future uses in this area, is consistent with the Provincial Policy Statement,
and conforms with the Official Plan.

A noise assessment study has been undertaken. The recommended noise attenuation
measures, including a combination of landscaped berm and noise wall extending across
a portion of the site's frontage adjacent Oxford Street West and blending with the
existing noise wallto the east, are considered appropriate.
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TO:

CHA¡R AND MEMBERS
BUILT AND NATURAL ENVIRONMENT COMMITTEE

FROM: D.N. STANLAKE
DIRECTOR OF DEVELOPMENT PLANNING

D. AILLES
MANAGING DIRECTOR - DEVELOPMENT APPROVALS BUSINESS UNIT

SUBJECT: APPLICATION BY: SIFTON PROPERTIES LIMITED
I78O COMMISSIONERS ROAD WEST & 1788 SUMAC WAY

PUBLIC PARTICIPATION MEETING ON
NOVEMBER14.201l @ 5:00 P.M.
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3. The recommended holding provision in the zoning will be removed at such time as a
high levelwater supply line has been extended from Westdel Bourne.

BACKGROUND

Date Application Accepted: June 29, 2011 Agent: Sifton Properties Limited

REQUESTED ACTION: Amend Zoning By-law Z.-1 to change the zoning of the subject
lands from Urban Reserve UR3(1) to Residential R6 (R6-5) to permit townhouse dwellings.
Supporting documents accompanying the application include a proposed site development
plan for 26 one-storey, cluster housing units, an urban design brief, and noise assessment

SURROUNDING LAND USES:

¡ North - vacant (future development lands)

. South - vacant (future development lands)

o East - residential (single detached and multiple-attached townhomes)

o West - vacant (future develooment lands

OFFICIAL PLAN DESIGNATION: (refer to mao on paqe 4)

a Multi-family, Medium Densitv Residential

EXISTING ZONING: (refer to map on paqe 5)

a Urban Reserve (UR3(1))

PLANNING HISTORY

On November 9, 2009, the Approval Authority for the City of London approved a draft plan of
subdivision submitted by Sifton Properties Limited, subject to conditions and red-line revisions,
which show a total of 11 single detached residential lots, one block for future multi-family,
medium density residential development, 2 park blocks, and one block for future low density
residential development, served by one local street (Sumac Way). The multi-family block (Block
13) in this draft plan is the subject of the current rezoning application

Prior to draft approval, Municipal Council considered the proposed draft plan of subdivision as
well as an accompanying application to amend the zoning by-law. The zoning amendment
adopted by Council resulted in the multi-family block being placed in an Urban Reserve Special
Provision (UR3(1)) Zone, with special provisions for a minimum lot frontage of 18 metres (59 ft.)
and a minimum lot area of 1.7 hectares (4.2 acres). The applicant's requested zoning was
refused by Clause (d) of the Council resolution of October 26,2009, which reads as follows:

SITE CHARACTERISTIGS (based on draft-approved Block I
o Current Land Use - vacant

r Frontage - 18 metres (59 ft.)

. Depth - 161 metres (528 ft.)

o Area - 1.76 hectares (4.37 acres)

. Shape - irreoular





PROJECT LOCATION: e:\planning\projects\p-offìcialplan\workconsolOO\excerpts\mxd templates\scheduleA_NEW_b&w_8x14 mxd



Zoning as of September 6, 2011
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couNcllAPPROVED zoNtNG FoR THE suBJEcr srrE: uR3(1)

2) M ANNEXEDAREAAPPEALEDAREAS

OR -OFFICE/RESIDENTIAL
OC . OFFICE CONVERSION
RO - RESTRICTED OFFICE
OF - OFFICE

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

OS . OPEN SPACE
CR - COMMERCIAL RECREATION
ER - ENVIRONMENTAL REVIEW

OB - OFFICE BUSINESS PARK
LI . LIGHT INDUSTRIAL
GI - GENERAL INDUSTRIAL
HI - HEAVY INDUSTRIAL
EX . RESOURCE EXTRACTIVE
UR .URBANRESERVE

