
Report to Planning and Environment Committee   

To: Chair and Members 
Planning and Environment Committee   

From: Scott Mathers, MPA, P. Eng. 
Deputy City Manager, Planning and Economic Development 

Subject: Corlon Properties Inc. 
465 Sunningdale Road West 
File Number: OZ-9623, Ward 7 
Public Participation Meeting 

Date: August 26, 2024 

Recommendation 

That, on the recommendation of the Director, Planning and Development, the following 
actions be taken with respect to the application of Coron Properties Inc. relating to the 
property located at 465 Sunningdale Road West: 

(a) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the 
Municipal Council meeting on September 24, 2024 to amend the Official Plan, The 
London Plan to: 

i) REVISE Map 1 – Place Types - to redesignate portions of the subject lands 
FROM Green Space and Neighbourhoods Place Types TO Neighbourhoods 
and Green Space Place Types; 

ii) REVISE Map 3 – Street Classifications - to ADD Neighbourhood Connector 
Street Classifications;   

iii) REVISE MAP 7 – Specific Policy Areas – to ADD a Specific Policy to the 
Neighbourhoods Place Type to permit low-rise apartment buildings (4 storeys 
maximum) with frontage on a Neighbourhood Connector street classification; 

(b) the proposed by-law attached hereto as Appendix "B" BE INTRODUCED at the 
Municipal Council meeting on September 24, 2024 to amend Zoning By-law No. Z.-
1, in conformity with the Official Plan, The London Plan as amended in part (a) 
above, to change the zoning of the subject lands FROM an Open Space OS1 Zone, 
an Environmental Review ER Zone, and an Open Space OS5 Zone TO a 
Residential R1 Special Provision (R1-9(*)) Zone; a Residential R1 Special Provision 
(R1-9(**)) Zone; a Residential R1 Special Provision/Neighbourhood 
Facility/Community Facility (R1-9(*)/NF/CF1)) Zone; a Residential R5 Special 
Provision (R5-3( )) Zone; a Residential R5 Special Provision/Residential R9 Special 
Provision (R5-4(*)/R9-4(*)) Zone; a Residential R5 Special Provision/Residential R9 
Special Provision (R5-4(**)/R9-4(***)) Zone; a Residential R5 Special 
Provision/Residential R9 Special Provision (R5-6(*)/R9-4(**)) Zone; a Residential R5 
Special Provision (R5-6(**)) Zone; a Residential R5 Special Provision (R5-6(***)) 
Zone; a Residential R9 Special Provision (R9-7( )) Zone; an Open Space OS1 Zone; 
and an Open Space OS5 Zone; 

(c) The Planning and Environment Committee REPORT TO the Approval Authority the 
issues, if any, raised through the application review process for the property located 
at 465 Sunningdale Road West;   

(d) The Approval Authority BE ADVISED that Municipal Council supports issuing draft 
approval of the proposed plan of residential subdivision, subject to draft plan 
conditions recommended by the Approval Authority, as submitted by Corlon 
Properties Inc., prepared by LDS (Drawing No. 00143-Draft_Plan (230306).dwg), 
certified by Jake Surgenor O.L.S., dated March 6, 2023, as red-line amended, 
which shows 156 single detached residential lots, 1 future residential/public road 
access block, 1 school block, 6 multi-family residential blocks, 1 multi-family 



residential/mixed use block, 4 blocks for neighbourhood park and multi-use 
pathways, 1 open space block for the reconstructed Axford Drain corridor, 1 road 
widening block, 6 reserve blocks, served by 8 public roads (File No. 39T-23503). 

IT BEING NOTED, that the above noted amendments are being recommended for the 
following reasons: 

i. The recommended amendments are consistent with the Provincial Policy Statement 
2020 which promote densities that efficiently use land, resources, and infrastructure, 
and neighbourhoods that foster social interaction, facilitate active transportation and 
community connectivity. 

ii. The recommended amendments conform to the policies of The London Plan, 
including, but not limited to, the Neighbourhoods Place Type, City Building and 
Design, Environmental, Our Tools, and all other applicable policies of The London 
Plan.  

iii. The recommended amendments are appropriate and compatible with existing and 
future land uses surrounding the subject lands. 

iv. The recommended zoning will support the proposed Draft Plan of Subdivision and 
facilitate an appropriate form, height, and mix of residential development in 
conformity with The London Plan, as amended. 

Executive Summary 

Summary of Request 

The request is to amend the Official Plan, The London Plan and Zoning By-law Z.-1 to 
facilitate the development of a residential plan of subdivision consisting of single detached 
dwellings, multiple-attached dwellings including townhouses, low-rise apartment and 
mixed-use buildings, neighbourhood facilities, parks, open spaces, multi-use pathways, 
stormwater management facilities, and a reconstructed/realigned drain corridor; served by 
eight (8) public streets.   

Purpose and Effect of Recommended Action 

The purpose and effect of the recommended action is for Municipal Council to approve the 
recommended Official Plan and Zoning By-law Amendments to permit the range of uses, 
intensity and form associated with the applicant’s proposed draft plan of subdivision 
application. The amendments and proposed draft plan of subdivision will add approximately 
1,360 new residential dwelling units in the City of London. 

Linkage to the Corporate Strategic Plan 
This recommendation will contribute to the advancement of Municipal Council’s 2023-2027 
Strategic Plan in the following ways: 

Housing and Homelessness - A well planned and growing community. 

Wellbeing and Safety – London has safe, vibrant, and healthy neighbourhoods and 
communities. 

Analysis 

1.0 Background Information 

1.1   Previous Reports Related to this Matter 

July 22, 2019 – Report to Planning and Environment Committee – Application by 
Sunningdale Golf and Country Club Ltd. for approval of Draft Plan of Subdivision and 
Zoning By-law Amendments - 600 Sunningdale Road West (File No. 39T-18501/Z-8888). 

1.2   Planning History   

On July 30, 2019, Municipal Council adopted Zoning By-law Amendments in conjunction 
with a proposed Draft Plan of Subdivision submitted by Sunningdale Golf and Country Club 



Ltd. for lands consisting of approximately 20.6 hectares on the south side of Sunningdale 
Road West, between Richmond Street and Wonderland Road North. On October 11, 2019, 
the City of London Approval Authority issued Draft-Approval of the subdivision plan. Phase 
1 of the draft plan, consisting of 42 single detached lots, 3 Open Space blocks, 1 road 
widening block and 4 reserve blocks served by Creekview Chase and Robbie’s Way, was 
granted final approval by the Approval Authority on September 22, 2022 and is registered 
as Plan 33M-827. A three-year extension of the remaining lands within the draft-approved 
plan was granted by the Approval Authority on March 2, 2023. 

1.3 Property Description and Location 

The subject lands for this Official Plan and Zoning By-law amendment is a 51 hectare site 
with a large portion consisting of an existing golf course property located at 465 
Sunningdale Road West. The site is bounded by Sunningdale Road West on the south, 
Wonderland Road North on the west, the City of London boundary with the Municipality of 
Middlesex Centre on the north, and the remaining golf course lands and facilities owned by 
Sunningdale Golf and Country Club Ltd. on the east. The site is also bounded by the City’s 
Urban Growth Boundary formed by Wonderland Road North and the east-west municipal 
boundary and current City Limits. An existing Sun-Canadian oil pipeline easement also 
runs along the municipal boundary just inside the northerly limits. 

Approximately 150 metres in from Wonderland Road West is a strip of land surplus to the 
existing golf course operations consisting mostly of cultivated fields. Further east is the 
landscaped and manicured golf course characterized by gently rolling topography, mature 
stands of trees lining the golf course fairways, and a man-made irrigation pond at the far 
north end of the site which will eventually be filled in. An intermittent watercourse and 
series of ponds known as the Axford Drain crosses Wonderland Road North and extends in 
a southeasterly direction across the golf course lands to a culvert crossing under 
Sunningdale Road West, continuing south and eventually making its way to the Medway 
Creek and Medway Valley Heritage Forest ESA. A re-alignment and reconstruction of the 
Axford Drain is proposed to be incorporated as a complete corridor and open space feature 
as part of the subdivision development. 

Located within a suburban setting on the edge of the City’s built area boundary, the 
surrounding land uses consists mostly of open space, agriculture, and residential 
neighbourhoods. Large portions of the area are still developing and there are multiple 
approved developments in the vicinity of the site. The residential development to the south 
and east are part of the earlier phases of Corlon’s “Neighbourhoods of Sunningdale” 
development. 

Site Statistics: 
• Current Land Use – private golf course     
• Frontage – approx. 990 metres on Sunningdale Road West and 

695 metres on Wonderland Road North 
• Area – 51.07 hectares   
• Shape – irregular 

Surrounding Land Uses: 
• North – agriculture/field crops and oil pipeline easement 
• East – private golf course 
• South – residential single detached homes and open space 
• West – agriculture/field crops 

Existing Planning Information 
• The London Plan Place Type – “Neighbourhoods” and “Green Space” 
• Existing Zoning – Open Space (OS1 & OS5) and Environmental Review ER 



1.4 Location Map 



2.0 Discussion and Considerations 

2.1   Development Proposal 

The Official Plan and Zoning Amendment will facilitate development of a residential plan of 
subdivision consisting of single detached dwellings, multiple-attached dwellings including 
townhouses, low-rise apartment and mixed-use buildings, an elementary/secondary school 
block, a neighbourhood park connected to multi-use pathways and open space linkages, 
stormwater management facilities, and a reconstructed/realigned municipal drain corridor; 
all served by eight (8) public streets.   

The proposed subdivision consists of 156 single detached residential lots, one (1) future 
residential/public road access block, one (1) school block, six (6) multi-family residential 
blocks, one (1) multi-family residential/mixed use block, four (4) blocks for neighbourhood 
park and multi-use pathways, one (1) open space block for the reconstructed/realigned 
Axford Drain corridor and two (2) associated dry pond SWM facilities, all served by eight (8) 
public roads. Estimated total yield of residential dwelling units is 1,360 (156 single detached 
lots, 356 cluster townhouse units, and 848 low-rise apartment units). In addition, there will 
be opportunities for neighbourhood commercial/retail uses (approx. 1400 m²) on the ground 
floor within mixed-use buildings oriented to the intersection of Sunningdale Road West and 
Wonderland Road North. 

2.2   Requested Amendments 

Requested Official Plan, The London Plan Amendments 

Map 1 – Place Types to change the designation on a portion of the property from the Green 
Space Place Type to the Neighbourhoods Place Type to permit a range of uses including 
single detached, semi-detached, and duplex dwellings, triplexes, fourplexes, townhouses, 
stacked townhouses, low-rise apartments, mixed-use buildings, community facilities, and 
stand-alone retail, service and office uses. The Neighbourhoods Place Type would be 
applied to all residential lots/blocks, the school block, and all public road rights-of-way. The 
Green Space Place Type would be applied to all parkland and open space blocks as shown 
on the proposed draft plan of subdivision. 

Map 7 - Specific Policy Areas to add a specific policy for the Neighbourhood Place Type to 
permit low-rise apartment buildings (4 storeys max.) on Block 159 which will have frontage 
on a Neighbourhood Connector (Street “L” as shown on the draft plan). 

City Staff have included an amendment to Map 3 – Street Classifications to add the 
Neighbourhood Connector street classifications to correspond with the Neighbourhood 
Connector roads in the proposed subdivision draft plan. 

Requested Zoning Amendments 

An amendment to Zoning By-law Z.-1 is required to change the zoning from an Open 
Space OS1 Zone, Environmental Review ER Zone, and Open Space OS5 Zone to the 
following zones: 

- Lots 1 – 156 and Block 164: a Residential R1 Special Provision (R1-9( )) Zone to 
permit single detached dwellings on lots with a minimum lot area of 690 square 
metres and minimum lot frontage of 18 metres, together with a special provision for 
an interior side yard for main dwelling of 1.2 metres, except where no private garage 
is attached to the dwelling, one yard shall be 3.0 metres. 

- Block 157 – a Residential R5 Special Provision (R5-3( )) Zone to permit townhouses 
and stacked townhouses up to a maximum density of 35 units per hectare, together 
with a special provision for minimum front, exterior side, interior side and rear yard 
depths of 3.0 metres (north), 3.0 metres (west), 1.5 metres (south), and 1.0 metre for 
every 1.0 metres of main building height (east), maximum height of 1 to 3 storeys, 



front face and primary entrance of all dwellings adjacent a public street shall be 
oriented to the public street, and townhouse blocks shall be a maximum of 8 units in 
length. 

  
- Block 158 – a Residential R5 Special Provision (R5-4( )) Zone to permit townhouses 

and stacked townhouses up to a maximum density of 40 units per hectare, together 
with a special provision for minimum front, exterior side, interior side and rear yard 
depths of 3.0 metre (north), 3.0 metres (maximum 8.0 metres) (west), 3.0 metres 
(maximum 8.0 metres) (south), and 1.0 metre for every 1.0 metres of main building 
height (east), minimum landscaped open space of 30%, maximum lot coverage of 
30%, maximum height of 2 to 4 storeys, no parking or drive aisles shall be located 
between a building and the adjacent street line, and where more than one building is 
developed, the maximum yard depths shall only apply to the building nearest the lot 
line shared with the street; and, a Residential R9 Special Provision (R9-4( )) Zone to 
permit such uses as apartment buildings and senior citizens apartment buildings, 
together with a special provision for minimum front, exterior side, interior side and 
rear yard depths of 3.0 metres (north), 3.0 metres (maximum 8.0 metres) (west), 3.0 
metres (maximum 8.0 metres) (south), and 1.0 metre for every 1.0 metres of main 
building height (east), maximum height of 2 to 4 storeys, maximum density of 120 
units per hectare, no parking or drive aisles shall be located between a building and 
the adjacent street line, and where more than one building is developed, the 
maximum yard depths shall only apply to the building nearest the lot line shared with 
the street. 

