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RECOMMENDATION

That, on the recommendation of the Senior Planner, Development Services, the following
actions be taken with respect to the Draft Plan of Subdivision application of Z-Group Limited,
relating to the property located at 530 Sunningdale Road East:

a) The Approval Authority BE ADVISED that Council supports the Approval Authority
granting a three (3) year extension of the draft plan of subdivision submitted by Z-Group
Limited, prepared by Donald A Riley RPP(Z-Group), certified by Jeremy C. E. Matthews,
Ontario Land Surveyor (Drawing No. CAD:POWELL_Redline, dated March 24, 2008) as
red-line amended, which shows 12 single detached dwelling blocks, 1 medium density
residential block, 1 possible school block, 1 open space block, 1 neighbourhood park
block, 2 walkway blocks, and 2 road reserve blocks, served by the continuation of
Ça1vas Way, 1 new secondary collector road (Superior Drive) and 2 new local streets
SUBJECT TO the revised conditions contained in the attached Appendix''A".

PURPOSE AND EFFECT OF RECOMMENDED ACTION

The effect of the recommendation is to allow for a three (3) year extension of the draft approval
for the Uplands North Subdivision.

PREVIOUS REPORTS PERT¡NENT TO TH¡S MATTER

June 14, 2006 - 39T-05510 Draft Approval recommendation and Public Participation Meeting at
Planning Committee.

{uly 14, 2008 - Report to Planning Committee for Subdivision Agreement - Erosion
Remediation Reclamation Works along Stoney Creek.

December 7, 2009 - 39T-05510 Draft Approval extension recommendation at planning
Committee.

November 28,2011 - Report to Planning Committee for Subdivision Agreement phase 2.

Nancy McKee

TO:
CHAIR AND MEMBERS

PLANNING AND ENVIRONMENT COMMITTEE

FROM:
G. KOTSIFAS P.ENG.

MANAGING DIRECTOR DEVELOPMENT & COMPLIANCE SERVICES
AND CHIEF BUILDING OFFICIAL

SUBJECT:
Z-GROUP LIMITED

530 SUNNINGDALE ROAD EAST
UPLANDS NORTH SUBDIVISION

EXTENSION TO DRAFT PLAN OF SUBDIVISION APPROVAL
MEETING ON MAY 7,2013
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IT
BACKGROUND

Overuiew:

The Powell subdivision comprises a 42.91 hectare (108 ac.) parcel of land located at 530
Sunningdale Road East, legally described as South Half of Lot 14, Concession 6 (geographic
Township of London).

This original application for Draft Plan of Subdivision Approval was accepted on May 25,2005.
It was circulated to the required agencies and municipal departments on June 1, 2005 and
advertised in the London Free Press Living in the City on June 1 1, 2005. Upon receipt of
technical comments, a revised plan was submitted on March 22,2006.lt too was circulated to
required agencies and municipal departments (March 30, 2006). Notice of the revised plan was
advertised in the London Free Press Living in the City on April 8, 2006. A notice of Public
Meeting was advertised in the London Free Press Living in the City and an Notice of Public
Meeting was sent out to area property owners on May 27 , 2006 and May 29, 2006, respectively.
The Public Meeting was held on June 14,2006. Draft approval was granted on July 13,2006
and there were no appeals to the Decision of the Approval Authority.

On April 3, 2008, in response to a request of the applicant, the Approval Authority granted minor
revisions to the Draft Approved plan. The revisions consisted of reconfiguring a iocal street to
create a four leg intersection, shifting a local road stub intended to connect with the lands to the
east to the south and reorienting single detached dwelling blocks to match these road
configuration changes. Minor changes to the conditions of draft approval were required to
implement these changes to the plan including amending the lot and block numbering in several
conditions. Addítional revisions to a number of conditions were also required to recognise
?pp.foved street names. Notice of Decision of the revisions to draft approval was also givèn on
April 3, 2008. There were no appeals received to the revision to draft approval.

ffe apnljcant submitted_a request for extension of draft approval for a period of three years in
May, 2009. On July 9, 2009, the Approval Authority granted a six (6) month extensioñ to the
draft approved plan subject to the previously approved conditions. The 6 month extension was
granted in order to allow more time to review the merits of the proposed revisions to the
conditions of draft approval. On January 13, 2010, a three (3) year extension to the draft plan
was granted by the ApprovalAuthority.

