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Advisory Committee on the Environment 

Report 

 
The 2nd Meeting of the Advisory Committee on the Environment 
January 8, 2020 
Committee Room #4 
 
Attendance PRESENT: R. Sirois (Chair), M. Bloxam, J. Howell, M. Ross, D. 

Szoller, A. Thompson and A. Tipping and J. Bunn (Committee 
Secretary) 
 
ABSENT: K. May, M.D. Ross and K. Soliman 
 
ALSO PRESENT: S. Armstrong, T. Arnos, A. Dunbar, J. 
Stanford 
 
The meeting was called to order at 12:18 PM. 

 

1. Call to Order 

1.1 Disclosures of Pecuniary Interest 

That it BE NOTED that no pecuniary interests were disclosed. 

2. Scheduled Items 

2.1 2020-2023 Multi-Year Budget Overview 

That it BE NOTED that the attached presentation from A. Dunbar, 
Manager, Financial Planning and Policy, with respect to an overview of the 
2020-2023 Multi-Year Budget, was received. 

 

3. Consent 

3.1 1st Report of the Advisory Committee on the Environment  

That it BE NOTED that the 1st Report of the Advisory Committee on the 
Environment, from its meeting held on December 4, 2019, was received. 

 

3.2 11th Report of the Transportation Advisory Committee  

That it BE NOTED that the 11th Report of the Transportation Advisory 
Committee, from its meeting held on November 26, 2019, was received. 

 

3.3 12th Report of the Environmental and Ecological Planning Advisory 
Committee  

That it BE NOTED that the 12th Report of the Environmental and 
Ecological Planning Advisory Committee, from its meeting held on 
November 21, 2019, was received. 

 

3.4 11th Report of the Trees and Forests Advisory Committee  

That it BE NOTED that the 11th Report of the Trees and Forests Advisory 
Committee, from its meeting held on November 27, 2019, was received. 
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4. Sub-Committees and Working Groups 

4.1 Energy Sub-Committee Report 

That the Energy Sub-Committee report, as appended to the agenda, BE 
REFERRED back to the Energy Sub-Committee for further review and 
revisions. 

 

5. Items for Discussion 

5.1 Zero Waste Conference 2019 

That it BE NOTED that the attached presentation from R. Sirois, with 
respect to an overview of the Zero Waste Conference 2019, was received. 

 

5.2 Climate Action Presentation by D. Saxe at Green in the City Event 

That the Climate Action Presentation by D. Saxe at the Green in the City 
Event update BE DEFERRED to the February 2020 meeting of the 
Advisory Committee on the Environment. 

 

5.3 Information Update - London's Premier Zero Waste Festival,  June 13, 
2020 

That the information update with respect to London's Premier Zero Waste 
Festival, to be held on June 13, 2020, BE DEFERRED to the February 
2020 meeting of the Advisory Committee on the Environment. 

 

5.4 Review and Affirmation of ACE Sub-Committees 

That the discussion related to the Advisory Committee on the Environment 
(ACE) Sub-Committees, BE DEFERRED to the February 2020 meeting of 
the ACE. 

 

5.5 ACE 2020 Budget  

That the discussion related to the Advisory Committee on the Environment 
(ACE) 2020 Budget, BE DEFERRED to the February 2020 meeting of the 
ACE. 

 

5.6 ACE 2020 Work Plan 

That the discussion related to the Advisory Committee on the Environment 
(ACE) 2020 Work Plan, BE DEFERRED to the February 2020 meeting of 
the ACE. 

 

6. Adjournment 

The meeting adjourned at 2:04 PM. 
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Advisory Committee on the 
Environment

January 8, 2020

Budget Documents

Agenda

• Overview of the Tabled 2020-2023 Multi-Year Budget

• Operating Budget Overview

• Capital Budget Overview

• Additional Investments Overview

• Additional Investments – Environmental Focus

• Water and Wastewater & Treatment Overview

• Key Dates & Upcoming Public Engagement

Overview of Tabled 2020-2023 Multi-Year Budget
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Summary of Tabled Budget

2.7% total

2.2% 2.3%

0.4%
0.3%

0.5%

0.2%

1.3%*

0.0%

0.5%

1.0%

1.5%

2.0%

2.5%

3.0%

3.5%

4.0%

4.5%

5.0%

Average Annual Increase - Target Average Annual Increase - as Tabled

Base Budget Land Ambulance Provincial Impacts Additional Investments

4.5% total

* If all Additional Investment Business Cases are approved.

Average Taxpayer Impact – Including 
All Additional Investments

IMPACT TO RATE PAYERS 2019 2020 2021 2022 2023
2020-2023 
AVERAGE

AVERAGE ASSESSED RESIDENTAL 
PROPERTY VALUE: 241,000

Total Potential Increase 6.0% 4.8% 3.6% 3.4% 4.5%
Additional Cost for Base Budget 103            107            78              88              94                 
Additional Investments:
Administratively Prioritized

26              20              20              8                19                 

Additional Investments:
For Consideration

40              19              15              15              22                 

Total Additional Impact: 169            146            113            111            135               
Total Potential Cost of Municipal 
Services 

2,842         3,011         3,157         3,270         3,381         3,205            

Subject to rounding. 

Maintain Existing Service Levels + All Additional Investments

Summary of Tabled Budget

2.7% total

2.2% 2.3%

0.4%
0.3%

0.5%

0.2%

0.6%*

0.0%

0.5%

1.0%

1.5%

2.0%

2.5%

3.0%

3.5%

4.0%

4.5%

5.0%

Average Annual Increase - Target Average Annual Increase - as Tabled

Base Budget Land Ambulance Provincial Impacts Additional Investments

3.8% total

* If Administratively Prioritized Additional Investment Business Cases are approved.

Average Taxpayer Impact – Including 
Administratively Prioritized Additional 
Investments

Maintain Existing Service Levels + Additional Investments Administratively Prioritized

IMPACT TO RATE PAYERS 2019 2020 2021 2022 2023
2020-2023 
AVERAGE

AVERAGE ASSESSED RESIDENTAL 
PROPERTY VALUE: 241,000

Total Potential Increase 4.6% 4.2% 3.2% 3.0% 3.8%
Additional Cost for Base Budget 103            107            78              88              94                 
Additional Investments:
Administratively Prioritized

26              20              20              8                19                 

Total Additional Impact: 129            127            98              96              113               
Total Potential Cost of Municipal 
Services 

2,842         2,971         3,098         3,196         3,292         3,139            

Subject to rounding. 

Includes Decision Points 1A, 1B, 2 & 4 (Admin. Prioritized)
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2020-2023 Multi-Year Budget 
Decision Points

Decision Point Recommended For 
Consideration

Potential 2020-
2023 Average 
Levy Increase

1A: Base Budget excluding Land 
Ambulance & Provincial Impacts 

2.3% - 2.3%

1B: Land Ambulance 0.4% - 0.4%

2: Provincial Impacts 0.1% 0.4% 0.5%
Subtotal: Net Base Budget 
(Maintain Existing Service Levels)

2.8% 0.4% 3.2%

Decision Point Administratively 
Prioritized

For 
Consideration

Potential 2020-
2023 Average 
Levy Increase

3: Potential Net Levy Reductions - (0.2%) (0.2%)

4: Additional Investments 0.6% 0.7% 1.3%

Recommended / 
Administratively 

Prioritized

For 
Consideration

Potential 2020-
2023 Average 
Levy Increase

Total Tax Levy Increase 3.4% 0.9% 4.3%

Operating Budget Overview

Decision Point 1A: Base Budget Excluding 
Land Ambulance & Provincial Impacts (pg. 
36)

Decision Point 1B: Land Ambulance 
(pg. 36)

Represents an average annual tax levy impact of approx. 0.4%
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Decision Point 2A: Recommended 
Provincial Impacts (pg. 37-38)

Represents an average annual tax levy impact of approx. 0.1%

Decision Point 2B: Provincial Impacts
For Consideration (pg. 38-39)

Represents an average annual tax levy impact of approx. 0.4%

Operating Budget Overview – Service 
Program Details 

2020-2023 Multi-Year Budget ($000's)

Service Grouping
2019 Net 
Revised 
Budget

2020
Expense

2020 
Net Budget

2021
Expense

2021 
Net Budget

2022
Expense

2022 
Net Budget

2023
Expense

2023 
Net Budget

2020 - 2023
Net 

Increase/ 
(Decrease)

2020 - 2023
Average 

Annual Net 
% Increase/
(Decrease)

Average 
Daily Tax 

Payer 
Impact

ENVIRONMENTAL SERVICES 

Kettle Creek Conservation 

Authority2 551               557             557             574             574             591             591             609             609             58 2.5% 0.01$         

Lower Thames Valley Conservation 

Authority2 169               170             170             173             173             177             177             179             179             11 1.5% -$           

Upper Thames River Conservation 

Authority2 3,720            3,920          3,920          4,150          4,150          4,233          4,233          4,318          4,318          598 3.8% 0.05$         

Environmental Action Programs & 
Reporting

796               948             820             957             830             965             838             969             842             46 1.4% 0.02$         

Garbage, Recycling & Composting 17,651          33,445        19,398        34,578        20,826        35,029        20,849        35,422        20,939        3,288 4.5% 0.26$         

TOTAL ENVIRONMENTAL 
SERVICES 

22,886          39,041        24,866        40,433        26,553        40,995        26,687        41,498        26,887        4,000           4.2% 0.34$         

TOTAL 2020-2023  NET BUDGET 104,993      
Subject to rounding. 

Notes: 
1. Boards and Commissions are reported as the net expenditure to the City with the exception of the London Police Service which contains gross expenditures and non-tax revenue as a result of shared financial reporting systems. 

2. Provincial impacts are reflected in the figures above; the table below details the Provincial Impacts that are for Consideration. 

Operating Budget Overview – Service 
Program Details 

Environmental Services - Budget Breakdown of Provincial Impacts

Service Grouping
2019 Net 
Revised 
Budget

2020
Expense

2020 
Net Budget

2021
Expense

2021 
Net Budget

2022
Expense

2022 
Net Budget

2023
Expense

2023 
Net Budget

2020 - 2023
Net 

Increase/ 
(Decrease)

2020 - 2023
Average 

Annual Net 
% Increase/
(Decrease)

Average 
Daily Tax 

Payer 
Impact

Kettle Creek Conservation Authority 
excluding Provincial Impacts

551               524             524             541             541             558             558             576             576             25 1.2% 0.01$         

For Consideration - Hazard 
Program Funding Cut

-                33               33               33               33               33               33               33               33               33 1.3% -$           

Kettle Creek Conservation 
Authority Total including 
Provincial Impacts

551               557             557             574             574             591             591             609             609             58 2.5% 0.01$         

Lower Thames Valley Conservation 
Authority excluding Provincial 
Impacts

169               165             165             168             168             172             172             174             174             6 0.9% -$           

For Consideration - Hazard 
Program Funding Cut

-                5                 5                 5                 5                 5                 5                 5                 5                 5 0.6% -$           

Lower Thames Valley 
Conservation Authority Total 
including Provincial Impacts

169               170             170             173             173             177             177             179             179             11 1.5% -$           

Upper Thames Valley Conservation 
Authority excluding Provincial 
Impacts

3,720            3,810          3,810          4,038          4,038          4,119          4,119          4,202          4,202          482 3.1% 0.05$         

For Consideration - Hazard 
Program Funding Cut

-                110             110             112             112             114             114             116             116             116 0.7% -$           

Upper Thames Valley 
Conservation Authority Total 
including Provincial Impacts

3,720            3,920          3,920          4,150          4,150          4,233          4,233          4,318          4,318          598 3.8% 0.05$         
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Operating Budget Overview – Service 
Program Details 

2020-2023 Multi-Year Budget ($000's)

Service Grouping
2019 Net 
Revised 
Budget

2020
Expense

2020 
Net Budget

2021
Expense

2021 
Net Budget

2022
Expense

2022 
Net Budget

2023
Expense

2023 
Net Budget

2020 - 2023
Net 

Increase/ 
(Decrease)

2020 - 2023
Average 

Annual Net % 
Increase/

(Decrease)

Average 
Daily Tax 

Payer 
Impact

PARKS, RECREATION & NEIGHBOURHOOD SERVICES 

Neighbourhood & Recreation Services1 23,343       96,911        23,699        99,686        25,803        100,548      25,910        101,366        26,025        2,682 2.8% 0.33$         

Parks & Urban Forestry 13,543       13,565        13,509        13,641        13,584        13,725        13,669        13,783          13,727        183 0.3% 0.17$         

TOTAL PARKS, RECREATION & 
NEIGHBOURHOOD SERVICES 

36,886       110,476      37,208        113,326      39,388        114,273      39,579        115,149        39,751        2,865         1.9% 0.50$         

TOTAL 2020-2023  NET BUDGET 155,926      
Subject to rounding. 

Notes: 
1. Provincial impacts are reflected in the figures above; the table below details the Provincial Impacts that are Recommended and for Consideration. 

Operating Budget Overview – Service 
Program Details 

2020-2023 Multi-Year Budget ($000's)

Service Grouping
2019 Net 
Revised 
Budget

2020
Expense

2020 
Net Budget

2021
Expense

2021 
Net Budget

2022
Expense

2022 
Net Budget

2023
Expense

2023 
Net Budget

2020 - 2023
Net 

Increase/ 
(Decrease)

2020 - 2023
Average 

Annual Net % 
Increase/

(Decrease)

Average 
Daily Tax 

Payer 
Impact

TRANSPORTATION SERVICES

Parking (3,592)        3,472         (3,648)        3,992         (3,718)        4,136         (3,844)        4,139         (3,841)        (249) -1.7% (0.05)$        

London Transit Commission2 32,831       37,860       37,860       39,367       39,367       40,161       40,161       41,044       41,044       8,213 5.9% 0.51$         

Roadways 43,645       52,372       45,493       53,826       45,889       54,030       46,173       54,071       46,407       2,762 1.6% 0.59$         

Rapid Transit -             80              -             80              -             80              -             80              -             0 0.0% -$           

TOTAL TRANSPORTATION 
SERVICES 

72,884       93,784       79,705       97,265       81,537       98,407       82,490       99,333       83,609       10,725       3.5% 1.05$         

TOTAL 2020-2023 NET BUDGET 327,341     
Subject to rounding. 

Notes: 
1. Boards and Commissions are reported as the net expenditure to the City with the exception of the London Police Service which contains gross expenditures and non-tax revenue as a result of shared financial 
reporting systems. 
2. Provincial impacts are reflected in the figures above; the table below details the Provincial Impacts that are for Consideration. 

Operating Budget Overview – Service 
Program Details 

Transportation Services - Budget Breakdown of Provincial Impacts

Service Grouping
2019 Net 
Revised 
Budget

2020
Expense

2020 
Net Budget

2021
Expense

2021 
Net Budget

2022
Expense

2022 
Net Budget

2023
Expense

2023 
Net Budget

2020 - 2023
Net 

Increase/ 
(Decrease)

2020 - 2023
Average 

Annual Net % 
Increase/

(Decrease)

Average 
Daily Tax 

Payer 
Impact

London Transit Commission 
excluding Provincial Impacts

32,831       32,378       32,378       33,885       33,885       34,679       34,679       35,562       35,562       2,731 2.0% 0.44$         

For Consideration - 
Elimination of planned 
doubling of provincial gas tax

-             5,482         5,482         5,482         5,482         5,482         5,482         5,482         5,482         5,482 3.9% 0.07$         

London Transit 
Commission Total including 
Provincial Impacts

32,831       37,860       37,860       39,367       39,367       40,161       40,161       41,044       41,044       8,213         5.9% 0.51$         

Subject to rounding. 

Capital Budget Overview
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Capital Budget by Service Program

Service Program
2019

Revised 
2020

Proposed
2021

Proposed  
2022

Proposed
2023

Proposed
2020-2023 

Total

Percentage 
2020-2023 

Total

2024-2029
Forecast

2020-2029 
Total

Percentage 
2020-2029 

Total

Culture Services 6,794        8,152        1,976        2,016        2,026        14,170      1.2% 15,331      29,501      1.2%

Economic Prosperity 12,625      4,018        8,655        7,420        12,088      32,181      2.8% 38,087      70,268      2.8%

Environmental Services 2,475        41,435      675           2,555        15,625      60,290      5.2% 37,315      97,605      4.0%

Parks, Recreation & 
Neighbourhood Services

26,501      24,800      22,834      22,171      58,632      128,437    11.1% 113,470    241,906    9.8%

Planning & Development 
Services

1,745        1,295        2,401        1,784        4,297        9,776        0.8% 3,838        13,614      0.6%

Protective Services 6,122        14,185      20,083      28,263      29,442      91,973      8.0% 110,801    202,774    8.2%

Social & Health Services 5,203        3,548        3,803        3,808        3,808        14,967      1.3% 22,636      37,603      1.5%

Transportation Services 130,679    168,236    143,240    197,894    234,957    744,327    64.6% 893,977    1,638,304 66.3%

Corporate, Operational & 
Council Services

13,124      13,532      11,171      15,283      16,874      56,861      4.9% 82,180      139,041    5.6%

Total 205,269    279,201    214,837    281,194    377,750    1,152,982 1,317,635 2,470,617 

Subject to rounding.

SERVICE PROGRAM OVERVIEW
($000's)

2020 - 2023 CAPITAL BUDGET OVERVIEW ($000's)

Capital Budget by Service Program

Major & Notable Capital Works in Ten Year Plan 2020-2029 ($000's)

Classification
Life-to-

Date
2020 2021 2022 2023

2020-2023
Total

2024-2029
2020-2029 

Total

Environmental Action Programs

EV6020 Active Transportation Life Cycle             300      300      300      300      1,200        1,800        3,000        

Garbage Recycling & Composting

SW6050 New & Emerging Solid Waste Service Improvement 500      35,500                                     35,500                       35,500      

SW6080 Long Term Disposal Capacity Service Improvement                                     1,000   15,000 16,000      8,000        24,000      

SW6020 Organic Waste Diversion Growth                                                                              20,000      20,000      

SW602120 W12A New Cell Construction Life Cycle             4,600                                       4,600                         4,600        

SW6530 Material Recovery Facility Life Cycle 60        230      50        450                  730           2,835        3,565        

SW604020 Landfill Gas Collection Life Cycle             370      100      370      100      940           2,020        2,960        

SW601420 W12A Ancillary Life Cycle             300      150      300      150      900           1,650        2,550        

Capital Budget by Service Program

Major & Notable Capital Works in Ten Year Plan 2020-2029 ($000's)

Classification
Life-to-

Date
2020 2021 2022 2023

2020-2023
Total

2024-2029
2020-2029 

Total

Parks & Urban Forestry

UF2047 Urban Forest Strategy Service Improvement             1,200   1,400   1,600   1,600   5,800        9,600        15,400      

PK204319 New Major Open Space (2019-
2023)

Growth 270      2,012   930      551      3,557   7,050        2,851        9,901        

PK102320 Maintain District Parks Life Cycle             850      885      885      950      3,570        5,980        9,550        

RC274920 Park Facilities Mjr Upgrades Life Cycle             555      846      1,340   1,260   4,001        4,675        8,676        

PK301919 New Urban Parks (2019-2023) Growth 910      2,456   1,091   618      364      4,529        2,730        7,259        

PK212419 New Thames Valley Parkway Growth 1,406   2,093   1,177   1,177   785      5,232        327           5,559        

PK218519 New Pedestrian Bridges and 
Tunnels (2019-2023)

Growth             2,325   525      500      1,575   4,925        525           5,450        

PK213520 Maintain Thames Valley 
Parkway

Life Cycle             425      425      425      475      1,750        3,050        4,800        

Capital Budget by Service Program

Major & Notable Capital Works in Ten Year Plan 2020-2029 ($000's)

Classification
Life-to-

Date
2020 2021 2022 2023

2020-2023
Total

2024-2029
2020-2029 

Total

London Transit Commission

MU104420 Bus Purchase Replacement Life Cycle             9,488   10,081 10,419 10,756 40,744      64,535      105,279    

MU1176 Conventional Transit (Growth) PTIS Growth 1,155   2,097   4,065   4,065   3,252   13,477      10,568      24,045      

MU1450 Highbury Facility Demolition Service Improvement                                                                              7,500        7,500        

Roadways

TS144620/TS301420 Road Networks 
Improvements Life Cycle             22,320 24,975 25,444 25,913 98,651      165,383    264,034    

TS176320 Bridges Major Upgrades Life Cycle             5,208   5,275   5,342   5,409   21,233      33,868      55,101      

TS406720 Traffic Signals - Mtce Life Cycle             4,199   4,266   4,343   4,370   17,177      29,339      46,516      

TS1306 Adelaide Street Grade Growth 20,350 37,925                                     37,925                       37,925      

TS512320 Street Light Maintenance Life Cycle             2,844   2,977   3,111   3,184   12,116      21,258      33,375      

TS1355-1 Wharncliffe Rd - Becher St to 
Springbank Dr Growth 16,428 24,969                                     24,969                       24,969      

TIMMS - Transportation Intelligent Mobility 
Mngmt System

Growth 2,356   2,356   2,356   2,356   2,356   9,425        5,049        14,474      

TS1329 Colonel Talbot Rd - 300m South of 
Southdale Rd to James St

Growth             700                  849      11,129 12,678                       12,678      

TS1202 Victoria Bridge Replacement Life Cycle             800                  10,040             10,840                       10,840      

TS1749 Dundas Street Old East Village 
Streetscape Improvements - PTIS Service Improvement             8,200                                       8,200                         8,200        
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Capital Budget by Service Program Capital Budget by Service Program

Major & Notable Capital Works in Ten Year Plan 2020-2029 ($000's)

Classification
Life-to-

Date
2020 2021 2022 2023

2020-2023
Total

2024-2029
2020-2029 

Total

Rapid Transit

RTNORTH North Connection Growth 5,036                                                                    131,668    131,668    

RTSOUTH Wellington Gateway (South) Growth 11,918 6,248   4,114   11,759 87,978 110,099    14,128      124,227    

RTEAST East London Link Growth 5,213   9,924   16,179 73,814 12,074 111,991    6,609        118,600    

RTWEST West Connection Growth 3,568                           9,000   750      9,750        60,400      70,150      

RTDOWNTOWN Downtown Loop Growth 3,719   310      24,587 465      361      25,723      177           25,900      

Additional Investments Overview

Additional Investments – Potential Tax 
Levy Impact

Business Cases
2020

Budget
2021 

Budget
2022 

Budget
2023

Budget

2020-2023 
Average % 
Inc/(Dec)

 Administratively Prioritized          5,563          9,805        14,164        15,927 

Tax Levy % Increase 0.9% 0.6% 0.6% 0.2% 0.6%

 For Consideration          8,549        12,703        15,812        19,028 

Tax Levy % Increase 1.4% 0.6% 0.4% 0.4% 0.7%

Total Potential $ Tax Levy Increase        14,112        22,508        29,976        34,955 
Total Potential % Tax Levy Increase 2.3% 1.2% 1.0% 0.6% 1.3%

Subject to rounding. 

($000’s)
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Additional Investments –
Administratively Prioritized

($000’s)

Business cases are listed in alphabetical order

# BUSINESS CASES
2020-2023 2024-2029

ADDITIONAL INVESTMENTS ADMINISTRATIVELY PRIORITIZED
1 60% Waste Diversion Action Plan 17,600                               39,000                               
2 Affordable Housing Community Improvement Plan 4,772                                 1,218                                 

Back to the River:
Part A) Forks with outlook 12,403                               -                                    
Part B) One River Environmental Assessment Management 
Implementation

1,250                                 2,000                                 

Part C) Soho Environmental Assessment 500                                    -                                    
4A City of London Infrastructure Gap - Part A 3,000                                 6,000                                 

5A
Climate Emergency Declaration:
Part A - Develop Climate Emergency Action Plan (CEAP)

50                                      -                                    

6 Coordinated Informed Response 6,703                                 10,428                               
7A Core Area Action Plan - Part A 16,385                               15,880                               
8 Dearness Home Auditorium Expansion 2,456                                 510                                    
9 Fanshawe College Innovation Village 3,000                                 -                                    

10A HDC Funding for Affordable Housing - Part A 850                                    3,000                                 
Information Systems:
Part A) Development Application Tracking Software 3,900                                 1,300                                 
Part B) Human Capital Management System 1,230                                 1,098                                 

12 LMCH Infrastructure Gap 15,518                               36,852                               
13 Master Accommodation Plan 13,000                               134,377                             
14 Operations Master Plan 2020 5,118                                 14,704                               
15 Subsidized Transit Program 3,608                                 6,435                                 
16 T-Block Replacement / New Storage Building 901                                    102                                    

3

11

GROSS INVESTMENT REQUESTED

Additional Investments – For 
Consideration

($000’s)

Business cases are listed in alphabetical order

Additional Investments – Environmental Focus

Additional Investments –
Environmental Focus

Administratively Prioritized

This waterfront revitalization project was designed to create a stronger relationship between Londoners and
the Thames River. This initiative represents a long term vision with a number of projects identified along the
river within the central London area. Two inaugural projects were selected to launch the initiative – one at
the Forks and another in SoHo.

On October 2, 2018, Municipal Council approved the 60% Waste Diversion Action Plan containing 
programs and initiatives to be phased in between 2019 and 2022 to achieve 60% waste diversion. City staff 
were directed to examine financing options for the Action Plan, it being noted that any additional funding 
required would be considered alongside other funding requests as part of the 2020-2023 Multi-Year Budget 
process.  Implementing the Action Plan is also a “commitment” made as part of the Terms of Reference for 
the Environmental Assessment for the W12A Landfill expansion. The proposed actions include new or 
expanded recycling programs, and the organics management program.

12
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Additional Investments –
Environmental Focus

Administratively Prioritized (cont’d)

The Climate Emergency Action Plan will identify the strategies to be implemented for London to grow and
develop in an environmentally sustainable way. The Climate Emergency Action Plan will focus on the
environmental and ecological impacts of how we grow and develop, and establish strategies to be
implemented by the City and Londoners to reduce our ecological footprint and environmental impact. The

first phase of this program is to retain consultant services to help to prepare the strategy, followed by on-
going annual funding to implement the strategy. This is a new program arising from London Plan policies
and the community need to develop a Climate Emergency Action Plan to ensure that London grows and
develops in a sustainable way.

The City of London currently provides five subsidized transit programs in an effort to support Londoners to 
access affordable transit where they live, work, and go to school. The purpose of this business case is to 
develop one sustainable and integrated model to support affordable transit so that Londoners can move 
around the city safely and easily in a manner that meets their needs, that is simple and easy to access, and 
that reduces the administrative burden for both City and LTC staff.

Additional Investments –
Environmental Focus

For Council’s Consideration

Upon completion of the Climate Emergency Action Plan, funding will be required for the introduction and 
implementation of various climate sustainability initiatives. Examples could include implementation of a 
transportation association, establishment and expansion of a bike share program and community focused 
energy conservation, energy efficiency, and renewable energy programs and projects. There is no current 
budget to support the implementation of the Climate Emergency Action Plan. 

Water and Wastewater & Treatment Overview

Water Budget - Overview

13
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Water Capital Budget Summary

$163
(81%)

Service Improvement

Growth

Total

$2
(1%)

$35
(18%)

Lifecycle Renewal

$201

2020-2023 
Multi-Year 

Budget

$378
(79%)

$5
(1%)

$96
(20%)

$479

2020-2029 
Capital

Plan
Water Capital Budget

($ millions)

Wastewater Budget - Overview

Wastewater Capital Budget Summary

$158
(43%)

Service Improvement

Growth

Total

$66
(18%)

$141
(39%)

Lifecycle Renewal

$365

2020-2023 
Multi-Year 

Budget

$491
(52%)

$144
(15%)

$302
(32%)

$936

2020-2029 
Capital

Plan

Wastewater & Treatment Capital Budget
($ millions)

Key Dates & Upcoming Public Engagement
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Key Dates in the Budget Process

What / Where Date

Tabling of the 2020-2023 Multi-Year Budget
December 17

SPPC at 4:00pm

Report on Potential Net Levy Reductions including Business Cases
January 7

SPPC at 4:00pm

Report on Pre-Tabling Budget Public Engagement Feedback
January 7

SPPC at 4:00pm

Public Participation Meeting 
January 23

SPPC at 4:00pm

2020-2023 Multi-Year Budget Review
SPPC at 9:30am

January 30
January 31
February 6
February 7
February 13
February 14

Final Approval of the 2020-2023 Multi-Year Budget
March 2

Council at 4:00pm

Public Engagement Activities

Description Date

Social Media Continuation
Ongoing through 

February

Business Case Survey on GetInvolved.London.ca Launching Dec. 18th

Budget Open House Session
Goodwill Industries, 255 Horton St. E.

January 11
10:00am – 12:00pm

Community Meeting with London Environmental Network
Goodwill Industries, 255 Horton St. E.

January 13
6:00pm – 8:00pm

Budget Open House Session
Goodwill Industries, 255 Horton St. E.

January 15
6:00pm – 8:00pm

Community Meeting with the Urban League
Location TBD

January 16
5:30pm – 7:30pm

Public Participation Meeting 
January 23

SPPC at 4:00pm

Ward Meetings As Requested

Budget Website Overview 
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HIGHLIGHTS OF ZWC 2019 

9th Annual Zero Waste Conference  
Vancouver BC 
October 30-31, 2019

METRO VANCOUVER
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Old Broken System UN
BUILDERS 

PLANET 

Divert 50 T per 
house

Salvage 10 T of  
lumber

PEOPLE 

Create jobs:  6 
to 1 (typical 
demolition)

Build affordable 
housing

PROFIT

Lower cost to 
owner

$3.4 B added to 
economy 

Looking at the World of Waste    
Differently 
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LOOKING AT THE WORLD OF WASTE DIFFERENTLY
LOOKING AT THE WORLD OF WASTE 
DIFFERENTLY

CREATING CIRCULAR SOLUTIONS FOR HUNDREDS
OF WASTE STREAMS

17
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CANADIAN INNOVATION SHOWCASE

“We don’t need a handful of people practising zero 
waste perfectly: we need millions of people practising 
zero waste imperfectly”
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GUELPH – FIRST FOOD SMART COMMUNITY
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REFERENCES AND LINKS 

• Circular Tayside
• Circle-economy
• Circle-Lab 
• Create Memories Not Garbage
• Grow Green Guide
• Love Food Hate Waste
• Metro2040 Dashboard
• Metro Vancouver Recycles
• National Zero Waste Council
• Performance Monitoring Dashboard
• Rate Our Home
• Think Thrice About Your Clothes
• We Love Water
• Zero Waste Conference

CONFERENCE TAKE-AWAYS
 THINK BIG – BE BOLD – BE COURAGEOUS
 CHALLENGE THE STATUS QUO 
 KEEP PEOPLE AND EQUITY AT THE CENTRE OF 

DECISIONS
 WE MUST MEASURE WHAT WE VALUE AND WHAT 

WE WANT TO CHANGE (BENCHMARKING)
 LONDON CAN LEAD: CHOOSE A GOAL WITH 

EARLY, CLEAR WINS AND TELL THE STORY
 BUILD ON THAT SUCCESS AND MOBILIZE 

CHANGE
 LONDON CAN USE ITS POWER AS CONVENER 

TO BRING ALL PARTIES TO THE TABLE 

THANK YOU! 