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

"h" - HOLDING SYMBOL
"0" - DENSITY SYMBOL
"H" - HEIGHT SYMBOL
"B' - BONUS SYMBOL.T" -TEMPORARY USE SYMBOL

LEGEND FOR ZONING BY-LAW Z-1

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

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

CITY OF LONDON
PLANNING, ENVIRONMENTALAND ENGINEERING SERVICES

ZONING
BY.LAW NO. 2..1

SCHEDULE A

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

FILE NO:

2-7933 LM

MAP PREPARED:

2011110119 CK

1:4,500
0 2040 80 120 160

Meters



WarblerWoods West
Multi-familv Block
Concept Site Plan
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(d) the request to amend Zoning By-law No. Z.-1 to change the zoning of the subject propefty
from an lJrban Reserye (UR3) Zone and a holding Residentia/ R6 Specla I Provision (h'R6-
5(13)) Zone to a Residential R1/Residential R6 (R5-4/R6-5) Zone and an Open Space
Special Provision (OS1( )) Zone with a special provision for a minimum lot area of 200
square metres (2,152.8 sq ft) BE REFUSED for the following reasons.' that, with respect to
the proposed medium density residential Block 13, building orientation and noise
attenuation concerns for this block adjacent Oxford Sfreef West have not been resolved
and until such time as a development proposal rs brought fonuard which addresses ffiese
concerns, an lJrban Reserye zone variation should be applied; and, with respect to the
proposed open space Blocks 14 & 15, the zoning should be consrsfent with the OS5 zone
variation existing on the adjacent open space |ands to the south; and

At that time, Sifton had concerns with what they considered an excessive number of holding
provisions, including holding provisions dealing with building orientation plans (h-71) and noise
attenuation measures (h-54). The holding provisions were recommended in order to satisfy the
requirements of the Otficial Plan policies for residential uses adjacent an arterial road.
Municipal Council has adopted in its Official Plan noise attenuation policies and criteria with the
objective of eliminating the need for continuous noise walls along arterial roads and promoting
alternative approaches through land use and building orientation (Section 19.9.6).

The applicant was also concerned because they didn't have a specific proposal for development
of the multi-family block and preferred that the zoning not be encumbered with holding
provisions. The multi-family block includes a remnant portion of the former Commissioners
Road allowance which existed prior to the opening of the Oxford Street extension. These lands
pose significant site planning challenges because of topographical conditions and the presence
of a Bell Canada easement which traverses the site from east to west. lt was felt the imposition
of a holding provision which requires approval of a building orientation plan did not allow the
flexibility needed to address these challenges. The applicant proceeded to request an
amendment to their application to remove the block from the draft plan.

Rather than removing the block from the draft plan, staff recommended amending the zoning to
an Urban Reserve (UR) Zone variation to permit existing uses on an interim basis. ln the future
they could apply for the desired ultimate zoning in conjunction with a site development plan.
This allowed the subdivision to proceed through draft approval, in particular it satisfied Sifton's
desire to obtain draft-approval of the single detached lots on Sumac Way; and deferred the
issue of the need for holding provisions related to noise mitigation and building orientation on
the multi-family block. The Urban Reserve (UR3) Zone was already in place over a portion of
these lands so it would continue to maintain its existing zoning status. This approach was
amenable to the applicant as an interim solution in order to move fon¡vard.

SIGNIFICANT DEPARTMENT/AGENCY COMMENTS

Environmental and Engineerino Services Deoartment

The applicant is advised that water servicing for the above noted subject lands is to be
provided from Sumac Way. Further, these lands are to be serviced by the high level water
distribution system.

Bell Canada

The following paragraph(s) are to be included as Conditions of Zoning Amendment
Approval:

1. The Owner shall agree in the Agreement, in words satisfactory to Bell Canada, to grant
to Bell Canada any easements that may be required for telecommunications services.
Easements may be required subject to final servicing decisions. ln the event of any
conflict with existing Bell Canada facilities or easements, the owner/developer shall be
responsible for the relocation of such facilities or easements.

lf there are any conflicts with existing Bell Canada facilities or easements, the Owner/
Developer shall be responsible for re-arrangements or relocations.
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London Hvdro

No objection

Parks Planninq & Desion

Parkland dedication has not been collected for the subject lands as directed by the Draft
Approval Agreement. At the time of development cash-in-lieu of parkland, consistent with
the regulations of by-law CP-9 and an approved subdivision agreement, will be required.