- Block 159 – a Residential R5 Special Provision (R5-6( )) Zone - to permit 
townhouses and stacked townhouses up to a maximum density of 50 units per 
hectare, together with a special provision for minimum front, exterior side, interior 
side and rear yard depths of 1.2 metres (north), 6.0 metres (west), 3.0 metres 
(southwest), and 6.0 metres (southeast), minimum landscaped open space of 30%, 
maximum lot coverage of 30%, maximum height of 1 to 4 storeys, front face and 
primary entrance of all dwellings adjacent a public street shall be oriented to the 
public street, and townhouse blocks shall be a maximum of 8 units in length; and, a 
Residential R9 Special Provision (R9-4( )) Zone to permit such uses as apartment 
buildings and senior citizens apartment buildings up to a maximum density of 115 
units per hectare, together with a special provision for minimum front, exterior side, 
interior side and rear yard depths of 1.2 metres (north), 6.0 metres (west), 3.0 
metres (southwest), and 6.0 metres (southeast), maximum height of 1 to 4 storeys, 
front face and primary entrance of all dwellings adjacent a public street shall be 
oriented to the public street, and townhouse blocks shall be a maximum of 8 units in 
length. 

- Block 160 - a Residential R5 Special Provision (R5-4( )) Zone to permit townhouses 
and stacked townhouses up to a maximum density of 40 units per hectare, together 
with a special provision for minimum front, exterior side, interior side and rear yard 
depths of 1.0 metre for every 1.0 metres of main building height (north), 3.0 metres 
(maximum 8.0 metres) (west), 3.0 metres (maximum 8.0 metres) (south), and 3.0 
metres (east), minimum landscaped open space of 30%, maximum lot coverage of 
30%, maximum height of 2 to 4 storeys, no parking or drive aisles shall be located 
between a building and the adjacent street line, and where more than one building is 
developed, the maximum yard depths shall only apply to the building nearest the lot 
line shared with the street; and, a Residential R9 Special Provision (R9-4( )) Zone to 
permit such uses as apartment buildings and senior citizens apartment buildings, 
together with a special provision for minimum front, exterior side, interior side and 
rear yard depths of 1.0 metre for every 1.0 metres of main building height (north), 
3.0 metres (maximum 8.0 metres) (west), 3.0 metres (maximum 8.0 metres) (south), 
and 3.0 metres (east), maximum height of 2 to 4 storeys, maximum density of 120 
units per hectare, no parking or drive aisles shall be located between a building and 



the adjacent street line, and where more than one building is developed, the 
maximum yard depths shall only apply to the building nearest the lot line shared with 
the street. 

Lots Zone Special Provisions 
Lots 24 - 32 R1-9( ) • Interior side yard for main dwelling of 1.2 metres, except 
Lots 33 – 41 where no private garage is attached to the dwelling, one 
Lots 57 & 60 yard shall be 3.0 metres. 

• The required exterior side yard for corner lots shall be 
subject to the regulations of an interior side yard. 

- Block 161 - a Residential R9 Special Provision (R9-7( )) Zone to permit such uses 
as apartment buildings and senior citizens apartment buildings up to a maximum 
density of 150 units per hectare, together with a special provision to permit a range 
of Neighbourhood Shopping Area Commercial uses from the NSA1, NSA2 & NSA5 
Zones within the ground floor of a mixed-use building, minimum front, exterior side, 
interior side and rear yard depths of 1.0 metre (maximum 8.0 metres) (north), 3.0 
metres (maximum 8.0 metres) (west), 3.0 metres (maximum 8.0 metres) (south), 
and 3.0 metres (maximum 8.0 metres) (east), maximum height of 1 to 6 storeys, a 
maximum of 2000 square metres commercial gross floor area shall be permitted 
within the zone boundaries, commercial gross floor area shall be confined to 
portions of the site within 100 metre radius of intersection of Wonderland Road North 
and Sunningdale Road West, no parking or drive aisles shall be located between a 
building and the adjacent street line, and where more than one building is 
developed, the maximum yard depths shall only apply to the building nearest the lot 
line shared with the street. 

- Blocks 162 & 163 - a Residential R5 Special Provision (R5-6( )) Zone to permit 
townhouses and stacked townhouses up to a maximum density of 50 units per 
hectare, together with a special provision for minimum front, exterior side, interior 
side and rear yard depths of 6.0 metres (north), 1.5 metres and 3.0 metres (west) for 
Blocks 162 and 163 respectively, 3.0 metres (south), and 3.0 metres (east), 
maximum height of 1 to 4 storeys, front face and primary entrance of all dwellings 
adjacent a public street shall be oriented to the public street, and townhouse blocks 
shall be a maximum of 8 units in length. 

- Block 165 – a Residential R1 Special Provision (R1-9( )) Zone to permit single 
detached dwellings on lots with a minimum lot area of 690 square metres and 
minimum lot frontage of 18 metres, together with a special provision for an interior 
side yard for main dwelling of 1.2 metres, except where no private garage is 
attached to the dwelling, one yard shall be 3.0 metres; and, a Neighbourhood 
Facility NF/Community Facility CF1 Zone to permit such uses as elementary 
schools, secondary schools, private schools, places of worship, and day care 
centres. 

- Block 166 – an Open Space OS5 Zone to permit conservation lands, conservation 
works, passive recreation uses which include hiking trails and multi-use pathways, 
and managed woodlots. 

- Blocks 167, 168, 169 & 170 – an Open Space OS1 Zone to permit such uses as 
conservation lands, conservation works, golf courses, public and private parks, and 
recreational buildings associated with conservation lands and public parks. 

The following table summarizes additional special provision zones that are being 
recommended by Staff: 



2.3 Proposed Draft Plan of Subdivision 



2.4   Community Engagement (see more detail in Appendix C) 

Two (2) telephone inquiries and seven (7) written responses were received from the public. 
In addition, there were two (2) email requests for further information. The main concerns 
expressed are summarized below in italics with Staff’s responses to these concerns: 

• Residents were informed that the golf course on the north side of Sunningdale Road 
would be staying. Instead of facing a golf course, they will be facing a mid-rise or 
high-rise building. This will add to the overcrowding on Sunningdale Road with 
multiple high-rise buildings. 

The densest area of the development would centre around the intersection of Wonderland 
Road North and Sunningdale Road West. Concept plans provided in conjunction with the 
applicant’s Urban Design Brief indicate apartment building forms ranging from 4 to 6 
storeys in height. The intent is that there would be a variation in building heights with the 
tallest (6-storey) buildings located at the intersection of Wonderland/Sunningdale and 
gradually stepping down to the north and east. 

In terms of increase in traffic and congestion, an Environmental Assessment of 
Sunningdale Road has been completed by the City. This section of Sunningdale Road 
West between Wonderland Road North and Richmond Street is part of a future phase of 
planned improvements including widening from two to four through lanes to meet projected 
transportation requirements in the area, with auxiliary turn lanes at intersections where 
warranted; cycling infrastructure throughout the Environmental Study Area; sidewalks on 
both sides of Sunningdale Road West; and a three-metre pathway under the Medway 
Creek Bridge to allow future connections to the multi-use pathway system. 

• Increase in construction traffic on Wonderland Road and impact from dust, dirt, and 
debris (stones, rocks. etc.) on pavement surface, bike lanes, boulevard and 
sidewalks; noise from construction vehicles coming and going; cut-through traffic 
and excessive speeds. 

The Subdivision Agreement between the City and the subdivider will include conditions that 
are the developer’s responsibility to sweep City streets and undertake regular maintenance 
of the public right-of-way so that it’s clean and free of mud, dirt, and debris transported to 
and from the development site, as well as adhering to construction access routes which 
must be approved by the City. It should be noted that Wonderland Road North between 
Sunningdale Road West and Fanshawe Park Road West is also planned to be widened 
from two to four lanes in the future to accommodate traffic volumes, provide smoother 
traffic flows, and lessen cut-through traffic problems on neighbourhood streets. 

• If this development goes forward, there will be need for more retail services, safe 
access to greenspace, sidewalks for pedestrians on Sunningdale Road, safe access 
for cyclists, and a larger traffic circle. 

As described above, the proposed development intends to provide opportunities for small-
scale retail/commercial uses limited to the ground floor of apartment buildings oriented to 
the intersection of Wonderland Road North and Sunningdale Road West. The 
recommended zoning will include a range of uses from the Neighbourhood Shopping Area 
(NSA) Zone. Community shopping needs including grocery stores are located 
approximately 1.5 kilometres to the south at Fanshawe Park Road West and Wonderland 
Road North, as well as large format retail shopping centres are located within close 
proximity at Masonville Mall and the Hyde Park Power Centre. 

The proposed subdivision includes a dedicated multi-use trail network, providing linkages 
from the existing higher-order streets (Wonderland Road North and Sunningdale Road 
West) to the interior of the neighbourhood. The trail from Wonderland Road North will 
provide an important pedestrian connection across the realigned stream corridor into the 
proposed central park block. Additionally, the trail network will also provide connections to a 
future multi-use pathway extending along the City’s northern municipal boundary. These 



trails converge at the neighbourhood park, which is centrally located and accessible to the 
proposed neighbourhood street network for the subdivision. 

• Concerns expressed from upstream property owners that the drain is not blocked, 
closed, disturbed, and is properly maintained, and continues to function properly. 

Improvements to the drain (also referred to as the Taylor Drain or Ward-Taylor Drain) are 
being proposed including realignment through the subject property. City staff will ensure 
that construction mitigation measures are included in the final design with a focus on 
upstream and downstream properties not being negatively affected. 

• More attention to conservation and natural spaces, tree preservation, community 
gardens, communal forms of transportation, and public transit. 

An Environmental Impact Study (EIS) has been completed for all the subdivision lands as 
part of the application submission. Much of the focus is on the Axford Drain from 
Wonderland Road North to Sunningdale Road West which is proposed to be rehabilitated 
to a more natural system promoting fish passage. The drain is currently piped throughout 
parts of the golf course lands, including online ponds, which over time has resulted in 
sediment accumulation and overall poor aquatic habitat. The new corridor will remove all 
piping and fish passage barriers and incorporate improved natural riparian habitat along the 
Axford Drain through the installation of large natural buffers including woodland, wetland 
and meadow habitat; provide shrub and tree planting with native trees; incorporate created 
wetlands of different shapes, sizes and water depths; and improve wildlife movement and 
natural habitat linkages. 

Currently, the Wonderland Road North and Sunningdale Road West area is not serviced 
directly by London Transit bus routes. The closest route is the No. 34 - Masonville Mall to 
Western University route with stops approximately one (1) kilometre east, at Sunningdale 
Road West and Meadowlands Way. However, as more lands to the west develop and the 
area builds out over time, and with future improvements to Sunningdale Road West, it is 
anticipated that transit service will be extended to the area. 

• High and medium density apartments will result in more overcrowding and 
congestion, added strain on schools and healthcare facilities, and alter the character 
of the community. 

While a range of dwelling types including single detached homes, attached townhouses, 
and low-rise apartment buildings (4 to 6 storeys) are proposed, the development does not 
contemplate any high-rise apartment buildings. There is a block identified in the subdivision 
draft plan which will be reserved for a future elementary or secondary school. 

Municipal departments and external agencies were also circulated as part of the 
Community Engagement process. Significant departmental/agency comments and the 
applicant’s response tables are contained within Appendix C. 

2.5   Policy Context 

The Planning Act, 1990 and The Provincial Policy Statement, 2020 

The Provincial planning policy framework is established through the Planning Act (Section 
3) and the Provincial Policy Statement, 2020 (PPS). The Planning Act requires that all 
municipal land use decisions affecting planning matters shall be consistent with the PPS. 

The mechanism for implementing Provincial policies is through the Official Plan, The 
London Plan. Through the preparation, adoption and subsequent approval of The London 
Plan, the City of London has established the local policy framework for the implementation 
of the Provincial planning policy framework. As such, matters of provincial interest are 
reviewed and discussed in The London Plan analysis below.   



As the application for Official Plan and Zoning By-law amendments is consistent with the 
general intent and purpose of The London Plan, it is staff’s opinion that the application is 
consistent with the Planning Act and the PPS. 

The London Plan, 2016 

The London Plan constitutes the Official Plan for the City of London, prepared and enacted 
under the authority of the provisions of Part III of the Planning Act, R.S.O. 1990, c. P. 13. It 
contains goals, objectives, and policies established primarily to manage and direct physical 
change and the effects on the social, economic, and natural environment of the city. 

A strip of land approximately 150 metres in width fronting the east side of Wonderland 
Road is currently within the Neighbourhoods Place Type; however, most of these lands are 
within the Green Space Place Type in The London Plan. The proposed residential 
subdivision requires an amendment to Map 1 – Place Types to change the developable 
portions of the existing golf course from Green Space, which recognizes and permits the 
existing golf course as a private open space use, to a Neighbourhoods Place Type. 

