
PLANNING JUSTIFICATION REPORT  
 
 

Proposed Zoning By-law Amendment  
Residential Conversion 

1408 Ernest Avenue 
London, ON 

 
 
 
 

 
June 2, 2021 

 
  

 
 
 

 Prepared for: 
 

Paner House III Inc.  
(c/o Wagdy Botros) 

2638 Queen Street 
Petersburg, ON 

N0B 2H0 
E: botroswagdy@gmail.com 

 
 
 

Prepared by: 
 

 
610 Princess Avenue, London, Ontario, N6B 2B9 

T: (519) 686-1300 | F: (519) 681-1690 
 E: jmcguffin@mbpc.ca | W: www.mbpc.ca

mailto:botroswagdy@gmail.com
mailto:jmcguffin@mbpc.ca%20%7C


PLANNING JUSTIFICATION REPORT 
Proposed Zoning By-law Amendment  

1408 Ernest Avenue 
London, ON 

 

TABLE OF CONTENTS 
 
1. INTRODUCTION ............................................................................................................................ 3 

1.1 Purpose ................................................................................................................................... 3 
1.2 Pre-Application Consultation ............................................................................................. 3 
1.3 Subject Lands ......................................................................................................................... 4 

2. LAND USE CONTEXT ..................................................................................................................... 6 
2.1 Adjacent Land Uses .............................................................................................................. 6 

3. PROPOSED DEVELOPMENT ........................................................................................................ 9 
4. TECHNICAL STUDIES ................................................................................................................... 11 

4.1 Site Servicing Brief ............................................................................................................... 11 
5. PLANNING ANALYSIS ................................................................................................................. 12 

5.1 Provincial Policy Statement ............................................................................................... 12 
5.2 City of London Official Plan ............................................................................................... 13 
5.3 The London Plan ................................................................................................................. 14 
5.4 City of London Zoning By-Law Z.-1 ................................................................................. 16 

6. CONCLUSION ............................................................................................................................... 18 
APPENDIX A ...................................................................................................................................... 19 
APPENDIX B ....................................................................................................................................... 22 

 

  

Page 2 of 22 
 



PLANNING JUSTIFICATION REPORT 
Proposed Zoning By-law Amendment  

1408 Ernest Avenue 
London, ON 

 

1. INTRODUCTION 
 

1.1 Purpose 
 
Monteith Brown Planning Consultants (MBPC) has been retained by Paner House III Inc. 
(c/o Wagdy Botros) to provide professional land use planning services associated with the 
proposed re-zoning of 1408 Ernest Avenue (“the subject lands”), under their ownership, to 
permit the conversion of the existing two-storey commercial building on site into a 
residential condominium along Ernest Avenue.  
 
As identified through the Pre-Consultation process, an application for a Zoning By-Law 
Amendment is being sought to facilitate the proposed development. 
 
The purpose of this Land Use Planning Rationale is to evaluate the merit of the proposed 
planning approvals, having regard for the Provincial Policy Statement 2020, the City of 
London Official Plan, The London Plan, and the City of London Zoning By-Law. 
 

1.2 Pre-Application Consultation 
 
Two formal Pre-Consultation meetings for the Site were held on November 4th, 2020 and 
February 3rd, 2021 with City of London Staff to discuss two different proposed 
developments on the subject lands. The purpose of this meeting was to review the 
proposed development on the site and to receive input and comments on the requirements 
for the submission of complete applications.  

The first Pre-Application Consultation Meeting was for a proposed development in the form 
of a mixed-use residential condominium with a pharmacy on ground-level for the existing 
building along Ernest Avenue, with townhouses to the rear of the site. Following discussion 
with the City at the first Pre-Application Consultation meeting, the client had advised that 
the pharmacy no longer occupied the building and to revise their proposal to remove the 
pharmacy from the existing commercial building and to replace the proposal for 
townhomes with an apartment building to maximize development potential on the site. 

 
The second Pre-Application Consultation Meeting was to present the revised proposed 
development to permit the commercial building conversion to residential, with a four-
storey apartment building at the rear of the site, supported through bonus zoning. 
However, following discussion with the City at the second Pre-Application Consultation 
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meeting and the process of obtaining bonus density, the client has decided to revise the 
second proposal to move forward with the conversion of the existing commercial building 
to residential only, as to gain access to the regeneration of the existing building resources. 
 
