
 

August 12, 2013 

Executive Summary of Response to Council on Referral Items 

The following summarizes our detailed response to Council on referral items and additional comments and questions raised at council: 

 Schedule A of the Official Plan designates the Lands as New Format Regional Commercial Node; 
 The City’s Tree Conservation By-Law does not apply to the Lands and a permit is not required to remove Patch 10102; 
 The Lands are wholly zoned. We have not relinquished our existing rights to develop by submitting an OPA and ZBA. 

The status of the wood lot and wetland is summarized as follows: 

 Aecom’s SLSR provided a professional opinion that the vegetation patch is not sustainable and is materially in decline; 
 Goal Ventures has commissioned a further professional opinion re: ESA, there is no evidence of SAR on site; 
 A Tree Inventory has been completed by a certified arborist; there are 1,653 Trees, 79% are Ash or Elm;the Ash trees are 

heavily infested with “EAB”; the elm trees have Dutch Elm Disease; and both species are in decline or dead; 
 An OWES evaluation of the wetland has been completed by Aecom, the score of the wetland is not Provincially Significant; 
 The wetland communities identified in the SLSR are not within the mapped Regulated Area of the UTRCA and are not a wetland 

under the prescribed definition under the Conservation Authorities Act; 

Potential to retain some or all of the Vegetation patch and the Golder Report 

 The Golder Report solution imposes additional servicing costs to the site of $3.8 million to $7.6 million dollars; 
 Aecom and Stantec have reviewed the Golder Report and have concluded that it is not viable; 
 PenEquity, Goal Ventures Inc. and our consulting team have invested in and exhausted all options to save some or all of the 

Patch in the development plan. The Patch is not viable and cannot be saved. 

Compensation 

 The Sovereign Road lands were designated “Open Space” under the OP and protected under the Tree Conservation By-Law; 
 The compensation lands (above) were owned by the City, no test or science was used as a test to determine the quantity. 
 Our Lands are designated New Format Regional Commercial Node and not protected under the Tree Conservation By-Law. 
 No compensation is required to remove the Patch and develop the lands, however, PenEquity and Goal Ventures have 

decided as a sign of good faith to the Community and stewardship of the Natural Heritage System to offer one of the 
following gifts: 

Option 1): Restoration of a 6 acre woodlot in the south-west corner of Lands; or 
Option 2): Dedication of 6 acres of land (for a 4 pad arena) to the City; and a $250K contribution which we have suggested could be 
used to replant up to 10,000 Trees (Million Tree Challenge) or acquire up to 45 Acres of woodlands; at the City’s sole discretion. 

Accordingly Council’s request to “Have it All, the Development and the Trees” is achieved. 

Comment on Job or Net Job Growth 

 The Lands are designated New Format Commercial Node; 
 The location offers a unique opportunity to create something special at London’s gateway for Regional National and International 

Tenants with an emphasis on attracting new businesses; 
 Under any relocation stores will be re-filled i.e. Southgate Centre where Toys “R” Us moved to Wonderland Road, the owner 

secured new tenants and further expanded the size of the centre by 20%; 
 Accordingly, we are confident in responding to Council that the forecast job growth of 1,200 is a net number. 
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Celebrate London Signage Opportunity for City, Stakeholders and Corporations 



 
Proposed Central Street- Gateway London 



 
Proposed Amenity Areas- Gateway London 
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RECOMMENDATION 

That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to the application of PenEquity Realty Corporation relating to the 
property located at 3130 and 3260 Dingman Drive and the rear portion of 4397/4407 Wellington 
Road South: 

a)  the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the Municipal 
Council meeting on June 25, 2013 to amend the Official Plan by ADDING a special policy in 
Chapter 10 – “Policies for Specific Areas” to permit cinema use outside of the downtown 
area in the New Format Regional Commercial Node; and 

b) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the Municipal 
Council meeting on June 25, 2013 to amend the Official Plan to: 

i)  Amend Schedule “A” Land Use to change the designation FROM New Format 
Regional Commercial Node TO Open Space to allow for the protection of the existing 
Significant Woodland; 

ii)  Amend Schedule B-1- Natural Heritage Features, TO DELETE Unevaluated 
Vegetation Patch. and TO ADD “Significant Woodlands”; and 