The Neighbourhoods Place Type permits a range of low-density residential uses including 
single detached, semi-detached, duplex, and townhouse dwellings for properties fronting 
on Neighbourhood Streets. Additional uses may be permitted including triplexes and small-
scale community facilities on properties fronting a Neighbourhood Connector. Where a 
Neighbourhood Connector intersects with a Neighborhood Connector, Civic Boulevard or 
Urban Thoroughfare, a range of secondary permitted uses may be permitted including 
mixed-use buildings, fourplexes, stacked townhouses and low-rise apartments. In addition, 
where a Civic Boulevard and Urban Thoroughfare intersect, such as at the intersection of 
Sunningdale Road West and Wonderland Road North, stand-alone retail, service, and 
offices may be permitted as secondary uses (Table 10). 

Green Space is a city-wide place type that is applied to public and private lands which are 
part of the City of London’s Natural Heritage System, parks and recreational/open space 
system, hazard lands and natural resources. Permitted uses on lands with the Green 
Space place type are dependent upon the natural heritage features, hazards, and 
resources to be protected and the recreational amenities to be provided. An amendment to 
Map 1 – Place Types is required to apply the Green Space Place Type to recognize and 
permit open space uses, including the proposed re-aligned and reconstructed Axford Drain 
corridor and associated dry ponds, a neighbourhood park, and multi-use pathways that are 
planned as part of the subdivision development. 

Staff recommend an amendment to Map 3 – Street Classifications which would add 
Neighbourhood Connector street classifications aligned with the Neighbourhood Connector 
roads in the proposed subdivision draft plan.   

A site-specific policy amendment to the Neighbourhoods Place Type policies is 
recommended applying to one of the development blocks (Block 159) within the subdivision 
plan to permit low-rise apartment buildings (4 storeys maximum) with frontage on a 
Neighbourhood Connector. The special policy is considered appropriate and would permit 
uses compatible with the adjacent blocks immediately to the west and south. 

Criteria for Specific Policy Areas 
The London Plan includes conditions for evaluating the appropriateness of Specific Area 
Policies where the applicable Place Type policies would not accurately reflect the intent of 
City Council with respect to a specific site or area (TLP 1729-1734). 

The following conditions apply when considering a new Specific Policy Area: 

1. The proposal meets all other policies of the Plan beyond those that the specific 
policy identifies. 

2. The proposed policy does not have an adverse impact on the integrity of the place 
type policies or other relevant parts of this Plan. 

3. The proposed use is sufficiently unique and distinctive such that it does not establish 
an argument for a similar exception on other properties in the area. 



4. The proposed use cannot be reasonably altered to conform to the policies of the 
place type. 

5. The proposed policy is in the public interest and represents good planning. 

Staff are of the opinion that the proposed Specific Policy Area conforms to the evaluation 
criteria as discussed under Key Issues and Considerations section below. 

Evaluation of Planning and Development Applications 

The London Plan also includes evaluation criteria for all planning and development 
applications with respect to use, intensity and form, as well as with consideration of the 
following (TLP 1577-1579): 

1. Consistency with the Provincial Policy Statement and all applicable legislation. 
2. Conformity with the Our City, Our Strategy, City Building, and Environmental 

policies. 
3. Conformity with the Place Type policies. 
4. Consideration of applicable guideline documents. 
5. The availability of municipal services. 
6. Potential impacts on adjacent and nearby properties in the area and the degree to 

which such impacts can be managed and mitigated.   
7. The degree to which the proposal fits within its existing and planned context.   

Staff are of the opinion that all the above criteria have been satisfied, and that appropriate 
zones and special provisions have been applied. 

Sunningdale Community Plan / Sunningdale North Area Study 

The Sunningdale Community Plan was adopted by Council in June 1998. The Sunningdale 
North Area Plan was prepared by the City’s Planning Division in November 2006 and was 
subsequently adopted by Council. These guideline documents were prepared to assist in 
the review of planning and development applications, planning for municipal services, and 
provide the basis for amendments to the Official Plan and Zoning By-law. 

The applicant’s Final Proposal Report (FPR) noted that while the Sunningdale North Area 
Plan did not specifically include the lands occupied by Sunningdale Golf & Country Club, 
the lands surplus to the golf operation along Wonderland Road (between Sunningdale 
Road and the municipal boundary) were proposed to accommodate “Multi-Family, Medium 
Density Residential” development. The proposed uses were consistent with the eventual 
Official Plan Amendments which provided for the MFMDR land use designation on 
Schedule ‘A’ – Land Use, of the City’s 1989 Official Plan, and eventually amended as per 
Map 1 – Place Types within The London Plan. 

3.0 Financial Impact/Considerations 

Through the completion of the works associated with this application, fees, development 
charges and taxes will be collected.  There will be increased operating and maintenance 
costs for works being assumed by the City. 

4.0 Key Issues and Considerations   

4.1 Use 

Below is a summary of the recommended zoning and permitted uses by lot and block 
number and street classification where applicable: 

Lots 1 – 156 and Block 164 (fronting on Neighbourhood Connectors and Neighbourhood 
Streets) - Residential R1 Special Provision (R1-9(  )) Zone to permit single detached 
dwellings on lots with a minimum lot area of 690 square metres and minimum lot frontage 
of 18 metres, together with a special provision for an interior side yard for main dwelling of 
1.2 metres, except where no private garage is attached to the dwelling, one yard shall be 
3.0 metres. Most of the proposed lots are in the range of 18 to 20+ metre frontages and 



approximately 700 square metres lot area on average. This zone variation is considered 
appropriate and desirable for the lower density interior portion of the subdivision. The 
requested minimum interior side yard special provision is considered appropriate and 
represents the standard yard setback regulation in the R1-9 zone except without the 
increase in setback proportional to building height above one (1) storey. 

The corner lots (Lots 24, 32, 33, and 41) fronting Street F and Street G do not meet the 
exterior side yard condition under Section 4.29 of the Z.-1 Zoning By-law: …. “When a 
corner lot is sited so that its rear lot line abuts an adjacent rear lot line, the exterior side 
yard shall be subject to the regulations of an interior side yard.” The condition is such that 
they will be backing onto an Open Space and pathway corridor block (Block 169). 
Therefore, staff are recommending a separate R1-9( ) zone be applied with an added 
special provision that the required exterior side yard specific to these corner lots be subject 
to the regulations of an interior side yard. Corner Lots 57 and 60 have also been included. 

Blocks 157 (frontage on a Neighbourhood Connector and Urban Thoroughfare) - 
Residential R5 Special Provision (R5-3( )) Zone to permit townhouses and stacked 
townhouses up to a maximum density of 35 units per hectare. The concept plans for Block 
157 indicates a total of approximately 51 dwelling units including a mix of 2-storey and 3-
storey, rear-laned townhouses and typical 2-storey townhouses with individual driveway 
and garage at the front of each unit. 

Blocks 158 and 160 (frontage on Neighbourhood Connector and Urban Thoroughfare/Civic 
Boulevard) will be zoned similarly with a Residential R5 Special Provision (R5-4( )) / 
Residential R9 Special Provision (R9-4( )) Zone to permit a range of dwelling types 
including townhouses, stacked townhouses, apartment buildings, and senior citizens 
apartment buildings. The applicant’s Urban Design Brief indicates the concept for both 
Blocks 158 and 160 includes two (2) 4-storey apartment buildings with a total of 152 units 
each, having a mix of surface and underground parking. Buildings will be situated close to 
the intersection and adjacent streets with minimal setbacks, principal building entrances 
facing the public street, and minimal exposure to parking areas from Wonderland and 
Sunningdale Roads. 

Block 159 (frontage on Neighbourhood Connector (Street ‘L’)) – The proposed site-specific 
policy amendment to the Neighbourhoods Place Type applies to this block. The proposed 
zoning is Residential R5 Special Provision (R5-6( )) Zone / Residential R9 Special 
Provision (R9-4( )) Zone to permit a range of dwelling types including townhouses, stacked 
townhouses, apartment buildings, and senior citizens apartment buildings. The concept 
plans include a mix of 4-storey, back-to-back townhouses, 3-storey, rear-laned townhouses 
and typical front-garage 2-storey townhouses having a total of 108 units. 
  
Block 161 (frontage on Urban Thoroughfare, Civic Boulevard, and Neighbourhood 
Connector) – The intent of the zoning is to create a more intensive activity centre around 
the intersection of Wonderland Road North and Sunningdale Road West. The concept 
plans include seven apartment buildings ranging from 4 to 6 storeys in height with the 
higher building forms oriented towards the intersection. The recommended zoning is 
Residential R9 Special Provision (R9-7( )) Zone to permit apartment buildings and senior 
citizens apartment buildings up to a maximum density of 150 units per hectare, together 
with a special provision to permit a range of Neighbourhood Shopping Area Commercial 
uses from the NSA1, NSA2 & NSA5 Zones within the ground floor of a mixed-use buildings. 
Zoning regulations would limit the commercial gross floor area to a maximum of 2000 
square metres (consistent with Table 12 in Neighbourhoods Place Type policies), as well 
as to confine these uses to within 100 metres of the intersection of Wonderland Road North 
and Sunningdale Road West. 

Blocks 162 and 163 (frontage on Neighbourhood Connector (Street ‘A’) and Civic 
Boulevard) – These blocks will each have their own Residential R5 Special Provision (R5-
6( )) Zone to permit townhouses and stacked townhouses up to a maximum density of 50 
units per hectare. The concept for Block 162 is a mix of 4-storey back-to-back townhouses 
with integrated rear garages, 2 and 3-storey rear-laned townhouses, and typical front-
garage 2-storey townhouses. There will be street-oriented forms of development along 
Sunningdale Road West and the future Street ‘A’, as well as front-facing townhouse units 



towards the multi-use pathway and open space corridor. The development concept for 
Block 163 is intended to permit the same types of townhouse units having similar building 
siting and orientation. 
  
Block 165 – This is identified on the draft plan as a school block with the potential for 
residential development as an alternative in the future should the School Boards ultimately 
decide not to acquire the property. The recommended dual zoning is a Residential R1 
Special Provision (R1-9( )) / Neighbourhood Facility NF / Community Facility CF1 Zone 
which would permit single detached dwellings as well as elementary schools, secondary 
schools, private schools, places of worship, and day care centres. 
  
Block 166 – Open Space OS5 Zone to permit conservation lands, conservation works, 
passive recreation uses which include hiking trails and multi-use pathways, and managed 
woodlots. This zoning is typically applied to important natural heritage features and 
functions and is appropriate for the open space corridor consisting of the proposed 
reconstructed / realigned Axford Drain. 

Blocks 167, 168, 169 & 170 – Open Space OS1 Zone is recommended to permit such uses 
as conservation lands, conservation works, golf courses, public and private parks, and 
recreational buildings associated with conservation lands and public parks. This zone is 
appropriate for the centrally located neighbourhood park, multi-use pathways, and green 
space connections. The 2.16 hectare neighbourhood park is expected to include active 
recreation uses such as a mini soccer pitch, basketball court, and a children’s play 
structure. 
  
Overall, the recommended zoning and range of permitted uses are considered appropriate 
and compatible with existing and future land uses in the surrounding area, consistent with 
the Provincial Policy Statement, and conform with the policies of The London Plan. 
4.2 Intensity 

Table 11 - Range of Permitted Heights in the Neighbourhoods Place Type provides for 
building height restrictions that are based on street classification. For the subject lands a 
range of building heights of between one (1) and three (3) storeys are permitted for 
properties fronting on Neighbourhood Streets and Neighbourhood Connectors; a minimum 
two (2), standard maximum three (3) and upper maximum four (4) storeys where 
Neighbourhood Connectors intersect; and a minimum two (2), standard maximum four (4) 
and upper maximum six (6) storeys where a Neighbourhood Connector intersects with a 
Civic Boulevard or Urban Thoroughfare. Similarly, where a property has frontage on a Civic 
Boulevard or an Urban Thoroughfare, a minimum two (2), standard maximum four (4) and 
upper maximum six (6) storeys may be permitted along these street classifications. 
  
The minimum and maximum height regulations in the special provision zones for the 
proposed development blocks have been reviewed and are generally in keeping with the 
range of heights permitted in Table 11 of The London Plan, as outlined above. Intensity in 
terms of building height and density based on the recommended zoning will be the highest 
at the intersection of the Wonderland Road North and Sunningdale Road West, gradually 
transitioning to 4 and 5 storey buildings to the north and east, and then 1 to 3 storeys for 
the interior residential lots within the subdivision plan. 
  
The following table summarizes the estimated residential unit count based on the 
applicant’s submitted development concept plans and Urban Design Brief analysis. 
  
Lots/Blocks Units Dwelling Type 
1 - 156 156 Single Detached Dwellings 
157 51 2-Storey and 3-Storey Townhouses 
158 152 4-Storey Apartments 
159 108 2-Storey and 3-Storey Townhouses and 

Townhouses (4-Storeys) 
Back-To-Back 

160 152 4-Storey Apartments 



161 544 4, 5, and 6-Storey Apartments 
162 108 2-Storey and 3-Storey Townhouses and Back-To-Back 

Townhouses (4-Storeys) 
163 89 2-Storey and 3-Storey Townhouses and Back-To-Back 

Townhouses (4-Storeys) 
Total 1,360 

  
Overall, the proposed height, scale and intensity is considered appropriate based on the 
location at the intersection of higher order streets and consistent with the principle of 
gradually transitioning down in intensity as you move away from the intersection. 

