
 

 
Meeting of the Upper Thames River Conservation Authority  
Hearing Committee - Agenda  

Date: Tuesday August 27, 2024 
Time: 1:00pm 
Location: 1424 Clarke Road, London, Watershed Conservation Centre Board Room 
 
Memo to Hearing Committee Members: Sandy Levin, Paul Mitchell, Brian Petrie, Mark 
Schadenberg, Dean Trentowsky 
     
Please be advised that a meeting of the Hearings Committee will be as follows: 

1. Approval of Agenda   

2. Declaration of Conflicts of Interest  

3. Minutes of the Previous Meeting – May 28, 2024 

4. Business Arising from the Minutes 

5. Application #114-24 
Proposed development within an area regulated by the Upper Thames River 
Conservation Authority at 75 Blackfriars Street in the City of London, Ontario. 

 

6. Adjournment 
 

 

<original signed by> 
Tracy Annett, General Manager 
 
 



NOTICE OF HEARING 

 
IN THE MATTER OF 

The Conservation Authorities Act, R.S.O. 1990, Chapter C. 27 as amended; 
 
AND IN THE MATTER OF 
An Application By:   
Landowner: Southside Construction Management Limited c/o Vito Frijia 
Agent: Zelinka Priamo Limited c/o Dave Hannam (Application #114-24) 
 
For the permission of the Upper Thames River Conservation Authority pursuant to Regulations 
made under Section 28 of said Act. 
 
TAKE NOTICE that a hearing before the Hearings Committee of the Upper Thames River 

Conservation Authority will be held under Section 28 of the Conservation Authorities Act  at the 
offices of said Authority at the UTRCA Administration Office, 1424 Clarke Road, London, 
Ontario N5V 5B9 at the hour of 1:00 pm, Tuesday, August 27, 2024 with respect to the 
application by Southside Construction Management Limited c/o Vito Frijia to permit 
development within a riverine flood hazard associated with the North Thames River, referred to 
as the West London Potential Special Policy Area (SPA), and within an area regulated by the 
Upper Thames River Conservation Authority under Section 28 of the Conservation Authorities 
Act and Ontario Regulation 41/24 at 75 Blackfriars Street in the City of London, Ontario. 
 
TAKE NOTICE THAT you are invited to make a delegation and submit supporting written 

material (electronically) to the Hearings Committee for the meeting of August 27, 2024. If you 
intend to appear and/or submit further written material, please contact Jessica Schnaithmann 
((519)-451-2800 ext. 307, e-mail schnaithmannj@thamesriver.on.ca). Any further written 
material (submitted electronically) will be required as soon as possible, to enable the Committee 
members to review the material prior to the meeting. 
 
AND FURTHER TAKE NOTICE that if you do not attend at this Hearing, the Hearings 

Committee may proceed in your absence, and you will not be entitled to any further notice in the 
proceedings. 
 
PLEASE NOTIFY THIS OFFICE by 12:00 noon August 21, 2024 (local time) as to whether you 

and/or your agent(s) will be attending.  A copy of Ontario Regulation 41/24 and Section 28 of 
the Conservation Authorities Act will be made available to you upon request. 
 
DATED the 19th Day of August, 2024 
 
Registered The Hearings Committee of 
 The Upper Thames River Conservation Authority 
 
 
 
<original signed by> 
Tracy Annett, General Manager/Secretary-Treasurer 
 

mailto:schnaithmannj@thamesriver.on.ca


HEARING PROCEDURES 

 

1. Motion to sit as a Hearings Committee to consider the application by              
Landowner: Southside Construction Management Limited c/o Vito Frijia  
Agent: Zelinka Priamo Limited c/o Dave Hannam, 75 Blackfriars Street in the City 
of London, Ontario (Application #114-24) 

 
2. Chair’s opening remarks. 

 
3. Staff will introduce Hearings Committee members (and the UTRCA Solicitor if 

present) to the applicant/owner, his/her agent and others wishing to speak. 
 

4. Staff will indicate the nature and location of the subject application. 
 

5. Staff will present their report on the application. 
 

6. The applicant and/or his/her agent will speak and also make any comments on 
the staff report, if he desires. 

 
7. Members of the Hearings Committee will question, if necessary, both the staff 

and the applicant/agent. 
 

8. The Hearings Committee may make a motion to adjourn and go into camera 
and/or may make a motion to arrange to visit the subject site. 

 
9. Upon completion of their deliberations, members of the Hearings Committee may 

make a motion regarding the application or may resolve to defer any decision on 
the application. 