ANALYSIS

Existinq Conditions

These lands represent a block (Block 13) in a draft plan of subdivision which was draft approved
on November 9, 2009 (Warbler Woods West - File No. 39T-08506). They were previously open
fields now being developed for future multi-family, medium density and low density resiâential
uses. The topography is characterized by a high ridge of land traversing the north half of the
site from east to west, and gradually sloping southwards. This portion of the site also contains a
remnant of the former Commissioners Road West which was closed prior to the Oxford Street
extension and Commissioners Road re-alignment. The road cut through the ridge is evident by
steep embankments on either side of the former road allowance. Parallel with ihe former roað
allowance is a 3.2 metre wide easement containing a Bell Canada fibre optics cable.

On the north, the subject lands are bounded by Oxford Street West and vacant lands beyond
which have been designated Multi-family, High Density Residential. The lands to the wesi are
the subject of another draft approved plan (Hopedale - File No. 39T-04507) which includes a
multi-family residential block immediately adjacent the subject lands zoned RS-4(13) to permit
cluster townhouses. Single detached lots are proposed to the south fronting either side of the
future westerly extension of Sumac Way. Provision has been made through the draft approved
plan for frontage and access to the multi-family block from Sumac Way. Ío the east there are
existing single detached homes fronting Warbler Woods Walk, and an existing townhouse
condominium development located at the north end of the subdivision between Wàrbler Woods
Walk and Oxford Street West. A combination berm and noise wall approximately 2.S metres
high extends along the northerly boundary of the condominium development adjåcent Oxford
Street West.

The proposal by Sifton Properties Limited is for 26 one-storey cluster housing units similar to the
adjacent condominium units to the east. Sifton recently completed their site þlan pre-application
consultation submission and are proceeding to finalize their formal application for site plan
approval. A copy of the proposed site plan is shown on Page 6. A noise assessment report
and urban design brief have been prepared and accompanied the rezoning application

PUBLIC
LIAISON:

On July 8,2011, a Notice of Application to Amend the
Zoning By-law was sent to thirty-one surrounding property
owners. Notice was published in the Living in the City
section of the London Free Press on July 23 2011.

2 replies
received.

Nature of Liaison: see "Requested Action" section.

Responses: The Development Approvals Business Unit received two telephone calls
with the callers requesting clarification with respect to the specific form of housing,
building height, and timing of development.
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Does the recommended zoninq conform with the Official Plan?

These lands are currently designated as "Multi-family, Medium Density Residential" in the City's
Official Plan. The primary permitted uses under Section 3.3.1 include multiple-attached
dwellings, such as row houses or cluster houses; low-rise apartment buildings; rooming and
boarding houses; emergency care facilities; converted dwellings; and small-scale nursing
homes, rest homes and homes for the aged. These areas may also be developed for single
detached, semi-detached and duplex dwellings. The recommended zoning permits a range of
residential dwelling types including detached and attached cluster housing consistent with the
range of uses permitted by the Official Plan. Given the permitted uses, density, height, and
scale of development, the recommended zoning conforms with the Official Plan. A holding zone
provision is recommended to address Official Plan servicing policies as development cannot
proceed until adequate municipal water is available to service the site.

How have the Official Plan noise criteria been satisfied?

Section 19.9.6 in the Official Plan provides criteria forthe review of applications for residential
development adjacent to an arterial road. ln order to avoid land use conflicts and the need for
noise walls, the criteria encourages less sensitive land uses such as commercial, institutional,
open space or offices uses to act as a butfer between arterial road noise and sensitive
residential uses. The policies also encourage high density residential and medium density
residential uses, wherever practical, be sited adjacent to an arterial road. This form of
development provides for greater flexibility in building orientation thereby allowing front facing
buildings with amenity space in the rear.