4.3   Form 

This principle of transition applies in a similar way to the subdivision design and form of 
development. The special provision zoning includes site specific setback regulations that 
ensures a strong building orientation and massing to adjacent streets and intersections of 
subdivision streets with Sunningdale Road West and Wonderland Road North, as well as 
opportunities for principal entrances oriented towards the public streets. Including some 
townhouse units oriented towards the multi-use pathway and naturalized corridor has also 
been considered. 

The draft plan of subdivision includes 156 single detached lots, seven (7) multi-family 
blocks, four parkland blocks, one open space block and a school block. The subdivision 
has been laid out in a modified grid pattern framed by existing Wonderland Road North and 
Sunningdale Road West, and the realigned Axford Drain corridor. A series of multi-family 
development blocks are established along Wonderland Road North and Sunningdale Road 
West. Single detached residential lots are located internal to the site, along the proposed 
Neighbourhood Connectors and Neighbourhood Streets. 
  
The draft plan includes a network of streets connected with multi-use pathways. This 
network consists of five new Neighbourhood Connectors (Streets ‘A’, ‘B’, ‘C’, ‘D’ and Street 
‘L’) with a 23m right-of-way and six Neighbourhood Streets (Streets ‘E’, ‘F’, ‘G’, ‘H’, ‘I’ and 
‘K’) with a 20.0m right-of-way. The plan includes four new public road accesses to the site, 
two accesses from Wonderland Road North and two accesses from Sunningdale Road 
West. Neighbourhood Connectors and Neighbourhood Streets will include 1.5 metre 
sidewalks on both sides. 
  
Three new pedestrian connections to the site are also planned through a multi-use pathway 
network. The pathway connects from the proposed park block west to Wonderland Road 
North and south to Sunningdale Road West. A connection to the City’s planned pathway 
network along the northern municipal boundary has also been accommodated for. The 
subdivision plan exhibits not only neighbourhood connectivity but also elements of a 
complete community, including residential and small-scale commercial uses, highly 
accessible neighourhood park and multi-use pathway network, naturalized channel feature, 
and neighbourhood facilities including a future elementary or secondary school. 

4.4  Technical Revisions to the Draft Plan 
The draft plan of subdivision provided in this report is undergoing further refinements and 
technical revisions which City staff are working through with the applicant. A number of red-
line revisions are being recommended, a few of which include a realignment of Street ‘L’ to 
have minimum centreline radii that meets City design standards; removing cul-de-sacs and 
providing easements for temporary turning circles noting that there are several dead-ending 
streets which are intended to extend into a future subdivision phase; adjusting the eastern 
limits of Block 163 in accordance with the revised EIS recommendations; providing 6m x 
6m daylighting triangles at the intersections of all streets; and adding 0.3 metre reserves to 
various block within the plan. It is expected that a final “clean” version of the draft plan will 
be brought forward for draft approval by the City of London Approval Authority. 



Conclusion 

The proposed Zoning By-Law and Official Plan Amendments are consistent with the 
Provincial Policy Statement, 2020 which promotes densities for new housing which 
efficiently use land, resources, and infrastructure. The recommended amendments are also 
consistent with the general intent and purpose of The London Plan. Staff recommend 
approval of the amendments to facilitate the proposed residential development. 

Prepared by:   Larry Mottram, MCIP, RPP 
    Senior Planner, Subdivision Planning 

Reviewed by:   Bruce Page 
    Manager, Subdivision Planning 

Recommended by:   Heather McNeely, MCIP, RPP 
    Director, Planning and Development 

Submitted by:    Scott Mathers, MPA, P.Eng. 
Deputy City Manager, Planning and Economic Development 

cc: Peter Kavcic, Manager, Subdivisions and Development Inspections 
Michael Harrison, Manager, Subdivision Engineering 
Britt O’Hagan, Manager, Current Development 
Mike Corby, Manager, Site Plans 
Brent Lambert, Manager, Development Engineering 

SM/HM/BP/lm 

  



Appendix A – Official Plan Amendment 

Bill No. (Number to be inserted by Clerk's 
Office) 
2024 

By-law No. C.P.-XXXX-  

A by-law to amend the Official Plan, The 
London Plan, for the City of London, 2016 
relating to 465 Sunningdale Road West. 

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

1. Amendment No. (to be inserted by Clerk's Office) to the Official Plan, The London 
Plan, for the City of London Planning Area – 2016, as contained in the text attached 
hereto and forming part of this by-law, is adopted. 

2. This Amendment shall come into effect in accordance with subsection 17(27) of the 
Planning Act, R.S.O. 1990, c.P.13. 

PASSED in Open Council on September 24, 2024 subject to the provisions of PART VI.1 of 
the Municipal Act, 2001. 

       Josh Morgan 
       Mayor 

       Michael Schulthess 
       City Clerk   

First Reading – September 24, 2024 
Second Reading – September 24, 2024 
Third Reading – September 24, 2024 



AMENDMENT NO. 
to the 

OFFICIAL PLAN, THE LONDON PLAN, FOR THE CITY OF LONDON 

A. PURPOSE OF THIS AMENDMENT 

The purpose of this Amendment is to facilitate a proposed residential subdivision 
development by amending Map 1 – Place Types by applying the corresponding 
Neighbourhoods and Green Space Place Types; amending Map 3 – Street 
Classifications and adding Neighbourhood Connector streets; and adding a Specific 
Policy to the Neighbourhoods Place Type, together with a corresponding 
amendment to Map 7 – Specific Policy Areas, to permit low-rise apartment buildings 
(4 storeys maximum) with frontage on a Neighbourhood Connector Street. 

B. LOCATION OF THIS AMENDMENT 

This Amendment applies to lands located at 465 Sunningdale Road West, north side, 
east of Wonderland Road North, in the City of London as shown on “Schedule 1” 
attached hereto. 

C. BASIS OF THE AMENDMENT 

The subject of this amendment is a 51 hectare site consisting of an existing golf 
course property located at 465 Sunningdale Road West. The site is bounded by 
Sunningdale Road West on the south, Wonderland Road North on the west, the City 
of London boundary with the Municipality of Middlesex Centre on the north, and the 
remaining golf course lands and facilities owned by Sunningdale Golf and Country 
Club Ltd. on the east. The site is also bounded by the City’s Urban Growth Boundary 
formed by Wonderland Road North and the east-west municipal boundary and 
current City Limits. An existing Sun-Canadian oil pipeline easement also runs along 
the municipal boundary just inside the northerly limits of the site. An application for 
approval of a draft plan of subdivision has been submitted for development of a 
proposed low to medium density residential subdivision (File No. 39T-23503). 

A narrow strip fronting along the east side of Wonderland Road is currently within 
the “Neighbourhoods” Place Type in The London Plan. However, most of the subject 
lands are currently within the “Green Space” Place Type. The proposed residential 
subdivision requires an amendment to Map 1 – Place Types to change the 
developable portions of the existing golf course from Green Space, which presently 
recognizes and permits the golf course as private open space lands, to a 
Neighbourhoods Place Type. The Green Space Place Type would be applied to 
recognize open space uses, including a proposed re-aligned and reconstructed 
Axford Drain corridor and associated dry ponds, a neighbourhood park, and multi-
use pathways that are planned as part of the subdivision development. 

Map 3 – Street Classifications would be amended by adding “Neighbourhood 
Connector” classifications that generally corresponds with the Neighbourhood 
Connector roads in the proposed subdivision draft plan. Finally, a site-specific policy 
amendment to the Neighbourhoods Place Type policies and an amendment to Map 
7 – Specific Policy Area is recommended for one of the development blocks (Block 
159) with the subdivision plan to permit low-rise apartment buildings (4 storeys 
maximum) with frontage on a Neighbourhood Connector. The special policy is 
considered appropriate and would permit uses compatible with the adjacent blocks 
immediately to the west and south.    

D. THE AMENDMENT 

The Official Plan, the London Plan, for the City of London is hereby amended as 
follows: 

1. Map 1 - Place Types, to the Official Plan, The London Plan, for the City of 
London Planning Area is amended by redesignating a portion of the subject 
lands from a Neighbourhoods Place Type to a Green Space Place Type, and 



from a Green Space Place Type to a Neighbourhoods Place Type, as 
indicated on “Schedule 2” attached hereto. 

2. Map 3 – Streets Classification, to the Official Plan, The London Plan, for the 
City of London Planning Area is amended by adding Neighbourhood 
Connectors, as indicated on “Schedule 3” attached hereto. 

3. Specific Policies for the Neighbourhoods Place Type of the Official Plan, The 
London Plan, for the City of London is amended by adding the following: 

(__) 465 Sunningdale Road West   

For the lands in the Neighbourhoods Place Type located at 465 
Sunningdale Road West, as shown on Map 7 – Specific Policy Areas, 
low-rise apartment buildings (4 storeys maximum) with frontage on a 
Neighbourhood Connector may be permitted. 

4. Map 7 - Specific Policy Areas, to the Official Plan, The London Plan, for the 
City of London Planning Area is amended by adding a Specific Policy Area for 
the lands located at 465 Sunningdale Road West in the City of London, as 
indicated on “Schedule 4” attached hereto. 

  



“Schedule 1” 

  



“Schedule 2” 

  



“Schedule 3” 

  



“Schedule 4” 

  



Appendix B 

Bill No. (number to be inserted by 
Clerk's Office) 
2024 

By-law No. Z.-1-24    

A by-law to amend By-law No. Z.-1 to 
rezone an area of land located at 465 
Sunningdale Road West. 

  WHEREAS Corlon Properties Inc. has applied to rezone an area of land 
located at 465 Sunningdale Road West, as shown on the map attached to this by-law, as set 
out below; 

  AND WHEREAS upon approval of Official Plan Amendment Number (number 
to be inserted by Clerk’s Office) this rezoning conforms to the Official Plan; 

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

1) Schedule “A” to By-law No. Z.-1 is amended by changing the zoning applicable to lands 
located at 465 Sunningdale Road West, as shown on the attached map comprising part 
of Key Map No. A102, from an Open Space OS1 Zone, an Environmental Review ER 
Zone, and an Open Space OS5 Zone to a Residential R1 Special Provision (R1-9(*)) 
Zone; a Residential R1 Special Provision (R1-9(**)) Zone; a Residential R1 Special 
Provision/Neighbourhood Facility/Community Facility (R1-9(*)/NF/CF1)) Zone; a 
Residential R5 Special Provision (R5-3( )) Zone; a Residential R5 Special 
Provision/Residential R9 Special Provision (R5-4(*)/R9-4(*)) Zone; a Residential R5 
Special Provision/Residential R9 Special Provision (R5-4(**)/R9-4(***)) Zone; a 
Residential R5 Special Provision/Residential R9 Special Provision (R5-6(*)/R9-4(**)) 
Zone; a Residential R5 Special Provision (R5-6(**)) Zone; a Residential R5 Special 
Provision (R5-6(***)) Zone; a Residential R9 Special Provision (R9-7( )) Zone; an Open 
Space OS1 Zone; and an Open Space OS5 Zone. 

2) Section Number 5.4 of the Residential R1 Zone is amended by adding the following 
Special Provision: 

R1-9(*) 

a) Regulations: 

i) Interior Side Yard Depth 1.2 metres, except where no 
(Minimum)    private garage is attached to the 

dwelling, one side yard shall be 3.0 
metres. 

3) Section Number 5.4 of the Residential R1 Zone is amended by adding the following 
Special Provision: 

R1-9(**) 

a) Regulations: 

i) Interior Side Yard Depth 1.2 metres, except where no 
(Minimum)    private garage is attached to the 

dwelling, one side yard shall be 3.0 
metres. 

ii) The required exterior side yard for corner lots shall be subject to the 
regulations of an interior side yard. 



4) Section Number 9.4 of the Residential R5 Zone is amended by adding the following 
Special Provision: 

R5-3( ) 

a) Regulations: 

i) West Yard Depth   3.0 metres 
(Minimum) 

ii) North Yard Depth   3.0 metres 
(Minimum) 

iii) South Yard Depth   1.5 metres 
(Minimum) 

iv) East Yard Depth    1.0 metre for every 1.0 metre 
(Minimum) of main building height, or fraction 

thereof; 

v) Height     1 storey (Minimum) 
3 storeys (Maximum) 

vi) Front face and primary entrance of all dwelling units located 
adjacent to a public street shall be oriented to the public street. 

vii) Townhouse blocks shall be a maximum of eight (8) units in length. 

5) Section Number 9.4 of the Residential R5 Zone is amended by adding the following 
Special Provision: 

R5-4(*) 

a) Regulations: 

i) West Yard Depth   3.0 metres (Minimum) 
8.0 metres (Maximum) 

ii) North Yard Depth   3.0 metres 
(Minimum) 

iii) South Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

iv) East Yard Depth    1.0 metre for every 1.0 metre 
(Minimum) of main building height, or fraction 

thereof; 

v) Landscaped Open   30% 
Space (Minimum) 

vi) Lot Coverage    30%
(Maximum) 

vii) Height     2 storeys (Minimum) 
4 storeys (Maximum) 

viii) No parking or drive aisles shall be located between a building and 
the adjacent street line. 



ix) Where more than one building is to be developed, the maximum 
yard depths shall only apply to the building nearest to the lot line 
shared with the street. 