 
10. A motion will be carried which will culminate in the decision. 

 
11. The Hearings Committee will move out of camera. 

 
12. The Chair will advise the owner/applicant of the Hearings Committee decision, 

through Conservation Authority staff if the applicant/agent has left the Hearing 
location or in person if a decision is rendered with the Applicant/agent still on 
hand at the UTRCA office. 

 
13. If decision is made to "to refuse", the Chair or Acting Chair shall notify the 

owner/applicant of his right to appeal the decision to the Minister of Natural 
Resources and Forestry within 30 days of receipt of the reasons for the decision. 

 
14. Motion to move out of the Hearing. 

 
 



                  MEMO 
 

To: Chair and Members of the UTRCA Hearing Committee 
From: Jessica Schnaithmann, Land Use Regulations Officer 
Date: August 27, 2024 
File Number: HC-08-24-06 
Agenda Number: 5 
Subject: Section 28 Permit Application #114-24 for Proposed Development within Riverine  
Flood Hazard Land Regulated by the Upper Thames River Conservation Authority at 75 
Blackfriars Street, City of London, Ontario 

Recommendation 
THAT Application #114-24 for the proposed development within riverine flood hazard 
land associated with the North Thames River, referred to as the West London Potential 
Special Policy Area (SPA), regulated by the Upper Thames River Conservation Authority 
(UTRCA) at 75 Blackfriars Street, City of London, Ontario be refused by the UTRCA 
Hearing Committee as it is contrary to UTRCA West London Potential Special Policy Area 
(SPA) policies.  

Application 
A Section 28 permit application (#114-24) has been submitted for the proposed development, 
specifically, the proposed construction of an approximately 220m2 two (2) storey addition to an 
existing commercial office building. The proposed development is located on lands entirely 
regulated by the UTRCA due to the presence of riverine flood hazard land associated with the 
North Thames River, referred to as the West London Potential Special Policy Area (SPA), at 75 
Blackfriars Street in the City of London, Ontario.    

Site Information 
The subject lands known municipally as 75 Blackfriars Street in London, Ontario are entirely 
regulated by the Upper Thames River Conservation Authority (in accordance with Section 28 of 
the Conservation Authorities Act and Ontario Regulation 41/24), due to the presence of a 

riverine flood hazard land associated with the North Thames River, referred to as the West 
London Potential Special Policy Area (SPA). The subject lands are approximately 0.6 ha (1.5 
ac) in size and are located in north London. The lands, which currently contain a commercial 
office building and associated surface parking, are located within a Neighbourhoods Place Type 
and are zoned Office OF2(4). 

 
Attachment #1 is a location map of the property at 75 Blackfriars Street, London, Ontario 

showing the UTRCA Regulated Areas. 
 
Attachment #2 is a location map of the property at 75 Blackfriars Street, London, Ontario at a 

closer scale without the UTRCA Regulated Areas.  



Background  
The subject lands are situated within an area impacted by the floodplain of the North Thames 
River.  This area is referred to as the West London Potential Special Policy Area (SPA). This 
area is referred to as a potential SPA since it has not been approved by the Province. 

 
The following sections of the UTRCA Environmental Planning Policy Manual (2006, Revised 
2017) speak to Special Policy Areas: 

1. Section 2.2.7.1.2.3.  Special Policy Areas are specifically identified areas that are not 
protected to the minimum provincial standard. The area must be a viable community that 
feasibly cannot be protected from the risk of flooding. Through the implementation of a 
Special Policy Area, the Provincial government may permit certain activities that do not 
meet the minimum Provincial standards. Special Policy Areas must be supported by the 
Municipality and the Conservation Authority and must be approved by the Ministers of 
Natural Resources and Municipal Affairs and Housing.  

Specific policies and considerations that may be established for a Special Policy Area 
include:   

 no basements, floodproofing to the maximum  

 no new severances - no new lots  

 no intensification of use  

 preference for residential conversion to commercial type uses  

 no day cares, hospitals, nursing homes etc 

 
2. Section 2.2.7.1.3.3.  Special Policy Areas – In those limited cases where a Special 

Policy Area is applicable, the limits of the Special Policy Area and policies must be 
supported by the UTRCA and must be approved by the Municipality, the Ministry of 
Natural Resources and the Ministry of Municipal Affairs and Housing. In cooperation with 
the municipality, the UTRCA may identify potential Special Policy Areas and implement 
interim policy requirements for these areas while the formal Special Policy Area review 
and approval process is underway. 