A Su.bdivision Agreement for Phase 1 was registered on September 2g, 2011 between the City
and the applicant. This Phase consisted of the Stormwater Management Pond and the Opeñ
Space Block (also known as the Powell Wetland). Since that tiñre, the construction of the
stormwater management pond has been completed by the City and is now operational.

Phase 2 of the subdivision was registered on May 8, 2012 as 33M-643. This phase consisted of
92 single detached lots, 2 medium density blocks, severalwalkways, road widening and reserve
blocks and the creation of Canvas Way (a secondary collector) anä g local streets.

On December 20, 2012, the Approval Authority granted a six (6) month extension to the draft
approved plan subj_e$ _to the previously approved conditions. 

'ihe 
current draft plan is set to

expire on June 20,2013.

SIGNIFICANT DEPARTMENT/AGENCY GOMMENTS

Seruicinq Related Comments
From an engineering perspective, Development Services, the Transportation and planning
Division, the Wastewater and Drainage Engineering Division, the Water Engineering Divisioñ
and the Stormwater Management Unit have no objection to the extension of draft apþroval for
the above-noted subdivision with due consideration of the following updates.
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Please note the following additions and/or revisions are required to be made to the Approval
Authority Conditions dated June 13, 2010. lt is noted that these revised conditions include
Approval Authority and Engineering standard conditions.

SfaffResponse.' Conditions to support the Engineering comments have been added to the draft
plan.

Environmental & Ecoloqical Planninq Advisorv Group (EEpAc)
The EEPAC requested confirmation that the proposed changes do not contradict Condition 29.

SfaffResponse.' A memo was senf directly to EEPAC, dated April 5, 2019, which confirmed that
none of the proposed changes will contradict Condition 2g.

Upper Thames River Conservation Authoritv (UTRCA)
No objection to the extension request.

ANALYSIS

Revision to Draft Approved PIan:

The applicant is not proposing any revisions to the draft approved plan as part of this
application. However, Planning staff is recommending minor reèt-l¡ne changes to the plan to
incorporate the approved street names, to combine gloór 30 and 43 as ttre nðignoourhoód park
block, to include Block j5 (walkway), and to revise the frontage of the woodlañd onto Dauåcey
Crescent (Block 27). lt is noted that a zoning by-law ameñdment may also be required tó
_c¡t¡rect_19ning along Dauncey Crescent and reflect the actual entranceway to the woodland
(Bl99.k 27)..These proposed changes will be reflected in the revised conditions of draft approval
and through red-lines to the plan.

Attached for reference is a location map, reduced version of the April 3, 2008 draft approved
plan, and the proposed red-line amended plan (located at the end of Appendix ,,A").

T.h¡ough circulation, significant departments and agencies have expressed they have no
objection to the requested extension of draft plan, provided the revised andioi additional
municipal requirements are included as conditions of draft approval. A number of the conditions
of draft approval relating to water servicing, sanitary servicing, and stormwater drainage and
stormwater management have been modified or are new proposed conditions, as well aé other
modifications to existing standard conditions to be consistent with current City practice.

The recommended changes are A strikeout or an underline of the word
indicates where a change has occurred. A # denotes a new condition. Attached is a copy of the
revised conditions of draft Approval, Appendix "4" as recommended by Development Services.

Public Notice:

Notice was circulated to those individuals who requested the notice of decision from the
previous plan of subdivision only.

Notice of the Decision to extend draft approval shall be given to those who requested copies of
the initialdecision.