 c)  the proposed by-law attached hereto as Appendix "B" BE INTRODUCED at the 
Municipal Council meeting on June 25, 2013, to amend Zoning By-law No. Z.-1, in 
conformity with the Official Plan as amended in parts (a) and (b) above, FROM a 
Holding Restricted Service Commercial Special Provision/Light Industrial 
(h*RSC1(9)/RSC5/LI6) Zone, a Holding Restricted Service Commercial Special 
Provision (h*RSC1(9)/RSC3/RSC4(5)/RSC5) Zone which permits a wide range of 
service commercial uses such as automobile services, home and auto supply, service 
repair and light industrial uses and a Community Shopping Area (CSA6) which allows 
for a large range of commercial uses TO an Open Space (OS5) Zone and a Holding 
Associated Shopping Area Commercial Special Provision (h*h-2*h-18*h-55*h-103*h-
141*h-(_)*ASA3/ASA5/ASA6(_)/ASA7(_)/ASA8(_)) Zone to allow for 50,183m2 of 
commercial retail uses, 13,600564m2 of commercial recreational use, 4,0003921m2 of 
cinema use, a gas bar use, hotels, home improvement and furnishing stores, factory 
outlets, commercial schools, liquor, beer and wine stores, and places of entertainment 
and a passive recreational use, subject to holding provisions to ensure the provision of 
municipal servicing, an EIS be completed, archaeological evaluation be completed, a 
transportation study be completed, Ministry of Transportation permits be obtained, and 
urban design issues are implemented and an agreement be entered into addressing 
the removal of Unevaluated Patch 10102 from Schedule B-1 of the Official 
Plan through the dedication of six (6) acres of land for public purposes and a financial 
contribution of $250,000 towards the City’s Million Tree Challenge; that if the woodland 
is maintained substantive redesign will be required;and 

d)  The Site Plan Approval Authority BE REQUESTED to consider the following design issues 
through the site plan process: 

 ensure a high level of architectural and landscape quality on all portions of the site 
with visual exposure to Highway 401;  

 ensure that the design of the buildings located along Highway 401 and Dingman 
Ddrive are of a high design standard and do not appear as “the back of house”;  

 screen all parking areas visible from Highway 401 as well as Dingman Drive using 
enhanced landscaping;  

 create a block pattern on the site in order to allow for future redevelopment; create a 
high quality main street concept through the centre of the site that includes (where 
possible):  

 on-street parking;  
 wide sidewalks;  
 street trees;  
 landscaping as well as street furniture (i.e.: lamp posts, signage, benches, 

garbage bins, etc…);  
 improved pedestrian experience and access throughout the site;  
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 where possible, locate buildings along the main street that are oriented towards the 
street with accented main pedestrian entry points, transparent glass, articulated 
facades and rooflines, in order to create an active frontage;  

 include a key building at the view terminus of the proposed main street (e.g., 
proposed movie theatre);  

 where possible, provision of a variety of high quality materials (such as transparent 
glass, brick, stone, etc…) on all proposed buildings, in particular the elevations facing 
Highway 401, Dingman Drive and the mainstreet;  

 create a centralized public space, located along the main street;  
 provide for continuous pedestrian connections through the site;  
 ensure all buildings have a walkway to the proposed on site main street commercial 

corridor as well as continuous walkways connecting to other buildings on the site;  
 include adequately sized landscape islands to break up large surface parking areas, 

these landscape islands should include trees as well as enhanced landscaping; and  
 submit an updated urban design brief to the Urban Design Review Panel for a more 

comprehensive review of the final proposal through the site plan process. 

e)  the request to amend Zoning By-law No. Z.-1 from a Holding Restricted Service 
Commercial Special Provision/Light Industrial (h*RSC1(9)/RSC5/LI6) Zone, a Holding 
Restricted Service Commercial Special Provision (h*RSC1(9)/RSC3/RSC4(5)/RSC5) Zone 
which permits a wide range of service commercial uses such as automobile services, home 
and auto supply, service repair and light industrial uses and a Commercial Shopping Area 
(CSA6) which allows for a large range of commercial uses to an Associated Shopping Area 
Commercial Special Provision (ASA3/ASA5/ASA6 (_)/ASA7(_)/ASA8) Zone and an Open 
Space (OS1) Zone to allow for 50,183m2 of commercial retail use, 13,564m2 of commercial 
recreational use, 3,921m2 cinema use, a gas bar use and a passive recreational use, BE 
REFUSED for the following reasons; 

i)  the requested amendment is not consistent with the Provincial Policy Statement, 
2005, including Wise Use and Management of Resources policies; and 

ii)  the requested amendment is not consistent with the Environmental policies of the 
Official Plan. 
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