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To:     Jacob Katz, Litera Group 
From:   Tony Dang and Monica Ruiz – TYLin 

c.c.      Dave Ailles, York Developments; Dan Ridgeway, MBTW-WAI 

Date:   June 12th, 2023 

Re:  The Beaverbrook Community, London, Ontario 
  323 Oxford Street West, 92 Proudfoot Lane, 825 Proudfoot Lane 
  Functional Servicing and Stormwater Management Report Addendum 

TECHNICAL MEMORANDUM 

1 INTRODUCTION 
TYLin International Canada Inc. (TYLin), previously The Municipal Infrastructure Group Ltd., 
prepared a Functional Servicing Report (FSR), dated June 2021, for the proposed Beaverbrook 
Community residential development located at 323 Oxford Street West, 92 Proudfoot Lane and 
825 Proudfoot Lane, in London, Ontario. The three properties are located adjacent to each other 
and are collectively referred to herein as the ‘Beaverbrook Lands’ or ‘the site’. 

The site covers approximately 37 ha and is bounded by Oxford Street West to the south, Canadian 
Pacific Railway to the north, and commercial / residential development to the west and east 
(Figure 1-1). Mud Creek flows through the centre of the site and receives storm water discharges 
from the surrounding development.  

The June 2021 FSR was submitted to the City of London in support of the Final Proposal Report 
submission by MBTW-WAI in August 2021. Since then, revisions to the Draft Plan (Attachment A) 
were completed and an addendum to the June 2021 FSR is necessary to address changes that 
fundamentally impact the grading and servicing plans. The 2023 Beaverbrook Community 
resubmission comprises a coordinated set of revisions in response to comments received from 
the City of London and various agencies throughout 2022, as well as multiple working meetings 
and site walks with City staff and the UTRCA, and some design considerations led by the applicant.  

As seen in Attachment B (2021 to 2023 Draft Plan Comparison), the major changes to the Draft 
Plan include the road alignment of Street A and Street B, various road dimensions and geometries, 
revisions to the size and dimensions of the Neighbourhood Park (Block 10), and the separation of 
the original Block 8 into a developable and environmental block (Block 7 and Block 8, respectively). 
Revisions to the Draft Plan were also driven by three design considerations. The first design 
consideration includes combining original Block 1 and 2 into one rapid transit corridor 



 

 

8800 Dufferin Street, Suite 200  |  Vaughan, Ontario L4K 0C5 Canada  |  T 905.738.5700  |  www.tylin.com 

 

development block. The second includes the separation of the multi-use pathway adjacent to the 
channel into a dedicated Open Space / Trail Block or within the Park Block. The third includes 
squaring off of the original Block 3 (now Block 2) in order to add a northern portion to Park Block 
9. Additionally, Park Block 9 was re-envisioned, with direction from the City, to provide community 
garden spaces as part of compensation efforts and community benefits. In addition, the revised 
Draft Plan includes an increase in the unit count to represent higher density targets which are 
primarily focused on the rapid transit corridor development (Block 1) and blocks covered by the 
remnant High Density Overlay. This addendum to the 2021 FSR is part of the 2023 Beaverbrook 
Community resubmission package and discusses changes to the original functional grading and 
servicing plans to support the application and proposed development.  

Many of the June 2021 FSR sections remain valid and previous analyses that were not 
fundamentally impacted by the 2023 Draft Plan revisions were not changed. This recognizes that 
the City informed the applicant (through working Draft Plan Conditions – dated October 11, 2022) 
that detailed plans shall be completed through Focused Design Studies and therefore, analyses 
or information that shall be covered under the Focus Design Studies were not completed for this 
addendum. To assist with the review of this addendum, the report section headings from the 2021 
FSR were maintained. At the beginning of each section from the 2021 FSR, a brief summary is 
provided to inform whether the section was updated or revised.  
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Figure 1-1  Site Location 

 

1.1 Background Information 
The following background information was updated since the 2021 FSR submission and was 
reviewed in preparation for this addendum. 

► Draft Plan and development concept prepared by MBTW-WAI, June 2023 (Attachment 1) As 
the blocks have been renumbered and unit counts have been recalculated, please refer to the 
enclosed 2021 to 2023 Draft Plan Comparison Figure prepared by MBTW-WAI (Attachment 
2). For text which remain valid in the June 2021 FSR, references to Block numbers should be 
compared against this document for a wholesome understanding of the development. Unless 
otherwise specified, all references in this memorandum are made using the updated Draft Plan 
Block numbers (Attachment 1). 
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2 EXISTING CONDITIONS 
The existing conditions information from the June 2021 FSR remains valid.  