The application proposes medium density residential uses for the site adjacent Oxford Street
West. The issue is that dwelling units are proposed to be side-lotted to Oxford Street as the
location of the Bell fibre optics easement, topographical challenges, and site configuration
poses a significant constraint for alternative dwelling orientations. An extension of the existing
noise wall to the east is proposed to continue along a portion of the site, transitioning to a
landscaped berm along the northwest frontage of the site.

A noise assessment study was undertaken by Stantec Consulting on behalf of Sifton Properties
Limited. The study determined that noise attenuation measures are required for Units 14, 15,
16,23 &24 as noise levels for outdoor private amenity areas are predicted to exceed Ministry of
Environment and City guidelines. A 1.8 metre high noise wall on a 0.61 metre high berm is
proposed on the easterly portion of the frontage adjacent Oxford Street. The height of the wall
is shown on the site plan to match the existing noise wall for the condominium development to
the east. The proposed noise wall would taper into a 1.85 metre high landscaped berm along
the westerly portion of the site adjacent Oxford Street. The landscaped berm curls slightly at
the westerly end and at that point the noise wall would resume for a short distance (approx.4-5
metres). A common outdoor amenity area would be located in the north-central / northwest
quadrant of the site, adjacent to the proposed landscaped berm that provides visual and sound
screening of traffic on Oxford Street.

The combination berm/noise wall recommended by the noise assessment report provides
appropriate noise mitigation forthe dwelling units (Units 14, 15, & 16). The study recommends
for Units 23 and 24 a localized noise wall approximately 2.4 metres high is required to protect
the outdoor private amenity area.

Other recommended measures to mitigate noise impacts on indoor living spaces include double
glazed windows and exterior doors, brick veneer or solid masonry exterior walls, installation of
forced air heating and central air conditioning, and warning clauses registered on tiile to warn
prospective purchasers of sound levels due to increasing road traffic.

The second option was a 2.4 metre high noise wall without the use of any berms along Oxford
Street. As the City's policy is generally to discourage the use of noise walls wherever þossible,
it is recognized that there are physical constraints and challenges unique to this site and that
some form of noise mitigation barrier will be necessary. The proposed solution consisting of a
noise wall/berm transitioning into a berm approximately half way across the Oxford Street
frontage was viewed by staff as an acceptable compromise. Where noise walls are determined
to be the only practical noise attenuation measure, the following requirements under Section
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19.9.6 (5) will apply, as follows:

a. For MultFFamilv, Medium and/or Hioh Densitv Residential development - A common
elements condominium corporation will óe esfaþ/rshed for the noise wall. The
condominium corporation will ensure that there are adequate funds to pay for the
upkeep, maintenance and replacemenf cosfs of the norse wall. The requirements of
the common elements condominium willbe esfabÍ.shed as conditions of subdivision
approval.

A common elements condominium corporation could be established for the noise
wall. Alternatively, it is more likely that this type of multiple-attached townhouse
development will be established as a standard condominium corporation in which
case the noise wall would become a common element. The proposed noise
wall/berm will be entirely on private lands. Responsibility and maintenance for the
noise wall would be assumed by the condominium corporation at no cost to the City,
as part of their obligations in accordance with the Condominium Agreement and
conditions of draft plan approval.

b. For freehold residential development - this policy is not applicable as there is only
one parcel of land and not multiple individual parcels benefiting from the proposed
noise wall.

c. The proposed sze, height and location of the noise wall will need to address
expected future traffic volumes as esfab/ished in the Transportation Master Plan and
Schedule C of the Official Plan;

Oxford Street West is classified an "Arterial" on Schedule C of the Official Plan. The
size, height and location of the noise wall are based on recommendations from the
noise assessment report prepared by Statec Consulting, dated June 6, 2011. Traffic
volumes were based on a 2Q year assumed projection in accordance with the City of
London Transportation Master Plan.

d. The proposed norse watl will be constructed of higher-quatity materials that
effectively mitigate noise, are durable and do not detract from the aesthetic of the
community;