CONFERENCE LINK:  
http://www.zwc.ca/sessions/Pages/default.aspx
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: George Kotsifas P. Eng., 
 Managing Director, Development & Compliance Services and  

Chief Building  
Subject: 2219008 Ontario Ltd (York Developments) 

3493 Colonel Talbot Road 
Meeting on: January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, in response to the 
letter of appeal to the Local Planning Appeal Tribunal, received on October 16, 2019 
submitted by Glen Dietz relating to the Official Plan and Zoning By-law Amendment 
(OZ-9049) with respect to the application of 2219008 Ontario Ltd relating to the property 
located at 3493 Colonel Talbot Road, the Local Planning Appeal Tribunal BE ADVISED 
that the Municipal Council has reviewed its decision relating to this matter and sees no 
reason to alter it.  

Purpose and Effect  

The recommended action would advise the Local Planning Appeal Tribunal that 
Municipal Council is in agreement with their previous decision on September 17, 2019 
to approve the requested amendment to the Official Plan and Zoning By-law to permit 
service station and convenience commercial uses.   

Background 

An application to amend the Official Plan and Zoning By-law was received by the City 
and deemed complete on April 25, 2019.  The Official Plan Amendment was to 
introduce service station uses to the site and allow for a car wash and gas bar.  The 
Zoning By-law Amendment was to add the Service Station Special Provision (SS2(_)) 
Zone to the lands, and add a new special provision to the Convenience Commercial 
(CC6(_)) Zone to allow for the service station, car wash and restaurant uses.  Special 
provisions were approved to allow for a reduced setback from the car wash to the 
residentially zoned lands.  
 
A Public Participation Meeting occurred before the Planning and Environment 
Committee on September 9, 2019.  Council approved the Official Plan and Zoning By-
law Amendment on September 17, 2019 by way of the following resolution: 
 
That, on the recommendation of the Director, Development Services, the following 
actions be taken with respect to the application of 2219008 Ontario Ltd, relating to the 
property located at 3493 Colonel Talbot Road: 
 
a) the proposed by-law appended to the staff report dated September 9, 2019 as 
Appendix “A” BE INTRODUCED at the Municipal Council meeting to be held on 
September 17, 2019 to amend section 3.6.5, vi), of the 1989 Official Plan, by ADDING 
the subject site to the list of Locations of Convenience Commercial and Service Station 
uses, to permit Service Station and Convenience Commercial Uses; and, 
 
b) the proposed by-law appended to the staff report dated September 9, 2019 as 
Appendix "B" BE INTRODUCED at the Municipal Council meeting on September 17, 
2019 to amend Zoning By-law No. Z.-1, (in conformity with the Official Plan as amended 
in part a) above), to change the zoning of the subject property FROM a holding 
Residential R6 Special Provision/Residential R8 Special Provision/Convenience 
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Commercial (h*h-100*h-198*R6-5(46)/R8-4(30)/CC6) Zone TO holding Residential R6 
Special Provision/Residential R8 Special Provision/Convenience Commercial Special 
Provision/Service Station Special Provision (h*h-100*h-198*R6-5(46)/R8- 
4(30)/CC6(_)/SS2(_)) Zone; 
 
it being pointed out that at the public participation meeting associated with these 
matters, the individuals indicated on the attached public participation meeting record 
made oral submissions regarding these matters; 
 
it being further noted that the Municipal Council approves this application for the 
following reasons: 
• the recommended draft plan and zoning amendments are consistent with the 
Provincial Policy Statement (PPS), 2014, which encourages an appropriate range and 
mix of uses to meet projected requirements of current and future resident; 
• the recommended amendment conforms to the in-force polices of The London 
Plan, including but limited to, the Neighbourhoods Place Type, Our City, Our Strategy, 
and all other applicable London Plan policies; 
• the recommended amendment permits an appropriate range of secondary uses 
that conform to the in-force policies of the (1989) Official Plan and Southwest Area 
Secondary Plan, including but not limited to the Multi-Family, Medium Density 
Residential designation, and the Convenience Commercial and Service Station polices; 
and, 
• the recommended Zoning By-law Amendment allows development that is 
compatible with the surrounding land uses and appropriately mitigates impacts. (2019- 
D09) (3.6/15/PEC) 
 
An appeal was received on October 16, 2019 from Glen Dietz.  A copy of the appeal 
letter and the reasons for the appeal are attached as appendix 'B' to this report. A date 
for the Local Planning Appeal Tribunal hearing has not yet been scheduled.  

Previous Reports Pertinent to this Matter 

OZ-9049 – September 9, 2019: Public Participation Meeting at the Planning and 
Environment Committee  
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Conclusion 

As analyzed and opined in the previous staff report, the approved amendment is 
consistent with the Provincial Policy Statement, and conforms to the policies of The 
London Plan, the Southwest Area Secondary Plan and the (1989) Official Plan.  The 
approved amendment implements an appropriate use for the site and a compatible 
development for the surrounding lands.  The Zoning By-law regulations adequately 
address the car wash location and mitigate impacts from any associated noise walls.   
Development Services staff have reviewed the appeal letter and see no reason to 
recommend to Council an alteration of its decision relating to this matter.  
 

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Development Services. 

January 13, 2020 
 
cc: Matt Feldberg, Manager, Development Services (Subdivisions) 
cc: Ted Koza, Manager, Development Engineering  
cc: Lou Pompilii, Manager, Development Planning 
 
K:\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2019\OZ-9049 - 3493 Colonel Talbot Road 
(SW)\Appeal\PEC report\3493 Colonel Talbot Rd OZ-9049 Notice of LPAT Appeal.docx 
 

  

Prepared by: 

 Sonia Wise, MCIP, RPP 
Planner II, Current Planning 

Recommended by: 

 Paul Yeoman, RPP, PLE  
Director, Development Services  

Submitted by: 

George Kotsifas, P.ENG 
Managing Director, Development and Compliance 
Services and Chief building Official 
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Appendix A – Location Map 
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Appendix B 
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Report to Planning and Environment Committee 

To: Chair and Members 
Planning & Environment Committee 

From: George Kotsifas, P. Eng 
Managing Director, Development & Compliance Services and 
Chief Building Official  

Subject: Application By: 2584857 Ontario Inc.  
 1820 Canvas Way 
Meeting on:  January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, based on the 
application by 2584857 Ontario Inc. relating to the property located at 1820 Canvas 
Way, the proposed by-law attached hereto as Appendix “A” BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020 to amend Zoning By-law No. Z.-1, in 
conformity with the Official Plan, to change the zoning of the subject lands FROM a 
Holding Residential R5/R6 Special Provision (h*R5-3(14)/R6-5(21)) Zone TO a 
Residential R5/R6 Special Provision (R5-3(14)/R6-5(21)) Zone.  

Executive Summary 

Purpose and the Effect of Recommended Action 
The purpose and effect of this zoning change is to remove the “h” holding symbols from 
the zone map to permit the development of 20 townhouse units. 
 
Rationale of Recommended Action  
The conditions for removing the holding provisions have been met, as a development 
agreement has been executed by the owner, the required security has been submitted 
and water looping has been completed and confirmed. All issues have been resolved 
and the holding provision is no longer required. 

1.0 Site at a Glance 

1.1  Property Description 
The site is addressed as 1820 Canvas Way, and is located at the northeast corner of 
Sunningdale Road and Canvas Way.  There are existing residential uses to the north 
and south with future residential uses to the east and large stormwater management 
pond and wetland to the west.  
 
1.2  Current Planning Information (see more detail in Appendix D) 

 The London Plan Place Type – Neighbourhoods 

 (1989) Official Plan Designation  – Multi-Family, Medium Density Residential   

 Existing Zoning – h*R5-3(14)/R6-5(21) 
 

1.3  Site Characteristics 

 Current Land Use – Cluster Single Detached Dwellings 

 Frontage – 93m (304 feet) 

 Depth – 220m (722 feet) 

 Area – approx. 2.16 ha (5.2 acres) 

 Shape – rectangular 

1.4  Surrounding Land Uses 

 North – residential  

 East – future residential  

 South – residential 

 West – stormwater management pond/wetland
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1.5  Location Map  
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2.0 Description of Proposal 

2.1  Development Proposal 
The requested amendment will permit the development of a 20 townhouse units. 

3.0 Relevant Background 

3.1  Planning History 
The subject site is included within the Uplands North Area Plan and was created 
through the Powell Subdivision (39T-05510/Z-6917).  Zoning for these lands was 
approved on June 26, 2006. Draft plan approval was granted on July 13, 2006 and final 
approval was issued on May 3, 2012. The subdivision was registered as 33M-643 which 
included this multi-family block addressed as 1820 Canvas Way. 
 
3.2  Requested Amendment 
The applicant is requesting the removal of the “h” holding provision from the zoning on 
the subject lands which requires that the necessary securities be received, the 
execution of a development agreement and municipal services be available to the site. 
 
3.3  Community Engagement (see more detail in Appendix B) 
No comments were received in response to the Notice of Application.  
 
3.4  Policy Context 
The Planning Act permits the use of holding provisions to restrict future uses until 
conditions for removing the holding provision are met. To use this tool, a municipality 
must have approved Official Plan policies related to its use, Municipal Council must 
pass a zoning by-law with holding provisions (“h” symbol), an application must be made 
to Council for an amendment to the by-law to remove the holding symbol, and Council 
must make a decision on the application within 150 days to remove the holding 
provision(s). 
 
The London Plan and the (1989) Official Plan contain policies with respect to holding 
provisions, the process, and notification and removal procedures. 

4.0 Key Issues and Considerations  

4.1 What is the purpose of the “h” holding provision and is appropriate to 
consider its removal? 

The “h” holding provision states: 

“To ensure the orderly development of lands and the adequate provision of municipal 
services, the “h” symbol shall not be deleted until the required security has been 
provided for the development agreement or subdivision agreement, and Council is 
satisfied that the conditions of the approval of the plans and drawings for a site plan, or 
the conditions of the approval of a draft plan of subdivision, will ensure a development 
agreement or subdivision agreement is executed by the applicant and the City prior to 
development.  
 
Permitted Interim Uses: Model homes are permitted in accordance with Section 4.5(2) 
of the By-law.” 
 
The Owner has provided the necessary security and has entered into a development 
agreement with the City. The site has municipal services and the temporary water main 
that runs through the easterly townhouse block has been disconnected and municipal 
water is now looped through Blackwater Road and Kleinburg Drive. This satisfies the 
requirement for the removal of the “h” holding provision. 
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5.0 Conclusion 

The Applicant has executed a development agreement for this site and provided the 
necessary security. Development Services has received confirmation that full municipal 
services, including water looping, have been accepted for this development. Therefore, 
the required conditions have been met to remove the “h” holding provision. The removal 
of the holding provision is recommended to Council for approval. 
 

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Development Services 

December 18, 2019 
CC:  Matt Feldberg, Manager, Development Services (Subdivisions) 
 Lou Pompilii, Manager, Development Planning 
 Ted Koza, Manager, Development Engineering   

 
MC/mc 

\\FILE1\users-x\pdda\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2019\H-9146 - 1820 Canvas Way 
(MC)\Reports\DRAFT 1820 Canvas Way H-9146 MC.docx  

Prepared by: 

Mike Corby, MCIP, RPP  
Senior Planner, Development Services  

Recommended by:  
 
 
 
Paul Yeoman, RPP, PLE 
Director, Development Services 

Submitted by:  
 
 
 
 
George Kotsifas, P.ENG  
Managing Director, Development and Compliance 
Services and Chief Building Official 
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Appendix A 

       Bill No. (Number to be inserted by Clerk's 
       Office) 
       2020 
 
    By-law No. Z.-1-   
 
    A by-law to amend By-law No. Z.-1 to 

remove holding provisions from the 
zoning for lands located at 1820 Canvas 
Way. 

 
  WHEREAS 2584857 Ontario Inc. has applied to remove the holding 
provisions from the zoning for the lands located at 1820 Canvas Way, as shown on the 
map attached to this by-law, as set out below; 
  
  AND WHEREAS it is deemed appropriate to remove the holding provisions 
from the zoning of the said lands; 
 
  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 the lands located at 1820 Canvas Way, as shown on the attached map, to 
remove the “h” holding provisions so that the zoning of the lands as a Residential R5/R6 
Special Provision (R5-3(14)/R6-5(21)) Zone comes into effect. 
 
2.  This By-law shall come into force and effect on the date of passage. 
 
 
  PASSED in Open Council on January 28, 2020. 
 
 
 
 
  
 
  
  
 
       Ed Holder 
       Mayor 
 
 
 
 
 
 
 
       Catharine Saunders 
       City Clerk  
  
 
 
 
 
 
First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
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Appendix B – Relevant Background 

London Plan Excerpt 
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1989 Official Plan Excerpt 
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Zoning Excerpt 
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: George Kotsifas P. Eng.,  
 Managing Director, Development & Compliance Services and 

Chief Building Official 
Subject: Draft Plan of Subdivision - Three Year Extension 
 Stoney Creek South Subdivision  
 1300 Fanshawe Park Road East 
Meeting on:    January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, with respect to the 
application of 700531 Ontario Limited relating to the property located at 1300 Fanshawe 
Park Road East, the Approval Authority BE ADVISED that Council supports the request 
for a three (3) year extension of the draft plan of subdivision approval for the draft plan 
submitted by 700531 Ontario Limited, prepared by AGM Ltd., certified by Bruce S. 
Baker, Ontario Land Surveyor (Plan No. 9-L-4901, dated August 30, 2016), as redlined 
amended, which shows one (1) commercial block, two (2) high density residential 
blocks, one (1)  medium density residential block, two (2) road widening blocks, and two 
(2) 0.3 m reserves, all served by one (1) new secondary collector road/neighbourhood 
connector (Blackwell Boulevard) SUBJECT TO the revised conditions contained in the 
attached Schedule "A”. 

Executive Summary 

Purpose and the Effect of Recommended Action 

The purpose and effect of the recommended action is to consider a three (3) year 
extension to Draft Approval for the remaining phase(s) within the residential and 
commercial draft plan of subdivision 39T-04512.  
 
Rationale of Recommended Action 

1. The requested three (3) year extension of Draft Plan Approval is reasonable, and 
should allow the applicant sufficient time to satisfy revised conditions of draft 
approval towards the registration of this plan.  

2. The plan of subdivision will provide for future residential and commercial land 
uses and supports connectivity with adjacent future development lands. 
Therefore, an extension should be supported provided the conditions of Draft 
Approval are updated to reflect current City Standards and regulatory 
requirements.  

3. The request for a five (5) year extension is not recommended, as a five (5) year 
timeframe elongates the process unnecessarily, thus creating potential future 
conflicts. No extenuating circumstances (i.e. servicing issues/constraints) are 
present which require a prolonged extension beyond the three (3) year period 
which is the City’s preference for extension considerations. 
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1.0  Location Map 
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2.0 Relevant Background 

2.1  Property Description  
The submitted plan of subdivision contains 23.1 hectares (57 ac.) of land located at 
1300 Fanshawe Park Road East, legally described as Part of Lot 9, Concession 5, 
(geographic Township of London.   
 
2.2  Previous Reports  
June 19, 2006 – Environment and Transportation Committee approves the initiation of 
the Stoney Creek Sanitary Sewer Extension Municipal Class EA. 
 
February 27, 2006 - Environment and Transportation Committee approves the initiation 
of the Storm Drainage and Stormwater Management Works for Stoney Creek 
Undeveloped Lands Municipal Class EA – Schedule “B”. 
  
September 25, 2006 – Municipal Council recommended that the City of London 
Approval Authority grant draft approval to the plan of subdivision and adopted a zoning 
by-law to permit residential and commercial uses with holding provisions.  (our files 39T-
04512/Z-6833)  
 
March 26, 2007 - Municipal Council deferred the request by 700531 Ontario Limited for 
the Municipal Class EA to be fully funded by the developer without any compensation or 
implied commitment to future development until such time as further financial 
information is available through the Urban Works Reserve Fund/Development Charge 
Implementation Team. 
 
June 27, 2007 – Municipal Council resolved that further development approvals be 
allowed for up to 3.1 ha of medium density land within draft approved plan 39T-04512.  
The remaining lands shall BE WITHHELD until a Phased or Full Stormwater Erosion 
Implementation Plan for Stoney Creek is approved by Council. 
 
September 24, 2007 - Environment and Transportation Committee accepts 
recommendation of the Storm Drainage and Stormwater Management Works for Stoney 
Creek Undeveloped Lands Municipal Class EA – Schedule “B”. 
 
November 12, 2007 – Report to the Planning Committee recommending refusal Zoning 
By-law Amendment application No. Z-7441, submitted by 700531 Ontario Limited for 
1300 Fanshawe Park Road East to remove Holding Provisions h- 11 and h-73. 
 
February 11, 2008- Report to the Planning Committee advising that the applicant had 
filed an appeal against the City for neglecting to amend the zoning by-law within 120 
days of receipt of an application, that the City Solicitor be directed to provide legal 
representation at the hearing and that the City recommends the Ontario Municipal 
Board refuse the request.   
 
February 21, 2008 – 2008 Budget adopted by City Council, includes provision for 
funding a Municipal Class EA for Fanshawe Park Road East between Adelaide Street 
North and Highbury Avenue North. 
 
April 6, 2009 – Report to Environment and Transportation Committee regarding 
acceptance of the recommendations of the Municipal Class EA for Fanshawe Park 
Road East between Adelaide Street North and Highbury Avenue North. 
 
December 7, 2009 - Information Report to the Planning Committee advising the appeal 
of Zoning By-law Amendment Application Z-7414 had been resolved. 
 
March 2010 - 2010 Budget adopted by City Council, included provision for funding 
Phase I of the Fanshawe Park Road East road improvements (Fanshawe Park Road 
East/Highbury Avenue North intersection).  
 
March 22, 2010 – Report to Planning Committee on three year extension for draft plan 
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of subdivision. 
 
September 10, 2013 - Report to Planning Committee on three year extension for draft 
plan of subdivision. 
 
June 20, 2016 - Report to Planning Committee on special provisions for the subdivision 
agreement for Phase 1 of the draft plan of subdivision.  
 
July 18, 2016 - Report to Planning Committee on removal of holding provisions for 
Phase 1 of the draft plan (H-8600) three year extension for draft plan of subdivision. 
 
February 6, 2017 - Report to Planning Committee on three year extension for draft plan 
of subdivision. (39T-04512) 
 
2.3 Planning History 
The original submitted plan of subdivision contained 23.1 hectares (57 ac.) of land 
located at 1300 Fanshawe Park Road East, legally described as Part of Lot 9, 
Concession 5, (geographic Township of London.  It consisted of two (2) commercial 
blocks, two (2) high density residential blocks, two (2)  medium density residential 
blocks, one (1) stormwater management block, one (1) open space block, one (1) park 
block, and several reserve and road widening blocks served by two (2) new secondary 
collector roads. The application for Draft Plan of Subdivision was accepted in 
December, 2004. The plan was draft approved on October 18, 2006.  No appeals to the 
Draft Plan Approval were received within the time allowed for such appeals.  
 
Subsequent to the granting of draft approval in October of 2006, the City of London 
acquired the northern portion of the lands (generally Block 9 “Open Space” lands) for 
stormwater management purposes.  Two extensions of draft plan approval were 
granted for the file in April of 2010, and in October of 2013.  
 
Since the most recent draft plan extension, additional lands were acquired by the City 
adjacent to the Stoney Creek (May of 2016). Phase 1 of the draft plan (approximately 
4.2 ha), consisting of one (1) multi-family block (street townhomes), one (1) commercial 
block, one (1) park block, one (1) stormwater management block, and five (5) reserve 
blocks, all served by two new secondary collector roads (Rob Panzer Road, and 
Blackwell Boulevard), was granted final approval by the Approval Authority on 
September 12, 2016 and is registered as 33M-701.  
 
2.4  Applicant Request  
The Applicant has requested a five (5) year draft plan extension for the remainder of the 
lands. Staff are not supportive of this request. Primarily, policy changes that could affect 
a subdivision should be reviewed every three (3) years versus every five (5) years. A 
five (5) year lapse date does not support the timely finalization of outstanding matters 
required for Final Approval, but rather elongates the process unnecessarily, thus 
creating potential future conflicts. There are no extenuating circumstances (i.e. servicing 
issues/constraints) which require a prolonged extension timeframe. A three (3) year 
extension is therefore recommended.  
 
2.5 Redline and Changes  
The attached amendments to the conditions of draft approval are required to ensure 
that these lands are developed to today’s standards.  The changes to conditions of draft 
approval are to address engineering and planning issues.  The amendments to the 
conditions of draft approval are shown as highlights for revisions, strikeouts for deletions 
and underlines for additions on the attached Schedule “A”.   
 
No changes are proposed to the approved zoning or lotting pattern. The only change is 
an increased road widening along both Highbury Avenue North and Fanshawe Park 
Road East (6m), which have been added to the plan and are also included as conditions 
of draft approval.  As a result of these minor changes to the conditions of draft approval, 
an extension may be granted and there is no requirement for public notice of the 
changes (in accordance with Section 50 (33) & (47) of the Planning Act). 
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Draft Plan of Subdivision – September, 2016 
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Redline Draft Plan of Subdivision - January, 2020 
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3.0 Policy Considerations  
 
3.1 Policy Context  
Provincial Policy Statement   
The draft plan of subdivision is consistent with the Provincial Policy Statement.   
 
Building Strong Communities - The proposed subdivision promotes efficient 
development and land use pattern, accommodates an appropriate range and mix of 
residential, recreational and open space uses to meet the long term needs, promote 
cost-effective development standards to minimize land consumption and servicing 
costs, and ensuring that necessary infrastructure and public service facilities will be 
available to meet current and projected needs. The range of housing can accommodate 
affordable to low and moderate income households. The draft plan provides for open 
space corridors as a space to meet the needs of pedestrians and facilitate pedestrian 
movement in the area. Infrastructure and public service facilities will be provided to 
serve the needs of the draft plan.  A holding provision has been applied on the subject 
lands to ensure the orderly development of land including municipal services (water, 
sanitary and storm). Transportation systems have been incorporated into the draft plan 
which facilitates the movement of people, and connectivity among nearby arterial roads.   
 
Wise Use and Management of Resources - The natural features on the plan will be 
protected and enhanced through conditions of draft approval.  Piped water supply is 
available for this subdivision. 
 
Protecting Public Health and Safety - There are no public health and safety concerns. 
 
(1989) Official Plan  
The lands are designated Community Commercial Node (Block 1), Multi-Family, 
Medium Density Residential (Block 2), and Multi-Family, High Density Residential 
(Block 3 and 4) on Schedule A of the (1989) Official Plan. The zoning for all the Blocks 
reflects the current designations, including zoning provisions related to density and 
height. Block 3 has a maximum height of 39m (approximately 13 storeys) and Block 4 
has a maximum height of 42m (approximately 14 storeys).  
 
London Plan  
The policies of the new London Plan encourage higher intensity residential development 
to locate along Civic Boulevards* and other higher order streets. The lands to the north 
of Blackwell Boulevard (a Neighbourhood Connector*) are located within the 
Neighbourhoods Place Type*, which permits a range of residential uses at a height of 4 
-6 storeys. The lands south of Blackwell Boulevard are located within the Shopping 
Area Place Type*, which permits a range of commercial uses.  
 
The London Plan recognizes the High Density Residential areas that were designated in 
the previous Official Plan, even where they are not within the targeted place types. Map 
2 identifies these lands as High Density Residential Overlay (from 1989 Official 
Plan) (955_*). Blocks 3 and 4 in this draft plan are within the High Density Residential 
Overlay (Map 2*). It is important to recognize that Map 2 is an overlay on top of the 
Urban Place Types identified in Map 1. For these lands, the Place Type represents the 
long-term vision for each of these areas to the year 2035 (955_*). Table 8* lists the 
maximum height for lands within the High Density Residential Overlay outside of the 
Primary Transit Area as 12 storeys.  
 
Many of the London Plan policies are still under appeal and not yet in force and effect. 
However, it should be noted that any further draft plan extensions in the future will need 
to demonstrate conformity with the policies of the London Plan, including heights.  
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4.0 Key Issues and Considerations  
 
4.1 Issue - Road Widening  
As per Transportation Division comments provided through the extension request, an 
additional 6 m is needed for road widening along both Fanshawe Park Road East and 
Highbury Avenue North. This change in road dedication reflects the ultimate road 
network as detailed in the London Plan. Both Fanshawe Park Road East and Highbury 
Avenue North are designated as Urban Thoroughfares on Map 3 - Street 
Classifications*, which require a 45m road allowance. An Urban Thoroughfare will 
include priority on through movement of vehicles and freight, moves high volumes of 
traffic (pedestrian, cycle and vehicular), includes high-quality pedestrian realm and a 
high standard of urban design. The City’s Complete Streets Guideline also details the 
ultimate road width and requirements and supports the London Plan vision.  
 
The current (1989) Official Plan identifies both Fanshawe Park Road East and Highbury 
Avenue North as arterial roads. Table 18.1 identifies arterial roads as ranging from 26-
60m in width. Policy 18.2.2. “to ensure that the City's long term transportation needs can 
be met, the City will endeavour to protect proposed roads in the review of Secondary 
Plans, plans of subdivision, and Official Plan/Zoning By-law amendments. Where the 
alignment of a proposed road has been determined, the required road allowance shall 
be reserved for future road development.” 
 
The ultimate road allowances are reflected in Section 4.21 (Road Allowance 
Requirements - Specific Roads) of the Zoning By-law Z.-1. Both Highbury and 
Fanshawe Park Road are listed as 18 m from centreline. However, Section 4.21.1 
(Road Allowance Requirements at Intersections) further specifies “the required 
minimum right-of-way widths shown in the zoning by-law are the minimum requirements 
for sections of streets. Additional right-of-way on arterial streets of up to 24 m from the 
centre line of the street will be required within 150 m of an intersection”. 
 
The previous 18m road allowance was a condition of draft approval and shown on the 
draft approved plan. The Applicant, through an agreement with the City, provided the 
previous road allowances along both arterial roads ahead of final approval, which 
allowed the City to construct road improvements along Highbury Avenue in 2010, and 
along Fanshawe Park Road in 2015. 
 
The Applicant objects to the additional road dedications, as they have indicated that 
they have provided the road allowances previously required and therefore no additional 
road dedication should be necessary.  
 
Policy 19.6.3 of the 1989 Official Plan reads: 
 
“If an applicant has requested an extension to draft plan of subdivision approval the 
Approval Authority, in considering this request, may apply new conditions or amend 
existing conditions of draft approval based on new or updated policies, guidelines and 
community standards” (emphasis added). 

 
The Complete Streets Design Manual (“Complete Streets”) is both a new guideline and 
community standard, adopted in August, 2018. Policy 378 of the London Plan, the 
policy which enshrines Complete Streets as an official plan-recognized guideline, is 
currently under appeal. However, Policy 19.6.3 contemplates that in addition to policies, 
guidelines and community standards will also be considered when extending draft 
plan approval. Policy 19.6.3 creates a distinct test in the context of a plan of subdivision 
draft approval extension, wherein guidelines and community standards are considered 
in determining reasonable conditions. Complete Streets certainly has status as a 
standalone guideline and/or community standard.   

 
Complete Streets is a transformative tool that will guide the way streets are designed in 
London. The components of a “complete street” may include walking, cycling, transit, 
through movement (vehicles and freight), parking, green infrastructure, and utilities. 
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Some, but not all, of these elements may already exist adjacent to the applicant’s lands. 
Securing the land for future improvements is the only tool available to ensure that room 
is left for all elements of a complete street.  
 
Staff are recommending the additional road widening to protect for the long term 
transportation needs along both of these major arterial roads/Urban Thoroughfares. The 
Transportation Master Plan identifies Fanshawe Park Road as a future six (6) lane road. 
The requested widening also protects for the required right of way (ROW) width in the 
London Plan (Urban Thoroughfare) and protects for the future ROW required for the 
adoption of the Council approved Complete Streets Design Manual.  
 

5.0 Conclusion 

Staff are recommending a three (3) year extension to the Draft Approval for this plan of 
subdivision, subject to the revised conditions as attached. The proposed plan and 
recommended conditions of Draft Approval will ensure that development proceeds in 
accordance with Provincial Policy Statement, The London Plan, and the (1989) Official 
Plan.  A three (3) year extension is recommended to allow sufficient time for registration 
of the lands within this Draft Plan. A five (5) year extension is not recommended, as 
there is no extenuating circumstances (i.e. servicing issues/constraints) which require a 
prolonged extension timeframe. A three year (3) extension is therefore recommended.  
 
 

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Development Services 

January 13, 2020 
/np 
CC:  Matt Feldberg, Manager, Development Services (Subdivisions) 
 Lou Pompilii, Manager, Development Planning 
 Ted Koza, Manager, Development Engineering   
 
\\CLFILE1\users-x\pdda\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2004\39T-04512 - 700531 Ontario Ltd 
- Marsman\Draft Approval Extensions\DA Extension 2019\Draft PEC 1300 Fanshawe Park Rd E 39T-04512 NP.docx 

  

Prepared by: 

Nancy Pasato, RPP, MCIP 
Senior Planner, Development Services  

Recommended by:  
 
 
 
Paul Yeoman, RPP, PLE 
Director, Development Services 

Submitted by:  
 
 
 
 
George Kotsifas, P.ENG  
Managing Director, Development and Compliance 
Services and Chief Building Official 
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Appendix A 

THE CORPORATION OF THE CITY OF LONDON’S CONDITIONS AND 
AMENDMENTS TO FINAL APPROVAL FOR THE REGISTRATION OF THIS 
SUBDIVISION, FILE NUMBER 39T- 04512 ARE AS FOLLOWS: 
* Denotes Deleted, Revised, or New Condition 
 
NO.         CONDITIONS 
 
1. This draft approval applies to the draft plan submitted by 700531 Ontario Limited, 

prepared by AGM Ltd., certified by Bruce Baker, Ontario Land Surveyor, dated 
August 30, 2016, File No. LT-05-09-10, Plan No. 9-L-4901, as redlined, which 
shows one (1) commercial block, two (2) high density residential blocks, one (1) 
medium density residential block, and several reserve and road widening blocks 
served by one (1)  new secondary collector road (Blackwell Boulevard). 

 
2. This approval of the draft plan applies until February 20, 2020, and if final 

approval is not given by that date, the draft approval shall lapse, except in the 
case where an extension has been granted by the Approval Authority. 

 
This approval of the draft plan applies for three years, and if final approval is not 
given by that date, the draft approval shall lapse, except in the case where an 
extension has been granted by the Approval Authority. 
 

3. The road allowances included in this draft plan shall be shown on the face of the 
plan and dedicated as public highways. 

 
4. Street “B” shall be named Blackwell Boulevard, to the satisfaction of the City. 

 
5. The Owner shall request that municipal addresses shall be assigned to the 

satisfaction of the City. 
 