3 PROPOSED CONDITIONS 

3.1 Mud Creek Realignment 
The Mud Creek realignment concept presented in the June 2021 FSR remains valid, recognizing 
that design revisions for the downstream channel connection to the future Oxford Street crossing 
are currently underway. 

3.2 Development Plan 
The updated development plan for the site includes the proposed Mud Creek realignment, seven 
blocks of medium to high density residential, parkland, and road network (Attachment 1). The 
key roads, Beaverbrook Avenue and Westfield Drive extensions, have maintained the same 
alignment, but the Westfield Drive extension increased from a 20m right-of-way to a 23m right-
of-way. The two neighbourhood streets currently named “Street A” and “Street B” have been 
slightly realigned and the resulting servicing and grading changes have been accommodated.  

The concept plan for parkland in Block 10 has been advanced since the June 2021 FSR. As per 
discussion with the City for the parkland concept, a preliminary grading plan was developed for 
the park concept to ensure that the grading is suitable for park amenities (Section 5.2). 

This FSR addendum addresses the revised subdivision works to support the development blocks, 
such as sanitary, water and stormwater infrastructure for the site within the right of way. 
Development within each block will be advanced through site plan applications, thus site-specific 
(private) grading, servicing and stormwater management is not provided. 

4 MUD CREEK REALIGNMENT 
The Mud Creek realignment concept presented in the June 2021 FSR remains valid, recognizing 
that design revisions for the downstream channel connection to the future Oxford Street crossing 
are currently underway.  

5 PRELIMINARY GRADING 
The preliminary site grading plan was updated as part of this FSR addendum and is shown on the 
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enclosed drawings GR1 to GR4 (Attachment 4). In general, the grading plan was updated to 
confirm functional design of the Block 10 park concept, revised public road network, overland 
flow from the development blocks, and connections to surrounding lands.  

5.1 Proposed Road Grading 
Street A and Street B while being regraded to accommodate the realignment, have maintained 
the same grading strategy implemented in the June 2021 FSR. 

5.2 Proposed Site Grading 
The Block 10 park grading design was updated based on the conceptual park design within the 
Block, including matching existing grades at the edge of the woodland identified in the 
Environmental Impact Study (EIS) (updated in 2023 by MTE). Slopes of 3H:1V are required in some 
locations surrounding the park to maintain the existing grading in the woodland and to provide 
drainage to Street B from the programmable parklands. A catchbasin is proposed to convey minor 
storm flows from a low area remaining from an existing branch of Mud Creek through Block 10. 
A storm, sanitary and water connection was also added to Block 10 to service the programmable 
area of the park block. 

Block 6 no longer directs the storm and sanitary servicing through the park block to reduce the 
disturbance through the woodland that will be preserved in Block 10. The Block 6 storm servicing 
is instead routed north to Beaverbrook Avenue and outlets ultimately into the upstream end of 
Mud Creek. Block 6 sanitary servicing flows west to the existing Proudfoot Lane sanitary sewer. 
Block 6 was elevated with 3H:1V slope along the west, south and east property lines to 
accommodate adequate cover for both sanitary and storm servicing changes.  

6 STORMWATER MANAGEMENT AND SERVICING 

The stormwater management strategy, criteria and analyses from the 2021 FSR remains valid. 

7 SANITARY SERVICING 

7.1 Proposed Sanitary Servicing 
The proposed servicing plan for the Beaverbrook Lands is found on Drawings S-1 to S-4 
(Attachment 4). Road cross sections at select locations are provided in Drawing TYP-1. The 
road cross section for Westfield Drive has been revised to reflect the requested 23.0m right of 
way. Sanitary alignment within the proposed ROWs were designed using the London Complete 
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Streets Design Manual (August 2018). Beaverbrook Avenue is designed according to Section 4.6 
– Neighbourhood Connector, and Street A and Street B are designed according to Section 4.7 –
Neighbourhood Street. Design calculations and other supporting figures are provided in
Attachment 3.

7.1.1 Sanitary Sewer Realignment 

The proposed realignment for the local 300 mm sanitary sewer from the east of the site south of 
Westfield Drive, has been shifted north to reduce the size of the servicing easement needed for 
Block 1. The easement and servicing changes have been updated in the drawings in Attachment 
4 for reference. 