The applicant's Planning Rationale Report indicates the proposed wallwill be
constructed of high grade materials, of the same type that exists on the noise wall
immediately to the east being a solid, textured masonry wall. The specifications will
be implemented through the site plan approval process.

e. Where appropriate, the proposed norse wall will be compatible and consistent with
other norse walls along the same arterial road, except where existing noise walls are
in conflict with the above criteria;

Based on the information above and the intended matching of style and materials,
the proposed noise wall will be compatible and consistent with the existing wall to the
east. This will be reviewed and implemented through site plan approval.

f. Landscaping will be encouraged on the road-side of noise walls to improve norse
wall aesthetics and mitigate the canyon effect. Landscaping materials witl be
selected which can withstand the harsh growing conditions assocrafed with road
allowances flanked by noise walls.

Landscaping is proposed along the noise wall (ivy, vines, trees, etc) as well as a
transition from the noise wall to a landscaped berm that is intended to provide a
green corridor along this section of Oxford Street. This will be implemented through
the approved site plan and landscape plan.

Based on our review of the application in accordance with the policies under Section 19.9.6
in the Official Plan, the proposed noise mitigation measures meet the criteria for residential

10
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development adjacent an arterial road.

H?ve qood Urban Desiqn principles been incorporated into the design?

Oxford Street West at this location is a gateway to the City from the west, and high
importance should be placed on streetscape design and building orientation, and avoiding
the need for continuous noise walls wherever possible. The Urban Design policies under
Section 11 of the Official Plan have been considered as part of the applicant's Urban Design
Brief which accompanied the rezoning application. The main principles addressed in the
Urban Design Brief are summarized as follows:

Landscaping: Extensive landscaping will contribute to blending of new and existing
development and provide visual screening from traffic, as well as contribute to the concept
of a "green corridot'' streetscape along this stretch of Oxford Street. Plantings, landscape
elements and a gradual reduction in height will be used to create a transition between the
existing noise wall on the adjacent site to a landscaped berm along the frontage of the
subject site to enhance the streetscape while protecting residents from traffic noise.

Building Positioning: Residential buildings on the site are positioned to provide privacy to
individual dwelling units while defining the common areas to promote security and
neig hbourly interaction.

Parking and Loading: Each dwelling unit will be provided parking within garages and
driveways. Visitor parking spaces are also proposed at three convenient locations within the
development. The internal road is characterized by a "Y" or fork configuration designed to
follow the general configuration of the site and channel traffic flow to the main entrance on
Sumac Way.

Privacy: The buildings have been positioned to maximize rear yard interface with rear yards
of adjacent residential dwellings, together with privacy fencing that will be required as a
standard condition of site plan approval. Because of the low-rise design, there are no
shadow impacts created by the proposed buildings on existing buildings to the east or future
dwellings to the south. Exterior lighting will be oriented to minimize intrusion on surrounding
uses through the use of appropriate fixtures and lighting angles.

Outdoor Space: Outdoor living space in the form of private back yards and decUpatio area
for each individual unit, as well as a common landscaped amenity area are identified on the
site plan.

Architectural Continuity: Building elevations (side, front and rear) were provided with the
Urban Design Brief showing one storey buildings having similar massing and architectural
features as the buildings to the immediate east. The elevations indicate the primary
construction materials being brick on the main floor with textural variation and architectural
detail provided by siding, shakes and dormer windows on siding.

High Design Standards: As Oxford Street West is a major entryway into the City from the
west it is expected that there will be a high standard of landscape design along the Oxford
Street frontage of the site, as illustrated by the conceptual renderingJ accomþanying the
applicant's Urban Design Brief. The landscaped berm will incorporate significant plantings
of trees, shÉubs, and other vegetation in groupings contributing to a "green-corridor'; conceipt
along Oxford Street, and breaking up the visual impact of a continuous noise wall. The
feeling of open space will be enhanced by additional landscaped amenity area located in the
north central / north westerly area of the site intended to complement the landscaping along
the berm, and provide an attractive appearance along oxford street.

ln addition to consideration of the above urban design principles, the City's Urban Design statf
have reviewed the proposed site plan through the pre-consultation process and have provided a
number of recommendations, including enhancements to the rear and side building elevations
of viewterminus dwellings (specifically Units 16, 19 & 20). These unitswill be the mostvisible
from the main entrance to the development and contribute towards creating a positive visual
impression of the neighbourhood. Suggested architectural enhancements, such as wraparound
porches, provide architectural relief to side elevations (Units 19 & 20) which are within this view

11
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terminus. Strong articulation of the base, middle and top of each building through the use of
contrasting building materials or brick soldier course was also recommended.