CONCLUSION

It is the opinion of Development Services that the extension of draft approval be supported and
that a three year extension is granted subject to the attached changes to the conditions of draft
approval. Public notice of the decision to extend draft approval will be given to those who
requested a Decision as there are a number of changes/additions to the existing conditions of
draft approval relating to water, sanitary and stormwater servicing arrangements for this
subdivisíon.

April25,2013
NM/nm

'Attach."
Y:\Shared\Sub&Spec\SUBDIV\2005\39T-0551 O - 530 Sunningdale Rd E\Extension 2012-2013\report three year extesnion
Powell.doc
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PREPARED AND RECOMMENDED BY:

NANCY IIIICKEE, MCIP, RPP
SENIOR PLANNER
DEVELOPMENT SERVICES

TERRY GRAWEY, MCÍP, RPP
MANAGER, DEVELOPMENT SERVICES
& PLANNING LIAISON

CONCURRED BY:

ER, DEVELOPMENT SERVICES
& ENGINEERING LIAISON

KOTSIFAS P.ENGì
NG DIRECTOR, DEVELOPMENT

& COMPLIANGE SERVICES
AND CHIEF BUILDING OFFICIAL
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APPENDIX "A''

THE CORPORATION OF THE CITY OF LONDON'S GONDITIONS AND AMENDMENTS TO
FINAL APPROVAL FOR THE REGISTRATION OF THIS SUBDIVISION, FILE NUMBER 39T.
O55IO ARE AS FOLLOWS:

NO. CONDITIONS

Standard

3. The road allowances included in this draft plan shall be shown on the face of the plan
and dedicated as public highways.
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Prior to final approval, the Owner shall submit to the Approval Authority a digital file of
the plan to be registered in a format compiled to the satisfaction of the City of London
and referenced to NADS3UTM horizon control network for the City of London mapping
program.

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.

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

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

ln conjunction with the Design Studies submission, 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 and requirements, all to the satisfaction of the City Engineer. mis plan is to
include measures to.be used during all phases on construction. piior to any work on the
site, the Owner shall submit these measures as a component of the Functional SWM
and/or Drainage Servicing Report for these lands and shall implement these measures
satisfactory to the City Engineer. The Owner shall correct any deficiencies of the
erosion and sediment control measures forthwith.

The Owner shall not commence construction or install ef any services (eg. Clearing or
servicing of land) involved with this plan prior to entering into a site alterâtión agreement
or s-ubdivision agreement and obtaining all necessary permits, approvalé and/or
certificates that need to be issued in conjunction wìtn tne development of the
subdivision, unless othenryise approved by the City in writing; 1eg. MCiE certificates;
City/Minìstry/Agency permits: Approved Works, water cónneótion, water{aking,
navigable watenruays; approvals: UTRCA, MNR, MOE, City; etc; etc.).

8.

o

12.

13.



17.
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Prior to any grading on the site, the Owner shall decommission and permanen¡y cap
any abandoned water wells located on the property, in accordance with the Ontario
Water Resources Act and the Ministry of Environment requirements and file the
necessary reports with the Ministry of the Environment and the City of London.

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.

ln conjunction with the Design Studies submission, the Owner shall have its professional
engineer provide an opinion for the need for an Environmental Assessment under the
Class EA requirements for the provision of any services related to this plan, All class
EA's must be completed prior to the submission of engineering drawings.

The Owner shall provide inspection during construction by its professional 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 w¡ih the plans-approved

18.

19.



20.

21.

22.

23.
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by the City Engineer.

The Owner shall comply with all City of London standards, guidelines and requirements
in the design of this draft plan including required engineering drawings. Any deviation to
the City's standards, guidelines, or requirements shall be completed to the satisfaction of
the City Engineer and City.

For the purpose of satisfying any of the conditions of draft approval herein contained, the
Owner shall file, with the City, complete submissions consisting of all required studies,
reports, data, information or detailed engineering drawings, all to the satisfaction of the
City and the City Engineer. The Owner acknowledges that, in the event that a
submission does not include the complete information required by the City and the City
Engineer, such submission will be returned to the Owner without detailed review by the
City.