 
Through pre-consultation with the UTRCA, the applicants were advised that any development 
plans for these lands would be subject to UTRCA policy requirements for the West London 
Potential SPA.  The existing commercial office building has a basement that is below ground 
level for only part of its depth which raises the first floor significantly higher than grade level.  It 
was advised that as part of the Section 28 permit process, the proposed addition would be 
required to be floodproofed to the height of the main floor (first floor) of the building located at 71 
Blackfriars Street, which is the higher of adjacent structures, rather than the main floor (first 
floor) of the existing commercial office building.  It was also communicated that the principle of 
development must first be established through zoning, and any additional planning review will 
need to be taken into consideration prior to applying for a Section 28 permit.  
 
The UTRCA has previously provided comments regarding development requirements on the 
subject lands through Site Plan Consultation (SPC22-152). Additionally, the UTRCA reviewed 
and provided comments on a Minor Variance application (A.007/23) to permit the office use 
within the proposed building addition. This application was granted in March 2023. Most recently 
the UTRCA was circulated the formal Site Plan Application (SPC23-088) and reiterated the 
comments provided during the Site Plan Consultation (SPC22-152).  The comments were as 
follows:  

 
 



 UTRCA policies for the West London Potential Special Policy Area (SPA) require that 
floodproofing measures to the Regulatory Flood Elevation will be required if feasible or 
at minimum to the height of the main floor (first floor) of the existing structure or the main 
floor (first floor) of the higher of adjacent structures. Based on previous correspondence 
between the applicant and UTRCA staff on May 31st, 2022, the finished floor elevation 
for the proposed addition will need to meet or exceed the height of the main floor (first 
floor) of 71 Blackfriars Street. Please clearly identify the proposed finished floor elevation 
on the drawings. 

 Detailed floodproofing measures must be submitted on drawings prepared by a qualified 
professional (P.Eng.), with confirmation provided on the foundation plan that the design 
has accounted for lateral hydrostatic pressures during a flood event and that all utilities 
are floodproofed. 

 Basements are not permitted with the SPA. Please update plans to remove any 
proposed basements. 

Proposal 
On May 13, 2024, UTRCA (J. Schnaithmann) received an application from Zelinka Priamo 
Limited c/o Dave Hannam on behalf of Southside Construction Management Limited c/o Vito 
Frijia for proposed development.  This proposal was for the purpose of constructing a 2-storey, 
220m² (2,368ft²) addition at the front of the existing office building. The 2-storey addition will 
allow for the facilitation of an expanded office space consisting of a new reception area, lobby, 
staff offices and boardroom. The addition will also allow for barrier-free access to be provided 
throughout the entire building. 

 
Discussion/Analysis 
Copies of the UTRCA Permit Application Form, Drawing Package and Additional Supporting 
Material from Zelinka Priamo Limited (Attachments #3, 4 & 5), – as well as applicable UTRCA 

Natural Hazard policies are included with this report. The application has been evaluated for 
conformity with our general flood hazard policies contained within Section 4 of the UTRCA 
Environmental Planning Policy Manual (2006, Revised 2017).  

Applicable Policy        
Please Note:  the following policies referenced are taken from the UTRCA Environmental 
Planning Policy Manual, approved by the Board of Directors, June 28, 2006 (Revised 2017).  
While the following policies have been included within this report to assist with review, we note 
that policies in the manual are intricately interwoven and should always be read in their entirety. 
The UTRCA Environmental Planning Policy Manual (2006, Revised 2017) is available on our 
website at:   
 

https://thamesriver.on.ca/wp-content/uploads/EnvPlanningPolicyManual-
update2017.pdf  
 
A hard-copy can be made available upon request. It is advised that all of the policies contained 
within the manual as well as other policies, not listed below, may also be applicable and should 
be referred to. 
 
A) Regulation of Development 

The proposed addition would be considered development (by definition).   
 

https://thamesriver.on.ca/wp-content/uploads/EnvPlanningPolicyManual-update2017.pdf
https://thamesriver.on.ca/wp-content/uploads/EnvPlanningPolicyManual-update2017.pdf


 
Definitions 
 
Development:   
(a)  the construction, reconstruction, erection or placing of a building or structure of any kind,  
(b) any change to a building or structure that would have the effect of altering the use or  
potential use of the building or structure, increasing the size of the building or structure or 
increasing the number of dwelling units in the building or structure,  
(c) site grading, or  
(d) the temporary or permanent placing, dumping or removal of any material, originating on the 
site or elsewhere.  

 (Conservation Authorities Act, R.S.O. 1990 c. C.27) 

 

 
Through Section 28 of the Conservation Authorities Act and Ontario Regulation 41/24, 

Conservation Authorities have a legislated responsibility to regulate development and activities 
in or adjacent to river or stream valleys, Great Lakes and inland lakes shorelines, watercourses, 
hazardous lands, and wetlands.  Development taking place on these lands within the watershed 
requires permission from the Conservation Authority.   
 