The Record of Pre-Application Consultation noted that an amendment to the Zoning By-law 
will be requisite to recognize and permit the proposed conversion.  
 

1.3 Subject Lands 
 
The subject lands are located within the White Oaks neighbourhood in an established 
residential community and neighbourhood commercial node just west of White Oaks Mall. 
The site has an area of approximately 1.029 acres (0.41 Ha), with approximately 50.6 
metres of frontage on Ernest Avenue and a depth of approximately 81.3 metres.  
 
A two-storey commercial building currently occupies the property, with approximately 581 
square metres of rentable commercial space on the first floor and 622 square metres of 
rentable commercial space on the second floor. The building is currently vacant; Ernest 
Pharmacy, which previously occupied the space on the first floor during the pre-application 
consultation process, no longer occupies the space. 
  
The subject lands are adjacent to and accessed by a shared private access laneway to the 
north. A 64-space parking lot occupies the rear portion of the site. 
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Figure 1: Aerial Photograph of Subject Lands 

 
Source: London City Map, aerial dated 2020 
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2. LAND USE CONTEXT 
 

2.1 Adjacent Land Uses 
 
North 
 
The subject lands are adjacent to and accessed by a shared private access laneway to the 
north, providing vehicular access to Ernest Avenue for the subject lands, ANOVA Second 
Stage Housing and Whiteoak Heritage Housing Co-operative Inc. townhouse complex. 
Further north is Canada Tire Commercial Plaza, currently occupied by a number of 
neighbourhood convenience commercial uses and ANOVA Second Stage Housing, a rent-
geared-to-income 25 dwelling unit apartment complex for woman and children. 
 

Figure 2: View Looking South from Bradley Avenue at Canada Trust Commercial Plaza and 
ANOVA Second Stage Housing 

 
Source: Google Maps, captured July 2019 
 
East 
 
Whiteoak Heritage Housing Co-operative Inc., providing 77 townhouse residential dwelling 
units, is located adjacent east of the subject lands. These townhouses range from two, 
three, and four bedroom units. South London Community Indoor Pool is located further 
east. 
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Figure 3: View looking south from Bradley Avenue at Whiteoak Heritage Housing Co-operative 

Inc.  

 
Source: Google Maps, captured July 2019 
 
South 
 
Directly south of the subject lands is White Oaks Park. The park provides a number of 
outdoor recreational facilities including soccer fields, tennis courts, baseball diamonds, 
basketball courts, and swing sets. Directly adjacent south to White Oaks Park is St. Anthony 
French Immersion Catholic Elementary School. 
 

Figure 4: View Looking East from Ernest Avenue at White Oaks Park and St. Anthony French 
Immersion Catholic Elementary School 

 
Source: Google Maps, captured July 2019 
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West 
 
Directly west of the subject lands and Ernest Avenue is Bradley Shopping Centre, a 
commercial plaza currently occupied by a number of neighbourhood convenience 
commercial uses including Food Basics as the anchor tenant to the plaza.  
 

Figure 5: View Looking west from Ernest Avenue at Bradley Shopping Centre 

 
Source: Google Maps, captured July 2019 
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3. PROPOSED DEVELOPMENT 
 
Our client is proposing to redevelop the site by converting the existing two-storey 
commercial building fronting Ernest Avenue into a residential apartment building. A 
conceptual site plan and Rendering has been submitted as Appendix ‘A’ in this Report and 
are also shown on the next page (See Figure 6 and 7).  
 
The converted two-storey condominium fronting Ernest Avenue (building ‘A’), with a gross 
floor area of 1334m2, is anticipated to accommodate 18 residential dwelling units – 
approximately 9 dwelling units on each floor. The proposed apartment building conversion 
anticipates a mix of 1 bedroom, 1 bedroom plus den, and 2 bedroom units. Front and Rear 
Building entrances to the building will be maintained with access to each unit provided 
internally. It is proposed that individual units on the first floor facing Ernest Avenue will 
have doors facing the street with walkways proposed to connect to the existing municipal 
sidewalk along Ernest Avenue. 
 