6. In conjunction with the first submission of engineering drawings, street(s) shall be 
named and the municipal addressing shall be assigned to the satisfaction of the 
City. 

 
7. Prior to final approval, the Owner shall submit to the Approval Authority a digital 

file of the plan to be registered in a format compiled to the satisfaction of the City 
of London and referenced to NAD83UTM horizon control network for the City of 
London mapping program. 

 
8. The Owner shall satisfy all the requirements, financial and otherwise, of the City 

of London in order to implement the conditions of this draft approval. 
 

9. The subdivision agreement between the Owner and the City of London shall be 
registered against the lands to which it applies. 
 
The Owner shall enter into a subdivision agreement with the City, in the City’s 
current approved form (a copy of which can be obtained from Development 
Services), which includes all works and services required for this plan, and this 
agreement shall be registered against the lands to which it applies. 
 

10. Prior to final approval the Owner shall pay in full all financial 
obligations/encumbrances owing to the City on the said lands, including property 
taxes and local improvement charges. 

 
11. Prior to final approval, the Owner shall provide copies of all transfer 

documentation for all land transfers/dedications and easements being conveyed 
to the City, for the City’s review and approval. 
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12. The Owner shall comply with all City of London standards, guidelines and 
requirements in the design of this draft plan and all required engineering 
drawings, to the satisfaction of the City.   Any deviations from the City’s 
standards, guidelines or requirements shall be satisfactory to the City. 

 
13. In conjunction with registration of the Plan, the Owner shall provide to the 

appropriate authorities such easements and/or land dedications (e.g. 0.3 metre 
reserve blocks) as may be required for all municipal works and services 
associated with the development of the subject lands, such as road, utility, 
drainage or stormwater management (SWM) purposes, to the satisfaction of the 
City, at no cost to the City. 
 

14. Phasing of this subdivision (if any) shall be to the satisfaction of the City. 
 

15. Prior to the issuance of a Certificate of Conditional Approval for each 
construction stage of this subdivision, all servicing works for the stage and 
downstream works must be completed and operational, in accordance with the 
approved design criteria and accepted drawings, all to the specification and 
satisfaction of the City. 

 
16. Prior to Final Approval, all required connections from this plan to municipal 

services shall be available. 
 

17. The Owner shall implement the requirements of the City of London concerning 
sedimentation and erosion control measures during all phases of construction.  
The Owner’s professional engineer shall have these requirements established 
and approved by the City, prior to any work on the site. 

 
18. The Owner shall not commence construction or install any services (eg. Clearing 

or servicing of land) involved with this plan prior to entering into a site alteration 
agreement or subdivision agreement and obtaining all necessary permits, 
approvals and/or certificates that need to be issued in conjunction with the 
development of the subdivision, unless otherwise approved by the City in writing; 
(e.g. MOE certificates; City/Ministry/Agency permits: Approved Works, water 
connection, water-taking, navigable waterways; approvals: UTRCA, MNR, MOE, 
City; etc; etc.). 

 
19. Prior to any work on the site, the Owner shall decommission and permanently 

cap any abandoned wells located in this Plan, in accordance with current 
provincial legislation, regulations and standards.  In the event that an existing 
well in this Plan is to be kept in service, the Owner shall protect the well and the 
underlying aquifer from any development activity. 

 
20. The Owner’s professional engineer shall provide inspection services during 

construction for all work to be assumed by the City, and shall supply the City with 
a Certification of Completion of Works upon completion, in accordance with the 
plans accepted by the City Engineer. 

 
21. For the purpose of satisfying any of the conditions of draft approval herein 

contained, the Owner shall file, with the City, complete submissions consisting of 
all required studies, reports, data, information or detailed engineering drawings, 
all to the satisfaction of the City.  The Owner acknowledges that, in the event that 
a submission does not include the complete information required by the City, 
such submission will be returned to the Owner without detailed review by the 
City. 

 
22. Prior to Final Approval, for the purposes of satisfying any of the conditions of 

draft approval herein contained, the Owner shall file with the Approval Authority a 
complete submission consisting of all required clearances, fees, and final plans 
for registration, and to advise the Approval Authority in writing how each of the 
conditions of draft approval has been, or will be, satisfied.  The Owner 
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acknowledges that, in the event that the final approval package does not include 
the complete information required by the Approval Authority, such submission will 
be returned to the Owner without detailed review by the City. 

 
23. Prior to final approval, for the purposes of satisfying any of the conditions of draft 

approval herein contained, the Owner shall file with the Approval Authority a 
complete submission consisting of all required clearances, fees, final plans, and 
any required studies, reports, data, information or detailed engineering drawings, 
and to advise the Approval Authority in writing how each of the conditions of draft 
approval has been, or will be, satisfied.  The Owner acknowledges that, in the 
event that the final approval package does not include the complete information 
required by the Approval Authority, such submission will be returned to the 
Owner without detailed review by the City. 
 
 

PARKS and OPEN SPACE 
 

24. At the time of registration of the plan, an easement shall be given to the City over 
a portion of Block 4 (approx. 0.021 ha in size) to be used as part of the future 
pathway. This easement will satisfy parkland dedication for four (4) units. Cash-
in-lieu of parkland in accordance with By-law CP-9 shall be required for the 223rd 
dwelling unit or greater in residential Blocks 3, 4, 5, and 6 2, 3, and 4. 
 

25. The Owner shall not grade into any open space area.  Where Blocks abut an 
open space area, all grading of the developing lots or blocks at the interface with 
the open space areas are to match grades to maintain exiting slopes, topography 
and vegetation.  In instances where this is not practical or desirable, any grading 
into the open space shall be to the satisfaction of the City. 

 
 
SANITARY 
 
26. In order to prevent any inflow and infiltration from being introduced to the sanitary 

sewer system, the Owner shall, throughout the duration of construction within this 
plan, undertake measures within this draft plan to control and prevent any inflow 
and infiltration and silt from being introduced to the sanitary sewer system during 
and after construction, satisfactory to the City, at no cost to the City, including but 
not limited to the following: 
i) Not allowing any weeping tile connections into the sanitary sewers within 

this Plan; 
ii) Permitting the City to undertake smoke testing or other testing of 

connections to the sanitary sewer to ensure that there are no connections 
which would permit inflow and infiltration into the sanitary sewer. 

iii) Install Parson Manhole Inserts (or approved alternative satisfactory to the 
City Engineer) in all sanitary sewer maintenance holes at the time the 
maintenance hole(s) are installed within the proposed draft plan of 
subdivision.  The Owner shall not remove the inserts until sodding of the 
boulevard and the top lift of asphalt is complete, all to the satisfaction of 
the City Engineer. 

iv) Having his consulting engineer confirm that the sanitary sewers meet 
allowable inflow and infiltration levels as per OPSS 410 and OPSS 407; 
and 

v) Implementing any additional measures recommended through the 
accepted Design Studies. 

 
27. Prior to registration of this Plan, the Owner shall obtain consent from the City to 

reserve capacity at the Adelaide Pollution Control Plant for this subdivision.  This 
treatment capacity shall be reserved by the City subject to capacity being 
available, on the condition that registration of the subdivision agreement and the 
plan of subdivision occur within one (1) year of the date specified in the 
subdivision agreement. 
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Failure to register the Plan within the specified time may result in the Owner 
forfeiting the allotted treatment capacity and, also, the loss of his right to connect 
into the outlet sanitary sewer, as determined by the City.  In the event of the 
capacity being forfeited, the Owner must reapply to the City to have reserved 
sewage treatment capacity reassigned to the subdivision. 

 
 
STORM AND STORMWATER MANAGEMENT 
 
28. The Owner shall construct the storm sewers to serve this plan and connect them 

to this plan to the storm outlet for the subject lands which is the Stoney Creek via 
the existing storm sewer, namely, the 750 mm diameter storm sewer on 
Blackwell Boulevard and Rob Panzer Way. 
 

29. The Owner shall have his consulting professional engineer design and construct 
the proposed storm/drainage and Stormwater Management servicing works for 
the subject lands, all to the specifications and satisfaction of the City in 
accordance to the requirements of the following: 
i) The SWM criteria and environmental targets for the Stoney Creek 

Subwatershed Study; 
ii) The approved Storm/Drainage and SWM Servicing Functional Report for 

the subject lands; 
iii) The accepted Municipal Class EA for Storm Drainage and Stormwater 

Management Servicing Works for the Stoney Creek Undeveloped Lands 
(2008); 

iv) The approved Functional Stormwater Management Plan report for the 
Stoney Creek Regional Flood Control Facility; 

v) The stormwater Letter/Report of Confirmation for the subject development 
prepared and accepted in accordance with the file manager process; 

vi) The City’s Waste Discharge and Drainage By-laws, lot grading standards, 
policies, requirements and practices; 

vii) The City of London Environmental and Engineering Services Department 
Design Specifications and Requirements, as revised; 

viii) The City’s Design Requirements for Permanent Private Stormwater 
Systems approved by City Council and effective as of January 1, 2012.  
The stormwater requirements for PPS for all medium/high density 
residential, institutional, commercial and industrial development sites are 
contained in this document, which may include but not be limited to 
quantity/quality control, erosion, stream morphology, etc.; 

ix) The Ministry of the Environment SWM Practices Planning and Design 
Manual (2003); and 

x) Applicable Acts, Policies, Guidelines, Standards and Requirements of all 
required approval agencies. 

 
30. The Owner’s shall implement SWM soft measure Best Management Practices 

(BMP’s) within the plan to the satisfaction of the City.  The acceptance of these 
measures by the City will be subject to the presence of adequate geotechnical 
conditions within this plan and the approval of the City. 

 
31. Prior to the acceptance of engineering drawings, the Owner’s consulting 

engineer shall certify the development has been designed such that increased 
and accelerated stormwater runoff from this subdivision will not cause damage to 
downstream lands, properties or structures beyond the limits of this subdivision.  
Notwithstanding any requirements of and/or any approvals given by the City, the 
Owner shall indemnify the City against any damage or claim for damages arising 
out of or alleged to have arisen out of such increased or accelerated stormwater 
runoff from this subdivision. 

 
32. In accordance with City standards or as otherwise required by the City, the 

Owner shall complete the following for the provision of stormwater management 
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(SWM) and stormwater services for this draft plan of subdivision: 
i) Make provisions to oversize and deepen the internal storm sewers in this 

plan to accommodate flows from upstream lands within the drainage area 
external to this plan; 

ii) Construct and implement erosion and sediment control measures as 
accepted in the Storm/Drainage and SWM Servicing Functional Report or 
a SWM Servicing Letter/Report of Confirmation for these lands  and the 
Owner shall correct any deficiencies of the erosion and sediment control 
measures forthwith; and 

iii) Address forthwith any deficiencies of the stormwater works and/or 
monitoring program. 

 
33. Prior to the issuance of any Certificates of Conditional Approval for any lot in this 

plan, the Owner shall complete the following: 
i) For lots and blocks in this plan or as otherwise approved by the City 

Engineer, all storm/drainage and SWM related works to serve this plan 
must be constructed and operational in accordance with the approved 
design criteria and accepted drawings, all to the satisfaction of the City; 

ii) The SWM Facility to serve this plan must be constructed and operational; 
and 

iii) Construct and have operational the major and minor storm flow routes for 
the subject lands, to the satisfaction of the City. 

iv) Implement all geotechnical/slope stability recommendations made by the 
geotechnical report accepted by the City. 
 

34. The Owner shall ensure the post-development discharge flow from the subject 
site must not exceed the capacity of the stormwater conveyance system.  In an 
event, where the above condition cannot be met, the Owner shall provide SWM 
on-site controls that comply to the City’s Design Specifications and Requirements 
for Permanent Private Stormwater Systems. 
 

35. The Owner shall ensure that all existing upstream external flows traversing this 
plan of subdivision, as shown on the accepted engineering drawings for Plan 
33M-701, are accommodated within the overall minor and major storm 
conveyance servicing system(s) design, all to the specifications and satisfaction 
of the City Engineer. 
 

36. The Owner shall develop a sediment and erosion control plan(s) that will identify 
all required sediment and erosion control measures for the subject lands in 
accordance with City of London and Ministry of the Environment, Conservation 
and Parks standards and requirements, all to the satisfaction of the City.  The 
sediment and erosion control plan(s) shall identify all interim and long term 
measures that would be required for both registration and construction 
phasing/staging of the development and any major revisions to these plans after 
the initial acceptance shall be reviewed/accepted by the City of London for 
conformance to our standards and Ministry of the Environment, Conservation 
and Parks requirements   Prior to any work on the site, the Owner’s professional 
engineer shall submit these measures as a component of the Functional 
Storm/Drainage Servicing Report and is to have these measures established and 
approved all to the satisfaction of the City Engineer Further, the Owner’s 
Professional Engineer must confirm that the required sediment and erosion 
control measures are being maintained and operated as intended during all 
phases of construction. 

 
 
WATER 
 
37. Prior to the issuance of any Certificate of Conditional Approval and in accordance 

with City standards or as otherwise required by the City Engineer, the Owner 
shall complete the following for the provision of water services for this draft plan 
of subdivision: 
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i) Construct watermains to serve this Plan and connect them to the existing 
municipal system, namely, the existing 250 mm diameter watermain on 
Blackwell Boulevard and the 300 mm diameter watermain on Highbury 
Avenue. 

ii) Deliver confirmation that the watermain system has been looped to the 
satisfaction of the City Engineer when development is proposed to 
proceed beyond 80 units or commercial equivalent; and 

iii) The available fireflow and appropriate hydrant colour code (in accordance 
with the City of London Design Criteria) are to be shown on engineering 
drawings; 
The fire hydrant colour code markers will be installed by the City of 
London at the time of Conditional Approval. 

 
38. The Owner shall obtain all necessary approvals from the City Engineer for 

individual servicing of blocks in this subdivision, prior to the installation of any 
water services for the blocks. 
 

39. In conjunction with the submission of revised engineering drawings, the Owner 
shall have his consulting engineer identify fireflows available from each hydrant 
proposed to be constructed and identify appropriate hydrant colour code markers 
in accordance with City of London Design Criteria.  The fire hydrant colour code 
markers will be installed by the City of London at the time of Conditional 
Approval. 
 

40. Prior to the issuance of a Certificate of Conditional Approval, the Owner shall 
install and commission temporary automatic flushing devices and meters at all 
dead ends and/or other locations as deemed necessary by the hydraulic 
modelling results to ensure that water quality is maintained during build out of the 
subdivision.  These devices are to remain in place until there is sufficient 
occupancy use to maintain water quality without their use.  The location of the 
temporary automatic flushing devices as well as their flow settings are to be 
shown on engineering drawings.  The Owner is responsible to meter and pay 
billed cost of the discharged water from the time of their installation until 
assumption.  Any incidental and/or ongoing maintenance of the automatic 
flushing devices is/are the responsibility of the Owner. 
Prior to the issuance of any Certificates of Conditional Approval the Owner shall 
install and commission the accepted water quality measures required to maintain 
water quality within the water distribution system during build-out, all to the 
satisfaction of the City Engineer, at no cost to the City.  The measures which are 
necessary to meet water quality requirements, including their respective flow 
settings, etc shall be shown clearly on the engineering drawings. 
 

41. With respect to the proposed Blocks, the Owner shall include in all agreements of 
purchase and sale, and/or lease of Blocks in this plan, a warning clause advising 
the purchaser/transferee that should these develop as a Vacant Land 
Condominium or in a form that may create a regulated drinking water system 
under O.Reg. 170/03, the Owner shall be responsible for meeting the 
requirements of the legislation. 
 
If deemed a regulated system, there is potential the City of London could be 
ordered to operate this system in the future.  As such, the system would be 
required to be constructed to City standards and requirements. 
 

42. The Owner shall obtain all necessary approvals from the City Engineer for 
individual servicing of blocks in this subdivision, prior to the installation of any 
water services for the blocks.  

 
43. The Owner shall ensure implemented water quality measures shall remain in 

place until there is sufficient occupancy demand to maintain water quality within 
the Plan of Subdivision without their use.  The Owner is responsible for the 
following: 
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i) to meter and pay the billed costs associated with any automatic flushing 
devices including water discharged from any device at the time of their 
installation until removal; 

ii) any incidental and/or ongoing maintenance of the automatic flushing 
devices; 

iiii) payment for maintenance costs for these devices incurred by the City on 
an ongoing basis until removal; 

iv) all works and the costs of removing the devices when no longer required; 
and 

v) ensure the automatic flushing devices are connected to an approved 
outlet. 

 
44. The Owner shall ensure the limits of any request for Conditional Approval shall 

conform to the staging and phasing plan as set out in the accepted water 
servicing report and shall include the implementation of the interim water quality 
measures.  In the event the requested Conditional Approval limits differ from the 
staging and phasing as set out in the accepted water servicing report, the Owner 
would be required to submit revised plans and hydraulic modeling as necessary 
to address water quality. 

 
 

TRANSPORTATION 
 
45. The Owner shall be permitted one limited access vehicular access from Block 1 

to Highbury Avenue North and one limited access vehicular access from Block 1 
to Fanshawe Park Road East.  The location of these access points shall be to the 
satisfaction of the City. 
 

46. The Owner shall not be permitted any vehicular access from Block 4 to Highbury 
Avenue North. 
 

47. The Blackwell Boulevard road allowance at Highbury Avenue North shall be a 
minimum of 28 m for a minimum length of 45 metres.  Within this road allowance 
the Owner shall construct gateway treatments.  Beyond this widened road 
allowance, the road allowance shall be tapered to 21.5 m. 
 

48. The Owner shall construct sidewalks within this plan on both sides of Blackwell 
Boulevard, to the satisfaction of the City. 
 

49. Any dead ends and open sides of road allowances created by this draft plan, or 
by phasing of this plan, shall be terminated in 0.3 metre reserves to be conveyed 
to the City of London until required for the future production of such road 
allowance. 
 

50. The Owner shall direct all construction traffic to Highbury Avenue North to the 
satisfaction of the City. 
 

51. The Owner shall dedicate 0.3 m (1’) reserves blocks to the City of London at the 
following locations: 
i)  Along the entire frontage of Fanshawe Park Road East; and 
ii)  Along the entire frontage of Highbury Avenue North. 
 

52. In the event any work is undertaken on an existing street, the Owner shall 
establish and maintain a Traffic Management Plan (TMP) in conformance with 
City guidelines and to the satisfaction of the City for any construction activity that 
will occur on existing public roadways. The Owner shall have it’s contractor(s) 
undertake the work within the prescribed operational constraints of the TMP. The 
TMP will be submitted in conjunction with the subdivision servicing drawings for 
this plan of subdivision. 
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53. All through intersection and connections with existing streets and internal to this 
subdivision shall align with the opposing streets based on the centrelines of the 
street aligning through their intersections thereby having these streets centred 
with each other, unless otherwise approved by the City. 

 
54. Within one year of registration of the plan, the Owner shall install street lighting 

on all streets and walkways within this plan to the satisfaction of the City, at no 
cost to the City. Where an Owner is required to install street lights in accordance 
with this draft plan of subdivision and where a street from an abutting developed 
or developing area is being extended, the Owner shall install street light poles 
and luminaires, along the street being extended, which match the style of street 
light already existing or approved along the developed portion of the street, to the 
satisfaction of the London Hydro for the City of London. 

 
55. The Owner shall be required to make minor boulevard improvements on 

Fanshawe Park Road East and Highbury Avenue North adjacent to this Plan, to 
the specifications of the City and at no cost to the City, consisting of clean-up, 
grading and sodding as necessary. 

 
56. The Owner shall have the common property line of Fanshawe Park Road East 

and Highbury Avenue North graded in accordance with the City of London 
Standard “Subdivision Grading Along Arterial Roads”, at no cost to the City. 
 
Further, the grades to be taken as the centreline line grades on Fanshawe Park 
Road East and Highbury Avenue North are the future ultimate centreline of road 
grades as determined by the Owner’s professional engineer, satisfactory to the 
City.  From these, the Owner’s professional engineer is to determine the ultimate 
elevations along the common property line which will blend with the existing road, 
all to the satisfaction of the City. 

 
57. The Owner shall ensure access to lots and blocks for the portion adjacent to 

gateway treatments as shown on the accepted engineering drawings will be 
restricted to rights-in and rights-out only. 

 
58. The Owner shall make modifications to the curb radii on Highbury Avenue North 

and all associated works, to the satisfaction of the City, at no cost to the City. 
 

59. At the time of registration of the plan, the Owner shall provide a road widening 
dedication on Fanshawe Park Road East measured 24.0m from center line to the 
satisfaction of the City Engineer. 
 

60. At the time of registration of the plan, the Owner shall provide a road widening 
dedication on Highbury Avenue North measured 24.0m from center line to the 
satisfaction of the City Engineer. 

 
 
OTHER SERVICING ISSUES 
 
61. Prior to final approval, the Owner shall make arrangements with the affected 

property owner(s) for the construction of any portions of services or grading 
situated on private lands outside this plan, and shall provide satisfactory 
easements over these works, as necessary, all to the specifications and 
satisfaction of the City, at no cost to the City. 

 
62. In the event that relotting of the plan is undertaken, the Owner shall relocate and 

construct services to standard location, all to the specifications and satisfaction of 
the City. 
Once construction of any private services, ie: water storm or sanitary, to service 
the lots and blocks in this plan is completed and any proposed relotting of the 
plan is undertaken, the Owner shall reconstruct all previously installed services in 
standard location, in accordance with the approved final lotting and approved 
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revised servicing drawings all to the specification of the City Engineer and at no 
cost to the City. 

 
63. The Owner shall connect to all existing services and extend all services to the 

limits of the draft plan of subdivision, at no cost to the City, all to the 
specifications and satisfaction of the City. 

 
64. In the event the draft plan develops in phases, upon registration of any phase of 

this subdivision, the Owner shall provide land and/or easements along the 
routing of services which are necessary to service upstream lands outside of this 
draft plan to the limit of the plan. 

 
65. In the event the Owner wishes to further phase this plan of subdivision, the 

Owner shall submit as part of the revised engineering plan submission a phasing 
plan identifying all required temporary measures, and identify land and/or 
easements required for the routing of services which are necessary to service 
upstream lands outside this draft plan to the limit of the plan to be provided at the 
time of registration of each phase, all to the specifications and satisfaction of the 
City. All costs related to the plan of subdivision shall be at the expense of the 
Owner, unless specifically stated otherwise in this approval. 

 
66. The Owner shall remove any temporary works when no longer required and 

restore the land, at no cost to the City, to the specifications and satisfaction of the 
City. 

 
67. With respect to any services and/or facilities constructed in conjunction with this 

plan, the Owner shall permit the connection into and use of the subject services 
and/or facilities by outside owners whose lands are served by the said services 
and/or facilities, prior to the said services and/or facilities being assumed by the 
City. 

 
The connection into and use of the subject services by an outside Owner will be 
conditional upon the outside Owner satisfying any requirements set out by the 
City, and agreement by the outside Owner to pay a proportional share of the 
operational maintenance and/or monitoring costs of any affected unassumed 
services and/or facilities. 
 

68. The Owner shall have its engineer notify existing property owners in writing, 
regarding the sewer and/or road works proposed to be constructed on existing 
City streets in conjunction with this subdivision, all in accordance with Council 
policy for “Guidelines for Notification to Public for Major Construction Projects”. 

 
69. The Owner shall advise the City in writing at least two weeks prior to connecting, 

either directly or indirectly, into any unassumed services constructed by a third 
party, and to save the City harmless from any damages that may be caused as a 
result of the connection of the services from this subdivision into any unassumed 
services. 
 
Prior to connection being made to an unassumed service, the following will apply: 
i) In the event discharge is to unassumed services, the unassumed services 

must be completed and conditionally accepted by the City; and 
ii) The Owner must provide a video inspection on all affected unassumed 

sewers; 
 
Any damages caused by the connection to unassumed services shall be the 
responsibility of the Owner. 
 

70. The Owner shall pay a proportional share of the operational, maintenance and/or 
monitoring costs of any affected unassumed sewers or SWM facilities (if 
applicable) to third parties that have constructed the services and/or facilities to 
which the Owner is connecting.  The above-noted proportional share of the cost 
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shall be based on design flows, to the satisfaction of the City, for sewers or on 
storage volume in the case of a SWM facility.  The Owner’s payments to third 
parties shall: 
i) Commence upon completion of the Owner’s service work, connections to 

the existing unassumed services;  and 
ii) Continue until the time of assumption of the affected services by the City. 

 
71. If, during the building or constructing of all buildings or works and services within 

this subdivision, any deposits of organic materials or refuse are encountered, the 
Owner shall report these deposits to the City Engineer and Chief Building Official 
immediately, and if required by the City Engineer and Chief Building Official, the 
Owner shall, at his own expense, retain a professional engineer competent in the 
field of methane gas to investigate these deposits and submit a full report on 
them to the City Engineer and Chief Building Official.  Should the report indicate 
the presence of methane gas then all of the recommendations of the engineer 
contained in any such report submitted to the City Engineer and Chief Building 
Official shall be implemented and carried out under the supervision of the 
professional engineer, to the satisfaction of the City Engineer and Chief Building 
Official and at the expense of the Owner, before any construction progresses in 
such an instance.  The report shall include provision for an ongoing methane gas 
monitoring program, if required, subject to the approval of the City Engineer and 
review for the duration of the approval program. 

 
If a permanent venting system or facility is recommended in the report, the 
Owner shall register a covenant on the title of each affected lot and block to the 
effect that the Owner of the subject lots and blocks must have the required 
system or facility designed, constructed and monitored to the specifications of the 
City Engineer, and that the Owners must maintain the installed system or 
facilities in perpetuity at no cost to the City.  The report shall also include 
measures to control the migration of any methane gas to abutting lands outside 
the Plan. 

 
72. Should any contamination or anything suspected as such, be encountered during 

construction, the Owner shall report the matter to the City Engineer and the 
Owner shall hire a geotechnical engineer to provide, in accordance with the   
Ministry of the Environment “Guidelines for Use at Contaminated Sites in 
Ontario”, “Schedule A – Record of Site Condition”, as amended, including 
“Affidavit of Consultant” which summarizes the site assessment and restoration 
activities carried out at a contaminated site, in accordance with the requirements 
of latest Ministry of Environment and Climate Change “Guidelines for Use at 
Contaminated Sites in Ontario” and file appropriate documents to the Ministry in 
this regard with copies provided to the City.  The City may require a copy of the 
report should there be City property adjacent to the contamination. 
 

 Should any contaminants be encountered within this Plan, the Owner shall 
implement the recommendations of the geotechnical engineer to remediate, 
removal and/or disposals of any contaminates within the proposed Streets, Lot 
and Blocks in this Plan forthwith under the supervision of the geotechnical 
engineer to the satisfaction of the City at no cost to the City. 

 In the event no evidence of contamination is encountered on the site, the 
geotechnical engineer shall provide certification to this effect to the City. 

 
73. If any temporary measures are required to support the interim conditions in 

conjunction with the phasing, the Owner shall construct temporary measures and 
provide all necessary land and/or easements, to the specifications and 
satisfaction of the City, at no cost to the City. 

 
74. The Owner shall decommission any abandoned infrastructure, at no cost to the 

City, including cutting the water service and capping it at the watermain, all to the 
specifications and satisfaction of the City. 
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The Owner shall remove all existing accesses and restore all affected areas, all 
to the satisfaction of the City, at no cost to the City. 

 
75. In conjunction with the revised engineering drawings, the Owner shall provide to 

the City for review and acceptance an updated hydrogeological and geotechnical 
report and/or supplemental letter prepared by a qualified consultant, to 
determine, including but not limited to, the following: 
i) Provide recommendations for foundation design should high groundwater 

be encountered, all to the satisfaction of the City. 
 
76. Prior to the issuance of any Certificate of Conditional Approval, the Owner’s 

professional engineer shall certify that any remedial or other works as 
recommended in the accepted updated hydro geological and geotechnical report 
are implemented by the Owner, to the satisfaction of the City, at no cost to the 
City. 

 
77. Should the current or any future Owner come in with a revised development 

proposal for these lands, the applicant may be required to complete a design 
studies submission as per the File Manager process and resubmit engineering 
drawings, all to the satisfaction of the City. 

 
78. The Owner shall either register against the title of Block 1 in this Plan, or shall 

include in the agreement of purchase and sale for the transfer of each of the 
Blocks, a covenant by the purchaser or transferee stating that the purchaser or 
transferee of the Blocks may be required to construct sewage sampling 
manholes, built to City standards in accordance with the City’s Waste Discharge 
By-law No. WM-2, as amended, regulating the discharge of sewage into public 
sewage systems.  If required, the sewage sampling manholes shall be installed 
on both storm and sanitary private drain connections, and shall be located wholly 
on private property, as close as possible to the street line, or as approved 
otherwise by the City Engineer. 

 
79. The Owner shall submit the required revised engineering drawings to the 

satisfaction of the City for review and acceptance by the City. 
 

80. The Owner shall construct this plan of subdivision in accordance with the 
accepted Design Studies for this plan of subdivision, to the satisfaction of the 
City. 

 
81. The Owner shall make all necessary arrangements with any required owner(s) to 

have any existing easement(s) in this plan quit claimed to the satisfaction of the 
City and at no cost to the City.  The Owner shall protect any existing private 
services in the said easement(s) until such time as they are removed and 
replaced with appropriate municipal and/or private services at no cost to the City. 

 
Following the removal of any existing private services from the said easement 
and the appropriate municipal services and/or private services are installed and 
operational, the Owner shall make all necessary arrangement to have any 
section(s) of easement(s) in this plan quit claimed to the satisfaction of the City, 
at no cost to the City. 

 
82. Prior to the issuance of any Certificate of Conditional Approval, the Owner shall 

make adjustments to the existing works and services on Blackwell Boulevard, 
Highbury Avenue North and Fanshawe Park Road East, adjacent to this plan to 
accommodate the proposed works and services on these streets to 
accommodate this plan,  (eg. private services, street light poles, traffic calming, 
etc.) in accordance with the approved design criteria and accepted drawings, al 
to the satisfaction of the City Engineer, at no cost to the City. 

 
83. In conjunction with engineering drawings submission, the Owner shall submit a 

Development Charge work plan outlining the costs associated with the design 
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and construction of the DC eligible works.  The work plan must be approved by 
the City Engineer and City Treasurer (as outlined in the most current DC By-law) 
prior to advancing a report to Planning and Environment Committee 
recommending approval of the special provisions for the subdivision agreement. 

 
84. In conjunction with registration of the Plan, the Owner shall provide to the 

appropriate authorities such easements and/or land dedications (e.g. 0.3 metre 
reserve blocks) as may be required for all municipal works and services 
associated with the development of the subject lands, such as road, utility, 
drainage or stormwater management (SWM) purposes, to the satisfaction of the 
City, at no cost to the City. 

 
85. Prior to the issuance of a Certificate of Conditional Approval for each 

construction stage of this subdivision, all servicing works for the stage and 
downstream works must be completed and operational, in accordance with the 
approved design criteria and accepted drawings, all to the specification and 
satisfaction of the City. 