6) Section Number 9.4 of the Residential R5 Zone is amended by adding the following 
Special Provision: 

R5-4(**) 

a) Regulations: 

i) South Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

ii) East Yard   Depth    3.0 metres 
(Minimum) 

iii) West Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

iv) North Yard Depth   1.0 metre for every 1.0 metre 
(Minimum) of main building height, or fraction 

thereof; 

v) Landscaped Open   30% 
Space (Minimum) 

vi) Lot Coverage    30% 
(Maximum) 

vii) Height     2 storeys (Minimum) 
4 storeys (Maximum) 

viii) No parking or drive aisles shall be located between a building and 
the adjacent street line. 

ix) Where more than one building is to be developed, the maximum 
yard depths shall only apply to the building nearest to the lot line 
shared with the street. 

7) Section Number 9.4 of the Residential R5 Zone is amended by adding the following 
Special Provision: 

R5-6(*) 

a) Regulations: 

i) Southwest Yard Depth   3.0 metres 
(Minimum) 

ii) Southeast Yard Depth   6.0 metres 
(Minimum) 

iii) West Yard Depth   6.0 metres 
(Minimum) 

iv) North Yard Depth   1.2 metres 
Depth (Minimum) 

v) Landscaped Open   30% 
Space (Minimum) 



vi) Lot Coverage    30% 
(Maximum) 

vii) Height     1 storey (Minimum) 
4 storeys (Maximum) 

viii) Front face and primary entrance of all dwelling units located 
adjacent to a public street shall be oriented to the public street. 

ix) Townhouse blocks shall be a maximum of eight (8) units in length. 

8) Section Number 9.4 of the Residential R5 Zone is amended by adding the following 
Special Provision: 

R5-6(**) 

a) Regulations: 

i) North Yard Depth   6.0 metres 
(Minimum) 

ii) West Yard Depth   1.5 metres 
(Minimum) 

iii) South Yard Depth   3.0 metres 
(Minimum) 

iv) East Yard Depth    3.0 metres 
(Minimum) 

v) Height     1 storey (Minimum) 
4 storeys (Maximum) 

vi) Front face and primary entrance of all dwelling units located 
adjacent to a public street shall be oriented to the public street. 

vii) Townhouse blocks shall be a maximum of eight (8) units in length. 

9) Section Number 9.4 of the Residential R5 Zone is amended by adding the following 
Special Provision: 

R5-6(***) 

a) Regulations: 

i) North Yard Depth   6.0 metres 
(Minimum) 

ii) West Yard Depth   3.0 metres 
(Minimum) 

iii) South Yard Depth   3.0 metres 
(Minimum) 

iv) East Yard Depth    3.0 metres 
(Minimum) 

v) Height     1 storey (Minimum) 
4 storeys (Maximum) 

vi) Front face and primary entrance of all dwelling units located 
adjacent to a public street shall be oriented to the public street. 



vii) Townhouse blocks shall be a maximum of eight (8) units in length. 

10) Section Number 13.4 of the Residential R9 Zone is amended by adding the following 
Special Provision: 

R9-4(*) 

a) Regulations: 

i) West Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

ii) North Yard Depth   3.0 metres 
(Minimum) 

iii) South Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

iv) East Yard Depth    1.0 metre for every 1.0 metre 
(Minimum) of main building height, or fraction 

thereof; 

v) Height     2 storeys (Minimum) 
4 storeys (Maximum) 

vi) Density     120 units per hectare 
(Maximum) 

vii) No parking or drive aisles shall be located between a building and 
the adjacent street line. 

viii) Where more than one building is to be developed, the maximum 
yard depths shall only apply to the building nearest to the lot line 
shared with the street. 

11) Section Number 13.4 of the Residential R9 Zone is amended by adding the following 
Special Provision: 

R9-4(**) 

a) Regulations: 

i) Southwest Yard Depth   3.0 metres 
(Minimum) 

ii) Southeast Yard Depth   6.0 metres 
(Minimum) 

iii) West Yard Depth   6.0 metres 
(Minimum) 

iv) North Yard Depth   1.2 metres 
(Minimum) 

v) Height     1 storey (Minimum) 
4 storeys (Maximum) 

vi) Front face and primary entrance of all dwelling units located 
adjacent to a public street shall be oriented to the public street. 



vii) Townhouse blocks shall be a maximum of eight (8) units in length. 

12) Section Number 13.4 of the Residential R9 Zone is amended by adding the following 
Special Provision: 

R9-4(***) 

a) Regulations: 

i) South Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

ii) East Yard   Depth    3.0 metres 
(Minimum) 

iii) West Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

iv) North Yard Depth   1.0 metre for every 1.0 metre 
(Minimum) of main building height, or fraction 

thereof; 

v) Height     2 storeys (Minimum) 
4 storeys (Maximum) 

vi) Density     120 units per hectare 
(Maximum) 

vii) No parking or drive aisles shall be located between a building and 
the adjacent street line. 

viii) Where more than one building is to be developed, the maximum 
yard depths shall only apply to the building nearest to the lot line 
shared with the street. 

13) Section Number 13.4 of the Residential R9 Zone is amended by adding the following 
Special Provision: 

R9-7( ) 

a) Additional Permitted Uses: 

i) Permitted uses of the NSA1, NSA2 and NSA5 Zone may be 
permitted within the ground floor of a mixed-use building. 
      

b) Regulations: 

i) North Yard Depth   1.0 metre (Minimum) 
     8.0 metres (Maximum) 

ii) West Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

iii) South Yard Depth   3.0 metres (Minimum) 
     8.0 metres (Maximum) 

iv) East Yard Depth    3.0 metres (Minimum) 
     8.0 metres (Maximum) 

v) Height     1 storey (Minimum) 
6 storeys (Maximum) 



vi) A maximum of 2000 square metres commercial gross floor area 
may be permitted within the zone boundaries. 

vii) Commercial gross floor area shall be confined to portions of the site 
within a 100 metre radius of the intersection of Wonderland Road 
North and Sunningdale Road West 

viii) No parking or drive aisles shall be located between a building and 
the adjacent street line. 

ix) Where more than one building is to be developed, the maximum 
yard depths shall only apply to the building nearest to the lot line 
shared with the street. 

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 
Section 34 of the Planning Act, R.S.O. 1990, c. P13, either upon the date of the passage of 
this by-law or as otherwise provided by the said section. 

PASSED in Open Council on September 24, 2024, subject to the provisions of PART VI.1 
of the Municipal Act, 2001. 

Josh Morgan 
Mayor 

Michael Schulthess 
City Clerk 

First Reading – September 24, 2024 
Second Reading – September 24, 2024 
Third Reading – September 24, 2024 





Appendix C – Public Engagement 

Community Engagement 

Public liaison: On June 28, 2023, a Notice of Application was sent to 81 property owners 
in the surrounding area. A Notice was also published in the Public Notices and Bidding 
Opportunities section of The Londoner on June 29, 2023. “Planning Application” signs were 
also posted on-site. 

Responses: Two (2) telephone inquiries and seven (7) written responses were received 
(see below). In addition, there were two (2) email requests for further information. 

Nature of Liaison: The purpose and effect of this application is to consider a proposed 
draft plan of subdivision, Official Plan and zoning amendments to allow a residential 
subdivision consisting of single detached dwellings, multiple-attached dwellings including 
townhouses, low-rise apartment and mixed-use buildings, neighbourhood facilities, parks, 
open spaces, multi-use pathways, stormwater management facilities, and a 
reconstructed/realigned drain corridor; served by eight (8) public streets. 

Draft Plan of Subdivision – Consideration of a Draft Plan of Subdivision consisting of 156 
single detached residential lots, one (1) future residential/public road access block, one (1) 
school block, six (6) multi-family residential blocks, one (1) multi-family residential/mixed 
use block, four (4) blocks for neighbourhood park and multi-use pathways, one (1) open 
space block for the reconstructed/realigned Axford Drain corridor and two (2) associated 
dry pond SWM facilities, all served by eight (8) public roads. 

Official Plan Amendment – Consideration of possible amendments to The London Plan to 
change the designation on a portion of the property from the “Green Space” Place Type to 
the “Neighbourhoods” Place Type to permit a range of uses including single detached, 
semi-detached, and duplex dwellings, triplexes, fourplexes, townhouses, stacked 
townhouses, low-rise apartments, mixed-use buildings, community facilities, and stand-
alone retail, service and office uses. The Neighbourhoods Place Type would be applied to 
all residential lots and blocks, the school block, and all public road rights-of-way. The Green 
Space Place Type would be applied to all parkland and open space blocks as shown on the 
proposed draft plan of subdivision. A specific policy for the Neighbourhood Place Type is 
also requested to permit low-rise apartment buildings (4 storeys max.) on Block 159 which 
fronts on a “Neighbourhood Connector” street. 

Zoning By-law Amendment - Consideration of an amendment to the zoning by-law to 
change the zoning from an Open Space OS1 Zone, an Environmental Review ER Zone, 
and an Open Space OS5 Zone to the following zones: Lots 1 to 156 inclusive and Block 
164 – a Residential R1 Special Provision (R1-9( )) Zone to permit single detached 
dwellings on lots with a minimum lot area of 690 square metres and minimum lot frontage 
of 18 metres, together with a special provision for an interior side yard for main dwelling of 
1.2 metres, except where no private garage is attached to the dwelling, one yard shall be 
3.0 metres; Block 157 - a Residential R5 Special Provision (R5-3( )) Zone to permit 
townhouses and stacked townhouses up to a maximum density of 35 units per hectare, 
together with a special provision for minimum front, exterior side, interior side and rear yard 
depths of 3.0 metres (north), 3.0 metres (west), 1.5 metres (south), and 1.0 metre for every 
1.0 metres of main building height (east), maximum height of 1 to 3 storeys, front face and 
primary entrance of all dwellings adjacent a public street shall be oriented to the public 
street, and townhouse blocks shall be a maximum of 8 units in length; Block 158 - a 
Residential R5 Special Provision (R5-4( )) Zone to permit townhouses and stacked 
townhouses up to a maximum density of 40 units per hectare, together with a special 
provision for minimum front, exterior side, interior side and rear yard depths of 3.0 metre 
(north), 3.0 metres (maximum 8.0 metres) (west), 3.0 metres (maximum 8.0 metres) 
(south), and 1.0 metre for every 1.0 metres of main building height (east), minimum 
landscaped open space of 30%, maximum lot coverage of 30%, maximum height of 2 to 4 
storeys, no parking or drive aisles shall be located between a building and the adjacent 
street line, and where more than one building is developed, the maximum yard depths shall 
only apply to the building nearest the lot line shared with the street; and, a Residential R9 
Special Provision (R9-4( )) Zone to permit such uses as apartment buildings and senior 



citizens apartment buildings, together with a special provision for minimum front, exterior 
side, interior side and rear yard depths of 3.0 metres (north), 3.0 metres (maximum 8.0 
metres) (west), 3.0 metres (maximum 8.0 metres) (south), and 1.0 metre for every 1.0 
metres of main building height (east), maximum height of 2 to 4 storeys, maximum density 
of 120 units per hectare, no parking or drive aisles shall be located between a building and 
the adjacent street line, and where more than one building is developed, the maximum yard 
depths shall only apply to the building nearest the lot line shared with the street; Block 159 
– a Residential R5 Special Provision (R5-6( )) Zone to permit townhouses and stacked 
townhouses up to a maximum density of 50 units per hectare, together with a special 
provision for minimum front, exterior side, interior side and rear yard depths of 1.2 metres 
(north), 6.0 metres (west), 3.0 metres (southwest), and 6.0 metres (southeast), minimum 
landscaped open space of 30%, maximum lot coverage of 30%, maximum height of 1 to 4 
storeys, front face and primary entrance of all dwellings adjacent a public street shall be 
oriented to the public street, and townhouse blocks shall be a maximum of 8 units in length; 
and, a Residential R9 Special Provision (R9-4( )) Zone to permit such uses as apartment 
buildings and senior citizens apartment buildings up to a maximum density of 115 units per 
hectare, together with a special provision for minimum front, exterior side, interior side and 
rear yard depths of 1.2 metres (north), 6.0 metres (west), 3.0 metres (southwest), and 6.0 
metres (southeast), maximum height of 1 to 4 storeys, front face and primary entrance of all 
dwellings adjacent a public street shall be oriented to the public street, and townhouse 
blocks shall be a maximum of 8 units in length; Block 160 - a Residential R5 Special 
Provision (R5-4( )) Zone to permit townhouses and stacked townhouses up to a maximum 
density of 40 units per hectare, together with a special provision for minimum front, exterior 
side, interior side and rear yard depths of 1.0 metre for every 1.0 metres of main building 
height (north), 3.0 metres (maximum 8.0 metres) (west), 3.0 metres (maximum 8.0 metres) 
(south), and 3.0 metres (east), minimum landscaped open space of 30%, maximum lot 
coverage of 30%, maximum height of 2 to 4 storeys, no parking or drive aisles shall be 
located between a building and the adjacent street line, and where more than one building 
is developed, the maximum yard depths shall only apply to the building nearest the lot line 
shared with the street; and, a Residential R9 Special Provision (R9-4( )) Zone to permit 
such uses as apartment buildings and senior citizens apartment buildings, together with a 
special provision for minimum front, exterior side, interior side and rear yard depths of 1.0 
metre for every 1.0 metres of main building height (north), 3.0 metres (maximum 8.0 
metres) (west), 3.0 metres (maximum 8.0 metres) (south), and 3.0 metres (east), maximum 
height of 2 to 4 storeys, maximum density of 120 units per hectare, no parking or drive 
aisles shall be located between a building and the adjacent street line, and where more 
than one building is developed, the maximum yard depths shall only apply to the building 
nearest the lot line shared with the street; Block 161 - a Residential R9 Special Provision 
(R9-7( )) Zone to permit such uses as apartment buildings and senior citizens apartment 
buildings up to a maximum density of 150 units per hectare, together with a special 
provision to permit a range of Neighbourhood Shopping Area Commercial uses from the 
NSA1, NSA2 & NSA5 Zones within the ground floor of a mixed-use building, minimum 
front, exterior side, interior side and rear yard depths of 1.0 metre (maximum 8.0 metres) 
(north), 3.0 metres (maximum 8.0 metres) (west), 3.0 metres (maximum 8.0 metres) 
(south), and 3.0 metres (maximum 8.0 metres) (east), maximum height of 1 to 6 storeys, a 
maximum of 2000 square metres commercial gross floor area shall be permitted within the 
zone boundaries, commercial gross floor area shall be confined to portions of the site within 
100 metre radius of intersection of Wonderland Road North and Sunningdale Road West, 
no parking or drive aisles shall be located between a building and the adjacent street line, 
and where more than one building is developed, the maximum yard depths shall only apply 
to the building nearest the lot line shared with the street; Blocks 162 & 163 - a Residential 
R5 Special Provision (R5-6( )) Zone to permit townhouses and stacked townhouses up to a 
maximum density of 50 units per hectare, together with a special provision for minimum 
front, exterior side, interior side and rear yard depths of 6.0 metres (north), 1.5 metres and 
3.0 metres (west) for Blocks 162 and 163 respectively, 3.0 metres (south), and 3.0 metres 
(east), maximum height of 1 to 4 storeys, front face and primary entrance of all dwellings 
adjacent a public street shall be oriented to the public street, and townhouse blocks shall 
be a maximum of 8 units in length; Block 165 – a Residential R1 Special Provision (R1-9( 
)) Zone to permit single detached dwellings on lots with a minimum lot area of 690 square 
metres and minimum lot frontage of 18 metres, together with a special provision for an 
interior side yard for main dwelling of 1.2 metres, except where no private garage is 