Vehicular parking for the converted building will be provided behind the building in the 
existing parking lot to maintain a pedestrian-oriented street corridor along Ernest Avenue. 
Parking will be accommodated by the approximately 64 parking spaces that currently exist 
on the site. 
 
Access to the site will be maintained via the existing private shared access laneway. 
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Figure 6: Conceptual Site Plan 

 
Source: Masri O Inc. Architects, 2021 
 

Figure 7: Conceptual Rendering 

 
Source: Masri O Inc. Architects, 2021 
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4. TECHNICAL STUDIES 
 

4.1 Site Servicing Brief 
 
Development Engineering (London) Limited was retained by MBPC to provide Civil 
Engineering consultation for the proposed development. A functional servicing brief was 
prepared to identify the constraints related to storm, sanitary, and water servicing, and to 
provide site-level design solutions to meet the requirements of the proposed development 
and the City of London in support of the Zoning By-law Amendment. 
 
Following investigation, Development Engineering concluded that there are existing 
municipal watermain, storm sewers and sanitary sewers available to service the subject site 
development and that no on-site stormwater management or quality private permanent 
controls are anticipates as the change in development is minimal. The investigation also 
concluded that the development represents approximately 26.4% of the original design 
peak outflow, showing adequate capacity in the tributary sanitary sewer and that the 
existing municipal water main infrastructure is anticipated to provide adequate domestic 
flow and fire protection to support the development. 
 
The Site Servicing Brief prepared by Development Engineering (London) Limited in support 
of the proposed zoning by-law amendment application is attached as Appendix ‘B’ to this 
Planning Justification Report. 
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5. PLANNING ANALYSIS 
 

5.1 Provincial Policy Statement 
 
The Provincial Policy Statement 2020 (“PPS”) provides policy direction on matters of 
provincial interest related to land use planning and development. Any decision by a 
planning authority that requires approval under the Planning Act, “shall be consistent with” 
policy statements issued under the Section 3 of the Act.  
 
The proposed commercial to residential building conversion directs new housing 
development to an area within the City of London Urban Settlement Area in a manner that 
is compact in urban form on full municipal services, consistent with the PPS policies which 
seek to: 
 

• Direct growth and development to existing settlement areas (Policy 1.1.3.1); 
• Provide for land use patterns within settlement areas that are based on densities 

and a mix of land uses which: 
o Efficiently use land and resources,  
o Are appropriate for, and efficiently use, the infrastructure and public 

service facilities which are planned or available, and avoid the need for 
their unjustified and/or uneconomical expansion; and, 

o Support active transportation (Policy 1.1.3.2); 
• Promote appropriate development standards which facilitate intensification, 

redevelopment and compact form, while avoiding or mitigating public health and 
safety risks (Policy 1.1.3.4) 

• Contribute to the achievement of intensification and redevelopment targets 
(Policy 1.1.3.5). 

 
The proposed conservation development is supported by PPS Policy’s 1.4.1 and 1.4.3 which 
calls on planning authorities to provide for an appropriate range and mix of housing options 
and densities to meet projected market-based requirements of current and future 
residents of the regional market area. The proposed conversion will contribute to the mix 
of low-, medium-, and high-density residential forms surrounding the subject lands. 
 
Based on this analysis, the proposed development is consistent with the PPS. 
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5.2 City of London Official Plan 
 
Schedule ‘A’ of the 1989 Official Plan designates the subject lands as ‘Multi-Family, Medium 
Density Residential’, which are intended to provide multi-unit residential developments 
having a low-rise profile, including row houses, cluster houses, low-rise apartment 
buildings, and certain specialized residential facilities such as small-scale nursing homes, 
homes for the aged and rest homes (s.s. 3.3).  
 

Figure 8: Excerpt from Schedule ‘A’ Land Use, 1989 Official Plan 

 
Source: Schedule ‘A’ Land Use, City of London Official Plan 

 
In general, Multi-Family, Medium Density Residential uses are supported at locations which 
enhance the character and amenity of a residential area, and where there is safe and 
convenient access to public transit, shopping, public open space, recreation facilities and 
other urban amenities (s.s. 3.1.3i)). The conversion of the existing building into residential 
will provide residents with convenience to neighbouring commercial and recreational 
opportunities. 
 