 
86. The Owner shall not commence construction or install any services (eg. Clearing 

or servicing of land) involved with this plan prior to entering into a site alteration 
agreement or subdivision agreement and obtaining all necessary permits, 
approvals and/or certificates that need to be issued in conjunction with the 
development of the subdivision, unless otherwise approved by the City in writing; 
(e.g. MOE certificates; City/Ministry/Agency permits: Approved Works, water 
connection, water-taking, navigable waterways; approvals: UTRCA, MNR, MOE, 
City; etc; etc.). 

 
87. Prior to any work on the site, the Owner shall decommission and permanently 

cap any abandoned wells located in this Plan, in accordance with current 
provincial legislation, regulations and standards.  In the event that an existing 
well in this Plan is to be kept in service, the Owner shall protect the well and the 
underlying aquifer from any development activity. 

 
88. The Owner’s professional engineer shall provide inspection services during 

construction for all work to be assumed by the City, and shall supply the City with 
a Certification of Completion of Works upon completion, in accordance with the 
plans accepted by the City Engineer. 
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee 
From: George Kotsifas, P. Eng. 
 Managing Director, Development & Compliance Services and 
 Chief Building Official  
Subject: Application By: Sifton Properties Limited 
 Victoria on the River - Phase 5 
 2671 to 2695 Kettering Place 
 Removal of Holding Provision 
Meeting on:  January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, based on the 
application by Sifton Properties Limited, relating to lands located at 2671 to 2695 
Kettering Place, legally described as Lots 1 to 5 Plan 33M-773, the proposed by-law 
attached hereto as Appendix “A” BE INTRODUCED at the Municipal Council meeting to 
be held on January 28, 2020 to amend Zoning By-law No. Z.-1, in conformity with the 
Official Plan, to change the zoning of the subject lands FROM a Holding Residential R1 
(h•R1-3) Zone TO a Residential R1 (R1-3) Zone to remove the h holding provision. 

Executive Summary 

Purpose and the Effect of Recommended Action 

The purpose and effect of this zoning change is to remove the holding “h” symbol to allow 
development of five (5) single detached dwelling lots permitted under the Residential R1 
(R1-3) Zone. 
  
Rationale of Recommended Action  

1. The condition for removing the holding (h) provision has been met and the 
recommended amendment will allow development of residential uses in 
compliance with the Zoning By-law. 

2. A Subdivision Agreement has been entered into and securities have been posted 
as required by City Policy and the Subdivision Agreement. 
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Analysis 

1.0  Location Map  
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2.0 Description of Proposal 

Phase 5 of the Victoria on the River subdivision incorporates the extension of Kettering 
Place, east of Sheffield Boulevard, and the extension of Darlington Place to provide a 
future public road connection to adjacent lands to the south. This proposal is to remove 
the holding provision to allow development of five (5) single detached dwelling lots on 
Kettering Place as permitted under the Residential R1 (R1-3) Zone. 

3.0 Revelant Background 

3.1  Planning History 
On December 13, 2019 the Approval Authority for the City of London granted Final 
Approval for the fifth phase of the Victoria on the River subdivision consisting five (5) 
single detached lots, seven (7) part blocks, one (1) commercial/office/mixed use block, 
and two (2) 0.3 m reserve blocks, served by two (2) local streets (Kettering Place and 
Darlington Place). The plan was subsequently registered on December 16, 2019 as Plan 
33M-773. There is currently an application in process for approval of draft plan of 
subdivision by Sifton Properties Limited on adjacent lands immediately to the south and 
east (File No. 39T-19501). The seven (7) part blocks in this phase are to be incorporated 
into the final lot and block pattern for the next phase referred to as Victoria on the River - 
Phase 6. 

4.0 Key Issues and Considerations  

4.1  Have the conditions for removal of the holding (h) provision been met? 
 
The purpose of the holding (“h”) provision in the zoning by-law is as follows: 
 

“Purpose: To ensure the orderly development of lands and the adequate provision 
of municipal services, the “h” symbol shall not be deleted until the required security 
has been provided for the development agreement or subdivision agreement, and 
Council is satisfied that the conditions of the approval of the plans and drawings 
for a site plan, or the conditions of the approval of a draft plan of subdivision, will 
ensure a development agreement or subdivision agreement is executed by the 
applicant and the City prior to development.” 

  
Permitted Interim Uses: Model homes are permitted in accordance with Section 
4.5(2) of the By-law. 

 
The Subdivision Agreement between Sifton Properties Limited and the City of London for 
this phase of the Victoria on the River subdivision was entered into on August 28, 2019 and 
registered as Instrument No. ER1278085 on December 17, 2019. Sifton Properties Limited 
have also posted security as required by City Policy and the Subdivision Agreement. 
Therefore, the condition has been met for removal of the “h” provision. 
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5.0 Conclusion 

In the opinion of Staff, the holding zone requirements have been satisfied and it is 
appropriate to proceed to lift the holding (“h”) symbol from the zoning map. 
 
 

Prepared by:  

 

 

Larry Mottram, MCIP, RPP 

Senior Planner, Development Planning 

Recommended by:  

 

 

 

Paul Yeoman, RPP, PLE  
Director, Development Services  

Submitted by:  

 

 

 

George Kotsifas, P. Eng. 

Managing Director, Development and Compliance 
Services and Chief Building Official 

Note:  The opinions contained herein are offered by a person or persons qualified to 
provide expert opinion.  Further detail with respect to qualifications can be obtained 
from Development Services. 

 
CC:  Matt Feldberg, Manager, Development Services (Subdivisions) 
 Lou Pompilii, Manager, Development Services - Planning 
 Ted Koza, Manager, Development Services - Engineering   
 
January 13, 2020 
GK/PY/LM/lm 
 
Y:\Shared\ADMIN\1- PEC Reports\2020 PEC Reports\2 - Jan 20\2671-2695 Kettering Place - H-9164 LM.docx 
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Appendix A 

       Bill No. (Number to be inserted by Clerk's 
       Office) 
       2020 
 
    By-law No. Z.-1-   
 
    A by-law to amend By-law No. Z.-1 to 

remove holding provisions from the 
zoning for lands located at 2671 to 2695 
Kettering Place; legally described as Lots 
1 to 5 Plan 33M-773. 

 
  WHEREAS Sifton Properties Limited has applied to remove the holding 
provision from the zoning on lands located at 2671 to 2695 Kettering Place, legally 
described as Lots 1 to 5 Plan 33M-773, as shown on the map attached to this by-law, as 
set out below; 
  
  AND WHEREAS it is deemed appropriate to remove the holding provision 
from the zoning of the said lands; 
 
  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 2671 to 2695 Kettering Place, legally described as Lots 1 
to 5 Plan 33M-773, as shown on the attached map, to remove the h holding provision so 
that the zoning of the lands as a Residential R1 (R1-3) Zone comes into effect. 
 
2.  This By-law shall come into force and effect on the date of passage. 
 
 
  PASSED in Open Council on January 28, 2020. 
 
 
 
  
 
  
  
 
       Ed Holder 
       Mayor 
 
 
 
 
 
 
 
       Catharine Saunders 
       City Clerk  
  
 
 
 
 
First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
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Appendix B – Public Engagement 

Community Engagement 

Public liaison: Notice of the application was published in the Public Notices and 
Bidding Opportunities section of The Londoner on January 16, 2020. 

0 replies were received 

Nature of Liaison: 2671 – 2695 Kettering Place; located east of Sheffield Boulevard, north 
of Commissioners Road East; identified as Lots 1 to 5 Plan 33M-773 – City Council intends 
to consider removing the Holding (“h”) Provision from the zoning of the subject lands to allow 
development for uses permitted under the Residential R1 (R1-3) Zone. The purpose of the “h” 
provision is to ensure the orderly development of lands and adequate provision of municipal 
services. The “h” symbol shall not be deleted until the required security has been provided for the 
development agreement or subdivision agreement, and Council is satisfied that the conditions of 
approval of the plans and drawings for a site plan, or the conditions of the approval of a draft plan 
of subdivision, will ensure a development agreement or subdivision agreement is executed by the 
applicant and the City prior to development. Council will consider removing the holding provision 
as it applies to these lands no earlier than January 28, 2020. 

Agency/Departmental Comments: 

None 
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Appendix C – Relevant Background 

Existing Zoning Map 
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: G. Kotsifas P. Eng.,  
 Managing Director, Development & Compliance Services and 

Chief Building Official 
Subject: Application by: Orange Rock Developments 
 3900 Scotland Drive, 3777 Westminster Drive, and 5110 White 
 Oak Road  
Meeting on:   January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, the following 
action be taken with respect to the application of Orange Rock Developments relating to 
the property located at 3900 Scotland Drive, 3777 Westminster Drive, and 5110 White 
Oak Road, the proposed by-law attached hereto as Appendix “A” BE INTRODUCED at 
the Municipal Council meeting on January 28, 2020 to amend Zoning By-law Z.-1, in 
conformity with the Official Plan, to change the zoning of the lands FROM a holding 
Resource Extraction (h-226*EX1) Zone TO a Resource Extraction (EX1) Zone. 

Executive Summary 

Summary of Request 

The applicant has requested the removal of the “h-226” holding provision from 3900 
Scotland Drive, 3777 Westminster Drive, and 5110 White Oak Road, which is in place 
to ensure there are no negative impacts to the road structure and surrounding road 
network.    

Purpose and the Effect of Recommended Action 

The purpose and effect is to remove the “h-226” holding symbol to facilitate the 
development of an asphalt and concrete batching plant. 

Rationale of Recommended Action 

The requirements for removing the holding provision have been met, and the City 
Engineer has confirmed that no further work is required. It is appropriate to remove the 
holding provision as it is no longer required. 

Analysis 

1.0 Site at a Glance 

1.1  Property Description 
 
The subject site is comprised of three parcels with frontages on Scotland Drive, White 
Oak Road, and Westminster Drive and a total area of approximately 56.13 hectares 
(138.71 acres). The site is operated as an active aggregate resource extraction pit 
licensed by the Ministry of Natural Resources and Forestry (MNRF). Agricultural uses, 
including accessory farm dwellings, exist to the north, east, south, and west of the site. 
Additional surrounding land uses include aggregate resource extraction to the east and 
west, as well as White Oak Cemetery to the west. The site is also in proximity to the 
City of London W12A landfill site, located at Manning Drive and White Oak Road.  
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1.2  Location Map 
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1.3 Current Planning Information (see more detail in Appendix D) 

 Official Plan Designation – Agricultural, Open Space, and Environmental 
Review 

 The London Plan Place Type – Farmland and Green Space 

 Existing Zoning –holding Resource Extraction (h-226*EX1) Zone  

1.4 Site Characteristics 

 Current Land Use – Aggregate resource extraction 

 Frontage – 3900 Scotland Drive: 310 metres (1,017 feet); 3777 Westminster 
Drive: 290 metres (951 feet), 5110 White Oak Road: 800 metres (2,624 feet) 

 Depth – 3900 Scotland Drive: 720 metres (2,362 feet); 3777 Westminster 
Drive: 700 metres (2,296 feet), 5110 White Oak Road: 400 metres (1,312 
feet) 

 Area – 56.13 hectares (138.71 acres) total 

 Shape – Irregular 

1.5 Surrounding Land Uses 

 North – Agricultural 

 East – Aggregate resource extraction and agricultural (including an 
accessory farm dwelling) 

 South – Agricultural (including an accessory farm dwelling) 

 West –  Agricultural (including an accessory farm dwelling), aggregate 
resource extraction, and White Oak Cemetery
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2.0 Description of Proposal 

The site is currently used for aggregate extraction and proposed to include an asphalt 
and concrete batching plant as well.  The majority of the subject site is currently within 
the holding Resource Extraction (h-226*EX1) Zone, which permits resource extraction 
operations, including accessory aggregate reprocessing, asphalt batching plants, and 
concrete batching plants. Other portions of the site containing natural features are 
currently zoned Environmental Review (ER) and Open Space (OS4). The subject lands 
are currently licensed by the Ministry of Natural Resources and Forestry (MNRF) under 
the Aggregates Resources Act for two (2) Class A Licences (No. 2341 and No. 31135). 
The proposed asphalt and concrete batching plant would be located within the existing 
licensed area. 

 

 
Figure 1: Main site entrance off Scotland Drive 

3.0 Relevant Background 

3.1  Planning History 
 
An application for Zoning By-law Amendment Z-8992 was made in December of 2018 to 
permit the use of an asphalt and concrete batching plant through the Extractive 
Resource (EX1) Zone.  During the application review, Transportation staff requested an 
“h-226” holding provision be applied to the subject site to require a geotechnical report 
that would evaluate any impacts on the road structure of the surrounding road network, 
as there are existing load limits in effect on Westminster Drive, White Oak Road, and 
Scotland Drive, as per schedule 15 of the Traffic and Parking By-law. 
 
On April 29, 2019, a Public Participation Meeting for Zoning By-law Amendment (Z-
8992) was held before the Planning and Environment Committee to consider the 
request for the additional use of an asphalt and concrete batching plant.  The Planning 
and Environment Committee recommended approval of the requested amendment with 
the holding provision, which was subsequently approved by Municipal Council on May 
7, 2019 and is now in force and effect.   
 
3.2 Previous Reports and Applications Relevant to this Application  

April 29, 2019, Planning and Environment Committee; Public Participation Meeting, 
John Aarts Group, 3900 Scotland Drive, 3777 Westminster Drive, and 5110 White Oak 
Road, Z-8992 
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3.3  Requested Amendment 
 
The applicant is requesting the removal of the “h-226” holding provision from the site to 
allow for the development of the asphalt and concrete batching plant.  
 
3.4  Community Engagement  
 
Community comments were received in response to the Notice of Application for 
Holding Provision Removal requesting more information and expressing general 
concerns for the overall proposed operation.   
 
3.5  Policy Context  
 
The Planning Act permits the use of holding provisions to restrict future uses until 
conditions for removing the holding provision are met. To use this tool, a municipality 
must have approved Official Plan policies related to its use, a municipal council must 
pass a zoning by-law with holding provisions, an application must be made to council for 
an amendment to the by-law to remove the holding symbol, and council must make a 
decision on the application within 150 days to remove the holding provision(s).  The 
London Plan and the 1989 Official Plan contain policies with respect to holding 
provisions including the process, and notification and removal procedures. 

4.0 Key Issues and Considerations  

4.1 What is the purpose of the holding provision and is it appropriate to 
consider their removal? 

h-226: Purpose: The removal of the “h-226” shall not occur until such time as the Owner 
has entered into an agreement with the City of London to ensure that, if determined 
necessary through the completion of a geotechnical subsurface analysis, appropriate 
municipal roadway upgrades are completed to accommodate truck traffic from the 
proposed asphalt and concrete batching plant(s) to the satisfaction of the City Engineer. 

A Geotechnical Investigation and Road Assessment Report was prepared by LDS on 
September 4, 2019 to support the removal of the holding provision. The report 
concluded with recommending operational measures to manage load restriction 
periods, rather than upgrades to adjacent roads.  The applicant has advised that trucks 
associated with the batching plant will generally follow the same traffic patterns as the 
gravel haulers. The batching plant is anticipated to result in fewer than 12,000 annual 
loads, which combined with existing gravel sales of approximately 15,900 annual loads, 
is under the 36,000 annual loads permitted by the Ministry of Natural Resources and 
Forestry (MNRF) license. Raw materials required to produce the concrete will be 
available on-site and it is anticipated that a portion of the annual sand and gravel sales 
will be diverted to the on-site batching plant, which will ultimately result in fewer 
aggregate trucks leaving the site. 

On January 10, 2020, the City Engineer accepted the study along with mitigation 
measures for the use of municipal roadways which ensures that there are no roadway 
upgrades needed to accommodate the additional truck traffic.  Loaded trucks will be 
required to traverse internal roads and exit the site from the south access along 
Scotland Drive which is the only full-load road in the vicinity during half-load season.  
Such measures will be captured and implemented through conditions of the provincial 
site plan approval process: 

During the period when municipal half load restrictions are in place, all loaded 
truck traffic will utilize the entrance onto Scotland Road and will travel East.  All 
other vehicular access other than Scotland Drive will be temporarily modified to 
prevent traffic that does not meet the road axle weight restrictions during half 
load season.  An internal road will be provided at all times the batch plant is 
operational to accommodate all vehicular traffic including delivery vehicles.  
Signs shall also be posted at the White Oaks/Westminster entrances reminding 
all traffic of the load restrictions.  Trucks may utilize the entrance onto White Oak 
Road when half load restrictions are not in place.   
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The provincial site plan approval process will be reviewed, implemented and enforced 
by the Ministry of Natural Resources and Forestry (MNRF), which has jurisdiction for 
aggregates and associated operations. In addition to the access, movement and impact 
of vehicles on the municipal roadways, all other site plan matters will be addressed by 
the MNRF including such aspects as: permit approvals from the Conservation Authority 
and Ministry of Transportation, screening, buffering and landscaping, building siting, 
lighting, and noise mitigation.  The responsibilities associated with the enforcement and 
compliance of the provincial site plan, as well as the collection of, and response to, any 
complaints that may arise will be those of the MNRF. The City will be providing a 
submission to the MNRF on matters that are requested to be addressed through the 
provincial site plan approval. 

5.0 Conclusion 

The Applicant has undertaken the required analysis for the removal of the holding 
provision.  Road upgrades and an associated agreement are not required.  The  
mitigative approach will result in an asphalt and concrete batching plant that has 
demonstrated no negative impacts on the road structure and surrounding road network.  
It is appropriate to remove the holding provision to allow the zoning to come into full 
force and effect.  

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Development Services 

January 13, 2020 
 
cc: Heather McNeely, Manager, Development Services (Site Plans) 
cc: Matt Feldberg, Manager, Development Services (Subdivisions) 
cc: Michael Pease, Manager, Development Planning 
cc: Lou Pompilii, Manager, Development Planning 
 
/sw 
Y:\Shared\ADMIN\1- PEC Reports\2020 PEC Reports\2 - Jan 20\3900 Scotland, 3777 
Westminster Rd, 5110 White Oak Rd H-9113.docx 
 

 
 
  

Prepared by:  

 Sonia Wise, MCIP, RPP 
Senior Planner, Development Services 

Recommended by:  
 
 
 
Paul Yeoman, RPP, PLE 
Director, Development Services 

Submitted by: 

 

 
 
 
 
George Kotsifas, P.ENG  
Managing Director, Development and Compliance 
Services and Chief Building Official 
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Appendix A 

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

2020 

By-law No. Z.-1-20   

A by-law to amend By-law No. Z.-1 to 
remove the holding provision from the 
zoning for lands located at 3900 
Scotland Drive, 3777 Westminster 
Drive, and 5110 White Oak Road. 

  WHEREAS Orange Rock Developments has applied to remove the 
holding provision from the zoning for the lands located at 3900 Scotland Drive, 3777 
Westminster Drive, and 5110 White Oak Road, as shown on the map attached to this 
by-law, as set out below; 

  AND WHEREAS it is deemed appropriate to remove the holding provision 
from the zoning of the said lands; 

  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 3900 Scotland Drive, 3777 Westminster Drive, and 5110 
White Oak Road, as shown on the attached map, to remove the holding provisions so 
that the zoning of the lands as a Resource Extraction (EX1) Zone comes into effect.  

2.   This by-law shall come into force and effect on the day it is passed. 
 
  PASSED in Open Council on January 28, 2020. 
 

 
 
 
 
 
Ed Holder 
Mayor 

Catharine Saunders 
City Clerk 

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020
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Report to Planning and Environment Committee 

To: Chair and Members 
Planning & Environment Committee 

From: George Kotsifas, P. Eng. 
 Managing Director, Development and Compliance Services 
 and Chief Building Official 
Subject: Exemption from Part-Lot Control  
 Application By: Rockwood Homes 
 Address: 2675 Asima Drive and 3316 Strawberry Walk  
Meeting on:  January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, the following 
actions be taken with respect to the application by Rockwood Homes to exempt Blocks 
52 and 54, Plan 33M-699 from Part-Lot Control: 
 
(a) Pursuant to subsection 50(7) of the Planning Act, R.S.O. 1990, c. P.13, the 

attached proposed by-law BE INTRODUCED at a future Council meeting, to 
Blocks 52 and 54, Plan 33M-699 from the Part-Lot Control provisions of 
subsection 50(5) of the said Act, IT BEING NOTED that these lands are subject 
to a registered subdivision agreement and are zoned Residential R4 Special 
Provision (R4-5(2)) which permits street townhouse dwellings;  

 
(b) The following conditions of approval BE REQUIRED to be completed prior to the 

passage of a Part-Lot Control By-law for Blocks 52 and 54, Plan 33M-699 as 
noted in clause (a) above: 
 

i. The applicant be advised that the costs of registration of the said by-laws are to 
be borne by the applicant in accordance with City Policy; 

 
ii. The applicant submit a draft reference plan to Development Services for review 

and approval to ensure the proposed part lots and development plans comply 
with the regulations of the Zoning By-law, prior to the reference plan being 
deposited in the land registry office; 

 
iii. The applicant submits to Development Services a digital copy together with a 

hard copy of each reference plan to be deposited.  The digital file shall be 
assembled in accordance with the City of London's Digital Submission / Drafting 
Standards and be referenced to the City’s NAD83 UTM Control Reference; 

 
iv. The applicant submit each draft reference plan to London Hydro showing 

driveway locations and obtain approval for hydro servicing locations and above 
ground hydro equipment locations prior to the reference plan being deposited in 
the land registry office; 

 
v. The applicant submit to the City Engineer for review and approval prior to the 

reference plan being deposited in the land registry office any revised lot grading 
and servicing plans in accordance with the final lot layout to divide the blocks 
should there be further division of property contemplated as a result of the 
approval of the reference plan; 

 
vi. The applicant shall enter into any amending subdivision agreement with the City, 

if necessary; 
 
vii. The applicant shall agree to construct all services, including private drain 

connections and water services, in accordance with the approved final design of 
the lots; 
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viii. The applicant shall obtain confirmation from Development Services that the 

assignment of municipal numbering has been completed in accordance with the 
reference plan(s) to be deposited, should there be further division of property 
contemplated as a result of the approval of the reference plan prior to the 
reference plan being deposited in the land registry office; 

 
ix. The applicant shall obtain approval from Development Services of each 

reference plan to be registered prior to the reference plan being registered in the 
land registry office; 

 
x. The applicant shall submit to Development Services confirmation that an 

approved reference plan for final lot development has been deposited in the Land 
Registry Office; 

 
xi. The applicant shall obtain clearance from the City Engineer that requirements iv), 

v) and vi) inclusive, outlined above, are satisfactorily completed, prior to any 
issuance of building permits by the Chief Building Official for lots being 
developed in any future reference plan; 

 
xii. The applicant shall provide a draft transfer of the easements to be registered on 

title;  and 
 

xiii. That on notice from the applicant that a reference plan has been registered on a 
Block, and that Part Lot Control be re-established by the repeal of the bylaw 
affecting the Lots/Block in question. 

 

Executive Summary 

Summary of Request 
This report is for review and endorsement by Municipal Council to exempt Blocks 52 
and 54, Plan 33M-699 from the Part-Lot Control provisions of the Planning Act. 
 
Purpose and Effect of Recommended Action 
Exemption from Part-Lot Control will facilitate the creation of seven (7)  street 
townhouse units, with access provided via Asima Drive, and seven (7)  street 
townhouse units, with access provided via Strawberry Walk. 
 
Rationale for Recommended Action 
The standard conditions for passing the Part-Lot Control By-law are attached and are to 
be reviewed and endorsed by Municipal Council prior to the final by-law.  

Analysis 

1.0 Property Description 

The subject site is located off of Asima Drive and Strawberry Walk, which is generally 
located northwest of Bradley Ave and Jackson Road in the Summerside Community. 
The site has a mix of low and medium density residential located to the east and west, 
low density residential to the north, and medium density residential to the south. The 
site has proximity to Meadowgate Park, and Ecole Secondaire Gabriel-Dumont – First 
French Language Secondary School. 

1.1  Current Planning Information  

 The London Plan Place Type – Neighbourhoods Place Type  

 (1989) Official Plan Designation  – Multi-Family, Medium Density Residential 

 Existing Zoning – Residential R4 Special Provision (R4-5(2))  
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1.2  Location Map  
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1.3 Draft Reference Plans 
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1.4  Plan of Subdivision 33M-699 
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1.5  Site Plans
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1.6 Site Characteristics 

 Current Land Use – vacant    

 Frontage  – N/A   

 Area – Asima Drive 1.6 hectares/Strawberry Walk 1.6 hectares 

 Shape – rectangular 
 

1.7 Surrounding Land Uses 

 North – residential  

 East – residential 

 South – residential  

 West – residential 

2.0 Description of Proposal 

2.1  Development Proposal 
 
The Applicant, Rockwood Homes, has requested exemption from part-lot control to 
create a total of fourteen (14) street townhouse units. The plan of subdivision was 
registered on July 14, 2016 as 48 single detached dwelling lots and nine (9) multi-family 
medium density residential blocks, all served by three (3) new local streets (Turner 
Crescent, Strawberry Walk and Asima Drive). The dwellings will consist of street 
townhouse units, one or two storeys in height with access off of Asima Drive and 
Strawberry Walk.  

3.0 Revelant Background 

3.1  Planning History 

The subject lands were originally included in a 1992 subdivision application submitted 
by Jackson Land Corp. for lands bounded by Commissioners Road East, Jackson 
Road, Bradley Avenue, and Highbury Ave South (also referred to as Summerside 
Subdivision).  The Ministry of Municipal Affairs granted draft approval in September of 
1993. 

In October of 2003, Jackson Land Corp requested revisions to 14.2 ha (35 acres) of 
lands within the draft approved Summerside subdivision, specifically the lands bounded 
by Evans Boulevard, Jackson Road, Bradley Avenue and Meadowgate Boulevard.  The 
changes from the 1993 draft plan were of such significance that a new draft plan 
application was required (File No. 39T-03513).  Municipal Council adopted the Official 
Plan and Zoning By-law Amendments in May of 2004 and at the same time 
recommended the City of London Approval Authority grant draft plan of subdivision 
approval to a revised plan subject to conditions.  

On October 21, 2005, the City of London Approval Authority granted final approval to 
the first phase of draft plan 39T-03513.  This phase contained 114 single detached 
dwelling blocks served by the extension of Meadowgate Boulevard and two new local 
streets being Turner Crescent and Asima Drive.  This phase, commonly referred to as 
Phase 12A, was registered on October 27, 2005 as Plan 33M-533. 

In September of 2007, Jackson Land Corp. submitted a new plan consisting of 96 single 
detached lots and 21 multi-family blocks containing approximately 115 street townhouse 
dwellings all served by 3 local streets, including portions that would be developed as 
“window streets” (file 39T-07508).   

In 2012, the London Consent Authority granted a consent to Jackson Land Corp. (file 
B.019/12) to sever the lands within this draft plan from the remaining Summerside 
Subdivision to create two new parcels (divided east and west of the future southerly 
extension of Turner Crescent).   
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The draft plan of subdivision 39T-07508 was approved by the Approval Authority as one 
(1) phase, consisting of 48 single family detached lots, and nine (9) multi-family medium 
density blocks, was registered on July 4, 2016 as plan 33M-699.  

3.2  Community Engagement  
 
There is no legislated Community Engagement component to an Exemption from Part-
Lot Control. A notice of the request for exemption from part-lot control and a list of 
standard draft conditions was circulated to internal departments (such as Engineering 
and the Building Division) and London Hydro. Development Engineering confirmed that 
the draft standard conditions are applicable and only one additional condition was 
required for servicing. 

3.3  Policy Context 
 
In Ontario, the subdivision of land is governed by the Planning Act. Under this 
legislation, lot creation is permitted through the approval of a plan of subdivision, the 
granting of a Consent (commonly described as a “severance”) or, for lots within a 
registered plan of subdivision, through a by-law exemption from part-lot control. Section 
50(28) of the Planning Act, R.S.O. 1990, c.P13, includes provisions to ensure that part 
of a lot or block within a registered plan of subdivision cannot be transferred without the 
approval of the municipality. The part-lot control provisions of the Planning Act allows a 
municipality to pass by-laws to remove part-lot control from all or any part of a 
registered plan of subdivision. Such a by-law has the effect of allowing the conveyance 
of a portion of a lot or block. Exemption from part-lot control is appropriate when a 
number of land transactions are involved and the resulting changes will not affect the 
nature or character of the subdivision. 
 
Exemption from part-lot control is used to create street townhouse units. Part-Lot 
Control may be exempted to allow a property owner to legally divide a block within their 
registered plan of subdivision. 

4.0 Key Issues and Considerations 

Council has adopted a policy to guide consideration of requests for exemption to Part-
Lot Control, as follows: 
 

a) appropriately zoned lots and blocks of registered plans of subdivision may be 
exempted from part-lot control for the purpose of establishing individual 
properties for conveyance or other purposes where municipal services or 
agreements for extension of services are in place; 

 
The subject lands are zoned Residential R4 (R4-5(2)) which permits street townhouse 
units. The applicant will be required to submit a draft reference plan to Development 
Services for review and approval to ensure the proposed lots and development plans 
comply with the regulations of the Zoning By-law, prior to the reference plan being 
deposited in the Land Registry Office. 
 

b) exemption from part-lot control is used to implement the intended lotting of a 
portion of a registered plan where the complete division of land was not practical 
at the time of subdivision approval and registration; 

 
The subject block was registered and intended to be developed for street townhouse 
units at the time of the subdivision approval. The division of individual lots at the time of 
the subdivision was not practical, and is appropriate through part-lot control and 
successfully attaining site plan approval. 
 

c) the nature and character of the subdivision are not to be changed by part-lot 
control exemption from that which was established by the subdivision plan and 
zoning by-law; 
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This request is consistent with the intended use of the block as established through the 
plan of subdivision and zoning.  The development of the site units is consistent with the 
development in the area. 
 

d) the removal of part-lot control is appropriate when a series of land divisions is 
necessary to allow sale of the constructed buildings and associated part-lots; 

 
The exemption of part lot control creates fourteen (14) street townhouse units requiring 
separate and individual land divisions to create the interests in land. 
 

e) references will be made to the land severance guidelines, guidelines for private 
streets, and other pertinent policies when considering the appropriateness of 
exemption; and 

 
The subject lands are within the Neighbourhoods Place Type in The London Plan and 
designated Multi-Family, Medium Density Residential in the (1989) Official Plan, which 
permits street townhouse dwellings.  The proposal will facilitate the development of the 
parcel in accordance with the form of development established at the time of subdivision 
approval.  The proposed lots will not result in any traffic problems and will have access 
to municipal services and utilities.  Access will be provided off of Asima Drive and 
Strawberry Walk. 
 

f) the registration costs of by-laws passed at the request of the developer or 
subdivider, to exempt lands from part-lot control, will be borne by the applicant. 

 
The applicant is responsible for all costs associated with the Exemption to Part-Lot 
Control. 
 
The applicant has applied for and received site plan approval (SPA18-062) to construct 
fourteen (14) street townhouse units on two local streets which are registered on title as 
a Development Agreement.  Securities have also been taken through the site plan 
process. 
 