Subsection 28 (1) of the Conservation Authorities Act states that “no person shall carry on, or 

permit another person to carry on” “Development activities in areas that are within the 
authority’s area of jurisdiction and are” “river or stream valleys”. 
 
 
Subject to subsection 28.1 (1): 

 

28.1 (1) An authority may issue a permit to a person to engage in an activity specified in 
the permit that would otherwise be prohibited by section 28, if, in the opinion of the 
authority, 
 

(a)  the activity is not likely to affect the control of flooding, erosion, dynamic beaches or 
unstable soil or bedrock; 

(b)  the activity is not likely to create conditions or circumstances that, in the event of a 
natural hazard, might jeopardize the health or safety of persons or result in the 
damage or destruction of property. 

  
B) UTRCA Policies - General Flood Hazard Policies  

Section 4 – Section 28 Review & Approval Process of the UTRCA Planning and Policy Manual, 
contains the following policies for Special Policy Areas:  
  
1.2.2 Riverine Flooding Hazard Polices  
  

3. Special Policy Areas – Development within approved Special Policy Areas shall be 
consistent with the approved policies. For potential Special Policy Areas such as West 
London and Ada Street in the City of London, the following interim policies apply:  

a) Intensification of use, either through the creation of lots or through zoning is not 
permitted. Conversion of residential uses to commercial uses is encouraged.  

b) New basements are not permitted  
c) Permitted activities will include additions less than 100 per cent increase in size, 

accessory buildings to existing uses and other minor works  



d) Floodproofing measures to the Regulatory Flood Elevation will be required if 
feasible or at a minimum to the height of the main floor (first floor) of the higher of 
adjacent structures  

e) For new structures, detailed floodproofing measures must be submitted on 
drawings prepared by a qualified professional, with sufficient surveys and 
inspections to allow for provision of as-built drawings upon completion of the 
project 

 
The proposed development at 75 Blackfriars Street as currently proposed: 
 

 Meets current policies a) and c), however, does not currently meet policies b), d) and e) 
noted above.   

 
Therefore, the proposed development does not meet all of the standard review criteria for staff 
to issue the necessary Section 28 approvals. 
 
Should this application be approved by the Hearing Committee, the requirement for final reports 
and drawings prepared through the municipal site plan process and to the satisfaction of the 
UTRCA, would be an appropriate condition of the approval, and would include: 
 

 Detailed floodproofing measures must be submitted on drawings prepared by a qualified 
professional (P.Eng.), with confirmation provided on the foundation plan that the design 
has accounted for lateral hydrostatic pressures during a flood event and that all utilities 
are floodproofed. 

Conclusion 
The Authority’s approval is required for the issuance of permits under Section 28 of the 
Conservation Authorities Act.  Applications which conform to Subsection 28.1 (1) of the Act and 
board-approved policy found within the UTRCA Environmental Planning Policy Manual (2006, 
Revised 2017) may be recommended for approval by Authority staff who have been granted 

responsibility to process such applications.  When applications for development are submitted 
that do not conform to board approved policy, authority staff cannot refuse the application 
without the benefit of a hearing.  Approval of a non-conforming application is then subject to the 
review and consent of the UTRCA Hearing Committee.   Only the UTRCA Hearing Committee 
can refuse the application. 
 
This report is provided to the UTRCA Hearing Committee to advise that the application meets 
most riverine flood hazard policies (found within Section 4 of the UTRCA Environmental 
Planning Policy Manual (2006, Revised 2017)).  The proposal is non-conforming because it 
does not meet all UTRCA interim policy requirements for the West London Potential Special 
Policy Area (SPA) and general staff review criteria for similar projects.  The proposal is contrary 
to policy and therefore staff must recommend refusal of Application #114-24.  
 
The applicant has advised they wish to proceed with a hearing before the UTRCA Hearing 
Committee to obtain consent for the proposed development within the riverine flood hazard land 
associated with North Thames River, referred to as the West London Potential Special Policy 
Area (SPA).  
 
 
Recommended by:  
Jenna Allain, Manager, Environmental Planning and Regulations    
 



Prepared by:    
Jessica Schnaithmann, Land Use Regulations Officer 

 
c.c. Members of the UTRCA Hearing Committee 

  Tracy Annett, UTRCA 
  Grant Inglis, UTRCA Solicitor 
 
 

Attachments: 
 
1. 75 Blackfriars Street, London - Location Map (UTRCA Regulated Areas 2024) 
2. 75 Blackfriars Street, London - Location Map  
3. 75 Blackfriars Street, London - Section 28 Permit Application  
4. 75 Blackfriars Street, London - Drawings and Supporting Information 
5. 75 Blackfriars Street, London - Supporting Information 

 

 



The UTRCA disclaims explicitly any warranty,  representation or 
guarantee as to the content, sequence, accuracy, timeliness, 
fitness for a particular  purpose, merchantability or 
completeness of any of the data depicted and provided herein. 