The proposed conversion promotes Residential intensification through the conversion of 
an existing commercial building for residential use (s.s. 3.2.3). The Official Plan encourages 
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residential development through intensification on lands and buildings appropriately 
located and serviced (2.4.1xvii)). 
 
With regard for scale of Development, lands designated Multi-Family, Medium Density 
Residential shall have a low-rise form and site coverage and density that could serve as a 
transition between low density residential and more intensive forms of development, such 
as high density residential (s.s. 3.3.3). The proposed conversion will be appropriate and in 
keeping with the medium-density two-storey townhouse forms adjacent east and in 
proximity southwest of the subject lands. The proposed conversion will remain at a height 
of two-storeys, in keeping with the height limitations of Official Plan Policy 3.3.3i), which 
states that development shall be subject to height limitations in the Zoning By-law, but 
normally the height limitation under this designation will not exceed four storeys.  
 
The proposed development is also in keeping with the density limitations in Section 3.3.3(i) 
of the Official Plan, which allows for an approximate net density of 75 units per hectare (30 
units per acre). The proposed conversion will provide 18 units per acre. 
 
The proposed development will have regard for the urban design principles set out in 
Section 11 of the Official Plan by: 
 

• Promoting a high standard of design for the proposed converted low-rise 
apartment building; 

• Maintaining a massing and conceptual design that promotes continuity and 
harmony in architectural style with adjacent residential uses; and, 

• Maintaining street-oriented design through reduced front yard setbacks to 
enhance the pedestrian environment and create a sense of enclosure. 

 
Based on this analysis, the proposed conversion development conforms to the policies of 
the City of London Official Plan. 

5.3 The London Plan 
 
The property is situated within the ‘Neighbourhoods’ Place Type on Map 1 of the approved 
but appealed and partially in-force London Plan (Figure 7). Permitted uses for specific 
properties within the ‘Neighbourhoods’ place type typically depend on the classification of 
the higher-order street on which the property has frontage (Policy 920_4.). Ernest Avenue 
is considered a ‘Neighbourhood Connector’ on Map 3 – Street Classifications (Figure 8). The 
London Plan permits single detached, semi-detached, townhouses and secondary suites, as 
per Neighbourhood Street plus tri-plexes and small-scale community facilities (Figure 10). 

Page 14 of 22 
 



PLANNING JUSTIFICATION REPORT 
Proposed Zoning By-law Amendment  

1408 Ernest Avenue 
London, ON 

 
Buildings with a minimum height of one storey and a maximum height of 2.5 storeys may 
be permitted along Neighbourhood Streets (Table 11). 
 
The proposed development will contribute to the housing choice of the neighbourhood, 
allowing for residents to remain in the neighbourhood as they age if they choose to do so. 
This is one of the key elements for the vision of the Neighbourhoods Place Type (Policy 
916_3). Another key element of the London Plan’s vision for the Neighbourhoods Place 
Type is to provide easy access to daily goods and services within walking distance. The 
property is adjacent to commercial and recreational opportunities. 

 
Figure 9 – Excerpt from Map 1 – Place Types, the London Plan 

 
Source: Map 1 – Place Types, the London Plan 

 
With regard to intensification, the London Plan places an emphasis on growing “inward and 
upward” to achieve a compact form of development and, as such, encourages and supports 
growth within existing built-up area of the city (Policy 79). Residential intensification will 
play a large role in achieving “inward and upward” growth, and is thus supported (Policy 
80). Additionally, adaptive re-use of non-residential buildings, to accommodate new 
residential dwelling units such as the proposed development, is considered a form of 
intensification and may be permitted within the Neighbourhoods Place Type (Policy 939, 
Policy 946). 
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With respect to urban Design, the proposed conversion will have regard for the City Design 
Policies in the London Plan by: 
 

• Maintaining a site layout that responds to the context of the existing and planned 
character of the surrounding area, and minimizes impacts on adjacent properties 
(Policy 252; Policy 253); 

• Maintaining a site layout that promotes connectivity and safe movement between, 
and within, sites for pedestrians, cyclists, and motorists (Policy 255); 

• Building configuration that maintains and reinforces the prevailing street wall or 
street line of existing buildings, and of which are sited with minimal setbacks from 
public right-of-way to create a street edge, establish a sense of enclosure and 
comfortable pedestrian environment (Policy 256; Policy 259); 

• Maintaining surface parking in the rear or interior side yards to minimize the visual 
impact of parking areas on the public realm (Policies 272); 

 
Based on this analysis, the proposed development conforms to the policies of the London 
Plan. 
 