The applicant has requested exemption from Part-Lot Control as an alternative to 
submitting an application through the Consent Authority.  The applicant requested 
exemption from the Part-Lot Control provisions of the Planning Act to facilitate the 
creation of fourteen(14) street townhouse units.  The proposed plan has been reviewed 
with regards to the City’s Policy on Exemption from Part-Lot Control, the 1989 Official 
Plan, The London Plan and the applicable zoning, and has been determined to meet 
existing policies and the City’s Zoning By-law. 
 
4.1 Conditions  
 
It is recommended that the following conditions be applied and that the By-law for 
Blocks 52 and 54, Plan 33M-699 be passed at a future meeting of Municipal Council 
only when the following conditions have been complied with: 

 
i. The applicant be advised that the costs of registration of the said by-laws are to 

be borne by the applicant in accordance with City Policy; 
 

ii. The applicant submit a draft reference plan to Development Services for review 
and approval to ensure the proposed part lots and development plans comply 
with the regulations of the Zoning By-law, prior to the reference plan being 
deposited in the land registry office; 

 
iii. The applicant submits to Development Services a digital copy together with a 

hard copy of each reference plan to be deposited.  The digital file shall be 
assembled in accordance with the City of London's Digital Submission / Drafting 
Standards and be referenced to the City’s NAD83 UTM Control Reference; 
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iv. The applicant submit each draft reference plan to London Hydro showing 

driveway locations and obtain approval for hydro servicing locations and above 
ground hydro equipment locations prior to the reference plan being deposited in 
the land registry office; 

 
v. The applicant submit to the City Engineer for review and approval prior to the 

reference plan being deposited in the land registry office any revised lot grading 
and servicing plans in accordance with the final lot layout to divide the blocks 
should there be further division of property contemplated as a result of the 
approval of the reference plan; 

 
vi. The applicant shall enter into any amending subdivision agreement with the City, 

if necessary; 
 
vii. The applicant shall agree to construct all services, including private drain 

connections and water services, in accordance with the approved final design of 
the lots; 

 
viii. The applicant shall obtain confirmation from Development Services that the 

assignment of municipal numbering has been completed in accordance with the 
reference plan(s) to be deposited, should there be further division of property 
contemplated as a result of the approval of the reference plan prior to the 
reference plan being deposited in the land registry office; 

 
ix. The applicant shall obtain approval from Development Services of each 

reference plan to be registered prior to the reference plan being registered in the 
land registry office; 

 
x. The applicant shall submit to Development Services confirmation that an 

approved reference plan for final lot development has been deposited in the Land 
Registry Office; 

 
xi. The applicant shall obtain clearance from the City Engineer that requirements iv), 

v) and vi) inclusive, outlined above, are satisfactorily completed, prior to any 
issuance of building permits by the Chief Building Official for lots being 
developed in any future reference plan; 

 
xii. The applicant shall provide a draft transfer of the easements to be registered on 

title; and 
 

xiii. That on notice from the applicant that a reference plan has been registered on a 
Block, and that Part Lot Control be re-established by the repeal of the bylaw 
affecting the Lots/Block in question. 

5.0 Conclusion 

In accordance with the provisions of the Planning Act, Municipal Council may pass by-
laws to exempt all, or parts of registered plans of subdivision from part-lot control.  The 
applicant has requested exemption from the Part-Lot Control provisions of the Planning 
Act to facilitate the creation of fourteen (14) street townhouse units, with access off 
Asima Drive and Strawberry Walk, which is appropriate to allow for the sale of these 
units to future homeowners.  The recommended exemption is considered appropriate 
and in keeping with the registered phases of the subdivision, subject to the completion 
of the proposed conditions.  
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cc:  Matt Feldberg, Manager, Development Services (Subdivisions) 
 Lou Pompilii, Manager, Development Planning 
 Ted Koza, Manager, Development Engineering 
 
January 10, 2020 
AR/ar 
Y:\Shared\DEVELOPMENT SERVICES\4 - Subdivisions\2019\P-9150 - 2675 Asima Dr and 3316 
Strawberry Walk (AR)\Draft 2675 Asima Drive and 3316 Strawberry Walk P-9150 AR.docx  

Prepared by: 

 

 
 
 
 
Alanna Riley, MCIP, RPP 
Senior Planner, Development Services 

Recommended by:   
 
 
 
Paul Yeoman, RPP, PLE 
Director, Development Services  

Submitted by: 
 

 
 
 
 
George Kotsifas, P.ENG  
Managing Director, Development and Compliance 
Services and Chief Building Official 

Note:  The opinions contained herein are offered by a person or persons qualified 
to provide expert opinion.  Further detail with respect to qualifications can be 
obtained from Development Services. 
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Appendix A 

Bill No.  Number inserted by Clerk's Office 
2020 

 
 
By-law No. C.P.- Number inserted by Clerk's  

Office 

 
A by-law to exempt from Part-Lot Control, lands 
located at 2675 Asima Drive and 3316 
Strawberry Walk, legally described as Blocks 52 
and 54, Plan 33M-699.  

 
WHEREAS pursuant to subsection 50(7) of the Planning Act, R.S.O. 1990, 

c. P.13, as amended, and pursuant to the request from Rockwood Homes, it is expedient 
to exempt lands located at 2675 Asima Drive and 3316 Strawberry Walk, legally 
described as Blocks 52 and 54, Plan 33M-699, from Part Lot Control; 
 

THEREFORE the Municipal Council of The Corporation of The City of 
London enacts as follows: 
 
1.  Blocks 52 and 54, Plan 33M-699, located at 2675 Asima Drive and 3316 

Strawberry Walk, are hereby exempted from Part-Lot Control, pursuant to 
subsection 50(7) of the Planning Act, R.S.O. 1990, c.P.13, as amended, for a 
period not to exceed three (3) years; it being noted that these lands are zoned to 
permit street townhouse units in conformity with the Residential R4 Special 
Provision (R4-5(2)) Zone of the City of London Zoning By-law No. Z-1. 

 
2. This by-law comes into force when it is registered at the Land Registry Office. 

 
 
PASSED in Open Council on 

 
 
 

 
  
 

Ed Holder 
Mayor 

 
 
 
 
 

Catharine Saunders 
City Clerk 

 
 
 
 
 
First Reading –   
Second Reading –  
Third Reading –  
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: G. Kotsifas P. Eng.,  
 Managing Director, Development & Compliance Services and 

Chief Building Official 
Subject: Application by: 731675 Ontario Ltd (York Developments)  
 3080 Bostwick Road – Site 5 
Meeting on:   January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, the following 
action be taken with respect to the application of 731675 Ontario Ltd (York 
Developments) relating to the property located at 3080 Bostwick Road – Site 5, the 
proposed by-law attached hereto as Appendix “A” BE INTRODUCED at the Municipal 
Council meeting on January 28, 2020 to amend Zoning By-law Z.-1, in conformity with 
the Official Plan, to change the zoning of the lands FROM a Holding Residential 
R9/Convenience Commercial Special Provision/Restricted Office Special Provision 
Bonus (h*h-213*h-220*h-221*h-222*R9-7/CC4(5)/RO2(32)*B-57*H40) Zone TO a 
Residential R9/Convenience Commercial Special Provision/Restricted Office Special 
Provision Bonus (R9-7/CC4(5)/RO2(32)*B-57*H40) Zone. 

Executive Summary 

Summary of Request 

The applicant has requested the removal of the “h*h-213*h-220*h-221*h-222*” holding 
provisions from 3080 Bostwick Road – Site 5, which were put in place to ensure: the 
orderly development of land; that sufficient sanitary servicing capacity is available; that 
Urban Design Guidelines be prepared and accepted; that the development form be 
consistent with the Design Guidelines; that development will not have a negative impact 
on the hydrology, hydrogeology and natural heritage system; and that a development 
agreement be entered into for the subject lands.    

Purpose and the Effect of Recommended Action 

The purpose and effect is to remove the h*h-213*h-220*h-221*h-222 holding symbols to 
facilitate the development of a three (3) storey commercial building and a seventeen 
(17) storey residential apartment building. 

Rationale of Recommended Action 

The requirements for removing the holding provisions have been met, and no further 
work is required. It is appropriate to remove the holding provisions as they are no longer 
required. 

Analysis 

1.0 Site at a Glance 

1.1  Property Description 
 
The subject site consists of 1.1 ha of vacant land, which also forms part of a larger 
parcel of land owned by the applicant (approximately 15 ha) with frontage on Southdale 
Road West and Bostwick Road. The portion of the site that is the subject of the Official 
Plan and Zoning By-law amendment is identified as “Site 5” which is located at the 
northeastern most part of the site, just east of the Bostwick Community Centre.  The site 
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is vacant and located south of an existing medium density neighbourhood, situated on 
the north side of Southdale Road West.  

1.2  Current Planning Information (see more detail in Appendix C) 

 The London Plan Place Type – Neighbourhoods & High Density Residential 
Overlay  

 (1989) Official Plan Designation  – Multi-Family, High Density Residential 
(MFHDR) 

 Southwest Area Plan Designation – Multi-Family, High Density Residential 
(MFHDR) 

 Existing Zoning – Urban Reserve (UR4) Zone  

1.3  Site Characteristics 

 Current Land Use – vacant 

 Frontage – 57m (Southdale Road West) 

 Depth – 146m  

 Area – 1.1ha 

 Shape – Irregular 

1.4  Surrounding Land Uses 

 North – Residential  

 East – Vacant land  

 South – Vacant land 

 West – Community Centre  
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1.5       Location Map 
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2.0 Description of Proposal 

2.1  Development Proposal 
 
The approved development for Site 5 consists of a three (3) storey, stand-alone 
commercial and office building, and a seventeen (17) storey (68m) residential apartment 
building.  The three (3) storey building is oriented to Southdale Road West and contains 
2,000m² of office space and 1,000m² of convenience commercial gross floor area.  A 
wide range of convenience commercial uses are permitted, including studios, food 
stores, restaurants, personal service establishments, clinics, financial institutions and 
pharmacies.   
 

 
Figure 4: Conceptual Site Plan  
 

 
Figure 5: Conceptual Rendering  

3.0 Relevant Background 

3.1  Planning History 
 
The site is within the Southwest Area Secondary Plan area which came into full force 
and effect in April of 2014.  Through the review of the SWAP, the Multi-Family, High 
Density Residential designation was approved by Council in October of 2012.  In 2014, 
a portion of the lands at 3080 Bostwick Road were severed and re-zoned (Z-8386) to 
facilitate development of the Bostwick Community Centre.   
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3.2 Previous Reports and Applications Relevant to this Application  

On October 9, 2018 the proposed development was first considered by the Planning 
and Environment Committee and a Public Participation Meeting was held. An overview 
of the proposed development was provided as well as a summary of the public and 
stakeholder comments received.  On November 12, 2018, the Planning and 
Environment Committee held a second Public Participation Meeting and approved the 
proposed amendment for the subject site, with four holding provisions. 
 
3.3  Requested Amendment 
 
The applicant is requesting the removal of the “h”, “h-213”, “h-220”and “h-222” holding 
provisions from the site to allow for the development of the apartment building and office 
building.  
 
3.4  Community Engagement  
 
No comments were received in response to the Notice of Application.  
 
3.5  Policy Context  
 
The Planning Act permits the use of holding provisions to restrict future uses until 
conditions for removing the holding provision are met. To use this tool, a municipality 
must have approved Official Plan policies related to its use, a municipal council must 
pass a zoning by-law with holding provisions, an application must be made to council for 
an amendment to the by-law to remove the holding symbol, and council must make a 
decision on the application within 150 days to remove the holding provision(s).  The 
London Plan and the 1989 Official Plan contain policies with respect to holding 
provisions including the process, and notification and removal procedures. 

4.0 Key Issues and Considerations  

4.1 What is the purpose of the holding provisions and is it appropriate to 
consider their removal? 

h 

Purpose: To ensure the orderly development of lands and the adequate provision of 
municipal services, the “h” symbol shall not be deleted until the required security has 
been provided for the development agreement or subdivision agreement, and Council is 
satisfied that the conditions of the approval of the plans and drawings for a site plan, or 
the conditions of the approval of a draft plan of subdivision, will ensure a development 
agreement or subdivision agreement is executed by the applicant and the City prior to 
development. Permitted Interim Uses: Model homes are permitted in accordance with 
Section 4.5(2) of the By-law. 

On January 9, 2020, a signed Development Agreement and security was provided to 
the City.  

h-213 

Purpose: To ensure the orderly development of the lands the “h-213” symbol shall not 
be deleted until a sanitary servicing capacity report has been prepared and confirmation 
that a municipal sanitary sewer outlet is available to service the site to the satisfaction of 
the City Engineer. 

On June 10, 2019, Wastewater and Drainage Engineering confirmed there is adequate 
sanitary capacity for Site 5 and the holding provision can be removed.  

h-220 

Purpose: To ensure that the built form is guided by a consistent design approach, Urban 
Design Guidelines shall be prepared for the High Density Residential designated lands 
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within the Bostwick Neighbourhood, and adopted under Section 19.2.2 (Guideline 
Documents) of the Official Plan; with the input of the Urban Design Peer Review Panel 
and to the satisfaction of the City of London, to establish an overall design vision based 
on holistic and comprehensive consideration of all development sites within the master 
plan lands.  
 
Permitted Interim Uses: Existing uses 

Urban Design Guidelines for 3080 Bostwick Road were prepared and adopted by 
Council on July 30, 2019.   

h-221 

Purpose: To ensure that new development is designed and approved consistent with 
the Urban Design Guidelines prepared for the High Density Residential designated 
lands within the Bostwick Neighbourhood, the site plan, building elevations, and 
landscape plan will be assessed for compliance with the approved Urban Design 
Guidelines during the site plan approval review process; and a development agreement 
entered into to the satisfaction of the City of London prior to the removal of the h-(221) 
symbol. 
 
Permitted Interim Uses: Existing uses 

Urban Design Guidelines for 3080 Bostwick Road were prepared and adopted by 
Council on July 30, 2019.  A Development Agreement has been entered into that 
implements the guidelines in the site plan and building elevations.  

h-222 

Purpose: To ensure that development will not have a negative impact on the hydrology 
and hydrogeology or on the natural heritage system including the abutting wetland and 
woodland features, an Environmental Impact Study, a Water Balance Study and a 
Hydrogeological Study and a Stormwater Management Study shall be prepared and 
accepted to the satisfaction of the UTRCA and the City of London, prior to removal of 
the "h-(222)" symbol. 
 
Permitted Interim Uses: Existing uses 

On May 14, 2019 the Upper Thames River Conservation Authority (UTRCA) evaluated 
the impacts of the development proposed for Site 5 and is prepared to clear the h-222 
holding provision for Site 5.  A section 28 permit is also not required for Site 5, and 
accordingly, the UTRCA has no objections to this application to remove the holding 
provision.  The City confirmed on May 17, 2019 the necessary SWM servicing and 
drainage requirements and control to service this site will be implemented at the time of 
Site Plan approval and Development Agreement.  
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5.0 Conclusion 

The Applicant has undertaken sufficient works to remove the holding provisions.  The  
resulting development has adequate sanitary capacity, no negative impact on the 
hydrology and hydrogeology of the natural area, and implemented the urban design 
guidelienes through site plan approval and an executed development agreement.  It is 
approprpiate to remove the holding provisions to allow the zoning to come into force.  

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Development Services 

January 13, 2020 
/sw 
 
cc: Matt Feldberg, Manager, Development Services (Subdivisions) 
cc: Ted Koza, Manager, Development Engineering  
cc: Lou Pompilii, Manager, Development Planning 
 
\\file1\pdda$\Shared\ADMIN\1- PEC Reports\2020 PEC Reports\2 - Jan 20\3080 Bostwick Rd 
H-9046 SW.docx 
 

 
 
  

Prepared by:  

 Sonia Wise, MCIP, RPP 
Planner II, Development Services 

Recommended by:  
 
 
 
Paul Yeoman, RPP, PLE 
Director, Development Services 

Submitted by: 

 

 
 
 
 
George Kotsifas, P.ENG  
Managing Director, Development and Compliance 
Services and Chief Building Official 
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Appendix A 

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

2020 

By-law No. Z.-1-20   

A by-law to amend By-law No. Z.-1 to 
remove the holding provisions from the 
zoning for lands located at 3080 
Bostwick Road – Site 5. 

  WHEREAS 731675 Ontario Ltd (York Developments) has applied to 
remove the holding provisions from the zoning for the lands located at 3080 Bostwick 
Road – Site 5, as shown on the map attached to this by-law, as set out below; 

  AND WHEREAS it is deemed appropriate to remove the holding 
provisions from the zoning of the said lands; 

  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 3080 Bostwick Road – Site 5, as shown on the attached 
map, to remove the holding provisions so that the zoning of the lands as a Residential 
R9/Convenience Commercial Special Provision/Restricted Office Special Provision 
Bonus (R9-7/CC4(5)/RO2(32)*B-57*H40) Zone comes into effect.  

2.   This by-law shall come into force and effect on the day it is passed. 
 
  PASSED in Open Council on January 28, 2020. 
 

 
 
 
 
 
Ed Holder 
Mayor 

Catharine Saunders 
City Clerk 

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020
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  Development and Compliance Services 
          Building Division 

 
To: G. Kotsifas. P. Eng. 

 Managing Director, Development & Compliance Services    
& Chief Building Official  

       
From: P. Kokkoros, P. Eng. 

     Deputy Chief Building Official 
          

Date:  December 17, 2019 
 

RE:               Monthly Report for November 2019 
      
Attached are the Building Division's monthly report for November 2019 and copies of the 
Summary of the Inspectors' Workload reports. 
 
Permit Issuance 
 
By the end of November, 4,283 permits had been issued with a construction value of $1.28 
billion, representing 2,225 new dwelling units.  Compared to last year, this represents a 2.1% 
decrease in the number of permits, a 39% increase in the construction value and a 1.9% 
decrease in the number of dwelling units. 
 
To the end of November, the number of single and semi-detached dwellings issued were 648, 
which was a 1% increase over last year. 
 
At the end of November, there were 656 applications in process, representing approximately 
$508 million in construction value and an additional 922 dwelling units, compared with 633 
applications having a construction value of $540 million and an additional 1,364 dwelling units 
for the same period last year. 
 
The rate of incoming applications for the month of November averaged out to 12.9 applications 
a day for a total of 271 in 21 working days.  There were 59 permit applications to build 59 new 
single detached dwellings, 13 townhouse applications to build 59 units, of which 3 were cluster 
single dwelling units.  
  
There were 352 permits issued in November totalling $85.9 million including 114 new dwelling 
units. 
 
Inspections 
 
BUILDING 
 
Building Inspectors received 2,439 inspection requests and conducted 3,564 building related 
inspections.  An additional 9 inspections were completed relating to complaints, business 
licenses, orders and miscellaneous inspections.  Based on a staff compliment of 12 inspectors, 
an average of 301 inspections were conducted this month per inspector.   
 
Based on the 2,439 requested inspections for the month, 98% were achieved within the 
provincially mandated 48 hour time allowance. 
 
CODE COMPLIANCE 
 
Building Inspectors received 589 inspection requests and conducted 880 building related 
inspections.  An additional 147 inspections were completed relating to complaints, business 
licenses, orders and miscellaneous inspections.  Based on a staff compliment of 5 inspectors, 
an average of 178 inspections were conducted this month per inspector.   
 
Based on the 589 requested inspections for the month, 97% were achieved within the 
provincially mandated 48 hour time allowance. 
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PLUMBING 
 
Plumbing Inspectors received 932 inspection requests and conducted 1,185 plumbing related 
inspections.  An additional 3 inspections were completed relating to complaints, business 
licenses, orders and miscellaneous inspections.  Based on a staff compliment of 6 inspectors, 
an average of 237 inspections were conducted this month per inspector.  
 
Based on the 932 requested inspections for the month, 99% were achieved within the 
provincially mandated 48 hour time allowance. 
 
NOTE: 
 
In some cases, several inspections will be conducted on a project where one call for a specific 
individual inspection has been made.  One call could result in multiple inspections being 
conducted and reported.  Also, in other instances, inspections were prematurely booked, 
artificially increasing the number of deferred inspections. 
 
 
 
AD:cm 
Attach. 
 
c.c.:  A. DiCicco, T. Groeneweg, C. DeForest, O. Katolyk, D. Macar, M. Henderson, S. McHugh 
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London Advisory Committee on Heritage 

Report 

 
The 2nd Meeting of the London Advisory Committee on Heritage 
January 8, 2020 
Committee Rooms #1 and #2 
 
Attendance PRESENT:  D. Dudek (Chair), S. Bergman, M. Bloxam, J. Dent, 

L. Fischer, S. Gibson, T. Jenkins, S. Jory, J. Manness, E. Rath, 
M. Rice, K. Waud and M. Whalley and J. Bunn (Committee 
Clerk) 
   
ALSO PRESENT:  L. Dent, K. Gonyou, M. Greguol, L. Jones, C. 
Lowery, M. Stone and S. Wise 
   
The meeting was called to order at 5:30 PM. 

 

1. Call to Order 

1.1 Disclosures of Pecuniary Interest 

S. Bergman discloses a pecuniary interest in Item 5.3 of the 2nd Report of 
the London Advisory Committee on Heritage, having to do with a Notice of 
Planning Application - Zoning By-law Amendment for the properties 
located at 725-735 Dundas Street, 389-393 Hewitt Street, a portion of 700 
King Street and other properties, by indicating that her employer is 
involved in this matter. 

L. Jones discloses a pecuniary interest in Item 5.3 of the 2nd Report of the 
London Advisory Committee on Heritage, having to do with a Notice of 
Planning Application - Zoning By-law Amendment for the properties 
located at 725-735 Dundas Street, 389-393 Hewitt Street, a portion of 700 
King Street and other properties, by indicating that her employer is 
involved in this matter. 

  

2. Scheduled Items 

2.1 Accessibility for Ontarians with Disabilities Act Training 

That it BE NOTED that the attached presentation from M. Stone, 
Accessibility Specialist, with respect to Accessibility for Ontarians with 
Disabilities Act training, was received. 

 

2.2 Demolition Request for Heritage Listed Property at 247 Halls Mill Road by 
J. McLeod 

That, on the recommendation of the Managing Director, Planning and City 
Planner, with the advice of the Heritage Planner, the following actions be 
taken with respect to the demolition request for the accessory building on 
the heritage listed property at 247 Halls Mill Road: 

a)            notice BE GIVEN under the provisions of Section 29(3) of the 
Ontario Heritage Act, R.S.O. 1990, C.O. 18, of Municipal Council’s 
intention to designate the property at 247 Halls Mill Road to be of cultural 
heritage value or interest for the reasons outlined in the revised attached 
Appendix E of the staff report dated January 8, 2020; and, 

b)            should no appeals be received to Municipal Council’s notice of 
intention to designate, a by-law to designate the property at 247 Halls Mill 
Road to be of cultural heritage value or interest for the reasons outlined in 
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the above-noted Appendix E, BE INTRODUCED at a future meeting of 
Municipal Council immediately following the end of the appeal period; 

it being noted that should an appeal to Municipal Council’s notice of 
intention to designate be received, the City Clerk will refer the appeal to 
the Conservation Review Board; 

it being further noted that the attached presentation from M. Greguol, 
Heritage Planner, with respect to this matter, was received. 

  

 

3. Consent 

3.1 1st Report of the London Advisory Committee on Heritage  

That it BE NOTED that the 1st Report of the London Advisory Committee 
on Heritage, from its meeting held on December 11, 2019, was received. 

 

3.2 Letter of Resignation 

That it BE NOTED that the communication from J. Monk, as appended to 
the agenda, with respect to his resignation from the London Advisory 
Committee on Heritage, was received. 

 

4. Sub-Committees and Working Groups 

None. 

5. Items for Discussion 

5.1 Proposed Amendments to the Ontario Heritage Act  

That it BE NOTED that the communication from B. Wells, as appended to 
the agenda, with respect to proposed amendments to the Ontario Heritage 
Act, was received. 

 

5.2 Notice of Planning Application - Official Plan and Zoning By-law 
Amendments - 435-451 Ridout Street North 

That a Working Group BE CREATED to review the Notice of Planning 
Application, dated December 18, 2019, from C. Lowery, Planner II, with 
respect to Official Plan and Zoning By-law Amendments related to the 
properties located at 435-451 Ridout Street North and the Heritage Impact 
Assessment, dated November 2019, from AECOM, with respect to the 
properties located at 435-451 Ridout Street North, and report back to the 
London Advisory Committee on Heritage at a future meeting. 

 

5.3 Notice of Planning Application - Zoning By-law Amendment - 725-735 
Dundas Street, 389-393 Hewitt Street, a Portion of 700 King Street and 
Other Properties  

That S. Wise, Senior Planner, BE ADVISED that the London Advisory 
Committee on Heritage is satisfied with the research, assessment and 
conclusion of the Heritage Impact Assessment (HIA) for the properties 
located at 719-737 Dundas Street, dated September 20, 2019, from 
Stantec, as it relates to the Notice of Planning Application, dated 
December 11, 2019, from S. Wise, Senior Planner, with respect to a 
Zoning By-law Amendment related to the properties located at 725-735 
Dundas Street, 389-393 Hewitt Street, a portion of 700 King Street and 
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other properties; it being noted that the above-noted Notice of Planning 
Application and HIA were received. 

 

5.4 LACH 2020 Work Plan 

That the revised attached 2020 Work Plan for the London Advisory 
Committee on Heritage BE FORWARDED to the Municipal Council for 
consideration. 

 

5.5 Heritage Planners' Report 

That it BE NOTED that the attached submission from K. Gonyou, L. Dent 
and M. Greguol, Heritage Planners, with respect to various updates and 
events, was received. 

 

6. Adjournment 

The meeting adjourned at 7:04 PM. 
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Accessibility for Ontarians Accessibility for Ontarians 
with Disabilities (AODA) with Disabilities (AOwith Disabilities (AO
Customer Service CustomerCustomer
Training

Melanie Stone
Accessibility Specialist, HR & Corporate Services
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AODA
•• Goal: To help make Ontario accessible for all 

Photo Caption: This photo is of a woman in a Canadian 
Sledge Hockey Team jersey, seated in an ice sledge, 
holding 2 sledge hockey sticks. She is facing the camera 
with a serious expression on her face. She is holding the 
sledge hockey sticks with large hockey gloves. 

london.ca

AODA Components
• The AODA (Accessibility for Ontarians with 

Disabilities Act) and Integrated Accessibility 
Standards Regulation (IASR)

• Customer Service 
• Information & Communication Standard
• Design of Public Spaces 
• Transportation 
• Employment

london.ca

Thinking about disability
The AODA uses the Ontario Human Rights definition of disability. 
which includes physical disabilities as well as vision, hearing, speech, 
developmental, learning and mental health disabilities. 

One in 7, to 1 in 5 Ontarians has a disability.
• Who are people with disabilities?
• Disabilities can be visible or non-visible. We can’t always tell who has a 

disability. A disability can be temporary or permanent, and many of us will 
experience a disability at some point in our lives.

• The Accessibility for Ontarians with Disabilities Act, 2005 uses the same 
definition of disability as the Ontario Human Rights Code

london.ca

Who is a customer?
• The standards must be followed by:
• the Ontario Government and Legislative Assembly
• all designated public sector organizations, which include 

municipalities, universities, colleges, hospitals, school boards and 
public transportation organizations

• private businesses and not-for-profit organizations that have one 
or more employees in Ontario

• Who is a customer?
• A customer can be anyone who is accessing your organization’s 

goods, services or facilities. They may include paying and non-
paying members of the public, and individuals your organization 
might call customers, such as clients, members, patrons or 
patients. 

• Customers can also be other businesses or organizations (also 
referred to as third parties).

london.ca

Ontario Human Rights Definition 
of Disability

• Defining disability is a complex, evolving matter. The term 
“disability” covers a broad range and degree of conditions. 

• A disability may have been present at birth, caused by an 
accident, or developed over time. 

• Section 10 of the Code defines “disability” as: (a) any degree 
of physical disability, infirmity, malformation or disfigurement 
that is caused by bodily injury, birth defect or illness and, 
without limiting the generality of the foregoing, includes 
diabetes mellitus, epilepsy, a brain injury, any degree of 
paralysis, amputation, lack of physical co-ordination, blindness 
or visual impediment, deafness or hearing impediment, 
muteness or speech impediment, or physical reliance on a 
guide dog or other animal or on a wheelchair or other remedial 
appliance or device, 
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• (b) a condition of mental impairment or a 
developmental disability, 

• (c)a learning disability, or a dysfunction in one 
or more of the processes involved in 
understanding or using symbols or spoken 
language, 

• (d) a mental disorder, or 
• (e) an injury or disability for which benefits 

were claimed or received under the insurance 
plan established under the Workplace Safety 
and Insurance Act, 1997. “Disability” should be 
interpreted in broad terms.

london.ca

Ableism
• Discrimination in favour of able bodied people. 

• Understanding that the world is built for particular 
bodies, and workplaces, policies, public spaces, 
buildings and their contents are often designed in 
favour of able-bodied people or people without 
disabilities 

• The Supreme Court of Canada — the highest court —
has also recognized that there is a social component to 
disability. It has called this social component “social 
handicapping.” What this means is that society’s 
response to persons with disabilities is often the cause 
of the “handicap” that persons with disabilities 
experience.

london.ca

Who is required to take this 
training? 

• The following people must be trained on serving customers 
with disabilities:

• all employees and volunteers (paid and unpaid, full-time, 
part-time and contract positions)

• anyone involved in developing your organization’s 
policies (including managers, senior leaders, directors, 
board members and owners)

• anyone who provides goods, services or facilities to 
customers on your organization’s behalf (such as external 
contact centres or facilities management companies)

• Training must be completed as soon as possible after an 
employee or volunteer joins your organization.

• Training must also be provided when there are any changes 
to your organization’s accessible customer service policies.

london.ca

Customer Service Standard
• Our job is to ensure better accessible 

structures, programs and services so that we 
aren’t the barrier that prevents people from 
participation

• The AODA requires commitment to providing 
quality goods, services and facilities that are 
accessible to all persons we serve

• We will continue to work with the community 
and allocate appropriate resources towards the 
elimination of accessibility barriers in customer 
service 

london.ca

Common Mistakes
• Common mistakes 

• Leaning down inappropriately to talk to someone
• Speaking loudly and slowly without being asked to
• Being patronizing (good for you! You’re outside doing things!) 
• Having different expectations/making decisions on someone’s 

behalf 
• Speaking to a support person/partner only
• Assuming someone is a support person and not a partner/family 

member/spouse
• Offering unsolicited advice
• Sharing personal stories of disability
• Assessing someone’s disability and worthiness for an 

accommodation (bathrooms & parking spots are common)
• Describing people as their mobility aid “We need to move this 

wheelchair.” 
• Moving a mobility aid without direction or permission
• Assuming you know what someone with a disability wants/needs

london.ca

Visible and invisible 
• There are visible and invisible disabilities. 