These and other design recommendations have been provided to the applicant through the pre-
consultation as they prepare to finalize their site plan. Based on our review, the proposal
promotes the principles of good urban design as outlined in the City's Official Plan under
Chapter 1 1.

ls the recommended zoning amendment consistent with the Provincial Policv Statement?

The recommended zoning is consistent with the PPS, as summarized as follows:

1. Building Strong Communities
The subject lands are located within the Urban Growth Boundary. lt represents new
development occurring adjacent to an existing built up area of the City. The zoning
implements the objectives for promoting sustainable land use patterns, and providing a
compact form, mix of uses and densities that allow for the efficient use of land,
infrastructure and public service facilities. Development will not be able to proceed
until a high level water supply becomes available. A noise assessment study has
been undertaken and recommended mitigation measures will be implemented through
the site plan and development agreement.

2. Wise Use and Management of Resources
There are no identified Natural Heritage, Water, Agriculture, Minerals and Petroleum,
or MineralAggregate Resource issues. As for cultural heritage resources, the subject
lands are part of a draft plan of subdivision for which the owner has satisfied the draft
plan condition for undertaking archaeological assessments and obtaining clearances
from the Ministry of Culture.

3. Protecting Public Health and Safety
There are no Natural Hazards or Human-Made Hazards issues associated with this
development.

ls the recommended zoninq appropriate?

The recommended Residential R6-5( ) special provision zoning is appropriate provided it
contains a special provision to permit cluster housing in the form of single detached, semi-
detached, duplex and townhouse dwellings. The standard R6-5 list of permitted uses would
have also allowed stacked townhouses and low-rise apartment buildings. The recommended
zoning has been customized to reflect the specific dwelling types in proposed development.
The form of development is considered to be in keeping with the character of this area. A
special provision foran 18 metre minimum lotfrontage and 1.7 hectare (4.2ac) minimum lot
area are also included consistent with the current regulation for lot frontage and area for Block
13 on Sumac Way.

A holding provision is recommended to address municipal water services. ln accordance with
the subdivision agreement, this block is not to be developed until such time as a high level water
supply is available on Westdel Bourne. The holding provision reads as follows:

Purpose: To ensure the orderly development of land and adequate provision of municipal
water supply, the holding provision shall not be deleted until such time as the
high level water supply is available on Westdel Bourne, and the necessary works
to connect this subdivision to high level water servicing has been undertaken, to
the satisfaction of the City Engineer.

Permitted lnterim Uses: Existing Uses

t2
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GONCLUSION

A specific proposal for development of the subject site has been brought fonruard by Sifton
Properties Limited. Based on our review, the recommended zoning is appropriate and
compatible with existing residential uses and planned future uses in this area, is consistent with
the PPS, conforms with the Official Plan, and generally represents good land use planning.
Noise criteria for residential uses adjacent an arterial road was included in the review of the
application. A noise assessment study has been undertaken and the recommended noise
attenuation measures, which feature a combination of landscaped berm and wall blending with
the existing noise wall to the east, criteria for construction of dwellings, and warning clauses
registered on title, are considered appropriate. The recommended holding provision is also
appropriate and will be removed at such time as a high level water line has þeen extended from
Westdel Bourne.

November 4,2011
DA/DNS/JL/LM/lm
"Attach." Y:\Shared\Sub&Spec\SUBDI\ 201 1V-7947 - 2430 Bradley Ave\BNEC report.docx
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Responses to Public Liaison Letter and Publication in "Living in the Gity"

Telephone

Trish Hill
1538 WarblerWoods Walk
lssue summary:

- lnquiryforfurtherinformation/clarification
- What form of housing is proposed?
- Building height? 1or2 storey?