5.4 City of London Zoning By-Law Z.-1 
 
The City of London Zoning By-law Z.-1 zones the subject lands as ‘Restricted Office Zone 
Variation 2’ (‘RO2’)(Figure 13). The general purpose of the RO zone is to provide for new 
offices uses outside of the Downtown area in small-scale office buildings primarily in areas 
designated ‘Multi-Family, Medium Density’ Residential or ‘Multi-Family, High Density’ 
Residential (s.s. 18.1). The RO2 zone permits clinics, medical and dental offices, medical 
and dental laboratories, and offices. 
 
To permit the proposed conversion, a Zoning By-law Amendment is necessary. The 
proposed Zoning By-law Amendment seeks to re-zone the subject lands from ‘Restricted 
Office Zone Variation 2’ TO ‘Residential R8 Zone Variation 4 Special Provision Zone’ (‘R8-
4(*)’). 
 
The proposed amendment would have the effect of recognizing the conversion of the two-
storey commercial building into a residential apartment building only, as no changes are 
being proposed to the existing building form or parking layout. The special provision 
requested will allow for the zoning to recognize the existing building setbacks as well (See 
Table 1). 
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Table 1: Proposed R8-4(*) Zone Regulations  

 
 

The proposed Zoning By-law Amendment to recognize the proposed conversion to an 

apartment building as a permitted use will provide opportunity for adaptive re-use of a 

non-residential building to accommodate an appropriate range and mix of housing options 

and densities in a predominantly residential and commercial area of the City. The proposed 

conversion will also promote and encourage residential intensification, which is 

encouraged by the 1989 Official Plan and the London Plan. 

 

The reduced front yard and side yard setbacks are to recognize the existing setbacks for the 

building. The proposed front yard setback also allows for the existing building to maintain 

an active street edge along the Ernest Avenue frontage. 

 

Based on this, the proposed development maintains the general intent and purpose of the 

City of London Zoning By-law. 
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6. CONCLUSION  
 
As contemplated through the Zoning By-law Amendment, our client is seeking to redevelop 
the site by converting the existing commercial building on the site into a residential 
building. The proposed conversion will provide for an appropriate range and mix of housing 
options and densities to meet projected market-based requirements of current and future 
residents of the City and provides for the efficient use of land and municipal services.  
 
Based on the analysis, the proposed conversion is consistent with the Provincial Policy 
Statement, conforms to the 1989 Official Plan and is in keeping with the London Plan, and 
maintains the general intent and purpose of the City of London Zoning By-Law. It is the 
recommendation of this Land Use Planning Rationale that the proposed Zoning By-Law 
Amendment applications be approved. 
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             CONCEPTUAL SITE PLAN 
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DETAILS OF DEVELOPMENT
	

DATA REQUIRED PROVIDED 

ZONING R8-4 
GROSS LOT AREA (m²) 4162.2 (0.4162 ha.) 
AREA OF ROW & DLT (m²) 128.4 
BUILDING AREA (m²) 667.4 
BUILDING COVERAGE(%) 16 