There are temporary and permanent 
disabilities and there are episodic disabilities. 

• Many people have disabilities that involve all 
three or different intersecting disabilities such 
as mental health and physical disability. 

• For this reason, ask how you can help. Needs 
change and what works one day may not work 
the next. 
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Individuals with vision loss
• Vision loss can restrict someone’s ability to read 

documents or signs, locate landmarks or see hazards. 
Some people may use a guide dog, a white cane, or a 
support person such as a sighted guide, while others 
may not. 

• Tips: 
• When you know someone has vision loss, don't 

assume the person can’t see you. Not everyone with 
vision loss is blind. Many have some or fluctuating 
vision.

• Identify yourself and speak directly to your customer if 
they are with a companion.

• Ask if they would like you to read any printed 
information out loud to them, such as a policy or a bill 
or schedule of fees. Not everyone can read braille so 
ask how you can be of assistance.

london.ca

• When providing directions or instructions, be 
precise and descriptive (for example, “two steps in 
front of you” or “a metre to your left”). Don’t say 
“over there” or point in the direction indicated.

• Offer your elbow to guide them if needed. If they 
accept, lead – don’t pull.

• Identify landmarks or other details to orient the 
person to the surroundings. For example, if you’re 
approaching stairs or an obstacle, say so.

• If you need to leave the customer, let them know 
by telling them you’ll be back or saying goodbye.

• Don't leave your customer in the middle of a room 
– guide them to a comfortable location.
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People who are deaf/Deaf or 
hard of hearing

• People who have hearing loss may identify in 
different ways. They may identify as deaf/Deaf, 
oral deaf, deafened, or hard of hearing. These 
terms are used to describe different levels of 
hearing or the way a person’s hearing was 
diminished or lost. 

• A person with hearing loss might use a hearing 
aid, an amplification device or hearing ear dog. 
They may have preferred ways to 
communicate, for example, through sign 
language, by lip reading or using a pen and 
paper. 

london.ca

• Once a customer has self-identified as having hearing loss, make 
sure you face the customer when talking and that you are in a 
well-lit area so the person can see you clearly. 

• As needed, attract the person’s attention before speaking. Try a 
gentle touch on the shoulder or wave of your hand. 

• Maintain eye contact. Use body language, gestures and facial 
expression to help you communicate.

• If the person uses a hearing aid, reduce background noise or if 
possible, move to a quieter area.

• Don’t assume that the customer knows sign language or reads 
lips.

• If necessary, ask if another method of communicating would be 
easier (for example, using a pen and paper).

• When using a sign language interpreter, look and speak directly 
to the customer, not the sign language interpreter. For example, 
say “What would you like?” not “Ask her what she’d like.”

london.ca

Speech 
• Cerebral palsy, stroke, hearing loss or other medical conditions or 

disabilities may make it difficult for a person to pronounce words or 
express themselves. Some people who have severe difficulties may use a 
communication board or other assistive devices.

•
• Tips:
• Don’t assume that a person who has difficulty speaking doesn’t 

understand you. 
• Speak directly to the customer and not to their companion or support 

person.
• Whenever possible, ask questions that can be answered “yes” or “no.”
• If the person uses a communication device, take a moment to read 

visible instructions for communicating with them.  
• Be patient. Don’t interrupt or finish your customer’s sentences. 
• Confirm what the person has said by summarizing or repeating what 

you’ve understood and allow the person to respond – don’t pretend if 
you’re not sure.

• If necessary, provide other ways for the customer to contact you, such as 
email.
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Learning Disabilities
• The term “learning disabilities” refers to a range of 

disabilities. One example of a learning disability is dyslexia, 
which affects how a person takes in or retains information. 
This disability may become apparent when the person has 
difficulty reading material or understanding the information 
you are providing. 

• People with learning disabilities just learn in a different way.
• Tips: 
• Be patient and allow extra time if needed. People with some 

learning disabilities may take a little longer to process 
information or to understand and respond. 

• Try to provide information in a way that works for your 
customer. For example, some people with learning 
disabilities find written words difficult to understand, while 
others may have problems with numbers and math.

• Be willing to rephrase or explain something again in another 
way, if needed. 
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Mental Health 
• Did you know that one in five Canadians 

will experience a mental health disability 
at some point in their lives? 

• Mental health disability is a broad term 
for many disorders that can range in 
severity. A person with a mental health 
disability may experience depression or 
acute mood swings, anxiety due to 
phobias or panic disorder, or 
hallucinations. It may affect a person’s 
ability to think clearly, concentrate or 
remember things.

• You may not know someone has this 
disability unless you are told. Stigma 
and lack of understanding are major 
barriers for people with mental health 
disabilities.
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• Tips: 
• If you sense or know that a customer has 

a mental health disability, treat people 
with the same respect and consideration 
you have for everyone else.

• Be confident, calm and reassuring. Ask 
the customer for what they need. 

• Listen carefully, and work with the 
customer to meet their needs. For 
example, acknowledge that you have 
heard and understood what the person 
has said or asked.

• Respect your customer’s personal space. 
• Limit distractions that could affect your 

customer’s ability to focus or concentrate. 
For example, loud noise, crowded areas 
and interruptions could cause stress. 
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Developmental or intellectual 
disability

• Developmental disabilities (such as Down syndrome) or 
intellectual disabilities can mildly or profoundly limit a person’s 
ability to learn, communicate, do everyday physical activities or 
live independently. Supports, encouragement and inclusion 

•
Tips:

• Don’t make assumptions about what a person can or cannot do. 
• Don’t exaggerate your speech or speak in a patronizing way.
• Use plain language. 
• Provide one piece of information at a time. 
• If you’re not sure of what is being said to you, confirm by 

summarizing or repeating what was said, or politely ask them to 
repeat it – don’t pretend if you’re not sure.

• Ask the customer if they would like help reading your material or 
completing a form, and wait for them to accept the offer of 
assistance.

• Be patient and allow extra time if needed.
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What creates disabling conditions? 

• Expectations of fast pace & quick travel
• Ignorance or dismissive attitudes
• Lack of appropriate support technology 
• Lack of creativity/problem solving 
• Structural inaccessibility (stairs, poor 

lighting, temperature fluctuations, flashing 
lights, lack of snow removal, etc…)  

• Inequitable funding 
• Fear of doing the “wrong” thing so doing 

nothing at all 
• Fear in the workplace 
• Distractions and loud noises 
• Not providing enough information for 

someone to request assistance ahead of 
time. 
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Accommodations
• Support persons for 

customers with disabilities 
are common and welcome 
at all city facilities

• Consent is required if 
confidential information is 
going to be discussed

• Support person is free to 
enter City facilities at no 
charge

• Speak directly to the 
customer, not the support 
person unless you are 
directed to do so
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Service animals
• Customers with disabilities are 

permitted to: 
• Enter all public City facilities with 

service animals
• Go anywhere customers normally 

have access unless excluded by 
law 

• Customer is responsible for the 
care and supervision of their 
service animal

• Avoid talking to, touching or 
making eye contact with the 
working animal

• Employees with disabilities are 
able to bring their service dogs 
into any area they are required to 
work with very few exceptions. 
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Service Disruptions
• We are required by law to provide public facing 

information about all service disruptions.
• If a service/program or building is to be closed 

or cancelled you should post your service 
disruption information on your website and 
other areas easily accessible to patrons. 

This photo is an image of a person holding a 
temporary closure sign. The person’s hands 
are in the photo and their blue shirt is in the 
background. 
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If you host an event or interact with 
members of the public be sure to plan 
to be as accessible as possible
• If it applies, inform your customer of the accessible 

features in the immediate area (such as automatic 
doors, accessible washrooms, elevators or ramps).

• Think ahead and remove any items that may cause a 
physical barrier, such as boxes left in an aisle.

• If the service counter at your place of business is too 
high for a person using a wheelchair to see over, step 
around it to provide service. Use a clipboard handy if 
filling in forms or providing a signature is required.

• Keep in mind that a person’s physical disability may 
not be visible or obvious. For example, a person may 
have difficulty standing for long periods of time and 
may ask to sit while waiting to be served. 
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Tips 
• Ask before you help. People with 

disabilities often have their own ways of 
doing things.

• Don’t touch or move a person’s equipment 
(for example, wheelchair or walker) 
without their permission.

• If you have permission to move a person’s 
wheelchair or mobility aid, don’t leave 
them in an awkward, dangerous or difficult 
position, such as facing a wall or in the 
path of opening doors or elevators. 

• If you need to have a lengthy conversation 
with someone who uses a wheelchair or 
scooter, consider sitting so you can make 
eye contact at the same level if 
appropriate or invited. 
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We have tools to help! 
• Ubi Duo Machines
• T loop systems (portable and fixed) 
• Magnifiers 
• Felt tip pens and heavy lined paper
• Pen grips 
• Signature guides 
• Portable listening devices 
• And more! 
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Additional Assistance Available
Visit www.london.ca/accessibility
• You can also call me! 
• Melanie Stone, Accessibility Specialist

ext. 2425 mstone@london.ca or 
accessibility@London.ca
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Appendix E – Statement of Cultural Heritage Value or Interest 

Legal Description 
Part of Lot 115, RCO 563, as in 755312 London 
 
Description of Property 
The property at 247 Halls Mill Road is located on west side of Halls Mill Road, north of 
Commissioners Road West. The property includes a dwelling located to the southern 
portion of the property, and an accessory building located to the north of the property.  
 
Statement of Cultural Heritage Value 
The property at 247 Halls Mill Road is of significant cultural heritage value or interest 
because of its physical/design value, its historical/associative value, and its contextual 
value. 
 
The property at 247 Halls Mill Road includes a representative example of a Queen Anne 
Revival style, side hall plan cottage, with a buff brick exterior. The cottage is believed to 
have been constructed in the 1840s and evolved in the 1890s when a number of its 
decorative elements were added, making it a representative example of the Queen 
Anne Revival style applied to a side hall plan cottage in London. 
 
The accessory building on the property is a unique and rare example of a timber frame 
accessory structure that has been used for various purposes of the course of its 
existence. Known locally as “the Red Barn”, the structure has been reportedly used as a 
barn, coach house, and warehouse for the Griffith Bros. woollen mills. The structure has 
been designed to include a series of stylistic embellishments that elevates the 
appearance of the structure beyond that of a typical barn. Its chestnut board-and-batten 
siding, projecting gable, window treatments, and central ventilator all contribute to its 
being a unique example of a timber frame accessory building. 
 
The concentration of decorative wood detailing on the cottage’s gable and bargeboard 
elements as well as its decorative verandah posts contribute to the expression of its 
style as a Queen Anne Revival cottage. As a result, the property displays a high degree 
of craftsmanship.  
 
The property is directly associated with William Griffith, one of the three Griffith brother 
who owned and operated the Griffith Bros. woollen mill in Byron between the 1860s and 
1890s. The mill was located directly across the road from the property at 247 Halls Mill 
Road, on the property now known as Halls Mills Park. The cottage on the subject 
property was the home of William Griffith and the accessory building on the property 
was reportedly used as a coach house and warehouse for the woollen products 
produced at the Griffith Bros. mill.  
 
The property at 247 Halls Mill Road has the potential to yield information related to the 
history of the Halls Mills area. As a property historically associated with the Griffith 
Bros., and 19th century milling in Byron, the property has potential to yield information 
that contributes to the understanding of the Halls Mills area. 
 
The property at 247 Halls Mill Road is important in defining the character of the Halls 
Mills area. The Hall’s Mills area is characterized by a geographical context near the 
Thames River and its topography, along with the collection of early and mid-19th century 
buildings located along Halls Mills Road and Commissioners Road West. 
 
As the property includes an 1840s dwelling and 19th century accessory building, the 
property is a part of the concentration of cultural heritage resources in the Halls Mill 
area that contribute to its character and have led to its identification as a potential 
heritage conservation district. 
 
The property is historically linked to the property now known as Halls Mill Park, on the 
east side of Halls Mill Road. The Halls Mill Park property was the site of the Griffith 
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Bros. woollen mill which was operated by William Griffith, owner of 247 Halls Mill Road, 
in partnership with his brothers. As the milling site for their Byron operation, the 
properties are historically linked. 
 
The property at 247 Halls Mill Road is considered to be a local landmark within the Halls 
Mills area. Specifically, “the Red Barn” is known locally recognized as a landmark in the 
area. 
 
Heritage Attributes 
Heritage attributes which support and contribute to the cultural heritage value or interest 
of this property include: 

• The siting of the dwelling a grade above road level, on the south side of the 
property, accessed from steps from the public road allowance; 

• Form, scale, and massing of the one-and-a-half storey dwelling and details 
including; 

o Field stone foundation; 
o Buff brick exterior cladding, with voussoirs above the window and door 

openings on the facades and quoins on the north and south elevations; 
o Gables located on the north, east, and south facades; 
o Decorated north, east and south gables, and gable dormer on the north 

side of the house, including wood details: 
 Bargeboard with decorative linear and medallion elements, corbels, 

and dentils; 
 Scalloped wood shingle imbrication on gables and dormer; 
 “Alisée Pattée” cross motif along the frieze of the gables; 
 Circular feature including “Alisée Pattée” cross design and 

medallions; 
 Dentil course above the gable windows; 
 Wood corbels at the base of the gable 

o Decorated north and south porches including wood details: 
 Turned posts; 
 Decorative wood spandrels; 
 “Alisée Pattée” cross designs and medallion designs in the peak of 

the gable on the south porch; 
o Stained glass semi-circular windows on the north and east façades and 

the transom; 
o South paired wood door; 
o East panelled wood door with glazing; 
o North panelled wood door with glazing; 
o Hipped roof with cross gables; 
o Buff brick chimney on the south elevation of the dwelling; 

• Form, scale, and massing of the timber frame accessory building and details 
including; 

o Red-painted, exterior chestnut board-and-batten cladding; 
o Buff brick and field stone foundation; 
o Gable roof form of the building; 
o Projecting front bay on the east elevation of the structure including gable 

roof peak above the round headed window, horizontal wood siding, and 
hipped roof above the main bay door; 

o Door openings, wood doors, and exterior door surrounds; 
o Wood windows including; 

 Six-over-six divided light windows on the east, west, and north 
sides of the structure; 

 Three-over-three divided light windows on the south side of the 
structure; 

 Divided light window panel in the gable of the north side of the 
structure; 

 Exterior window surrounds; 
o Central hipped-roof ventilator located on the ridge of the gable; 

• Spatial relationships between the dwelling and the accessory building. 
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Demolition Request for 
Accessory Building on 
Heritage Listed Property 
at 247 Halls Mill Road

London Advisory Committee on Heritage
Wednesday January 8, 2020

247 Halls Mill Road

Dwelling

• Queen Anne Revival 
cottage

• 1 ½ storey
• Hipped roof with cross 

gables
• Buff brick side hall plan
• Porches located on the 

north and south 
elevations

• Various additions to the 
rear (west) façade

Accessory Building

• 2 storey timber frame 
structure

• Mortise and tenon
• Chestnut board-and-

batten cladding
• Round headed 

window
• Projecting gable
• Central ventilator

From Site to City (1993)

“One of the most impressive coach houses left in London” (Tausky, 1993)
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Property History

• 1819 Crown Grant to 
Archibald McMillan (120 
acres)

• 1827 – 5 acres to 
Anson Simmons and 
John Preffer (millers)

• Burleigh Hunt, Cyrenius 
Hall, Lawrence 
Lawrason

• John, William, and Eli 
Griffith

• Griffith Bros. Woollen
Mills

• William Griffith, 1870s -
1926

Request for Designation and 
Demolition Request

• 2008 – Accessory building was subject of demolition request
• 2009 – Chief Building Official revoked due to non-action
• September 2019 – Complaints from the community about demolition 

of the accessory building; Building Inspector advised owner that 
demolition permit would be required

• November 2019 – Request for designation under Part IV of the 
Ontario Heritage Act

• November 2019 – Complaints from the community that owner was 
continuing to demolish/removal materials from the accessory building

• November 28, 2019 – December 3, 2019 – Property owner consulted 
with Heritage Planner on required approval process for demolition 
(60-day review period)

• December 10, 2019 – Roof of the accessory building collapses
• December 13, 2019 – Demolition request submitted by property 

owner
• 60-day Review period – February 11, 2020

O.Reg 9/06

• Physical or design value:
• Is a rare, unique, representative or early example of a style, type, 

expression, material or construction method;
• Displays a high degree of craftsmanship or artistic merit; or,
• Demonstrates a high degree of technical or scientific achievement.

• Historical or associative value:
• Has direct associations with a theme, event,  belief, person, activity, 

organization or institution that is significant to a community;
• Yields, or has the potential to yield, information that contributes to an 

understanding of a community or culture; or,
• Demonstrates or reflects the work or ideas of an architect, artist, 

builder, designer or theorist who is significant to a community.
• Contextual value:

• Is important in defining, maintaining or supporting the character of an 
area;

• Is physically, functionally, visually or historically linked to its 
surroundings; or,

• Is a landmark.
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Physical or Design Value
Cultural 
Heritage 
Value

Criteria Evaluation Meets 
Criteria?

The 
property 
has 
design 
value or 
physical 
value 
because 
it,

Is a rare, unique, 
representative or early 
example of a style, 
type, expression, 
material, or 
construction method

The property at 247 Halls Mill Road includes a representative example of 
a Queen Anne Revival side hall plan cottage. The cottage is believed to 
have been constructed in the 1840s and was altered in the 1890s century 
when a number of its decorative elements were added, making it 
representative of Queen Anne Revival style architecture. 

The accessory building on the property is a unique example of a timber 
frame accessory structure that has been used for various purposes over 
the course of its existence. Known locally at “the Red Barn”, the structure 
has been reportedly used as a barn, coach house and warehouse for the 
Griffith Bros. woollen mills. The structure has been designed to include a 
series of stylistic embellishments that elevates the appearance of the 
structure beyond typical barn construction. Its siding, projecting gable, 
window treatments, and central ventilator all contribute to it being a unique 
example of a timber frame accessory building. The accessory building can 
be considered rare within its context in Halls Mills, as well as within 
London.

Displays a high degree 
of craftsmanship or 
artistic merit

The concentration of decorative wood detailing on the cottage’s gable and 
bargeboard elements as well as its decorative verandah posts contribute 
to the expression of its style as a Queen Anne Revival cottage. As a 
result, the property displays a high degree of craftsmanship.

Demonstrates a high 
degree of technical or 
scientific achievement

The property was reportedly used for storage for the Griffith Bros. woollen 
mill, located across the road. Although the property is associated with 
early milling activities in the area, the dwelling and accessory building do 
not demonstrate a high degree of technical or scientific achievement.

Historical or Associative 
Value

Cultural 
Heritage 
Value

Criteria Evaluation Meets 
Criteria?

The 
property 
has 
historical 
value or 
associative 
value 
because it,

Has direct 
associations with 
a theme, event, 
belief, person, 
activity, 
organization or 
institution that is 
significant to a 
community

The property is directly associated with William Griffith, one of three 
Griffith brothers who owned and operated the Griffith Bros. mill. The 
Griffith Bros. woollen mill was located directly across the road from the 
property at 247 Halls Mill Road, on the property now known as Halls Mills 
Park. The Griffith Bros. mill operated between the 1860s and 1890s. The 
cottage on the property at 247 Halls Mill Road was the home of William 
Griffith and the accessory building functioned as a coach house and 
storage warehouse for the woollen products produced by the Griffith 
Brothers.

Yields, or has the 
potential to yield, 
information that 
contributes to an 
understanding of 
a community or 
culture

The property at 247 Halls Mill Road has the potential to yield information 
related to the history of the Halls Mills area. As a property historically 
associated with the Griffiths Bros. and 19th century milling in Byron, the 
property has potential to yield information that contributes to the 
understanding of the history of industry, development and growth of the 
Halls Mills area and early Byron.

Demonstrates or 
reflects the work 
or ideas of an 
architect, artist, 
builder, designer 
or theorist who is 
significant to a 
community

The property at 247 Halls Mill Road is not known to demonstrate or reflect 
the work or ideas of an architect, artist, builder, designer, or theorist who 
is significant to a community.

Contextual Value

Cultural 
Heritage 
Value

Criteria Evaluation Meets 
Criteria?

The 
property 
has 
contextual 
value 
because it,

Is important in 
defining, 
maintaining, or 
supporting the 
character of an 
area

The property at 247 Halls Mill Road is important in defining the character 
of the Halls Mills area. The Halls Mills area is characterized by a 
geographical context near the Thames River and its topography, along 
with the collection of early and mid-19th century buildings located along 
Halls Mills Road and Commissioners Road West.

As the property includes an 1840s dwelling and 19th century accessory 
building, the property is a part of the concentration of cultural heritage 
resources in the Halls Mill area that contribute to its character and have 
led to its identification as a potential heritage conservation district.

Is physically, 
functionally, 
visually, or 
historically linked 
to its 
surroundings

The property is historically linked to the property now known as Halls Mill 
Park, on the east side of Halls Mill Road. The Halls Mill Park property was 
the site of the Griffith Bros. woollen mill which was operated by William 
Griffith, owner of 247 Halls Mill Road, in partnership with his brothers. As 
the milling site for their Byron operation, the properties are historically 
linked.

Is a landmark The property at 247 Halls Mill Road is considered to be a local landmark 
within the Halls Mill area. Specifically, “the Red Barn” is known locally 
amongst community members as a landmark in the area.

Consultation

• Mailed notice to property owners within 120m
• The Londoner
• City website
• ACO – London Region, London & Middlesex 

Historical Society, and Urban League
• Public Participation Meeting – January 20, 

2020

Recommendation

• That, on the recommendation of the Managing 
Director, Planning & City Planning, with the 
advice of the Heritage Planner, with respect to 
the demolition request for the accessory building 
on the heritage listed property at 247 Halls Mill 
Road, that:

a) Notice BE GIVEN under the provisions of Section 
29(3) of the Ontario Heritage Act, R.S.O. 1990, 
C.O. 18, of Municipal Council’s intention to 
designate the property at 247 Halls Mill Road to be 
of cultural heritage value or interest for the reasons 
outlined in Appendix E of this report.

Photo
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LONDON ADVISORY COMMITTEE ON HERITAGE 
2020 WORK PLAN 

(Jan 8, 2020) 
 

 Project/Initiative Background Lead/ 
Responsible 

Proposed 
Timeline 

Proposed 
Budget  

(in excess of 
staff time) 

Link to 
Strategic Plan 

Status 

1.  -Recurring items as required by the Ontario 
Heritage Act (consider and advise the PEC 
(Planning and Environment Committee) and 
Municipal Council on matters related to 
HAPs (Heritage Alteration Permits), HIS 
(Heritage Impact Statement) reviews, HCD 
(Heritage Conservation District) 
designations, individual heritage 
designations, (etc.); 
-Research and advise the PEC and 
Municipal Council regarding 
recommendations for additions to the 
Register (Inventory of Heritage Resources); 
-Prioritize and advise the PEC and Municipal 
Council on top recommendations for heritage 
designation (final number to be determined 
by available time – taken from the 
Registerand elsewhere as appropriate); 
-Consider and advise the PEC on ad hoc 
recommendations from citizens in regard to 
individual and Heritage Conservation District 
designations and listings to the Register 
(refer to Stewardship for advice); 
-Perform all other functions as indicated in 
the LACH Terms of Reference. 

 Section 28 of the Ontario Heritage Act mandates 
that the City shall establish a municipal heritage 
committee. Further, Council shall consult with that 
committee in accordance with the Ontario 
Heritage Act;   

 Please see the London Advisory Committee on 
Heritage: Terms of Reference for further details; 

 The LACH supports the research and evaluation 
activities of the LACH Stewardship Subcommittee, 
Policy and Planning Subcommittee, Education 
Subcommittee, Archaeological Subcommittee, and 
all other LACH Subcommittees which may serve 
from time to time. 

 

LACH (main) 
and 
subcommittees 

As required None Strengthening 
our Community; 
Building a 
Sustainable City;  
Growing our 
Economy 
 

Ongoing 

2.  Ontario Heritage Act enforcement.  The LACH will assist in identifying properties 
that have not obtained necessary approvals, 
and refer these matters to civic 
administration.  The LACH will assist in 
monitoring alterations to HCD and heritage 
designated properties and report deficiencies 
to civic administration. 

LACH (main) Ongoing None Strengthening 
our Community; 
Building a 
Sustainable City  

Ongoing 
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 Project/Initiative Background Lead/ 
Responsible 

Proposed 
Timeline 

Proposed 
Budget  

(in excess of 
staff time) 

Link to 
Strategic Plan 

Status 

3.  Property insurance updates.  The LACH will monitor, assist and advise on 
matters pertaining to the securing of property 
insurance for heritage designated properties 
in the City of London. 

Policy and 
Planning Sub-
Committee 

Ongoing. None Strengthening 
our Community; 
Building a 
Sustainable City  

With Policy and 
Planning Sub-
Committee 

4.  New and ongoing heritage matters.  Through its connections to various heritage 
groups, and the community at large, the 
LACH is aware of emerging and ongoing 
heritage matters in the City of London.  The 
LACH will monitor and report to City staff and 
PEC on new and ongoing cultural heritage 
matters where appropriate. (ex. Bill 108, 
Ontario Cultural Strategy, Community 
Economic Roadmap, etc.). 

Planning and 
Policy 
Subcommittee; 
LACH (main) 

As required None Strengthening 
our Community; 
Building a 
Sustainable City  

As required 

5.  The Mayor’s New Year Honour List 
recommendation. 

 For a number of years, members of the LACH 
have been asked to provide advice to Council 
on the heritage addition to the “Mayor’s New 
Year Honour List”.  The LACH will continue to 
serve this function as requested to do so by 
Council. 

Ad hoc 
committee of 
the LACH 

Q4 2020 None Strengthening 
our Community 
 

Annually 

6.  Provide advice to the London Community 
Foundation on heritage grant distribution. 

 For a number of years, members of the LACH 
have been asked to provide advice to the 
London Community Foundation on heritage 
grant distribution: “The London Endowment 
for Heritage”.  The LACH will continue to 
serve this function as requested to do so by 
the Foundation. 

Ad hoc 
committee of 
the LACH 

Q2 2020 None Strengthening 
our Community; 
Building a 
Sustainable City  

Annually  

7.  Conference attendance. 
 

 For a number of years, members of the LACH 
have attended the Ontario Heritage 
Conference when available.  This conference 
provides an opportunity for LACH members to 
meet with other heritage committee members 
and heritage planning professionals, and to 
learn about current and ongoing heritage 
matters in the Province of Ontario (and 
beyond). Up to four (4) members of the LACH 
will attend the Ontario Heritage Conference.   

LACH (main) May 28-30, 
2020 

$2000 Strengthening 
our Community 

Annually 
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 Project/Initiative Background Lead/ 
Responsible 

Proposed 
Timeline 

Proposed 
Budget  

(in excess of 
staff time) 

Link to 
Strategic Plan 

Status 

8.  Public awareness and education (& possible 
heritage fair/ day/ symposium). 
 

 The LACH initiates, assists and/or advises on 
education and outreach programs to inform 
the citizens of London on heritage matters. 
This year, the LACH will also consider 
contributing to the organization of a city wide 
heritage fair/ day/ symposium (to provide 
information and outreach including – HAP 
process, professional advice on repairs and 
maintenance, current research on heritage 
matters, insurance advice, real estate 
matters, and a general exchange of ideas 
(etc.)).  The LACH will coordinate with the 
efforts of the Historic Sites Committee of the 
London Public Library. 

Education 
subcommittee 

Ongoing None Strengthening 
our Community 
 

Annually 

9.  Public awareness and education 
collaboration with the London Heritage 
Council. 

 The LACH will be supported by the London 
Heritage Council in its role to promote public 
awareness of and education on the 
community’s cultural heritage resources. 
Collaborative initiatives may include LACH-
related news updates in the LHC newsletter, 
LACH involvement in LHC programming and 
events (i.e. Heritage Fair), outreach support, 
and/or school-related programming as part of 
Citizen Culture: Culture-Infused LEARNING 
(LHC and London Arts Council). 

LACH (main) 
and Education 
subcommittee 
in collaboration 
with the 
London 
Heritage 
Council 

Ongoing None Strengthening 
our Community 

Annually 

10.  LACH member education/ development. 
 

 Where possible, the LACH will arrange an 
information session for LACH members to 
learn more about the Ontario Heritage Act, 
and the mandate and function of Heritage 
Advisory Committees.  The LACH will also 
explore ongoing educational opportunities for 
LACH members (such as walking tours, 
meetings with heritage experts/ professionals, 
meetings with community leaders, etc.). 

LACH (main) Ongoing None Strengthening 
our Community 

Ongoing  

11.  City of London Archives. 
 

 The LACH will continue to discuss and advise 
on possible locations (and contents) for a City 
of London Archives. 

LACH (main) Ongoing None Strengthening 
our Community 

Ongoing  
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Responsible 

Proposed 
Timeline 

Proposed 
Budget  

(in excess of 
staff time) 

Link to 
Strategic Plan 

Status 

12.  LACH subcommittee member outreach. 
 

 The LACH will continue to reach out to 
heritage and planning professionals/ experts 
to serve on LACH subcommittees (and 
advise the LACH on certain matters). 

LACH (main) Ongoing None Strengthening 
our Community; 
Building a 
Sustainable City  

Ongoing  

13.  Heritage signage and plaque 
placement/funding.   
 

 Through its connections to various heritage 
groups, and the community at large, the 
LACH is generally aware of potential locations 
for heritage signage and plaques. The LACH 
will consult with City Staff and heritage groups 
in regard to the occasional placement of 
heritage signage and/or plaques (and assist 
with funding where deemed appropriate by 
the committee).  These efforts will be 
considered in the context of the City of 
London Heritage Interpretative Signage 
Policy. 

Education 
subcommittee 

Ongoing $6000 Strengthening 
our Community 

Ongoing  

14.  Work Plan review.  The LACH will review items on this Work Plan 
on an as-needed basis, and will thoroughly 
review this Work Plan at least once annually. 

LACH (main) Annually  None Strengthening 
our Community; 
Building a 
Sustainable City  

Ongoing  

15.  Transit Projects  The LACH will participate in heritage related 
matters associated with Transit Projects, 
primarily the Wellington Gateway and East 
London Link, identifying where further work is 
or is not required for cultural heritage 
resources. 