Prior to Final Approval, for the purposes of satisfying any of the conditions of draft
approval herein contained, the Owner shall file with the Approval Authority a complete
submission consisting of all required clearances, fees, and final plans, and to advise the
Approval Authority in writing how each of the conditions of draft approval has been, or
will be, satisfied. The Owner acknowledges that, in the event that the final approval
package does not include the complete information required by the Approval Authority,
such submission will be returned to the Owner without detailed review by the City.

Prior to final approval the Owner shall pay in full all financial obligations/encumbrances
owing to the City on the said lands, including property taxes and local improvement
charges.

PARKLAND:

10
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NATURAL HERITAGE:

11
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PLANNING:

37. ln conjunction with Design Studies submission, the Owner shall submit a parking plan to
the satisfaction of the City. The accepted parking plan required for each registered
phase of development and will form part of the subdivision agreement for the registered
plan.

STORMWATER SERVICING:

12
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The Owner shall implement SWM soft measure Best Management Practices (BMP's)
within the plan, where possible, to the satisfaction of the City Engineer. The acceptance
of these measures by the City will be subject to the presence of adequate geotechnical
conditions within this plan and the approval of the City Engineer.

14
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SANITARY:
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49.
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WATER:

17
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60. The Owner shall obtain all necessary approvals from the City Engineer for individual
servicing of blocks in this subdivision, prior to the installation of any water services for
the blocks.

TRANSPORTATION:

18
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Temporary turning circles for vehicles shall be provided to the City as required by the
City Engineer, complete with any associated easements. When the temporary turning
circle(s) are no longer needed, the City will quit claim the easements which are no longer
required, at no cost to the City.

The Owner shall direct all construction and building trades traffic associated with this
draft plan of subdivision to utilize Sunningdale Road East or other routes as designated
by the City Engineer.

The Owner shall construct any of the sidewalks required as ouilined in these conditions
within a time-frame as dire_cted by the City Engineer, upon determination by the City
Engineer that these sidewalks are needed

64.

67.

71.

19
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80. Prior to the issuance of a Certificate of ConditionalApproval beyond g0 units, the Owner
shall construct a second access for emergency vehicles to thê satisfaction of the City
Engineer and the City.

The Owner shall install, as an interim measure, traffic signals at the intersection of
Sunningdale Road East at Canvas Way when determinLd warranted by the City
Engineer, at no cost to the City.

81.

21
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84. The Owner shall construct Canvas Way and Superior Drive to secondary collector road
standards to the satisfaction of the City Engineer.

92. The area of all blocks, except street widenings and reserves, shall be shown on the plan
to be registered.

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

22

93.



Agenda ltem # Page #

TT
D ra ft A p p rova I Exte n 

"',il"t"ItñP:,?3 3

City Engineer for any construction activity that will occur on existing public roadways
needed to provide services for this plan of subdivision. The TMP is a construction
scheduling 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 submítted and become a requirement of the subdivision servicing drawings for
this plan of subdivision.

W

23
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96.

98.

OTHER SERVIGE ISSUES:

97.

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

The Owner shall not burn materials on site.

Prior to final approval of this Plan and subject to the satisfaction of the local School
Boards, the Owner shall include in the subdivision agreement a suitable warning clause
advising future purchasers of residential units that students may be accommodated in
temporary or holding facilities and/or bused outside the neighbourhood for their
education.

100. The Subdivision Agreement shall contain warning clauses advising future residents of
nearby agricultural operations and its potential impact on residential uses by owners.

101. The Owner shall incorporate elements in the design of Block 24 which mitigate impacts
of area agricultural operation on future dwelling units.