SETBACKS 

FY (m) 7.0 7.0 
RY (m) 3.2 54.4 
N. SY (m) 7.0 4.3 
S. SY (m) 7.0 4.6 

SETBACK FROM ROW (m) 4.4 
MIN. FRONTAGE (m) 30 51.3 
NUMBER OF STOREYS N/A 2 (EXISTING) 
BUILDING  HEIGHT (m) 13 7.3 +/-

DENSITY CALCULATION 75 Units / ha. = 75 x 
0.4162 ha. = 32 Units 

NUMBER OF UNITS 32 18 
UNITS/ha (maximum) 75 44 

NUMBER OF BEDROOMS N/A 26 
LANDSCAPE AREA (m²) 1248 1284 
LANDSCAPE AREA (%) 30 30.8 

PARKING REQUIRED 
1 SPACE / 
DWELLING UNIT 

18 64 
EXISTING 

RECOMMENDED No. OF 
BARRIER FREE SPACES 
4% OF TOTAL 

1 1 - TYPE A 

GARBAGE ENCLOSURE OUTDOOR 

SCALE: 1 : 150 .A01.1 
SITE PLAN 1 

APARTMENT BUILDING CONVERSION MASRI O Inc. 
ARCHITECTS 1408 ERNEST AVENUE, 101-609 KUMPF DRIVE SITE PLAN WATERLOO,  ON,  N2V 1K8 
PH. 519.579.0072 LONDON, ON www.MasriO.ca 

PANER HOUSE INC. 

http:www.MasriO.ca
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April 26, 2021 Project.: DEL21-037 

City of London  
Development Services, Planning 
300 Dufferin Avenue – 6th Floor 
P.O. Box 5035 
London, Ontario, N6A 4L9 

Attention: Mustafa Almusawi, Development Services 

Re: Site Servicing Brief  
1408 Ernest Avenue, London  

Mr. Almusawi, 

Development Engineering (London) Limited (DevEng) was retained by Monteith Brown Planning 
Consultants on behalf of Paner House Inc. to provide Civil Engineering consultation for a two-storey, 18-
unit residential apartment development on the site municipally known as 1408 Ernest Avenue in London, 
Ontario. The current site area is approximately 0.42 ha and the current land use is commercial office space. 

This functional servicing brief has been prepared to identify the design constraints related to storm, sanitary, 
and water servicing, and provide site-level design solutions to meet the requirements of the proposed 
development and the City of London, herein referred to as the City, in support of a Zoning Bylaw amendment 
to change the zoning of the site from RO2 (Restricted Office) to R8-4 (high density residential) zoning. 

BACKGROUND   

The 0.42 ha subject site is bound by residential properties to the east, Ernest Avenue to the west, 
commercial property to the north, and White Oaks Park to the South. The subject site is currently developed 
and contains one (1) office building containing various offices and a permitted pharmacy with an associated 
parking lot and landscaped areas, with an existing runoff coefficient of approximately C=0.65 (64.3% 
imperviousness). 

As-built plan and profile drawings were acquired from the City of London for Ernest Avenue to confirm the 
existing services available.  Refer to Appendix A for a graphical representation of the existing municipal 
civil services presently serving the subject site. 

Planning and related background documents referenced in this report include the following: 

 Design Specifications & Requirements Manual (City of London, August 2019); 
 Record of Pre-Application Consultation, (City of London, February 23, 2021); 
 Ernest Avenue Site Plan, (Masri O Inc. Architects, 2018); and, 
 City of London Record Drawings #’s 6035, 6036, 6229, 17569, and 22799. 



 
 

       
 

 
  
 

 

 
 

 
 
 

 

 

 

 
 

  

 
 

 
 
  
  

 

 

 

STORM SEWERS & DRAINAGE  

The fronting right-of-way, Ernest Avenue, has an urban profile in the vicinity of the subject site.  Drainage 
from Ernest Avenue is conveyed via curbs to catchbasins connected to the municipal storm sewer system. 
The municipal storm sewer on Ernest Avenue is 1650 mm diameter and conveys storm runoff from adjacent 
properties and the road allowance and outlets to the Marr Drain via a 1950 mm diameter storm sewer and 
the existing Murray-Marr Stormwater Management Facility (SWMF) before ultimately discharging into 
Dingman Creek.  According to City Record Drawing 6035 the subject site is within the multi-family block ‘O’ 
which was allotted a maximum runoff coefficient of C=0.65 (64% imperviousness) within the downstream 
municipal storm sewers (and presumedly the SWMF).  Any significant increase in runoff coefficient over 
this value would necessitate the implementation of on-site private permanent controls (PPS) for stormwater 
management. 