LACH (main) 
and 
Stewardship 
subcommittee 

Ongoing None Strengthening 
our Community; 
Building a 
Sustainable City  

Ongoing 

     $8000   
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Heritage Planners’ Report to LACH: January 8, 2020 

1. Heritage Alteration Permits processed under Delegated Authority By-law: 

a) 13-15 York Street (Downtown HCD): Façade alterations 

b) 340 Richmond Street (Downtown HCD): Medallion replication at parapet 

c) 38 Blackfriars Street (B/P HCD): Rear/side addition 

d) 27 Kensington Street (B/P HCD): Rear addition, exterior alterations 

e) 43 Blackfriars Street (B/P HCD): Repairs from vehicle damage 

f) 255 Dufferin Avenue (Downtown HCD): signage (2) 

 

2. Upcoming consultation regarding Ontario Heritage Act Regulations for Bill 108 

Implementation 

 

Upcoming Heritage Events 

 Lifestyle Home Show – January 31 – February 2, 2020, Western Fair Agriplex. 

https://lifestylehomeshow.ca/ - Heritage Home Feature 

 8th Annual Heritage Fair, Saturday February 15, 2020, 9am-3pm, HMCS Prevost (19 

Becher Street), www.londonheritage.ca/heritagefair  

 Heritage Week 2020 Events 

o “Town and Gown: Western University’s Public History Program 35 Years On”, 

Thursday February 20, 7:00-8:30pm, Central Library (251 Dundas Street) 

o “125th Anniversary of London Public Library”, Saturday, February 22, 2:00-

3:30pm, Central Library (251 Dundas Street) 

o Middlesex Centre Heritage Fair, Delaware Community Centre (2652 Gideon 

Drive, Delaware) on Saturday February 22, 2020 10am-4pm. More information: 

http://middlesexcentrearchive.ca/events/  

 Eldon House’s Deadly Auction, Friday February 14, 2020, 7pm. Registration Required. 

More information: https://eldonhouse.ca/events/  

 SAVE THE DATE: ACO London Region &  Heritage London Foundation Awards Gala – 

Thursday March 5, 2020 at Museum London 
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: George Kotsifas P. Eng., 
 Managing Director, Development & Compliance Services and  

Chief Building Official 
Subject: Mr. Tao Tran and The Corporation of the City of London 
 332 Central Avenue and 601 Waterloo Street 
Public Participation Meeting on: January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, the following 
actions be taken with respect to the application of Mr. Tao Tran and The Corporation of 
the City of London relating to the property located at 332 Central Avenue and 601 
Waterloo Street:  

(a) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020 to amend the (1989) Official Plan 
by ADDING a policy to section 10.1.3. – Policies for Specific Areas; 

 (b) the proposed by-law attached hereto as Appendix "B" BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020 to amend Zoning By-law No. Z.-
1, in conformity with the Official Plan as amended in part (a) above, to change 
the zoning of the subject property FROM a Residential R3 Special 
Provision/Office Conversion (R3-2(6)/OC2) Zone, TO a Residential R3 Special 
Provision/Office Conversion Special Provision (R3-2(6)/OC2(_)) Zone. 

Executive Summary 

Summary of Request 

The requested amendment will permit a personal service establishment in the existing 
building together with at least one dwelling unit. 

Purpose and the Effect of Recommended Action 

The purpose and effect of the recommended Official Plan Amendment is to add a policy 
to Chapter 10 - Policies for Specific Areas, to the (1989) Official Plan to align with the 
policies of The London Plan to permit the personal service establishment use within the 
existing building in the Low Density Residential designation. 

The purpose and effect of the recommended Zoning By-law Amendment is to allow for a 
personal service establishment, together with at least one dwelling unit, to permit a total 
of five (5) on-site parking spaces, and recognize existing site conditions. 

Rationale of Recommended Action 

1. The recommended amendment is consistent with the PPS, 2014; 
2. The recommended amendment conforms to the in-force policies of The London 

Plan, including but not limited to the Neighbourhoods Place Type; 
3. The recommended 1989 Official Plan amendment will provide policies to enable 

the adaptive re-use of the existing building for uses that are consistent with The 
London Plan and conform to the relevant review criteria for the Near-Campus 
Neighbourhoods and the Woodfield Neighbourhood; and 

4. The recommended amendment is consistent with the West Woodfield Heritage 
Conservation District.  
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Analysis 

1.0 Site at a Glance 

1.1  Property Description 
The subject property is located at the northwest corner of the intersection of Central 
Avenue and Waterloo Street in Central London, within the Woodfield Neighbourhood. 
The subject property has historically been utilized as a converted residential building 
containing an office use on the main floor with a residential unit above. Parking for the 
subject property is located at the rear of the property with access off of Waterloo Street. 
The subject property is designated under Part V of the Ontario Heritage Act as it is 
located within the West Woodfield Heritage Conservation District.  
 

 
Figure 1: Subject site (view off of Central Avenue). 

 
Figure 2: Subject site (view off of Waterloo Street).  
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1.2 LOCATION MAP 
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1.3  Current Planning Information (see more detail in Appendix D) 

 Official Plan Designation  – Low Density Residential  

 The London Plan Place Type – Neighbourhoods Place Type  

 Existing Zoning – Residential R3 Special Provision/Office Conversion (R3-
2(6)/OC2) Zone  

1.4  Site Characteristics 

 Current Land Use – Residential/Office  

 Frontage – 10.6 metres (34.7 feet) 

 Depth – 43.8 metres (143.7 feet) 

 Area – 465.2 square metres (5007.4 square feet) 

 Shape – Rectangular  

1.5  Surrounding Land Uses 

 North – Residential 

 East – Residential  

 South – Residential/vacant lot/apartment building 

 West – Residential   

1.6 Intensification  

 The subject property is located within the Primary Transit Area where the 
continuation of one residential unit is proposed 

2.0 Description of Proposal 

2.1  Development Proposal 
 
Mr. Tao Tran has requested to rezone their property at 332 Central Avenue and 601 
Waterloo Street to add the use of a personal service establishment within the existing 
building. Through the special provision proposed, the existing residential unit will be 
maintained as the requested personal service establishment use is to be incorporated 
into the former office area. Additional special provisions include a reduction of on-site 
parking spaces to recognize a total of five (5) on-site vehicle parking spaces and to 
recognize existing site conditions with respect to setbacks, landscaped open space and 
lot coverage. All existing setbacks will be maintained as existing on the date of the 
passing of the by-law. 
 
As part of the application, the Corporation of the City of London has initiated an Official 
Plan Amendment to align the (1989) Official Plan, as it applies to the lands, with the 
policies of The London Plan. The Official Plan amendment is proposed to add a policy 
to Chapter 10 – Policies for Specific Areas to permit the proposed personal service 
establishment use within the Low Density Residential designation.  
 
The subject property is located within the West Woodfield Heritage Conservation District 
and designated under Part V of the Ontario Heritage Act in 2008. It being noted that no 
exterior works are proposed as part of this application 
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Figure 3: Site concept plan, existing conditions.  

3.0 Relevant Background 

3.1  Planning History 
 
In 2006 Municipal Council directed that a land use review be undertaken for the area 
bounded by Wellington Street, Pall Mall Street, Waterloo Street, and Princess Avenue. 
The direction from Council was the result of residential intensification activity within the 
neighbourhood, and concerns expressed regarding the impacts of intensification. The 
recent intensification activity at the time raised concerns regarding the appropriateness 
of the current zoning, as the creation of additional dwelling units through conversions 
and additions resulted in the creation of more units than what may reasonably be 
expected to develop within the area. As part of the review, Municipal Council adopted 
the recommended City-initiated amendments to rezone the previously identified area to 
regulate floor area ratio, and maximum floor area based on lot sizes. A concurrent 
Official Plan Amendment was adopted by Municipal Council on July 24, 2006 to include 
policy in the Woodfield Neighbourhood specific policy area to enable the use of these 
additional zoning regulations.  
 
In 2008, the West Woodfield Heritage Conservation District was designated under Part 
V of the Ontario Heritage Act. The designation of the West Woodfield Heritage 
Conservation District effectively designated the existing building on the lands, also 
under Part V of the Ontario Heritage Act. The West Woodfield Heritage Conservation 
District is bound by Richmond Street to the west, Dufferin Avenue and Queens Avenue 
to the south, Maitland Street and Peter Street to the east, and Central Avenue and Pall 
Mall Street to the north. The identified boundary includes approximately 500 properties, 
primarily residential, but also commercial, retail and office as well as churches and other 
institutional uses and Victoria Park. The intention of the West Woodfield Heritage 
Conservation District was to assist in the protecting and conservation of the unique 
heritage attributes and character of the area.  
 
3.2  Requested Amendment 
 
The Corporation of the City of London has initiated an Official Plan Amendment to add a 
policy to Chapter 10 – Policies for Specific Areas to permit the personal service 
establishment use within the Low Density Residential designation. The intent of the 

140



File:O-9120 & Z-9121 
Planner: M. Vivian 

 

amendment is to align the (1989) Official Plan as it applies to these lands with the 
policies of The London Plan, the new Official Plan for the City of London.   
 
The applicant is requesting to rezone the subject property from a Residential R3 Special 
Provision/Office Conversion (R3-2(6)/OC2) Zone to a Residential R3 Special 
Provision/Office Conversion Special Provision (R3-2(6)/OC2(_)) Zone to add a personal 
service establishment together with at least one dwelling unit as a permitted use as well 
as site-specific regulations for a reduction in parking to permit five (5) on-site parking 
spaces. Additional special provisions are recommended to be applied to the zone to 
recognize existing site conditions such as setbacks, lot coverage and landscape open 
space. 
 
3.3  Community Engagement (see more detail in Appendix B) 
 
Staff received one written response from a member of the public not in support of the 
subject application and identifying concerns with traffic, addressed in Appendix “B” of 
this report.  
 
3.4  Policy Context (see more detail in Appendix C) 
 
Provincial Policy Statement, 2014 
 
The Provincial Policy Statement (PPS) 2014, provides policy direction on matters of 
provincial interest relating to land use planning and development. All decisions affecting 
land use planning matters shall be “consistent with” the policies of the PPS.  
 
Section 1.1 of the PPS, Managing and Directing Land Use to Achieve Efficient and 
Resilient Development and Land Use Patterns encourages healthy, liveable and safe 
communities which are sustained by accommodating an appropriate range and mix of 
residential, employment and institutional uses to meet long-term needs (1.3.1.b)). The 
PPS also directs planning authorities to encourage healthy, liveable and safe 
communities, sustained by promoting cost-effective development patterns and 
standards to minimize land consumption and servicing costs (1.1.1.e)). Furthermore, the 
PPS provides policy direction in terms of the Wise Use and Management of Resources, 
specifically, in this case, being Cultural Heritage and Archaeology where significant built 
heritage resources and significant cultural heritage landscapes shall be conserved 
(2.6.1). 
 
The London Plan 

The London Plan is the new Official Plan for the City of London (Council adopted, 
approved by the Ministry with modifications, and the majority of which is in force and 
effect). The London Plan policies under appeal to the Local Planning Appeals Tribunal 
(Appeal PL170100) and not in force and effect are indicated with an asterisk throughout 
this report. The London Plan policies under appeal are included in this report for 
informative purposes indicating the intent of City Council, but are not determinative for 
the purposes of this planning application. 

The subject property is located within the Neighbourhoods Place Type, in accordance 
with *Map 1, located at the intersection of two Neighbourhood Connectors, in 
accordance with *Map 3. One of the key elements for the vision of the Neighbourhoods 
Place Type includes providing easy access to daily goods and services within walking 
distance to the surrounding community (916_6). To realize the vision of the Place Type, 
mixed-use and commercial uses are permitted at appropriate locations within 
neighbourhoods to meet the daily needs of neighbourhood residents (*918_5). In 
addition to the contemplation of mixed-use and commercial uses at appropriate 
locations, the Place Type further identifies that mixed-use buildings, as identified in 
*Table 10, must include a residential use and may also include appropriately-sized 
retail, service or office uses on the ground floor (925_).  
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1989 Official Plan 

The subject property is located within the Low Density Residential designation in the 
(1989) Official Plan, in accordance with Schedule A. The Low Density Residential 
designation applies to lands primarily developed or planned for low-rise, low density 
housing forms including detached, semi-detached, and duplex dwellings (3.2.). The Low 
Density Residential designation also permits certain secondary uses of a non-residential 
nature which are integral to, and compatible with, a neighbourhood environment (3.2.). 

The subject property is located within the Woodfield Neighbourhood, a Specific 
Residential Area within the (1989) Official Plan. The Woodfield Neighbourhood is bound 
by Richmond Street on the west, Dufferin Avenue and Queens Avenue on the south, 
Adelaide Street on the east and the Canadian Pacific Railway tracks to the north, the 
Woodfield Neighbourhood is characterized by predominately low density residential 
development, with a mix of higher density residential and office conversions (3.5.4.).  

The subject property is located within the Near-Campus Neighbourhood, a Special 
Policy Area. Minor revisions were made to these policies in 2016 following a review of 
the effectiveness of the former Near-Campus policies. There are no specific policies 
related to applications for existing office conversions and adding uses to the existing 
office conversions.  

West Woodfield Heritage Conservation District 

The subject property is located within the West Woodfield Heritage Conservation District 
which focuses on the preservation of a collective area to retain the key functional and 
visual attributes that convey, or have a connection, to the history of the area in which 
they are located in. Overall, the Conservation District’s goal is to recognize, protect, 
enhance and appreciate West Woodfield’s cultural heritage resources, including 
buildings, landscapes and historical connections, and value their contribution to the 
community by encouraging the retention, conservation and adaptation of the District’s 
heritage buildings and attributes, rather than their demolition and replacement (3.1). 
Further policies within the West Woodfield Heritage Conservation District include where 
new uses or intensification is proposed, it requires consideration for adaptive reuse of 
the existing heritage building stock wherever feasible (4.1.(d)).  

4.0 Key Issues and Considerations  

4.1  Issue and Consideration # 1: Recommended Added Specific Policy Area 

Provincial Policy Statement, 2014 (PPS) 

The PPS identifies ways of managing and directing land uses to achieve efficient and 
resilient development and land use patterns through healthy, liveable and safe 
communities, which are sustained by accommodating an appropriate range and mix of 
residential, employment, institutional, recreation, park and open space, and other uses 
to meet long-term needs (1.1.1.b)). The PPS also directs planning authorities to 
promote densities and a mix of land use patterns, within settlement areas which 
efficiently use land and resources (1.1.3.2.a)1.). Furthermore, the PPS directs planning 
authorities to promote economic development and competitiveness by providing for an 
appropriate mix and range of employment and institutional uses to meet long-term 
needs (1.3.1.a)). The recommended added policy to Chapter 10 – Policies for Specific 
Areas would allow for the recommended added use of a personal service establishment 
on the subject property within the Low Density Residential designation of the (1989) 
Official Plan. As such, the directions provided by the PPS are further supported and 
implemented by adding the additional use to the lands. 
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The London Plan 

The subject property is located within the Neighbourhoods Place Type at the 
intersection of two Neighbourhood Connectors. Given the location of the subject 
property at the intersection of two Neighbourhood Connectors, mixed-use buildings are 
a permitted use in accordance with *Table 10. The Neighbourhoods Place Type 
contemplates mixed-use buildings which are to include appropriately-sized retail, 
service, or office uses on the ground floor and may be purpose-designed buildings or 
converted buildings (925_). The intent of the recommended action of adding a policy to 
Chapter 10 – Policies for Specific Areas for the subject property is to align the (1989) 
Official Plan with The London Plan policies which contemplates the recommended uses. 

1989 Official Plan 

The subject property is designated Low Density Residential which permits single 
detached, semi-detached and duplex dwellings as the primary permitted uses (3.2.1.). 
Certain non-residential uses which are integral to, and compatible with, a 
neighbourhood environment, such as office conversions, may also be recognized as 
secondary permitted uses (3.2.1.vi)). Since the existing building currently 
accommodates a converted office on the first storey and a residential unit on the second 
storey, the existing building is considered to be a mixed-uses building and is 
contemplated by the policies. Although the recommended amendment does not intend 
to change the mixed-use status of the building, the requested use is interpreted to be a 
“personal service establishment” and therefore requires an amendment to the Official 
Plan.  

The intent of the recommended policy to be added to Chapter 10 – Policies for Specific 
Areas is to bring the (1989) Official Plan in conformity with The London Plan. Chapter 
10 - Policies for Specific Areas identifies specific criteria when policies for Specific 
Areas may be applied where the application of existing policies would not accurately 
reflect the intent of Council with respect to the future use of the land (10.1.1.). Council 
may consider policies for specific areas when it is in the interest of Council to maintain 
the existing land use designation while allowing for a site specific change in land use 
(10.1.1.ii)).  

The recommended addition of a personal service establishment use to the subject 
property is site-specific and will be applied to the property municipally known as 332 
Central Avenue and 601 Waterloo Street. The recommended amendment would 
maintain the existing Low Density Residential designation of the subject property while 
allowing for a service-oriented use to replace the existing office use. In the near-term, a 
special policy would be applied to the site. However, in the longer-term when The 
London Plan comes into force and effect, the special policy would become redundant as 
the proposed use would simply conform to the base policy requirements.  

To assist in evaluating the appropriateness of policies for specific areas relative to 
surrounding land uses, a Planning Impact Analysis will be undertaken, in accordance 
with Policy 10.1.2. Throughout the review of the submitted application, all criteria were 
evaluated however, as the building and layout of the site are existing, the most 
applicable criteria are as follows:  

i) compatibility of the proposed uses with surrounding land uses, and the likely 
impact of the proposed development on present and future land uses in the 
area 

The existing non-residential office uses on the subject lands have historically, 
not caused adverse impacts on near-by residential uses and have achieved a 
reasonable level of acceptance within the existing neighbourhood. As such, 
the addition of a personal service establishment use on the subject property is 
anticipated to operate with similar intensities of an office use.  

ii) the size and shape of the parcel of land on which a proposal is to be located, 
and the ability of the site to accommodate the intensity of the proposed use 
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The existing parcel has the ability to accommodate the additional use of a 
personal service establishment as a portion of the building has historically 
been used for office purposes. The personal service establishment of a hair 
salon will be operated through appointment only and not increasing the 
intensity on the subject property. 

Based on the above analysis, and all applicable review criteria, the proposed personal 
service establishment use on the subject property is compatible with the existing 
neighbourhood. 

4.2  Issue and Consideration # 2: Use, Intensity and Form    

Provincial Policy Statement, 2014 (PPS) 

The PPS states that planning authorities shall promote economic development and 
competiveness by encouraging compact, mixed-use development that incorporates 
compatible employment uses to support liveable and resilient communities (1.3.1.c)). 
The PPS also identifies that planning authorities shall promote land use patterns, within 
settlement areas, to be based on densities and a mix of land uses which are appropriate 
for, and efficiently use, the infrastructure and public service facilities which are planned 
or available and avoid the need for their unjustified and/or uneconomical expansion 
(1.1.3.2.a).2). The request to add a personal service establishment as a use to the 
subject property continues the mixed-use status of the building on the lands, historically 
used for office purposes on the main floor with a residential unit above. The 
recommended change of use on the subject property, which is presently serviced, will 
not require an expansion to services or infrastructure to the subject lands and further 
promotes a healthy, liveable and safe community by promoting a cost-effective 
development and minimizes land consumption and servicing costs (1.1.1.e)). 

The London Plan and 1989 Official Plan 

Located within the Neighbourhoods Place Type, the implementation of mixed-use and 
commercial uses are just one key tool in recognizing the vision to have such uses 
located within neighbourhoods to meet the daily needs of neighbourhood residents 
(*918_5). Due to the subject property’s location on the corner of Central Avenue and 
Waterloo Street, the site is easily accessible to nearby residents of the neighbourhood. 
As the site has been operating as a mixed-use building with an office use on the main 
floor and a residential unit above for an extended period of time, the site will continue to 
operate as such with the introduction of a personal service establishment use, by way of 
a special provision to the requested zoning. The requested special provision will 
maintain the existing office permissions on the lands as such uses have already proved 
to be compatible with the surrounding neighbourhood. 

Furthermore, in accordance with *Table 10, mixed-use buildings are permitted when 
located at the corner of two Neighbourhood Connectors. Although the (1989) Official 
Plan does not contemplate personal service establishments within mixed-use buildings 
in the Low Density Residential designation, convenience commercial, and service 
station uses, are permitted and are to be located on an arterial or primary collector 
where it can demonstrate compatibility with surrounding land uses (3.6.5.iii)). The 
subject property is located at the intersection of a primary collector and secondary 
collector with frontage along the primary collector, in accordance with Schedule C. As 
such, the use of a personal service establishment is not contemplated in converted 
buildings within the policies of the (1989) Official Plan, and an amendment is required 
as per Section 4.1. 

According to The London Plan, mixed-use buildings must include a residential use and 
may also include appropriately-sized retail, service or office uses on the ground floor 
and may be purpose-designed buildings or converted buildings (925_). The existing 
building on the subject property, as previously mentioned, has historically been mixed-
use with an office component on the main floor and a residential unit above. Through 
the proposed added use of a personal service establishment, the use will be required to 
operate with at least one residential unit in the existing building. The recommended 
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personal service establishment is considered as a service use on *Table 10 which 
includes neighbourhood-oriented services such as personal services. The intensity 
policies of the Neighbourhoods Place Type limit the amount of floor area for retail, 
service and office uses to 200 square metres for buildings at the intersection of two 
Neighbourhood Connectors (*935_2 and *Table 12). As such, the proposed total gross 
floor area for the requested personal service establishment use is 179.5 square metres, 
maintaining the intent that such uses are to be of smaller scale. 

The subject property is located in the Near-Campus Neighbourhoods, in accordance 
with *Map 7. The vision of the Near-Campus Neighbourhoods is to enhance the 
neighbourhoods liveability, diversity, vibrancy, culture, sense of place and quality of 
housing options (*964_). Near-Campus Neighbourhoods are intended to be occupied by 
a balanced mix of long-term and short-term residents (3.5.19.3.ii)). As part of the 
requested amendment, the existing residential unit will be maintained by way of a 
special provision and no additional residential units are being sought.  

West Woodfield Heritage Conservation District 

The West Woodfield Heritage Conservation District Plan seeks to recognize, protect, 
enhance and appreciate West Woodfield’s cultural heritage resources, including 
buildings, landscapes and historical connections, and value their contribution to the 
community by encouraging the retention, conservation and adaptation of the District’s 
heritage buildings and attributes (3.1.). It being noted that no external changes are 
proposed to the existing building.  

4.3  Issue and Consideration # 3: Parking  

Provincial Policy Statement, 2014 (PPS) 

The PPS states that planning authorities shall promote land use patterns, densities and 
mix of uses that minimize the length and number of vehicle trips and support current 
and future uses of transit and active transportation (1.6.7.4.). The PPS also directs 
planning authorities to support active transportation along with densities and a mix of 
land uses which are transit- supportive, where transit is planned, exists or may be 
developed (1.1.3.2.a) 4. and 1.1.3.2.a) 5). Through the requested amendment, a special 
provision is requested to permit a reduction in parking from the required 12 off-street 
parking spaces to 5 off-street parking spaces. The requested reduction promotes the 
use of both active and public transit methods.   

The London Plan and 1989 Official Plan 

The Neighbourhoods Place Type policies in relation to form contemplate that on-street 
parking may address parking requirements where it is demonstrated that there is 
capacity for such parking which is appropriate and permitted (*936_4). Key elements of 
the vision for the Neighbourhoods Place Type include safe, comfortable, convenient and 
attractive alternatives for mobility as well as providing easy access to daily goods and 
services within walking distance (*916_5 and *916_6). Such policies are similar to those 
outlined in the (1989) Official Plan where convenience commercial uses should be 
designed to function at a neighbourhood scale while providing services to surrounding 
residential areas and the travelling public (3.6.5.i)).  

In this situation the on-site parking area is existing. The requested personal service 
establishment use is proposed to operate on a scheduled appointment basis, with some 
walk-ins expected but is not projected to be the majority of clients travelling to the 
subject property. As such, the demand for parking on-site will be minimal with adequate 
space for the residential dwelling unit and the scheduled appointments. Furthermore, 
the subject property is located in close proximity to the Downtown core and to 
Richmond Street which is fully serviced by bus routes, providing public transportation in 
close proximity to the site. Additionally, the subject property is located in an area where 
on-street parking is permitted ranging in maximum time allotments of one (1) to two (2) 
hours. The requested personal service establishment use provides a service to the 
immediate surrounding area, recognizing opportunities for people travelling to the site to 
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use alternative travel methods of active transportation. 

The subject property is also located within the Primary Transit Area, the focus of 
residential intensification and transit investment within the City (*90_). Primary Transit 
Area policies direct intensification to the appropriate place types with locations 
developed to be sensitive to, and a good fit, within existing neighbourhoods (*90_). The 
policies also direct the Primary Transit Area to have a heightened level of pedestrian 
and cycling infrastructure to service and support active mobility (*90_). Based on the 
above analysis, the reduction in on-site parking to five (5) vehicle parking spaces is 
consistent with the objectives of the Primary Transit Area policies as the site is 
accessible through both active and public transportation.  

More information and detail is available in Appendix B and C of this report. 

5.0 Conclusion 

The recommended amendment is consistent with the Provincial Policy Statement, 2014 
and conforms to the in-force policies of The London Plan and the (1989) Official Plan. 
The recommended amendment will align the (1989) Official Plan with The London Plan 
through an added policy to Chapter 10 – Policies for Specific Areas to add the 
requested Personal Service Establishment as a permitted use on the subject lands. The 
recommended amendment will further facilitate the use of an existing building that is 
complementary to the existing neighbourhood and provides a service to the surrounding 
community within walking distance. 

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Development Services. 

January 13, 2020 
cc: Michael Tomazincic, MCIP, RPP, Manager, Current Planning 

Y:\Shared\ADMIN\1-PEC Reports\2020 PEC Reports\20-January 20 
 

  

Prepared by: 

 Melanie Vivian, 
Planner I, Development Services 

Recommended by: 

 Paul Yeoman, RPP, PLE  
Director, Development Services  

Submitted by: 

George Kotsifas, P.ENG 
Managing Director, Development and Compliance 
Services and Chief building Official 
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Appendix A 

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

2020 

By-law No. C.P.-1284- 
A by-law to amend the Official Plan for 
the City of London, 1989 relating to 332 
Central Avenue/601 Waterloo Street. 

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

1.                     Amendment No. # to the Official Plan for the City of London Planning 
Area – 1989, as contained in the text attached hereto and forming part of this by-law, is 
adopted. 
 
2.                     The 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 January 28, 2020. 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020  
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AMENDMENT NO. 

 to the 

 OFFICIAL PLAN FOR THE CITY OF LONDON 

A. PURPOSE OF THIS AMENDMENT 

 The purpose of this Amendment is to add a policy in Section 10 of the Official Plan 
for the City of London to permit a Personal Service Establishment use within the Low 
Density Residential designation. 

B. LOCATION OF THIS AMENDMENT 

This Amendment applies to lands located at 332 Central Avenue and 601 
Waterloo Street in the City of London. 

C. BASIS OF THE AMENDMENT 

The amendment is consistent with the policies of the Provincial Policy 
Statement, 2014, in conformity with the in-force policies of The London 
Plan, and in conformity to the criteria for site-specific policies of the 1989 
Official Plan.  

D. THE AMENDMENT 

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

1. Section 10 – Policies for Specific Areas of the Official Plan 
for the City of London is amended by adding the following: 
 
In the Low Density Residential designation at 332 Central 
Avenue and 601 Waterloo Street, in addition to the uses 
permitted in the Low Density Residential designation, a 
personal service establishment may also be permitted on the 
main floor of the existing building. 
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SCHEDULE 1 
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Appendix "B" 

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

2020 

By-law No. Z.-1-20   

A by-law to amend By-law No. Z.-1 to 
rezone an area of land located at 332 
Central Avenue and 601 Waterloo 
Street. 

  WHEREAS Mr. Tao Tran has applied to rezone an area of land located at 
332 Central Avenue/601 Waterloo Street 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 will conform 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 332 Central Avenue/601 Waterloo Street, as shown on the attached 
map comprising part of Key Map No. A102, from a Residential R3 Special 
Provision/Office Conversion (R3-2(6)/OC2) Zone to a Residential R3 Special 
Provision/Office Conversion Special Provision (R3-2(6)/OC2(_)) Zone. 

2) Section Number 17.3 of the Office Conversion (OC2) Zone is amended by adding 
the following Special Provision: 

 ) OC2( ) 332 Central Avenue and 601 Waterloo Street 

a) Additional Permitted Use 
 
i) Personal service establishments in the existing building, 

together with at least one dwelling unit  
 

b) Regulation[s] 
 
i) Parking Spaces   5  

(Minimum) 

ii) Landscape Open Space  10% 
(Minimum)  

 
iii) Lot Coverage   56%   

(Maximum) 
 

iv) All existing setbacks will be maintained for 332 Central 
Avenue and 601 Waterloo Street as existing on the 
date of the passing of the by-law. 
 

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. 
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 PASSED in Open Council on January 28, 2020. 
 

 
 
 
 
Ed Holder 
Mayor 

Catharine Saunders 
City Clerk 

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020
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Appendix B – Public Engagement 

Community Engagement 

Public liaison: On October 2, 2019, Notice of Application was sent to 88 property 
owners in the surrounding area.  Notice of Application was also published in the Public 
Notices and Bidding Opportunities section of The Londoner on October 3, 2019. A 
“Planning Application” sign was also posted on the site. 

One (1) reply was received from the public.  

Nature of Liaison: Official Plan Amendment to add a Specific Policy Area to permit the 
Personal Service Establishment use within the Low Density Residential designation to 
align the 1989 Official Plan as it applies to these lands, with the policies of The London 
Plan. Zoning By-law Amendment to add a Personal Service Establishment together with 
at least one dwelling unit as a permitted use as well as a site specific regulation in 
parking to permit five (5) on-site parking spaces.   
 
Responses: A summary of the various comments received include the following: 

Concern for: 
 
The addition of a retail outlet at the subject property along with traffic and limited parking 
near the subject lands. The member of the public addressed the desire to have the 
neighbourhood remain residential.  

Responses to Public Liaison Letter and Publication in “The Londoner” 

Written 

Ronald Annis  

 
From: ronald annis 
Sent: Saturday, October 12, 2019 12:37pm 
To: Vivian, Melanie <mvivian@london.ca> 
Subject: [EXTERNAL] Re Your file # 0-9120 & Z-9121 Planning Application 332 Central 
Ave & 601 Waterloo St. 
 
Good Afternoon, 
 
My name is Ronald Annis and I reside at 602 Waterloo St with my wife Louise and son 
Michael.  
 
All three of us object strongly to the intrusion of a retail outlet at this location.  
 
We would however have no objection to a low profile office use but not a retail outlet 
with advertising signs, electric or otherwise.  
 
We already have problems with excessive traffic and limited parking at and near this 
intersection. Why make it worse! 
 
We would like our neighbourhood to remain historically residenital.  
 
Please confirm that you have received this email. Thank you for your attention.  
 
Ronald Annis 
 
Sent from my iPad 
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Agency/Departmental Comments 

October 9, 2019 – London Hydro Engineering 

This site is presently serviced by London Hydro. Contact the Engineering Dept. if a 
service upgrade is required to facilitate these changes. Any new and/or relocation of 
existing infrastructure will be at the applicant’s expense. Above-grade transformation is 
required. London Hydro has no objection to this proposal or possible official plan and/or 
zoning amendment. Any new or relocation of the existing service will be at the expense 
of the owner.  