This map is not a substitute for professional advice. Please 
contact UTRCA staff for any changes, updates and 
amendments to the information provided. 

The UTRCA assumes no liability for any errors, omissions or 
inaccuracies in the information provided herein and further 
assumes no liability for any decisions made or actions taken or 
not taken by any person in reliance upon the information and 
data furnished hereunder.

Sources: Base data, Aerial Photography used under licence with the 
Ontario Ministry of Northern Development, Mines, Natural Resources 
and Forestry Copyright © King's Printer for Ontario; City of London. 

Legend

Copyright ©          UTRCA.

75 Blackfriars Street, London (2024)

August 19, 2024

 Notes:

JS

Regulated Areas
Regulation under s.28 of the

Prohibited Activities, Exemptions and Permits.
O. Reg. 41/24.

The mapping is for information screening purposes only, and 
shows the approximate regulation limits. The text of Ontario 
Regulation 41/24 supersedes the mapping as represented by 
this data layer. This mapping is subject to change. A site specific 
determination may be made by the UTRCA.

2024

24060 120 0

Created By: 3,0001:

metres
* Please note: Any reference to scale on this map is only appropriate when it is printed landscape on legal-sized (8.5" x 14") paper.

This document is not a Plan of Survey.

This layer is the approximate limit for areas regulated under 
Ontario Regulation 41/24: Prohibited Activities, Exemptions and 
Permits, which came into effect April 1, 2024.

Conservation Authorities Act

UTRCA Watershed (2017 LiDAR)

Assessment Parcel (MPAC)

Watercourse (UTRCA, 2020)

Open

Closed Design/Tiled

Special Policy Area

Regulated Wetland

Flooding Hazard Limit

Erosion Hazard Limit

Attachment #1

http://www.thamesriver.on.ca


The UTRCA disclaims explicitly any warranty,  representation or 
guarantee as to the content, sequence, accuracy, timeliness, 
fitness for a particular  purpose, merchantability or 
completeness of any of the data depicted and provided herein. 

This map is not a substitute for professional advice. Please 
contact UTRCA staff for any changes, updates and 
amendments to the information provided. 

The UTRCA assumes no liability for any errors, omissions or 
inaccuracies in the information provided herein and further 
assumes no liability for any decisions made or actions taken or 
not taken by any person in reliance upon the information and 
data furnished hereunder.

Sources: Base data, Aerial Photography used under licence with the 
Ontario Ministry of Northern Development, Mines, Natural Resources 
and Forestry Copyright © King's Printer for Ontario; City of London. 

Legend

Copyright ©          UTRCA.

75 Blackfriars Street, London (2024)

August 19, 2024

 Notes:

JS

Regulated Areas
Regulation under s.28 of the

Prohibited Activities, Exemptions and Permits.
O. Reg. 41/24.

The mapping is for information screening purposes only, and 
shows the approximate regulation limits. The text of Ontario 
Regulation 41/24 supersedes the mapping as represented by 
this data layer. This mapping is subject to change. A site specific 
determination may be made by the UTRCA.

2024

8020 40 0

Created By: 1,0001:

metres
* Please note: Any reference to scale on this map is only appropriate when it is printed landscape on legal-sized (8.5" x 14") paper.

This document is not a Plan of Survey.

This layer is the approximate limit for areas regulated under 
Ontario Regulation 41/24: Prohibited Activities, Exemptions and 
Permits, which came into effect April 1, 2024.

Conservation Authorities Act

UTRCA Watershed (2017 LiDAR)

Assessment Parcel (MPAC)

Watercourse (UTRCA, 2020)

Open

Closed Design/Tiled

Attachment #2

http://www.thamesriver.on.ca


Attachment #3



















Attachment #4























Attachment #5


















	HC 08-24 Agenda
	_1 NOTICE OF HEARING
	_2 HEARING PROCEDURES
	_3 HEARING REPORT
	1. Attachment #1 - 75 Blackfriars St, London - Location Map (Regulated Areas)
	2. Attachment #2 - 75 Blackfriars St, London - Location Map (No Regs)
	3. Attachment #3 - 75 Blackfriars Street - Permit Submission
	4. Attachment #4 - 75 Blackfriars Street London - Drawings
	5. Attachment #5 - 75 Blackfriars Street - Supporting Information