Storm run-off from most of the proposed development is collected in a series of on-site private storm sewers 
located in the existing parking lot and outlets to the municipal storm sewer on Ernest Avenue via an existing 
private 625 mm storm-sewer. Part of the subject site fronting Ernest Avenue sheets uncontrolled to the 
municipal right-of-way and enters the municipal storm network via catchbasins located within Ernest 
Avenue. 

The proposed site plan outlines a small increase of impervious area through the introduction of three (3) 
new concrete sidewalks fronting Ernest Avenue. This increase changes the runoff coefficient from C=0.65 
to approximately C=0.67 for the site. The minor increase in impervious area is deemed negligible and is 
located in an uncontrollable area discharging directly to Ernest Avenue. Due to the uncontrollable location 
of the proposed side walks as well as the increase in flow being minor no on-site PPS quantity control is 
anticipated. The increased runoff is also deemed clean as the runoff is from walkways and most of the 
walkways run onto grassed areas; therefore, no on-site PPS quality control is proposed. 

SANITARY SEWERS  

There is an existing 600 mm sanitary sewer located on Ernest Avenue which conveys wastewater to Jalna 
Boulevard and the Dingman Creek pumping station which ultimately outlets into the Greenway Pollution 
Control Plant. According to the City’s record drawing 6036 (Sanitary Drainage Areas, November 1973), the 
subject site is within the multi-family Block ‘O’ which has a designated population of 1494 and a tributary 
area of 8.30 acres (approximately 3.36 ha).  This equates to an approximate population density of 444 
people/ha.  

The following sanitary sewer design criteria are understood to apply to the proposed development based 
on section 3.8 of the City ‘Design Specifications & Requirements Manual (Aug. 2019) and the proposed 
Site Plan: 

 Medium Density Residential = 2.4 people/unit; 
 Per Capita Flow = 230 litres/capita/day; 
 Peaking Factor = Harmon; and, 
 Infiltration = 8640 litres/hectare/day (0.100 L/s/ha). 

Based on the original designed population density of 444 people/ha, the site being 0.42 ha, 230 
L/person/day design flow, a Harmon peaking Factor and a 0.1 L/ha infiltration rate, the anticipated designed 
peak flow for the existing pipe network is anticipated to be 2.08 L/s. Refer to Appendix A for the Sanitary 
Design Sheet and Appendix B for design tables. 
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The proposed development consists of a 2-storey, 18-unit medium density residential apartment. Based on 
the assumed 2.4 persons per unit for medium density as well as the design flow of 230 L/person/day, a 
Harmon peaking factor and a 0.100 L/s/ha infiltration, the anticipated peak flow for the proposed 
development is anticipated to be 0.55 L/s. The anticipated peak flow rate assuming the maximum 75 
units/ha per the R8-4 zoning is anticipated to be 0.90 L/s. Refer to Appendix B for sanitary design tables. 

Given that the proposed development represents approximately 26.4% of the originally designed peak flow 
(43.3% under the maximum density for the proposed zoning), it is determined that the municipal sanitary 
sewer from the subject site has more than adequate capacity to service the proposed development. 

WATERMAIN  

Based on the total population calculated in the sanitary analysis (44 people) for the proposed development 
and applying the City of London per capita water usage rate of 255 L/per/day, an anticipated daily water 
usage of 11,220 L/day will be required. 

There is an existing 300mm diameter municipal watermain located within the right-of-way of Ernest Avenue. 
According to correspondence with a representative from the City of London’s Water Operations division, 
the existing building is serviced by a 25mm diameter water service for domestic water demands. The 
existing service and watermain are part of the City of London’s Low-Pressure Zone with a hydraulic grade 
line of HGL= 301.80m.  A 25mm diameter water service is traditionally reserved for single detached homes 
and likely would be under-sized for domestic or fire flow demands related to the proposed development.  It 
is anticipated an upgrade of the service would be required as part of the proposed development, with sizing 
and turnover calculations being conducted at Permit stage.  If upgraded, the existing 25mm diameter water 
service would need to be disconnected at the municipal main in accordance with City of London 
requirements. 