Chris Thompson
1594 WarblerWoods Walk
lssue summary:

- lnquiryforfurtherinformation/clarification
- Tenure and form of housing proposed?
- What is the timing for development?
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Properties Limited in association with GSP Group and stantec consulting Ltd.

Urban Design Brief, Warbler Woods West Multi-Family Site 1788 Sumac Way, June 2, 2011, submitted
by Sifton Properties Limited in association with GSP Group and Stantec Consulting Ltd.

Noise Assessment Report, Block 32 Warbler Woods West, London, Ontario; prepared by Stantec
Consulting Ltd. dated June 6, 2011

Reference Documents:

City of London Official Plan, June 19, 1989, as amended

City of London, Zoning By-law No. Z.-1, May 21, 1991, as amended

Ontario Ministry of Municipal Affairs and Housing , Planning Acl R.S.O. 1990, CHA7TER p.13, as
amended

Ontario Ministry of Municipal Affairs and Housing , Provincial Poticy Statement, March 1, 2OO5

City of London - Development Approvals and Business Unit subdivision application File No. 39T-0g506 -
An application by Sifton Properties Limited for a plan of subdivision on lands located at 1780
Commissioners Road West and 1788 Sumac Way

GorresÞondence: (located in Citv of London File No. 2-7933 unless othenpise statedl

Andrew MacPherson, Parks Planning & Design, City of London, July 12,2011

John La Chapelle, Bell Canada, August 15,2011

lsmailAbushehada, Engineering Review Division, city of London, August 19,2011

Dave Dalrymple, London Hydro, July 18, 2011

Various e-mail correspondences
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Bill NO. (number to be inserted by Clerk's Office)

2011

By-law No. Z.-1-

A by-law to amend By-law No. Z.-1 to
rezone an area of land located at 1780
Commissioners Road West and 1788
SumacWay.

WHEREAS Sifton Properties Limited has applied to rezone an area of land
located 1780 Commissioners Road West and 1788 Sumac Way, as shown on the map attached
to this by-law, as set out below;

AND WHEREAS this rezoning conforms to the Official Plan;

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

Schedule ''A" to By-law No. Z.-1 is amended by changing the zoning applicable to lands located
at 1780 Commissioners Road West and 1788 Sumac Way, as shown on the attached map,
from an Urban Reserve (UR3(1)) Zone to a holding Residential R6 Special Provision (h- .R6-5(
)) Zone.

1) Section Number 10.4 of the Residential R6 Zone to By-law No. Z.-1 is amended by adding

the following Special Provisions:

) R6-5( )

a) Permitted Uses:

i) Single detached dwellings
Sem i-detached dwellings
Duplex dwellings
Townhouse dwellings

b) Regulations:

i)
Lot Frontage
(minimum)

ii) Lot Area
(minimum)

18 m (59.06)

1.7 hectares (4.2 ac)

9) Section Number 3.8(2) of the Holding Zone Provisions to By-law No. Z.-1 is amended by

adding the following holding provision:

h- Purpose: To ensure the orderly development of land and
adequate provision of municipal water supply, the holding
provision shall not be deleted until such time as the high-
levelwater supply is available on Westdel Bourne,
and the necessary works to connect this subdivision
to high levelwater servicing has been undertaken,
to the satisfaction of the City Engineer.

Permitted lnterim Uses: Existing Uses
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The inclusion in this By-law of imperial measure along with metric measure is for the purpose of
convenience only and the metric measure governs in case of any discrepancy between the two
measures.

This By-law shall come into force and be deemed to come into force in accordance with
subsection 34(21) of the Planning Acl R.S.O. 1990, c. P.13, either upon the date of the
passage of this by-law or as othen¡vise provided by the said subsection.

PASSED in Open Council on November21,2011.

Joe Fontana
Mayor

Catharine Saunders
City Clerk

First Reading - November 21,2011
Second Reading - November 21,2011
Third Reading - November21,2011
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