
  

The Boardwalk at Mill Pond Partnership 
 

Tel: 519-857-8806  502 Waterloo Street, London, ON, N6B 2P7 

April 13, 2026  

 
Municipality of Thames Centre 
4305 Hamilton Road 
Dorchester, Ontario 
N0L 1G3 
 
Attention: Lindsay Nooren 
  Senior Planner 
 
 
Subject: Acorn Valley Subdivision Application 39T-TC2501 
  Formal Comments  
 
Dear Lindsay: 

We are providing comments on the Acorn Valley subdivision application below.  We understood that other 
information would be forthcoming that might have helped guide these comments and we can respond to any 
new information in future, as necessary. 

We attended numerous meetings with staff and Doug Tarry Limited (DTL). We also attended the two most 
recent public meetings regarding the application. 

As you are aware our lands abut the subject application lands and most of the comments we make below have 
been raised verbally at the staff meetings, etc. Our approved draft plan is attached, showing the limit of the 
lands owned by The Boardwalk at Mill Pond Partnership/Szucs Developments Ltd/R.W. Stratford Consulting 
Inc. 

A. Servicing 

1. If DTL is going to extend sanitary servicing north on Mill Road directly to Christie Drive, then please 
confirm that, at the time of servicing, house services will be installed to our future fronting lots along 
the sewer route, in accordance with our approved draft plan layout. 

2. Confirm that, at the same time sanitary sewers are installed that local road storm drainage will be 
addressed. Also please confirm whether they will be required to improve the Mill Road pavement 
and/or urbanize this section where they install the sanitary sewer. 

3. The profile of Mill Road should be altered/engineered along with the design of the sanitary sewer 
extension. We would ask that you ensure the new profile adequately addresses our future lots along 
both sides of Mill Road.  We would appreciate an opportunity to review a revised Mill Road profile. 

4. There were meetings and discussions with staff and DTL regarding the possibility of an alternative 
sanitary sewer route. We have not seen any additional information on that and will provide comments 
when additional materials are made available. The alternative route crosses our land on the West side 
of Mill Road and the Rath-Harris Drain which is also located on our property. 

5. We recently submitted a request to Thames Centre asking for confirmation of sewage capacity at the 
Pumping Station (#3) and the treatment plant and if any upgrades will be required and the timing for 
same.  We have at least 250 more single family lots to service in our approved plan.  Can you please 
provide an update on the PS and Treatment plant capacity availability as of today.  



 
Lindsay Nooren 
The Municipality of Thames Centre  Page 2 
April 13, 2026 
 

Tel: 519-857-8806  502 Waterloo Street, London, ON, N6B 2P7 
 

B. Traffic Impact Assessment 

The traffic impact report States on page 20 that most of the traffic from The Boardwalk at Mill Pond 
development is ‘to the east’. The modeling for the subject application was carried out on that basis.  

However, most of the Boardwalk development is in fact to the west. See Figures 1 and 2 attached. The 
geographic distribution of future traffic growth from Boardwalk is misplaced.    

 

 
We have more than 250 lots to be built within our plan on the west side of Mill Road and along its Frontage. 
Approximately 225 single family homes are currently serviced on the east of Mill Road. Adjusting the traffic 
analysis for this issue would likely result in 1,000-1,500 additional daily traffic counts on Wheeler 
Avenue/Hamilton Road than the volumes given in the existing study. This topic should be addressed simply 
because discovering these possibly heavier loads after construction begins will lead to a situation where 
opportunities to mitigate for the significant anomaly would be extremely limited.   

The Acorn Valley TIA does include the Boardwalk units in its “background traffic” numbers.  But it does not 
assume the Boardwalk traffic will also pile onto the Christie Drive extension / Harris Road / Wheeler Avenue 
the same way Acorn Valley traffic does. 
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From our Figures 3 and 4 it is shown that: 

• The 252 green single-family lots outlet directly to Mill Road. 

• Many of the red/yellow/blue highlighted lots will also favor Mill Road as access to 
Christie/Harris/Hamilton Roads.  

This is the opposite of the assumption used in the TIA’s background traffic growth, trip distribution, and 
assignment. 

We are concerned that development limits could be imposed on our future lands to address the unexpected 
higher volumes of traffic levels versus those upon which the planning and engineering proposals are approved. 

 

C. LAND ACCESS 

1. The attached Figure 3 attached herewith illustrates our lands that extend over the Drain and to the 
north of the Drain.  These areas are outside of our draft plan limits.  The parts/blocks highlighted in 
green on the figure are discussed as follows: 

a. The western block has a road access provided to it from Street ‘C’ on the DTL Plan.  Will 
that block be a dedicated road right-of-way on the DTL draft plan?  Will storm/sanitary/water 
servicing stubs be dropped off at the block frontage during the servicing of the DTL lands? 

b. The middle (green) block has not been provided access to a public street and is effectively 
land-locked.  This is unacceptable and we ask that the lands be accommodated. 

c. The eastern block is unaffected by the DTL plan. 

Should you have any questions or require any additional information, please do not hesitate to contact the 
undersigned. 

Very truly yours, 

The Boardwalk at Mill Pond Partnership 

R.W. Stratford, P.Eng. 

 

c: Mr. J. Craven, Thames Centre 

 Mr. S. Szucs 

 



 



 






















































































