attached to the dwelling, one yard shall be 3.0 metres; and, a Neighbourhood Facility 
NF/Community Facility CF1 Zone to permit such uses as elementary schools, secondary 
schools, private schools, places of worship, and day care centres; Blocks 167, 168, 169 & 
170 – Open Space OS1 to permit such uses as conservation lands, conservation works, 
golf courses, public and private parks, and recreational buildings associated with 
conservation lands and public parks; Block 166 – Open Space OS5 to permit conservation 
lands, conservation works, passive recreation uses which include hiking trails and multi-use 
pathways, and managed woodlots..   

Responses to the Notice of Application and Publication in “The Londoner” 

Dear Corrine Rahman and Larry Mottram, 

I, Lauren Fazio and Jose Campos Reales, live at 418 Warner Terrace, London, Ontario, 
N6G 0E6.   

Thank you for your time to discuss my deep concerns and objection for the planning 
application of Zoning By-Law Amendment 465 Sunningdale Road West. This notice was 
shocking for our Neiborhood for many reasons, and I would like to focus on 2 main reasons 
in this letter. 

1- Most of us received a confirmation from the developer and the builders of our subdivision 
which build recently that golf course on the north of Sunningdale will be staying. 
We understand that the city of London trying to facilitate developing new houses, however, 
protection of the house buyers from such behavior should be considered. I was shocked 
when I came to know from the councilor when I spoke to her that the city of London was 
aware about this initiative long time ago while the developing company was giving 
completely different information to the buyers. 

2- Instead of facing a golf course, I will be facing mid- or high-rise building. You can 
imagine the degree of disappointment and the financial loss.   This to add to the 
overcrowded Sunningdale road with multiple high-rise buildings with a very short distance 
between them. It is going to be a challenge even if this road become wider in the future. 

Please note that all the lots in the next phase of Sunningdale are not closed yet, so nobody 
will receive your notice to respond to it. Even our subdivision is not fully occupied yet. This 
may affect the number of the objection letters you receive, 

At the end, I hope that. City of London will take in consideration the concerns I referred to in 
this email. I also hope we do not get pushed toward the road of legal actions to challenge 
this application, the thing that add more stress on the Neiborhood.   

Please let me know should you have any question.   

Dear Corrine Rahman and Larry Mottram, 

I, Qutaiba Tawfic, live at 410 Warner Terrace, London, Ontario, N6G 0E6.   

Thank you for your time to discuss my deep concerns and objection for the planning 
application of Zoning By-Law Amendment 465 Sunningdale Road West. This notice was 
shocking for our Neiborhood for many reasons, and I would like to focus on 2 main reasons 
in this letter. 

1- Most of us received a confirmation from the developer and the builders of our subdivision 
which build recently that golf course on the north of Sunningdale will be staying. Personally, 
my lawyer got such confirmation in this regard from the developing company and the golf 
course management. The developing company denied any plan for medium or high rise 
building in the area in the future specifically they were in the process of developing the 
other part of the golf course east to our subdivision. Simply we paid high price for property 
close to Sunningdale golf club. The developing company waited till they sold all the south of 
the golf course before they came up with the new plan.    Please find attached recent listing 



by the builders for 2 houses on the market now. The same happened when we bought our 
houses and the developer confirmed what the builders claimed.   I trust that this may be 
considered as a Freud. 

We understand that the city of London trying to facilitate developing new houses, however, 
protection of the house buyers from such behavior should be considered. I was shocked 
when I came to know from the councilor when I spoke to her that the city of London was 
aware about this initiative long time ago while the developing company was giving 
completely different information to the buyers. 

2- Instead of facing a golf course, I will be facing mid- or high-rise building, especially my 
house is facing the block 161. You can Imagin the degree of disappointment and the 
financial loss.   This to add to the overcrowded Sunningdale road with multiple high-rise 
buildings with a very short distance between them. It is going to be a challenge even if this 
road become wider in the future. 

Please note that all the lots in Sunnungdale court are not closed yet, so nobody will receive 
your notice to respond to it. Even our subdivision is not fully occupied yet. This may affect 
the number of the objection letters you receive, 

At the end, I hope that. City of London will take in consideration the concerns I referred to in 
this email. I also hope we do not get pushed toward the road of legal actions to challenge 
this application, the thing that add more stress on the Neiborhood.   
Please let me know should you have any question.   

Best,     
Dr. Qutaiba Tawfic 

Dear Larry. 

Thank you for the opportunity to provide input on this proposed development. I live at 2081 
Wallingford Avenue, Unit #17.    

I understand development is necessary, now more than ever, but I do have concerns with 
this region of London currently that will be complicated by new construction from my 
perspective. Here are my concerns with the region as it stands today: 

• My backyard backs onto Wonderland Road.   The traffic noise and vehicular 
behaviours around the traffic circle have had an impact on my enjoyment of my 
backyard.   I’ve raised concerns previously about the speed accelerations of those 
aggressive drivers coming off the traffic circle, like an elastic band that catapults 
their vehicles easily touching 80+km/hr.    That creates noise.   I know the concept of 
traffic circles reduces accidents and speeds up traffic but it’s speeding up traffic in 
ways the concept didn’t design for.   We have seen such a huge decline in police 
traffic controls that is only inviting more of the same behaviour. 

• Currently, there are two major construction sites, both on the west side of 
Wonderland between Fanshawe and Sunningdale, both are creating a substantial 
amount of new traffic with construction vehicles and illustrating just how impactful 
construction can be on a neighbourhood. 
• The construction vehicles bring dirt and more noise. 

o The dirt is circulating in the air and coming through my open windows (I’m 
trying to reduce my air conditioner use for the benefit of the environment), 
my back patio and windows.   

o I’ve seen the ‘attempt(s)’ to clean the roads leaving the construction area 
and the most recent attempt simply pushed rocks and dirt into the bike 
lanes making their use practically impossible. 

o Corlon Properties, the same developer proposing the new development, 
developed the other site here just off Wallingford and they were not 
responsive in their dirt mitigation attempts.   I needed to call several times 
(city and the developer) to have them clean our roadway as the rocks 
were accumulating and traffic speeding by were throwing those rocks up 



onto the boulevard and on the sidewalks where I walk, 2 times those rocks 
hit me in the legs. Their responsibilities here shouldn’t need neighbours 
remind them but should be done a regular cadence.   If they do develop 
this new area, they need to be more regimented in this regard. 

o The noise of the construction vehicles coming and going is extraordinary. 
I’ve stopped counting at 50 dump trucks that have gone north and south 
before 1 p.m. today.   Those trucks are easily accelerating beyond the 
speed limits both ways and especially when they are leaving the traffic 
circle heading south.   Regular acceleration is noisy, excessive 
acceleration is making the enjoyment of my space impossible. 

• Drivers heading north on Wonderland, in a desire to avoid the traffic circle, are 
cutting through our Wallingford neighbourhood to cut over to Sunningdale 
heading east.   These drivers are hitting 60, 70, 80+ KM through the 
neighbourhood to beat the traffic.   Traffic calming measures are needed to 
mitigate this behaviour on our street today but I’m predicting this behaviour will 
be exacerbated by the proposed construction. 

If this development goes forward, I’m concerned about all the experiences above plus: 

• access to retail resources will continue to push traffic into already congested areas 
south of Sunningdale. There needs to be alternative retail options developed north 
of Sunningdale ahead of any new residential development. 

• Safe access to the new greenspace by residents south of Sunningdale and vice-
versa. While there are sidewalks around the traffic circle, crossing the circle as a 
pedestrian, child or adult, including those with walking devices or wheelchairs, needs 
to be solved for. 

• Sunningdale road needs pedestrian sidewalks and ‘safe’ bike access as I see many 
folks navigating those areas which just are not safe currently. 

• The traffic circle is too small. It should be expanded like the circle on Sunningdale 
and Hyde Park.   It provides broader space for vehicles. 

I would be interested in attending a public meeting should your team decide is warranted. 

One last question. Do I have access to see what other submissions community members 
have made? If yes, how do I access those submissions? 

Regards, 
Dianne Ebear   

Dear Larry Mottram and Corrine Rahman, 

I am emailing you in regards to the Notice of Planning Application for 465 Sunningdale 
Road West, file: 39T-23503 / OZ-9623. 

We are the owners of the 97-acre farm on the north west corner of Wonderland Road and 
Medway Road. 

Should our concerns with regards to the Taylor Drain be addressed, we would have no 
objections to this planning application. The Taylor Drain is important to the drainage of the 
farmland. Improvements had been made to this drain to ensure proper drainage, and it 
functions very well at the present time.   

The Taylor Drain will be affected by the proposed development.   As long as the Taylor 
Drain is not blocked, closed, disturbed, and is properly maintained, and continues to 
function properly, we have no objections to this planning application. Our only objection to 
the application would be if the construction development at 465 Sunningdale Road West, 
impedes the present function of the Taylor Drain, in any way. 

Thank you, for bringing our concerns with regards to the Taylor Drain, to the attention of 
the applicant, Corlon Properties, and the appropriate engineers and planners. 



Sincerely, 
Janice and W. Tom Jones   

Attention:   Planning and Development at the City of London 

This email is in regards to the Notice of Planning Application for 465 Sunningdale Road 
West, file: 39T-23503 / OZ-9623. 

I am the owner of the 2 acre property on the north side of Medway Road, just west of 
Wonderland Road. 

Should my concerns with regards to the Taylor Drain be addressed, I would have no 
objections to this planning application.   

The Taylor Drain is important to the drainage of my home and property. Improvements had 
been made to this drain to ensure proper drainage, and it functions very well at the present 
time.   

The Taylor Drain will be affected by the proposed development.   As long as the Taylor 
Drain is not blocked, closed, disturbed, and is properly maintained, and continues to 
function properly, I would have no objections to this planning application. My only objection 
to the application will be if the construction development at 465 Sunningdale Road West, 
impedes the present function of the Taylor Drain, in any way. 

Thank you, for bringing my concerns with regards to the Taylor Drain, to the attention of 
the applicant, Corlon Properties, and the appropriate engineers and planners. 
Sincerely, 

Keith Heard 
13772 Medway Rd 
Arva, ON 

Hello, 

I noticed this planning application posted on the north side of Sunningdale Rd. this week 
and after reviewing the details online I have a few comments to share. Thank you for this 
opportunity. 

My comments are related to moving away from the kinds of subdivision design that have 
dominated the landscape in London and other cities for the past 5 decades, and towards 
communities that are prepared to handle the weather and climate events that we’re already 
experiencing, that are resilient and ultimately more liveable.   

1. I’m glad to see lands set aside for Open Space uses (OS1 and OS5) - I would 
strongly push for those uses to be more about conservation and natural spaces and 
less about golf courses and the landscaped parks (featuring large swaths of 
manicured grass that needs to be maintained) which we know are not climate 
resistant and in fact add to our carbon footprint. This is an opportunity to allow as 
much of the space as possible to return to its natural state. Naturalized and 
conserved spaces are incredibly important as places to connect and learn about the 
ecosystems to which we belong and they have a deeply positive impact on our 
mental and physical health. It is worth the effort to protect these spaces properly 
throughout the construction phase rather than flattening and attempting to re-create 
them. 