102' The Owner agrees that if, during the building or constructing of all buildings or works and
services within this subdivision, any deposits of organic materials or refuse are
encountered, these deposits must be reported to the City Engineer/Chief Building Official
immediately, and if required by the City Engineer/Cñief Building Offiðial, the
Owner/contractor will, at his own expense, retain a professional engineér competent in
the field of methane gas to investigate these deposits and submit a full report on them to
the City Engineer/Chief Building Official. Should the report indicate the presence of
methane gas then all of the recommendations of the engineer contained ìn any such
report submitted to the City Engineer/Chief Building Official shall be implementéd and
carried out under the supervision of the professional engineer, to the satisfaction of the
City Engineer/Chief Building Official and at the expenseãf tne Owner/contractor, before
any construction progresses in such an instance, The report shall include provision for
an ongoing methane gas monitoring program, if required, subject to the approval of the
city Engineer and review for the duration of the approval progrâm.

lf a permanent venting system or facility is recommended in the report, the Owner shall
register a covenant on the title of each affected lot and block to the effect that the Owner

24
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of the subject lots and blocks must have the required system or facility designed,
constructed and monitored to the specifications of the City Engineer, and that the
Owners must maintain the installed system or facilities in perpetuity at no cost to the
City. The report shall also include measures to control the migration of any methane gas
to abutting lands outside the plan.

103. No sewers are to be constructed on easements or on lands designated for future use as
a park or school without the necessary approvals from the Environmental Services
Department and the appropriate school board of education where a school block is
involved.

104. ln conjunction with Design Studies submission, the Owner's professional geotechnical
engineer shall ensure that all geotechnical issues related to slope stability are
adequately addressed for the subject lands, all to the satisfaction and specifications of
the City Engineer and the UTRCA.

105. ln conjunction with Design Studies submission, the Owner shall make arrangements with
the affected property owner(s) for the construction of any portions of the òuilet sewers
situated on private lands outside this plan, and to provide satisfactory easements over
the sewers as necessary, all to the specifications of the City Engineer.

106. The Owner agrees that once construction of any private services, ie: water, storm or
sanitary, to service the lots or blocks in this plan is completed and any proposed relotting
of the plan is undertaken, all the previously installed services must'be reconstructed in
standard location, in accordance with the approved final lotting and approved revised
servicing drawings, all to the specifications of the city Engineer and at no cost to the
City.

107 ' 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) The unassumed services must be completed and Conditionally Accepted by the City;

ii) The subdivider must have a video inspection completed on all affected unassumed
sewers;

108. The owner shall pay a proportional share of the operational, maintenance and/or
monitoring costs of any affected unassumed sewers or SWM facilities (if applicable) to
third parties that have constructed the servíces and/or facilities, to which tñe 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
ùnassumed services; and

ii) continue until the time of assumption of the affected services by the City.

25
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109. With respect to any serv¡ces and/or facilities constructed in conjunction with this plan,
the Owner shall permit the connection into and use of the subject services and/or
facilities by outside owners whose lands are served by the said services and/or facilities,
prior to the said services and/or facilities being assumed by the City.

110. The Owner shall construct all municipal services for the subject lands at the sole
expense of the Owner. The details of the services required will be established by the
City Engineer after particulars of engineering design are provided by the Owner, in
accordance with the policies and standards of the City prevailing at the time the
Subdivision Agreement is approved by City Council. The provisions of all general by-
laws, policies and guidelines, as amended from time to time, including those pertaining
to development charges and other levies, shall continue to apply to the subject lands
and shall not be affected by any subdivision requirements respecting services.

111. The Owner shall have its engineer notify existing property owners in writing, regarding
the sewer and/or road works proposed to be constructed on existing City streets in
conjunction with this subdivision, all in accordance with Council policy for "Guidelines for
Notification to Public for Major Construction projects".

115. ln the event the draft plan develops in phases, upon registration, upon registration of any
phases of this subdivision, the Owner shall provide land andior'easements along thé
routing of services which are necessary to service upstream lands outside of this draft
plan to the limit of the plan.

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

118. The Owner shall implement the City's tree planting policy with respect to provision of
trees for this subdivision, at no cost to the City.
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