7.1.2 Proposed Sanitary Flows 

The updated Draft Plan included a mix of residential densities with a total of 3,817 residential units 
in comparison to the 3,462 residential units present in the June 2021 FSR (which included the 
possibility of 25% bonus density on high density blocks). The updated drainage areas and 
populations for the proposed sanitary sewers are summarized in Table 7-1. Sanitary design sheets 
and external drainage area plans are enclosed in Attachment 3. 

As discussed in Section 5.2, the Block 6 sanitary servicing is routed west to the existing Proudfoot 
Lane sanitary sewer. A stub was left at this location during the construction of the sanitary sewer 
on Proudfoot Lane and per the as-built sanitary drainage plan (Drawing No. 8671 by Proctor & 
Redfern Ltd., November 1977) allocates flows for a total population of 1776. While the proposed 
total population for Blocks 6 and 7 is 1837 and exceeds the allocated 1776 population for the 
existing stub at Block 6, the design flows for the existing stub are higher than the proposed 
contributing flows. This is due to the reduction in per capita sanitary flow since the original design. 
In the absence of both the design criteria used in 1977 and the flow from the design sheet, we 
have compared flows from the as-built sewer design sheet (Drawing No. 8671A) using a separate 
sewer as a proxy. This proxy has a population of 1869 which generated a flow of 30.3 L/s (1.07 
c.f.s.) in the as-built sewer design sheet. This is significantly higher than the 20.9 L/s proposed
from Blocks 6 and 7 having a population of 1837 calculated using the City of London criteria dated
March 2022. The as-built sanitary drainage plan and sewer design sheet have been enclosed in
Attachment 5.

This servicing strategy required the regrading of Block 6 to accommodate sufficient cover on the 
future private sanitary servicing. A sanitary connection was also added to Block 10 from Street B 
to service the programmable area of the park (Block 10). 
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Table 7-1     Contributing Sanitary Areas and Population to Existing Sanitary Sewer 

Location Population Area (ha) 

Proposed Blocks 1, and 2 to realigned trunk sewer on 
Beaverbrook Avenue extension 

3469 12.32 

Proposed Blocks 3, 4, and 5 to existing trunk sewer on 
Oxford Street West 

1048 6.47 

Proposed Block 6 and 7 to existing 450 mm sewer on 
Proudfoot Lane 

1837 5.1 

8 WATER SERVICING 
The water servicing strategy from the 2021 FSR remains valid. 

9 IMPLEMENTATION STRATEGY 

9.1 Phasing 
The phasing strategy for the proposed infrastructure from the 2021 FSR remains valid. The phasing 
plan shall be further reviewed and revised as needed during detailed design. 

9.2 Recommended Detailed Design Analysis 
The approach and functional design for a realigned Mud Creek Valley, grading plan, stormwater 
management, and servicing for the site will be refined through the Focused Design Studies as 
indicated by working Draft Plan Conditions (dated October 11, 2022) provided by the City of 
London, in addition to the technical assessments and design specifications recommended in the 
2021 FSR. 

9.3 Development Charge Eligibility 
TYLin is in the process of developing a work plan to discuss the Development Charge eligible 
works and their associated costs with more detail. This will be submitted to the City of London 
under a separate cover for review and comment. 
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10  CLOSING 
We trust that the analysis and findings summarized herein provide sufficient details necessary to 
support application for the proposed development. Please contact the undersigned should you 
have any questions.  

Sincerely, 

T.Y. LIN INTERNATIONAL CANADA INC. 

Tony Dang, P.Eng.   Monica Ruiz, P.Eng. 
Water Resources Engineer Director of Development 
tony.dang@tylin.com   monica.ruiz@tylin.com  

ATTACHMENTS 
Attachment 1 – Draft Plan (MBTW, June 8, 2023)  

Attachment 2 – 2021 to 2023 Draft Plan Comparison Figure (MBTW, June 2023) 

Attachment 3 – Storm and Sanitary Design Sheets 

Attachment 4 – FSR Drawings 

Attachment 5 – Proudfoot Lane Sanitary As-Built Drawings 

mailto:tony.dang@tylin.com
mailto:monica.ruiz@tylin.com


 

 

8800 Dufferin Street, Suite 200  |  Vaughan, Ontario L4K 0C5 Canada  |  T 905.738.5700  |  www.tylin.com 

 

 

 

 

 

 

 

 

ATTACHMENT 1 
Draft Plan (MBTW, June 8, 2023)  
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ATTACHMENT 2 
2021 to 2023 Draft Plan Comparison Figure (MBTW, June 2023)  
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ATTACHMENT 3 
Storm and Sanitary Design Sheets 
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ATTACHMENT 4 
FSR Drawings 
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ATTACHMENT 5 
As Built Drawings 
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