2. The same holds for trees. At the start of construction on the subdivision on the south 
side of Sunningdale Rd. directly across the street from this development, all of the 
mature trees lining the road were removed – for no reason that I can see, as they 
would not have interfered with the fence that is currently being built. The value of 
mature trees as carbon sinks and canopies to lower heat has been proven many 
times – developers need to be held accountable to making the least impact on 



existing trees, especially in areas where there are workarounds available. I would 
urge the city to make conservation of the trees and natural spaces that exist in the 
area a compulsory condition of development.   

3. Food security is a growing problem, even here in the heart of the country’s prime 
agricultural land. With housing, roads and commercial development taking up more 
of that land every day, and with extreme weather events and unpredictable weather 
patterns, growing enough food close enough to home for the growing population 
here is a serious consideration. Community gardens and urban farms need to be 
part of every community development that is approved by the city, starting 
immediately.   

4. Our city is far too dependent on personal vehicles for transportation. I didn’t see 
anything in the planning application about how this subdivision, which is currently 
beyond the boundaries of any LTC bus route, will be connected with any other 
community or with the shopping centres on Fanshawe Park Road, Hyde Park or 
Richmond. Along with heavy construction traffic, once the subdivision is finished, 
hundreds of cars would be traversing a section of the Medway Creek, a significant 
conservation area that is already under stress from traffic and ongoing construction 
in the area. It’s beyond time to look at building in features like communal forms of 
transportation and public transportation before approving housing projects.   

I would be happy to expand on any of these comments if that would be helpful. I would also 
appreciate hearing about any public meetings at which this application will be addressed.   

Thank you again for the opportunity to provide input.   

Regards, 
Lella Blumer 

Zack & Shannon Amaral 
405 Warner Terrace 
London, ON   N6G 0E6 

July 4, 2023 

Larry Mottram 
Planning & Development   
300 Dufferin Avenue 
London, ON   N6A 4L9 
Subject: File: 39T-23503/OZ-9623 Corlon Properties 

Dear Larry Mottram, 

I hope this letter finds you well. I am writing to express my deep concern and opposition to 
the proposed subdivision plan that includes high-rise apartments and mixed-use buildings 
within our community. As a resident and stakeholder, I believe it is crucial to voice my 
apprehensions regarding this development. 

Shame on you Corlon Developments and City of London. Before finalizing our sale of 
purchase, I inquired with the developer Dave S. numerous times and we were advised NO 
high-wise apartments.  Interesting enough, we receive a letter now that our subdivision 
complete and the newest subdivision across the golf course is now ALL SOLD. Please tell 
me why I’m paying double the property tax in comparison to many East of Sunningdale, 
how is this justified?  There are more than enough apartments along this Sunningdale 
stretch. 

First and foremost, the size and scale of the apartments included in the proposed 
subdivision plan raise several issues that may have a significant impact on the character 
and quality of our neighborhood. I am worried that this plan may lead to overcrowding and 
congestion, as the density of the apartments could be disproportionate to the existing 
infrastructure and amenities. 



Additionally, I am concerned about the potential strain on our community's resources, such 
as schools – St Catherine of Siena, healthcare facilities, and public transportation, as a 
result of an influx of new residents. The medium to high size apartments might attract a 
different demographic, potentially altering the fabric of our close-knit community and 
affecting the peaceful ambiance that we currently enjoy. My children aren’t bused and have 
to walk to and from school due to the high volume and you imagine what it will be like with 
the proposed plan? 

Furthermore, the aesthetics of Sunningdale has become a Brampton. Where is the Forest 
City? Preserving the unique character of our community is essential, and I worry that the 
subdivision plan may not adequately consider this aspect. 

While I recognize the need for responsible development and affordable housing options, I 
firmly believe that the proposed plan needs to be reconsidered and modified to better align 
with the existing neighborhood's values and requirements. As a concerned citizen, I urge 
the city to consider the opinions and preferences of the community before finalizing any 
decisions regarding this development. 

I respectfully request that a public consultation be organized to allow residents like myself 
to express their concerns and contribute to a more transparent and collaborative decision-
making process. Engaging in meaningful dialogue with the community will not only foster a 
sense of ownership but also lead to more balanced and well-informed decisions regarding 
the future of our neighborhood. 

In conclusion, I implore the city to reconsider the current subdivision plan containing high 
and medium size apartments and to involve the community in a thorough and inclusive 
discussion about the future of our neighborhood. I am confident that together, we can arrive 
at a solution that respects both the needs of the community and the principles of 
responsible urban development. 

Thank you for your attention to this matter. I look forward to hearing from you and 
participating in the public consultation process. 

Sincerely, 

The Amaral’s 
Zack & Shannon 

Significant Agency/Departmental Comments 

City of London Ecologist Planner – May 31, 2024 

Thank you for circulating the final EIS dated for review and comment. Please address the 
following items in the next submission. 

1. SECTION 3.7.2 – Please update the EIS through addendums, as necessary, according 
to direction received from MECP related to Bat Habitat loss and any compensatory 
requirements.   

2. SECTION 7.3.1 – Table 7-1 Include only features that will be impacted by the current 
subdivision development limit as shown on Figure 4-1. Table 7-1 assumes that no further 
development will take place on the subject lands. Unless the developer intends to protect 
the retained features in perpetuity, these features should not be included in the totals in 
Table 7-1 as it is misleading. If the owner intends to protect the features outside the current 
subdivision limits indefinitely, please disregard this comment. 



3. SECTION 12 – Add recommendation to incorporate bird-friendly glass treatments to 
windows and or deck (glass) railings that face naturalized areas or where they are in 
proximity to trees.   

4. SECTION 12 – Maintaining the naturalized buffer areas and any compensation areas is 
the responsibility of the Owner until the features are conveyed or assumed by the City. 
These activities include management for invasive species, maintaining the health and 
success of restoration/compensation plantings, addressing encroachments, garbage 
cleanup and overseeding when necessary. Features to be assumed by the City are to be 
conveyed in a condition that is consistent with the goals of the restoration/compensation 
plans, including succession of the feature relative to the age of the feature. Please update 
the recommendations to reflect these responsibilities.   

Note: 5 years of monitoring with reports is a recommendation in the EIS and is sufficient. 
However, the five years does not need to take place consecutively within a 5 year period. It 
should be noted that the Owner is responsible for management of any naturalized features 
remaining in their ownership, in perpetuity, and or until the time that the City assumes the 
features. As such, the 5 years of monitoring should be spaced out over a longer period of 
time and act as a record of management activities as well as the record of success for the 
features. 

5. GENERAL – As per the direction in the EIS, please submit an Environmental 
Management Plan that supports the components outlined in the guideline. Note that the 
reports are to be completed in coordination with detailed design development and included 
in the IFT design package. Please include the plans as appendices to the EIS. 

Upper Thames River Conservation Authority – November 27, 2023 

PROPOSAL 
A residential draft plan of subdivision is proposed for the subject lands which have an area 
of approximately 51 hectares. The site is located in North London, on the north side of 
Sunningdale Road West, east of Wonderland Road North. The lands are currently used for 
open space and feature a portion of the Sunningdale Golf Course operation.   

The proposed development will be comprised of single detached dwellings as well as 
multiple attached dwellings including townhouses, low-rise apartments and mixed use 
buildings. The proposed development will also feature a realigned watercourse/complete 
corridor that will include park and open space, a paved multi-use recreational pathway and 
stormwater management facilities.   

The intent is to redevelop a portion of the golf course lands which are currently designated 
and zoned “Green Space” and “Open Space” respectively. The applicant is proposing to 
redesignate the lands as “Neighbourhoods Place Type to permit a variety residential uses. 
A range of residential zones is requested for the proposed mix of residential uses and 
various open space zones are also requested.   

TECHNICAL REPORTS & COMMENTS 
The following technical reports were submitted in support of the Planning Act applications –   

i. Hydrogeological Report – Sunningdale North – 465 Sunningdale Road West, 
London, Ontario prepared by LDS dated February 28, 2023;   

ii. Geotechnical Report – Sunningdale North – 465 Sunningdale Road West, London, 
Ontario prepared by LDS dated February 3, 2023;   

iii. Sunningdale North Environmental Impact Study prepared by Ecosystem Recovery 
dated February 2023;   

iv. Sunningdale North Stormwater Management and Axford Drain Restoration 
prepared by Ecosystem Recovery dated March, 2023;   



v. Sunningdale North – Conceptual SWM Facility No. 10 Design prepared by LDS 
dated April 3, 2023; and 

vi. Final Proposal Report – Sunningdale North prepared by Corlon Properties Inc. dated 
April 6, 2023.   

We offer the following comments.   

HYDROGEOLOGICAL ASSESSMENT 
Hydrogeological Assessment   
H1. Section 4.2 notes that “A continuous broad shallow groundwater aquifer was not 
identified at the site, since borehole conditions recorded at the site also indicate dry 
conditions, where no groundwater accumulation or groundwater seepage was observed 
within the predominantly silt till soils, in the open borehole excavations”. However, except 
for BH/MW5, shallow groundwater was noted at various depths, from 0.09 m (BH/MW20) 
above ground surface to 3.67m (BH/MW21) below the ground surface. BH/MW5 is 
screened from 7.62 to 9.14 m below the ground surface within a deeper sand layer and 
was reportedly dry during 2020 and 2021. Therefore, the lack of groundwater in the deeper 
sand layer in this monitoring well is not indicative of uncontinuous groundwater flow within 
the entire site. Please address.   

H2. The locations of the water samples collected from Pond 2 and Pond 3 are not currently 
marked on any site map. Please identify these locations on a site map for clarity.   

H3. According to the EIS (Ecosystem Recovery Inc. February 2023), groundwater 
indicative species (i.e. watercress) were observed in various locations including Reach 
WT6, WT7-a, WT8, Reach Tributary A, and Reach Forgotten Creek. A reduction in the 
groundwater contribution to the Axford Drain and Medway Creek is expected. Are there any 
anticipated construction and post-development impacts to Axford Drain and Medway Creek 
resulting from the reduced groundwater infiltration and its contribution to these features? 

H4. The screen length (6.1m) for BH/MW6 mentioned in Table 3 does not align with the 
information provided in the borehole log for BH/MW6. Please revise the corresponding text 
to reflect the accurate monitoring well construction details.   

H5. Have there been any observations of groundwater seepage along the slopes within the 
property or the golf course to the east of the development? 

H6. Upon comparing the chemistry of the surface and groundwater samples, it is evident 
that the surface water samples from all three ponds exhibit similar chemistry to the 
groundwater. The groundwater sample collected from 6/MW was obtained from a sand 
layer below a silt till, which functions as an aquitard. These findings strongly indicate a 
substantial contribution of groundwater to these ponds as well as Axford Drain and Medway 
Creek. Consequently, given the presence of groundwater indicator species and the 
similarities in groundwater and surface water chemistry, it appears that the estimation of 
groundwater contribution to the existing natural features may not be accurate. Please 
confirm if this is the case.   

H7. Please confirm that the quantity of the post-development runoff water directed towards 
the Axford Drain and Medway Creek will be sufficient to maintain the downstream natural 
features at a level similar to the existing conditions.   

H8. Please provide the monitoring plan when the detailed design for the development is 
available.   

Water Balance 
W1. Under the proposed condition, the water balance shows deficit in the infiltration and 
increased runoff. The SWM strategy should be revised to consider the deficit in the 
infiltration.   

Stormwater Management – SWM Facility 10 



S1. Proposed SWMF 10 is located outside of the limits of the proposed plan of subdivision. 
The wet pond and the outlet are located within natural hazard lands associated with the 
Medway Creek valley which is contrary to UTRCA policy. A slope stability/geotechnical 
analysis will be required to establish the location and design of the proposed SWM 
infrastructure outside of the natural hazard lands. The erosion hazard limit shall be 
identified on the design drawings in the SWM report.   

S2. In Section 1.1, under the interim condition, it is noted that SWMF 10 can serve a dual 
function as both a SWM facility for the Sunningdale North development area and as an 
irrigation reservoir for Sunningdale Golf & Country Club’s consolidated golf course facility. 
The water accumulated in the pond is wastewater and may contain dissolved pollutants. 
The use of the wastewater in the pond for irrigation purposes may not be suitable. Please 
address.   

Also, the taking of water for irrigation may affect the permanent pool levels in the pond 
which may impact its operation and performance in providing water quality. Please 
address.   

S3. Please provide details of how the proposed existing storage volumes and daily 
demands, presented in Table 1, will be incorporated into the design of the proposed pond 
in addition to the permanent pool volume required for quality control and if it will have any 
effect on the permanent pool levels.   

S4. In Section 1.2, please reference the most recent Geotechnical and Hydrogeological 
Assessment reports.   

S5. In Section 1.3, it is mentioned that “Water Quantity Control Storage - Provide for the 
safe conveyance of flows to Medway Creek based on the findings of previous studies, no 
peak flow attenuation for flood control is required”. The reported contributing areas to the 
proposed SWMF 10 is 119 hectares which is a very large area. Also, the cited report is 
from 1995 and is more than 20 years old. Please consider quantity control.   

S6. Section 2.1 mentions that shallow groundwater conditions are typically reported in 
weathered soils and water-bearing sand seams. Please consider the effects of the 
groundwater on the proposed SWM infrastructure including the SWM ponds.   

S7. Please report on and revise the areas referred to as “C101” and “C102” rather than 
areas “101” and “102” respectively. The names of the areas in the report should match with 
the areas shown in the Figures.   