CONCLUSION  

Based on the preceding information, the following conclusion can be made about the servicing of 1408 
Ernest Avenue in London, ON.   

 There are existing municipal watermain, storm sewers and sanitary sewers available to service the 
subject site development;  

 No on-site SWM attenuation or quality PPS control is anticipated as the change in development is 
minimal and the increased runoff is uncontrolled, clean sheet flow to the tributary right-of-way; 

 The development represents approximately 26.4% of the original designed peak outflow (43.3% 
under the maximum density per the zoning), showing adequate capacity in the tributary sanitary 
sewer; and, 

 The existing municipal watermain infrastructure surrounding the proposed development is 
anticipated to provides adequate domestic flow and fire protection to support the development. 
However, the existing water service is anticipated to be under-sized for the proposed use and will 
require upgrading.  Detailed sizing and turnover calculations are to be conducted at the Permit 
Stage. 
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This Site Servicing Brief outlines the anticipated storm sewer, sanitary sewer and water service design that 
will ultimately be utilized to support a Building Permit Application, such that the review and agency 
approvals may advance towards a building permit.  

We trust the information provided herein adequately outlines a design strategy that would satisfy the 
requirements of the City of London. It is our opinion, based upon review of the background information and 
supported by the design provided herein, that adequate servicing to the 1408 Ernest Avenue site is feasible 
to support the proposed Zoning Bylaw Amendment. 

Prepared and submitted by: 

DEVELOPMENT ENGINEERING (LONDON) LIMITED 

Attached: Appendix A – Site and Civil Engineering Plans; and, 
Appendix B – Sanitary Service Calculations. 

Derek Hoevenaars, P.Eng 
Senior Project Engineer 

Kyle Zehr, E.I.T. 
Designer  
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Site Servicing Brief Job No.: DEL21-037 
1408 Ernest Avenue, London, Ontario April, 2021 

APPENDIX A: 

Site and Civil Engineering Plans 













 

 

       
        

 

 

   

   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

  

 

 

Site Servicing Brief Job No.: DEL21-037 
1408 Ernest Avenue, London, Ontario April, 2021 

APPENDIX B: 

Sanitary Service Calculations 



 

Project #: DEL21-037 

Project Name 1408 Ernest Ave., London 

Date: April 26, 2021 

By: KZ/DH 

PRELIMINARY SANITARY FLOW CALCULATION 

Proposed Medium Density Residential Site Area 

Population (assumed medium density residential): 44 persons Medium Density Residential Site: 0.416 ha 

Dry Weather Design Flow: 0.12 L/s 

Peaking Factor (Harmon): 4.3 

Infiltration Allowance: 0.04 L/s Design Sheet - Block O 

Design Flow: 0.55 L/s Block Area: 3.36 ha 

Design Population: 1494 persons 

Assumptions Population Density: 444 per/ha 

Number of Proposed Units: 18 units Subject Site Population: 184 persons 

Maximum Residential PPU(Assumed Medium Density): 
1

2.4 persons/unit Peaking Factor (Harmon): 4.2 

Residential Dry Weather Design Flow: 
1

230 L/cap/day Dry Weather Design Flow: 0.49 L/s 
1 0.5

Peaking Factor (residential Harmon) : M=1+(14/(4+P )) Infiltration Allowance: 0.04 L/s 

Infiltration Allowance: 
1 

0.100 L/s/ha Design Flow: 2.08 L/s 

Maximum Allowable Site Outlfow 

Population (assumed medium density residential): 75 persons 

Dry Weather Design Flow: 0.20 L/s 

Peaking Factor (Harmon): 4.3 

Infiltration Allowance: 0.04 L/s 

Design Flow: 0.90 L/s 

Assumptions 

Number of Maximum Allowable Units (75 Units/ha): 31 units 

Maximum Residential PPU(Assumed Medium Density): 
1

2.4 persons/unit 

Residential Dry Weather Design Flow: 
1

230 L/cap/day 
1 0.5

Peaking Factor (residential Harmon) : M=1+(14/(4+P )) 

Infiltration Allowance: 0.100 L/s/ha
1 

References: 

(1) Taken from City of London Design Specifications & Requirements Manual - Section 3, Dated August, 2019 
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