S8. Please provide details of how runoff under the major storm events will be conveyed 
from the proposed interim eastern riprap spillway into the SWMF10 without causing erosion 
and local flooding issues.   

S9. The Curve Number (CN) shown for the areas on Figure 3 do not match with the CN for 
the same areas presented in Table 4. Please use the correct CN values and revise the 
modelling accordingly.   

S10. In Section 3.5, it is noted that the undeveloped areas will be directed away from the 
SWM facility and the proposed conveyance system and will flow uncontrolled to the rear of 
the lots. Please provide more details of how the uncontrolled area will be drained during the 
interim conditions.   

S11. In Section 4.2, it is mentioned that due to the site’s topography, a portion of the 
medium-density residential blocks adjacent to the north and south of SWMF 10 will drain 
uncontrolled to the existing wooded area, eventually outletting to Medway Creek. Please 
provide details including the size of the uncontrolled area site.   

S12. Please provide details of how under the ultimate development conditions, the minor 
and major flows from area EX-1 and EX-2 will be conveyed to SWMF10.   



S13. Please check the size of areas C201 and C301 under the interim and ultimate 
conditions respectively. It appears that area C201 is smaller than area C301 as shown on 
the Figure 3 and 4.   

S14. Section 5.3.2 notes an enhanced level of water quality control, based on a wet pond 
using an imperviousness of 16%, which requires a unit storage volume of 93 m3/ha. The 
16% over all imperviousness may not be appropriate given the large, pervious upstream 
areas. The UTRCA recommends using a volume per unit ha from areas EX-1 and EX-2 
and adding that with the volume calculated based on the actual imperviousness under the 
interim conditions for water quality consideration. The same concept can be used under the 
proposed ultimate conditions.   

S15. The proposed 450 mm diameter conveyance culverts being proposed at 0.6 m above 
the pond bottom may affect the suspension of the pollutants settling at the bottom of the 
forebay and may thereby affect the performance of the pond providing water quality. Please 
address.   

S16. In Section 5.4.1 it is mentioned that the SWM basin has been designed to accept the 
inflow from the OLFR - designed to convey up to the 250-year storm.   

The subject lands are regulated by the UTRCA and the regulatory storm is the 250-year 
storm. 

In accordance with Section 6 - Stormwater Management Requirements (p. 6-1) of the 
Design Specifications & Requirements Manual prepared by the Corporation of the City 
of London, dated August 2019 –   

The City of London design standards are not exhaustive and there may be additional 
design criteria that emerge through consultation with internal partners….. 

The UTRCA regulatory storm is the 250-year storm. Accordingly, please design the SWM 
basin to control the 250-year storm.   
S17. Please ensure that the SWM report is properly signed, sealed, and dated by P.Eng.   

S18. The existing conditions SWMHYMO model schematic provided as Figure 5 may not 
represent the actual routing of the flows on the site as per Figure 2. Please update the 
schematic to represent the routing of the flows. Also, please check Figure 7 representing 
the ultimate conditions.   

S19. Please consider the maintenance access road and sediment drying area for proposed 
SWMF10 and show it on the Drawings.   

S20. Please provide details about the fate of the existing irrigation pond in the north.   

Sunningdale North Stormwater Management & Axford Drain Restoration 
S21. In Section 3.3, it is noted that watercress, which is an indicator species for potential 
groundwater inputs, was identified in several locations throughout the site, including the 
existing wetland features and the Axford Drain channel. Please provide details of how the 
sources of groundwater will be maintained.   

S22. In Section 4.2, it is mentioned that water quantity control (peak flow attenuation) is not 
required for the Medway Creek sub watershed as per the Group 1 Sub watershed study 
(London, 1995).   

Also, in Section 5.2.2, it is noted that similar to the proposed development scenario, water 
quantity control would not be provided, and that the development would increase peak 
flows in the Axford Drain. The 1995 studies are more than 20 years old and may not be 
relevant anymore with the new City standards, hydrology and hydraulics including site 
conditions. The UTRCA strongly recommends that consideration be given to providing 
quantity control.   



S23. The UTRCA strongly recommends that the proposed 10 metre wide multi-use 
pathway be located outside of the 250-year flood plain of the Axford Drain. Please 
consider.   

S24. The UTRCA requires a minimum 6 metre setback between the limit of the 250-year 
flood plain and the limit of the development. Please address.   

S25. Figure 5-2 shows proposed SWMF 6C both the East and West Cells located within 
the 250-year floodplain. The UTRCA does not permit SWM facilities in natural hazards 
lands. We also do not permit online ponds which are more prone to sediment accumulation 
during frequent rainfall events specifically during major storm events and may affect the 
operation of the proposed ponds. Also, the operation and maintenance cost may increase 
because of more frequent maintenance due to sediment accumulation. Please locate 
proposed SWMF 6C outside the 250-year floodplain. Also, the proposed SWMF 6C will act 
as a large pond upstream of the Sunningdale Road with the proposed 1800 x 2400 culvert 
acting as the only outlet. If the culvert is not sized appropriately to convey the 250-year 
storm with a free board, this may cause a backwater effect in the pond and within the Drain 
upstream. Please address.   

S26. The HEC RAS model shows approximately 5 metre depth of floodwater under the 
250-year storm just upstream of the Sunningdale Road which may be acting as dam 
holding the flood water. Please consider the effects of the proposed flooding on the stability 
of the Sunningdale Road.   

S27. Please consider the stability of the proposed SWM 6C embankments during the 250-
year storm event and recurrent major flows.   

S28. The UTRCA strongly recommends that the flows downstream of the Sunningdale 
Road not be increased in order to avoid erosion and any effects on the toe erosion of the 
slope downstream. Please address.   

S29. Please report the Time to Peak (Tp) for both ponds on the east and west side of 
Axford Drain.   

S30. Table 5-1 shows the proposed stormceptor model with a TSS removal rate of less 
than the basic requirement. The maximum TSS removal is 49%. The UTRCA strongly 
recommends using 80% TSS removal by an OGS based on their performance and the 
absence of operation and maintenance. Please consider an enhanced level with minimum 
TSS removal of 80%.   

S31. In Section 5.5.1.4, it is mentioned that the active storage outlets in each cell will 
consist of a ditch inlet catch basin and a 300 mm diameter outlet orifice plate to provide 
partial attenuation of the peak flows up to the 100-year storm event and an overflow 
spillway will provide discharge for flows greater than the 100-year storm event. The UTRCA 
regulatory storm is the 250-year storm and as previously noted, we strongly recommend 
controlling the 250-year storm within the pond.   

S32. It is noted that the proposed Axford Drain corridor provides "expanded floodplain 
storage". Please provide additional details quantifying the pre-development 250 year 
floodplain storage volumes versus the proposed floodplain storage volumes.   

S33. Considering recent development pressures, it is recommended that an additional 
"Ultimate Development" scenario be considered. What are the impacts on the 250 year 
flood hazard if the entire Axford Drain watershed is developed? 

S34. It is recommended that any proposed structures within the corridor (including the 
proposed pedestrian bridge) be included in the hydraulic modelling.   

S35. Wonderland Road is shown to overtop during the 250 year flood event. Will the flow 
coming over the road be contained within the downstream proposed Axford drain corridor? 
Is there potential for spill outside the corridor?   



Geotechnical/Slope Stability 
G1. In Section 4.3.2, a 4 metre toe erosion component is recommended for the complete 
realignment of the Drain. The UTRCA strongly recommends that this recommendation be 
considered for the realigned Axford Drain.   

G2. The proposed stable slope inclination of 1.8:1 for cross- section AA is the same as the 
existing slope inclination shown on the Figure E2. The UTRCA does not agree with the 
proposed Factor of Safety (FOS) of 1.4 for the slope having the same inclination as the 
existing slope. Please consider a suitable inclination thus considering the stable slope 
allowance and stable top of slope.   

G3. In our correspondence dated August 28, 2019, the UTRCA provided comments on the 
Geotechnical Report – Sunningdale North 465 Sunningdale Road West, London, 
Ontario prepared by LDS dated April 23, 2019. It does not appear that a response was 
received. Please address.   

Ecology/EIS 
As per Ontario Regulation 596/22 which came into effect on January 1, 2023, Conservation 
Authorities have been prohibited from providing comments related to natural heritage 
matters. Accordingly, the UTRCA will not be providing any further natural heritage 
comments and will defer any responses on outstanding natural heritage matters to the City 
of London.   

Referencing UTRCA’s August 28, 2019 comment letter, and Ecosystem Recovery’s August 
30, 2019 response letter, the final EIS has been reviewed and we offer the following 
comments:   

A. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
B. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
C. Addressed. Thank you. Plant species list have been separated by vegetation 
community in the updated Appendix C.   
D. Addressed. Thank you. The species list has been provided in Appendix C, and the 
Floristic Summary Assessment for Study Area has been provided in Table 3-3 for each 
vegetation community.   
E. Addressed. Thank you. All vegetation communities are labelled on Figure 3-3 
Ecological Land Classification 
F. Acknowledged. The UTRCA is satisfied that the Hydrogeological Report, prepared by 
LDS, dated February 28, 2023, has been provided as a part of the submission.   
G. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
H. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
I. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
J. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   

Clarifications   
1. Addressed. Thank you. Section 3.6.1 includes the CA Act definition of a wetland. 
Section 2.2.2 includes ‘wetlands’ under the definition of regulated features. Regulated 
status of the individual wetlands has not been discussed in the report, however it is noted in 
section 4.3.5 that UTRCA must be consulted regarding compensation for removal of any 
wetlands.   
2. Addressed. Thank you. The UTRCA is satisfied that the groundwater and surface water 
contributions for the site are discussed in the hydrogeological report.   



3. Addressed. Thank you. Section 4.3.5 notes there are 9 individual wetland patches 
totaling 0.88 ha in size, and 5 man-made ponds having a total area of 1.24 ha with no 
connectivity to each other. As indicated, the UTRCA is satisfied that the groundwater and 
surface water contributions are discussed in the hydrogeological report.   
4. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
5. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
6. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
7. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
8. Addressed. Thank you. The UTRCA is satisfied that the constraints have been identified 
in section 5.2 of the EIS.   
9. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   
10. Not Addressed. The requested details have not been shown on any of the figures in 
the EIS. However the UTRCA is satisfied that the list of sensitive plant species is included 
in section 3.5.2, and the plant species list has been separated by vegetation community in 
Appendix C.   
11. Deferred. This comment relates to natural heritage and no further comments will be 
provided.   

Comments from UTRCA’s Aquatic Biologist 
Deferred. This comment relates to natural heritage and no further comments will be 
provided.   

New Comments on the EIS 
E1. Typo: Please note that in Table 2-1, Ontario Regulation 150/06 pertains to the Grand 
River Conservation Authority. Please revise to Ontario Regulation 157/06 for UTRCA’s 
regulation. The regulation is referenced correctly in Section 2.2.2.   

E2. The proposed area of wetland being created (0.24 ha) is less than half of what is being 
removed (0.514 ha), while the open aquatic area is proposed to be created within the 
stormwater management ponds. We acknowledge that the created wetland is intended to 
be of a higher quality and function, however the UTRCA typically does not accept less than 
a 1:1 replacement ratio for removal of wetlands. Please provide additional justification as to 
why the proposed channel cannot be widened to provide additional area for wetland 
compensation.   

E3. The Environmental Monitoring Plan should include mitigation measures and 
subsequent Monitoring Reports should be submitted to UTRCA.   

E4. The UTRCA policy does not permit online SWM ponds within natural hazard lands, in 
this case the flood plain. Please refer to and address the detailed comments on the 
proposed SWM plan.   

SUBDIVISION DESIGN 
SD1. The proposed multi-use pathway should be located outside of natural hazard lands, 
including the 6 metre access allowance associated with the realigned Axford Drain channel.   

SD2. The existing golf course access is located within the proposed Block 163. Please 
confirm how the retained golf course and clubhouse will be accessed under interim buildout 
conditions.   

SECTION 28 PERMIT REQUIREMENTS 
P1. A Conservation Authorities Section 28 permit will be required for the proposed 
subdivision. A separate permit review fee will be communicated at the time of application.   

P2. Further details will be required for the pedestrian bridge crossing as part of a future 
Section 28 permit application. The bridge must be sized to accommodate the 250-yr 
regulatory flood flows through the realigned Axford Drain corridor.   



P3. Erosion and Sediment Control (ESC) measures including detailed ESC drawings with 
staging, construction timing and sequence of works, rehabilitation/revegetation plan, 
grading plan, access and construction laydown areas will be required at Detailed Design 
and for the Section 28 permit approval process. The Engineering Design drawings must 
clearly indicate how all project works (e.g. development, drainage, grading works, etc.) will 
conform to the recommendations and mitigation measures outlined in the supporting 
studies including the Slope Assessment/Geotechnical and other technical submissions.   

RECOMMENDATION 
Given the outstanding matters, the UTRCA recommends that the application be deferred. 
We request that a response memo/table be submitted to indicate how the comments have 
been addressed along with the revised reports. 

Appendix D – Applicant Responses to UTRCA Comments 



  



  









  



  













  





  



  



  









Appendix E – Applicant Responses to ECAC Comments 

  



  



  







  







  













Appendix F – Relevant Background 

Map 1 – Place Types 



Z-.1 Zoning By-law Map Excerpt 
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