October 16, 2019 – Upper Thames River Conservation Authority  

The Upper Thames River Conservation Authority (UTRCA) has reviewed this 
application with regard for the policies in the Environmental Planning Policy Manual for 
the Upper Thames River Conservation Authority (June 2006). These policies include 
regulations made pursuant to Section 28 of the Conservation Authorities Act, and are 
consistent with the natural hazard and natural heritage policies contained in the 
Provincial Policy Statement (2014). The Upper Thames River Source Protection Area 
Assessment Report has also been reviewed in order to confirm whether these lands are 
located in a vulnerable area. 

The subject lands are not affected by any regulations (Ontario Regulation 157/06) made 
pursuant to Section 28 of the Conservation Authorities Act.  

As indicated, the subject lands are not regulated and a Section 28 permit will not be 
required. The UTRCA has no objections to this application.  

October 29, 2019 – Development & Compliance Services – Engineering 

Please find below Transportations comment’s regarding the Zoning Application for 332 
Central & 601 Waterloo St, Z-9121: 

 6.0m x 6.0m Daylight triangle required 

 Detailed comment’s regarding parking design will be made through the site 
plan process (if required)  

 
Through further correspondence, given the location of the existing building, there is 
limited opportunity to achieve the daylight triangle as required in the Zoning By-law, 
therefore this condition can be waived (November 21, 2019).  
 
November 7, 2019 – Parks Planning 

Parkland dedication is required (CIL) at time of site plan. 

Appendix C – Policy Context  

The following policy and regulatory documents were considered in their entirety as part 
of the evaluation of this requested land use change.  The most relevant policies, by-
laws, and legislation are identified as follows: 

Provincial Policy Statement, 2014 

1.1.1., 1.1.3.2.a)1., 1.1.3.2.a)2., 1.1.3.2.a)4., 1.1.3.2.a)5., 1.3.1.a), 1.3.1.b), 1.3.1.c), 
1.6.7.4., 2.6.1. 

The London Plan  

*90_, *916_6, *918_5, 925_,*935_2, *936_4, *964_ 

1989 Official Plan  

3.2., 3.2.1., 3.5.4., 3.5.19.3.ii), 3.6.5.i), 3.6.5.ii)a), 3.6.5.iii),  
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Appendix D – Relevant Background 

Additional Maps 
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Additional Reports 

OZ-6898, West Woodfield – Central Avenue Area Zoning Review, Monday July 17, 
2006. The recommended amendments are based on a review of the land use and 
zoning in this Central London residential neighbourhood, and are appropriate to address 
compatibility issues with respect to residential intensification activity in the area.  
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning and Environment Committee 
From: Gregg Barrett, AICP 
 Manager, Long Range Planning and Research, City Planning  
Subject: Demolition Request for Heritage Listed Property at 247 Halls 

Mill Road by John McLeod 
Public Participation Meeting on:  January 20, 2020 

Recommendation 

That, on the recommendation of the Managing Director, Planning & City Planning, with 
the advice of the Heritage Planner, with respect to the demolition request for the 
accessory building on the heritage listed property at 247 Halls Mill Road, that: 

a) Notice BE GIVEN under the provisions of Section 29(3) of the Ontario Heritage 
Act, R.S.O. 1990, C.O. 18, of Municipal Council’s intention to designate the 
property at 247 Halls Mill Road to be cultural heritage value or interest for the 
reasons outlined in Appendix E of this report 

b) Should no appeals be received to Municipal Council’s notice of intention to 
designate, a by-law to designate the property at 247 Halls Mill Road to be of 
cultural heritage value or interest for the reasons outlined in Appendix E of this 
report BE INTRODUCED at a future meeting of Municipal Council immediately 
following the end of the appeal period. 

IT BEING NOTED that should an appeal to Municipal Council’s notice of intention to 
designate be received, the City Clerk will refer the appeal to the Conservation Review 
Board. 

Executive Summary 

A demolition request was received for the accessory building (“the Red Barn”) on the 
heritage listed property at 247 Halls Mill Road. The subject property is listed on the City 
of London’s Register of Cultural Heritage Resources. When a demolition request is 
received for a building or structure on a heritage listed property, a formal review process 
is triggered pursuant to the requirements of the Ontario Heritage Act and the Council 
Policy Manual. 
 
As a part of the review, staff evaluated the property including the accessory building and 
dwelling using the criteria of Ontario Regulation 9/06, Criteria for Determining Cultural 
Heritage Value or Interest. Therefore, the property is a significant cultural heritage 
resource. The evaluation found that the property met the criteria for designation under 
the Ontario Heritage Act. The dwelling and the accessory building on the property have 
been identified as heritage attributes and described in the Statement of Cultural 
Heritage Value prepared for the property (Appendix E). 
 
The property should be designated under Part IV of the Ontario Heritage Act to protect 
the heritage attributes of the property, including the dwelling and “the Red Barn”, and to 
recognize the significant cultural heritage value of the property. 
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Analysis 

1.0  Background 

1.1  Property Location 
The property at 247 Halls Mill Road is located on the west side of Halls Mill Road, north 
of Commissioners Road West (Appendix A). The property is located in the former 
Westminster Township, and the village of Byron, annexed by the City of London in 
1961. 
 
1.2  Cultural Heritage Status 
The property at 247 Halls Mill Road is a heritage listed property. The property is 
considered to be of potential cultural heritage value. The listing of the property on the 
Register of Cultural Heritage Resources came into force and effect on March 26, 2007. 
1.3  Description 
The buildings on the property (a dwelling and accessory building) are situated on an 
elevated portion of the property that rises above the existing grade of the road. Steps 
have been built into the sloping earthen embankment to provide access to the front of 
the dwelling. Similarly, a curved and sloping gravel driveway provides vehicular access 
to the property, leading to the accessory building. 
 
The subject property is approximately one acre in size. 
 
The Queen Anne Revival dwelling located at 247 Halls Mill Road is a one-and-a-half 
storey, hipped roof, with cross gables, buff brick side hall plan cottage (Appendix B).  
The front entrance is located on the east elevation of the dwelling and consists of a 
panelled wood door and stained glass transom. Side entrances are located on the north 
and south elevations. The east elevation includes a projecting front gable which 
includes a concentration of decorative wood details including carved wood brackets, 
scalloped shingle imbrication, and decorative detailing within the bargeboard and gable. 
Comparable applied details are continued on the gable located on the south façade of 
the dwelling, as well as the north gable and a gable dormer that extends out from the 
roof line on the north façade of the dwelling. Buff brick quoins are located on the north 
and south sides of the dwelling, along the west side of the dwelling. The quoins 
however, are not continued on the east side of the dwelling. The dwelling originally had 
Queen Anne style wood windows that were located in the front and side gables, 
however, they have since been replaced with vinyl windows that mimic the light pattern 
of the former windows. The dwelling previously had a slate roof that was removed 
between 1999 and 2019.  
 
The dwelling includes two porches on the north and south facades. The north porch 
includes a shed style roof that is supported by decorative turned posts. The top of the 
posts include carved wood brackets, and decorative spandrels extend along the entire 
porch. The porch skirt includes a wood lattice design. Comparatively, the south porch is 
larger and includes a shed-style roof with a gable built out above the entrance. The 
south porch includes seven decorative turned posts, and two engaged posts that 
directly abut the south wall of the dwelling. Carved brackets and wood spandrels are 
also present on the south porch. The design of the porch skirt on the south porch 
consists of wooden boards with a pattern of circular holes.  
 
Additions have been made to the rear (west) façade of the house including a single 
storey addition, and a garage. The majority of the additions have been clad with a buff 
brick material that is similar in colour to the buff brick of the dwelling. 
 
The accessory building on the property consists of a two storey timber frame structure 
that has been used for various functions. The building is colloquially identified today as 
a “barn” structure, however, various published accounts of the property refer to the 
structure’s historic function as a “coach house” as well as a “warehouse” for the Griffith 
Bros. woollen mill which was active in the Hall’s Mill area from the 1860s to the 1890s. 
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The accessory building was constructed utilizing a timber frame construction method 
with the use of 10” x 10” posts, connected through the use of mortise and tenon joinery, 
a traditional timber framing technique. The exterior board-and-batten cladding consists 
of chestnut and is painted red. The composition and detailing of the structure is 
highlighted and summarized in Nancy Tausky’s Historical Sketches of London From 
Site to City (1993).  
 
Tausky writes: 

The elaborate treatment of the barn’s centre section makes it the focal point of 
the long front: the round-headed window is recessed within a projecting gable. 
Below, a further projection containing the main doors (originally solid) is covered 
with a hipped roof that echoes the dimensions of the gable above. The ventilator 
at the ridge of the barn completes the central complex. Some concern for 
symmetry in the rest of the façade is indicated by the two ground floor windows, 
which are equidistant from the main door. But other openings, possibly later 
alterations, have obscured any formal balance that may once have existed. 
Griffith’s interest in style and workmanship is indicated by the fact that, when he 
made a Queen Anne house out of his 1840s cottage, he imported Georgia pine 
from the southern United States to use for the interior trim (Tausky 1993, 80). 

 
1.4  Property History 
The subject property at 247 Halls Mill Road is located on what was historically known as 
Lot 45, Concession B in the Broken Front in Westminster Township. The original Crown 
grant for the lot (approximately 120 acres) was given to Archibald McMillan in 1819. By 
1827, McMillan began selling off portions of the property and sold 5 ¼ acres to Anson 
Simons and John Preffer who built a carding and fulling mill in the northeast corner of 
the lot. The milling operations that Simons and Preffer initiated was the beginning of an 
extensive 19th and early-20th century milling history in the Halls Mills area. (Land 
Registry Records, Burnell, 14). 
 
In 1831, Simons and Preffer sold their milling operation to Burleigh Hunt, who went into 
partnership with Cyrenius Hall in 1835. One year later, Hall purchased the entirety of the 
business from Hunt and began expanding his milling operations.  
 
Cyrenius Hall is perhaps the most well-known milling figure associated with the early 
history of Byron as the namesake of Hall’s Mills. He emigrated to Upper Canada around 
1810 from New Hampshire, and worked primarily as a merchant in Fort Erie. In the 
1830s he moved to Westminster Township where he partnered with Hunt before 
acquiring the milling operations entirely and a sizeable portion of the lands in the area. 
Shortly after acquiring the mills in the area, he added a distillery and tannery to the 
milling complex. Hall and his family members operated most of the milling operations in 
the area, and under him the area prospered (Burnell, 14-15; Grainger 2002, 288-290). 
Cyrenius Hall also began selling portions of the lot into the mid-19th century, including 
various portions that were sold to Lawrence Lawrason. A merchant, MLA, and land-
speculator, Lawrason held a number of prominent positions in early London, including 
an appointment as London’s first deputy postmaster. He partnered with George Jervis 
Goodhue in opening a general store, dry goods business, real estate office, and post 
office in London (Brock, 2003; Armstrong, 1986, 74-107). Like many of London’s early 
merchants, Lawrason became heavily involved in land speculation in the area, 
explaining his acquisition of property in Hall’s Mills (Brock, 2003).  
 
The Halls Mills area was captured in 1846, in Smith’s Gazetteer. The area was 
described as having 200 inhabitants as well as a grist mill, a distillery, a carding 
machine and cloth factory, a tannery, a tavern, a store, a fanning-mill maker, a 
blacksmith, a wagon maker, a shoemaker, and a tailor (Smith 1846, 218). 
 
The Griffith brothers, for whom the subject property is most notably associated, first 
began acquiring property in the area in 1861. John Griffith, the eldest of three brothers 
who partnered in business in the area acquired three acres from Lawrence Lawrason. 
John, along with his brothers William and Eli, continued to acquire property in the area 
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throughout the 19th century, and by the mid-1860s began a woollen mill operation in 
Hall’s Mills (Tausky, 1993, 80; Armstrong 1986, 74-107; Grainger, 2002, 290-294). 
 
The three Griffith brothers were the sons of Eli Griffith and Alexandria McAdam, early 
settlers in Westminster Township, in the Byron area. Eli (the father) emigrated from 
Vermont to Westminster Township along with several other Griffith family members who 
are considered as some of the earliest Euro-Canadian settlers of the Byron area. Eli 
and Alexandria, and their nine children settled on Lot 35, Concession B, Westminster. 
John, William, and Eli, three of their seven sons went into business together operating a 
woollen mill in Hall’s Mill, and a second operation in present-day Springbank Park 
(Westminster Historical Society, 238-239). William Griffith eventually became the owner 
of the lands that included the property at 247 Halls Mill Road in 1867. The woollen mill 
that he operated with his brothers was located across Halls Mills Road (formerly Centre 
Street) on the City-owned lot that is now known as Halls Mills Park (Land Registry 
Records). 
 
Census records from the 1870s to the 1890s refer to the three brothers as “Clothiers” 
and “Woollen Manufacturers”, separate from their immediate family who continued to be 
identified as farmers. Prior to the 1870s, the brothers are noted as living within the 
residence of their parents, Eli and Alexandria on Lot 35.  
 
The Griffith Bros. woollen mill prospered. By 1868, after a few years in operation, the 
City and County Directory noted two woollen mills in the Byron area. In the description 
of Byron, it was further noted that “Griffith Bros. factory is of frame, two stories, 64 x 45 
feet, in which water power is used, and about 12 hands are employed in the 
manufacture of tweeds, fulled clothes and flannels. Their machinery is considered 
superior to any other in the Province” (City and County Directory, 1868). The 1871-72 
Directory includes an advertisement for the “Byron Woollen Mills, Griffith Bros., 
Proprietors, Manufacturers of tweeds, full clothes, plain and fancy flannels of all kinds” 
(City and County Directory, 1871-72) (Appendix C).  
 
As noted by Tausky in From Site to City, it is unclear on when the accessory building on 
the subject property was constructed, however, the structure has been identified in 
various sources as being used as a coach house, a barn, as well as a 
warehouse/storage facility for the Griffith Bros. woollen mill. The mill was in operation by 
the Griffiths between the 1860s and 1890s, so it is believed that the structure was 
constructed within this timeframe.  
 
The Griffiths Bros. mill was closed by the 1890s, and by 1897 an agreement was made 
between William Griffith and the City of London for the City to purchase the mill property 
under the London Water Works Act, 1873. The purchase of the property would not take 
place for another ten years, however, the agreement stated that the City was at liberty 
to lay a 1” pipe from the stream or pond on the property for the purposes of drawing 
water, and that William Griffith be permitted to draw water for domestic purpose for his 
cottage, situated northwesterly across the road, at what is now 247 Halls Mill Road. The 
agreement also noted that the City was at liberty to remove the mill building and all 
machinery on the premises at any time. In 1900, the mill was dissembled and sold for 
lumber (Kerr, 1983). 

 
William Griffith owned the property at 247 Halls Mill Road until he passed away in 1926. 
The Hall’s Mills area has developed north and south of the subject property over the last 
century, but the Queen Anne Revival cottage and the accessory building have remained 
in situ and continue to be associated with the early milling history of Hall’s Mills and 
Byron.  
 
The Hall’s Mills area continues to be associated with the history of Westminster 
Township and the village of Byron. In Heritage Places 2.0, the area is noted as being 
generally characterized by the collection of early to mid-19th century properties along 
Halls Mill Road and Commissioners Road West. The property at 247 Halls Mill Road is 
prominently noted in this Guideline Document including photographs of both the 
accessory building and dwelling, as well as a reference to the property’s contribution to 
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the concentration of cultural heritage resources in the area that are listed on the City of 
London’s Register of Cultural Heritage Resources (Heritage Places 2.0, 2019, 41.) The 
Hall’s Mills area is identified within Heritage Places 2.0 as being a future potential 
heritage conservation district, worthy of study. 

2.0  Legislative and Policy Framework 

2.1  Provincial Policy Statement 
Section 2.6.1 of the Provincial Policy Statement (2014) directs that “significant built 
heritage resources and significant cultural heritage landscapes shall be conserved.” 
“Significant” is defined in the Provincial Policy Statement (2014) as, in regards to 
cultural heritage and archaeology, “resources that have been determined to have 
cultural heritage value or interest for the important contribution they make to our 
understanding of the history of a place, and event, or a people.”  
 
2.2  Ontario Heritage Act 
Section 27 of the Ontario Heritage Act requires that a register kept by the clerk shall list 
all properties that have been designated under the Ontario Heritage Act. Section 27(1.2) 
of the Ontario Heritage Act also enables Municipal Council to add properties that have 
not been designated, but that Municipal Council “believes to be of cultural heritage 
value or interest” on the Register.  

The only cultural heritage protection afforded to heritage listed properties is a 60-day 
delay in the issuance of a demolition permit. During this time, Council Policy directs that 
the London Advisory Committee on Heritage (LACH) is consulted, and a public 
participation meeting is held at the Planning & Environment Committee. 

Section 29 of the Ontario Heritage Act enables municipalities to designate properties to 
be of cultural heritage value or interest. Section 29 of the Ontario Heritage Act also 
establishes consultation, notification, and process requirements, as well as a process to 
appeal the designation of a property. Appeals to the Notice of Intent to Designate a 
property pursuant to Section 29 of the Ontario Heritage Act are referred to the 
Conservation Review Board (CRB), however the final decision rests with Municipal 
Council until changes to the Ontario Heritage Act arising from Bill 108 come into force 
and effect. 
 
2.3  The London Plan 
The Cultural Heritage chapter of The London Plan recognizes that our cultural heritage 
resources define our City’s unique identity and contribute to its continuing prosperity. It 
notes, “The quality and diversity of these resources are important in distinguishing 
London from other cities and make London a place that is more attractive for people to 
visit, live or invest in.” Policies 572_ and 573_ of The London Plan enable the 
designation of individual properties under Part IV of the Ontario Heritage Act, as well as 
the criteria by which individual properties will be evaluated. 
 
Policies 575_ and 576_ of The London Plan also enable City Council to designate areas 
of the City under Part V of the Ontario Heritage Act as Heritage Conservation Districts. 
These policies include a set of criteria in the evaluation of an area. Heritage Places 2.0 
is a guideline document as a part of the Cultural Heritage Guidelines. The document 
describes potential heritage conservation districts and assigns a priority to these 
districts for consideration as heritage conservation districts.  
 
2.5  Register of Cultural Heritage Resources 
Municipal Council may include properties on the Register of Cultural Heritage 
Resources that it “believes to be of cultural heritage value or interest.” These properties 
are not designated, but are considered to have potential cultural heritage value or 
interest.  
 
The Register of Cultural Heritage Resources states that further research is required to 
determine the cultural heritage value or interest of heritage listed properties. The subject 
property is included on the Register of Cultural Heritage Resources. 

163



 

3.0 Request for Designation 

A request for the designation of the property at 247 Halls Mill Road under Part IV of the 
Ontario Heritage Act was received by members of the community in November 2019. At 
its meeting on November 13, 2019, the LACH referred the Stewardship Sub-Committee 
for the evaluation of the property using O.Reg. 9/06. 

4.0  Demolition Request 

In 2008, the accessory building on the property at 247 Halls Mill Road was the subject 
of a demolition request. At the time, Municipal Council’s approved the demolition 
request. In 2009, the Chief Building Official revoked the demolition permit due to non-
action. The Solicitor for the City of London had confirmed that a new demolition request 
for the property would require the demolition process for a heritage listed property to re-
start. 

In September 2019 the Heritage Planner received complaints from community members 
about the demolition of the accessory building. A Municipal Law Enforcement Officer 
investigated, and advised the property owner that a demolition permit would be required 
for the accessory building on the property. At the time, the property owner indicates that 
portions of the roof sheathing had blown off, and that he had no intentions of removing 
the building at that time. 

In November 2019, the Heritage Planner received complaints from community members 
that the property owner was continuing to demolish the structure without the necessary 
permits. In addition, in November 2019, a request from the community members to 
designate the property pursuant to the Ontario Heritage Act was received (See Section 
3.0). 

On November 28, 2019, the property owner submitted a Required Clearances for 
Demolition Permit form to the City Planning office. The Heritage Planner followed up on 
the same day, informing the property owner of the review process for heritage listed 
properties. The property owner was informed that written intention to demolish a 
structure must be received in order to initiate the 60-day review period. 

On December 3, 2019, the Heritage Planner visited the property at 247 Halls Mill Road 
with the property in to view the property and buildings. The property owner provided 
accessed to the interior of the accessory building. On December 6, 2019, the Heritage 
Planner followed up on the property site visit, reminding the property owner of the 
demolition process for heritage listed properties, and that written intent to demolish a 
structure or building on a heritage listed property must be received to initiate the 
process and review period. 

On the morning of December 11, 2019, the Heritage Planner was contacted by 
community members advising that at approximately 7:45pm on December 10, 2019, the 
roof of the accessory building had collapsed. The community members also indicated 
that the property owner had continued to remove exterior boards from the structure 
during the day on December 10, 2019. 

The property owner was issued as “Unsafe Building – Order to Make Safe” pursuant to 
the Building Code Act December 13, 2019. Written notice of intention to demolish the 
accessory building on the property located at 247 Halls Mill Road was submitted by the 
property owner on December 13, 2019. 

Municipal Council must respond to a notice of intention to demolish a heritage listed 
property within 60 days, or the request is deemed consented. During this 60-day period, 
the London Advisory Committee on Heritage (LACH) is consulted and, pursuant to 
Council Policy, a public participation meeting is held at the Planning & Environment 
Committee (PEC).  

The 60-day period for the demolition request for the accessory building on the property 
at 247 Halls Mill Road expires on February 11, 2020. 
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5.0  Cultural Heritage Evaluation 

5.1  Criteria for Determining Cultural Heritage Value or Interest 
The criteria of Ontario Heritage Act Regulation 9/06 establishes criteria for determining 
the cultural heritage value or interest of individual properties. These criteria are:  

1. Physical or design value: 
i. Is a rare, unique, representative or early example of a style, type, 

expression, material or construction method; 
ii. Displays a high degree of craftsmanship or artistic merit; or, 
iii. Demonstrates a high degree of technical or scientific achievement. 

2. Historical or associative value: 
i. Has direct associations with a theme, event,  belief, person, activity, 

organization or institution that is significant to a community; 
ii. Yields, or has the potential to yield, information that contributes to an 

understanding of a community or culture; or, 
iii. Demonstrates or reflects the work or ideas of an architect, artist, builder, 

designer or theorist who is significant to a community. 
3. Contextual value: 

i. Is important in defining, maintaining or supporting the character of an area; 
ii. Is physically, functionally, visually or historically linked to its surroundings; 

or, 
iii. Is a landmark. 

 
A property is required to meet one or more of the abovementioned criteria to merit 
protection under Section 29 of the Ontario Heritage Act. Should the property not meet 
the criteria for designation, the demolition request should be granted and the property 
removed from the Inventory of Heritage Resources (Register). 
 
The evaluation of the property using the criteria of Ontario Heritage Act Regulation 9/06 
can be found below. 
 
5.2  Evaluation 
The property at 247 Halls Mill Road was evaluated using the criteria of O.Reg. 9/06 (see 
Section 5.1, above). A summary of the evaluation is included below. 
 

Cultural 
Heritage 

Value 

Criteria Evaluation 

The property 
has design 
value or 
physical value 
because it, 

Is a rare, 
unique, 
representative 
or early type, 
expression, 
material, or 
construction 
method 

The property at 247 Halls Mill Road includes a 
representative example of a Queen Anne Revival 
side hall plan cottage. The cottage is believed to 
have been constructed in the 1840s and was 
altered in the 1890s century when a number of its 
decorative elements were added, making it 
representative of Queen Anne Revival style 
architecture.  
 
The accessory building on the property is a unique 
example of a timber frame accessory structure that 
has been used for various purposes over the 
course of its existence. Known locally at “the Red 
Barn”, the structure has been reportedly used as a 
barn, coach house and warehouse for the Griffith 
Bros. woollen mills. The structure has been 
designed to include a series of stylistic 
embellishments that elevates the appearance of 
the structure beyond typical barn construction. Its 
siding, projecting gable, window treatments, and 
central ventilator all contribute to it being a unique 
example of a timber frame accessory building. The 
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accessory building can be considered rare within 
its context in Halls Mills, as well as within London. 

Displays a high 
degree of 
craftsmanship 
or artistic merit 

The concentration of decorative wood detailing on 
the cottage’s gable and bargeboard elements as 
well as its decorative verandah posts contribute to 
the expression of its style as a Queen Anne 
Revival cottage. As a result, the property displays 
a high degree of craftsmanship. 

Demonstrates 
a high degree 
of technical or 
scientific 
achievement 

The property was reportedly used for storage for 
the Griffith Bros. woollen mill, located across the 
road. Although the property is associated with early 
milling activities in the area, the dwelling and 
accessory building do not demonstrate a high 
degree of technical or scientific achievement. 

The property 
has historical 
value or 
associative 
value because 
it, 

Has direct 
associations 
with a theme, 
event, belief, 
person, activity, 
organization or 
institution that 
is significant to 
a community 

The property is directly associated with William 
Griffith, one of three Griffith brothers who owned 
and operated the Griffith Bros. mill. The Griffith 
Bros. woollen mill was located directly across the 
road from the property at 247 Halls Mill Road, on 
the property now known as Halls Mills Park. The 
Griffith Bros. mill operated between the 1860s and 
1890s. The cottage on the property at 247 Halls 
Mill Road was the home of William Griffith and the 
accessory building functioned as a coach house 
and storage warehouse for the woollen products 
produced by the Griffith Brothers. 

Yields, or has 
the potential to 
yield 
information that 
contributes to 
an 
understanding 
of a community 
or culture 

The property at 247 Halls Mill Road has the 
potential to yield information related to the history 
of the Halls Mills area. As a property historically 
associated with the Griffiths Bros. and 19th century 
milling in Byron, the property has potential to yield 
information that contributes to the understanding of 
the history of industry, development and growth of 
the Halls Mills area and early Byron. 

Demonstrates 
or reflects the 
work or ideas 
of an architect, 
artist, builder, 
designer or 
theorist who is 
significant to a 
community 

The property at 247 Halls Mill Road is not known to 
demonstrate or reflect the work or ideas of an 
architect, artist, builder, designer, or theorist who is 
significant to a community. 

The property 
has contextual 
value because 
it, 

Is important in 
defining, 
maintaining, or 
supporting the 
character of an 
area 

The property at 247 Halls Mill Road is important in 
defining the character of the Halls Mills area. The 
Hall’s Mills area is characterized by a geographical 
context near the Thames River and its topography, 
along with the collection of early and mid-19th 
century buildings located along Halls Mills Road 
and Commissioners Road West. 
 
As the property includes an 1840s dwelling and 
19th century accessory building, the property is a 
part of the concentration of cultural heritage 
resources in the Halls Mill area that contribute to its 
character and have led to its identification as a 
potential heritage conservation district. 

Is physically, 
functionally, 
visually, or 

The property is historically linked to the property 
now known as Halls Mill Park, on the east side of 
Halls Mill Road. The Halls Mill Park property was 
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historically 
linked to its 
surroundings 

the site of the Griffith Bros. woollen mill which was 
operated by William Griffith, owner of 247 Halls Mill 
Road, in partnership with his brothers. As the 
milling site for their Byron operation, the properties 
are historically linked. 

Is a landmark The property at 247 Halls Mill Road is considered 
to be a local landmark within the Halls Mill area. 
Specifically, “the Red Barn” is known locally 
amongst community members as a landmark in the 
area. 

 
5.3  Comparative Analysis 
Comparative analyses were undertaken from the perspective of cultural heritage 
resources within London with other one-and-a-half storey, buff brick, side hall plan 
cottages with Queen Anne Revival style influences (Appendix D). 
 
The comparative analysis supported the identification of the dwelling at 247 Halls Mill 
Road as a representative a Queen Anne Revival style, side hall plan cottage.  
 
When compared to other accessory buildings, the identification of accessory building at 
247 Halls Mill Road is supported as a unique and rare example of a timber frame 
accessory building. 
 
5.4 Integrity  

Integrity is not a measure of originality, but a measure of whether the surviving physical 
features (heritage attributes) continue to represent or support the cultural heritage value 
or interest of the property. Likewise, the physical condition of a cultural heritage 
resource is not a measure of its cultural heritage value. Cultural heritage resources can 
be found in a deteriorated state, but may still maintain all or part of their cultural heritage 
value or interest (MTC, 2006). 
 
The dwelling at 247 Halls Mill Road has undergone some alterations, however the 
majority of the alterations include additions at the rear of the dwelling, and the majority 
of the surviving physical features, or heritage attributes, have been retained and 
continue to support the cultural heritage value of the property. This includes the buff 
brick exterior, the decorative woodwork in the gables, the decorative turned posts of the 
verandahs, and the surviving stained glass windows on the dwelling. 
 
Although the accessory building on the property at 247 Halls Mill Road has recently 
deteriorated which has resulted in a change in its physical condition, the building still 
retains its cultural heritage value. A careful restoration of the structure would retain the 
structure’s cultural heritage value as a unique example of a timber frame accessory 
building. Sufficient documents exists to direct the appropriate restoration of the 
accessory building. 
 
5.5  Consultation 
Pursuant to the Council Policy for the demolition of heritage listed properties, notification 
of the demolition request was sent to property owners within 120m of the subject 
property on December 20, 2019, as well as community groups including the 
Architectural Conservation Ontario – London Region, London & Middlesex Historical 
Society, and the Urban League of London. Notice was also published in The Londoner. 

6.0  Conclusion 

The evaluation of the property at 247 Halls Mill Road found that the property met the 
criteria for designation under the Ontario Heritage Act (See Statement of Cultural 
Heritage Value or Interest in Appendix E). Despite changes in conditions to the 
accessory building on the property, the property’s cultural heritage resources including 
the dwelling and the accessory building continue to demonstrate the cultural heritage 
value of the property. The property should be designated under Part IV of the Ontario 
Heritage Act to preserve the loss of this significant cultural heritage resource. 
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Appendix A – Property Location 

 
Figure 1: Location of the subject property at 247 Halls Mill Road. The accessory building is located along the north 
boundary line of the property. 
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Appendix B – Images  

 
Image 1: Photograph of the north façade of the dwelling at 247 Halls Mill Road, 1999. 

 
Image 2: Photograph of the south façade of the dwelling at 247 Halls Mill Road, 1999. 
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Image 3: Photograph of the north and west facades of the dwelling at 247 Halls Mill Road, 1999. 

 
Image 4: Photograph of the east façade of the dwelling at 247 Halls Mill Road, 1999. 
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Image 5: Photograph of the east side of the accessory building, 1999. 

 
Image 6: Photograph of the west side of the accessory building, 1999. 
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Image 7: Photograph of the west side of the accessory building, 1999. 

 
Image 8: Interior photograph of the accessory building, showing the interior of the west wall of the building, 1999. 
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Image 9: Photograph of the south side of the accessory building, showing board and batten exterior cladding and 
window details, 1999. 

 
Image 10: Photograph showing the accessory building in September 2019 
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Image 11: Photograph of the accessory building as viewed from Halls Mill Road, September 2019. 

 
Image 12: Photograph of the east side of the accessory building, September 2019. 
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Image 13: Photograph showing the east façade of the dwelling at 247 Halls Mill Road, December 2019 

 
Image 14: Photograph showing the north façade of the dwelling in December 2019. Note, additions have been 
constructed onto the rear (west) side of the dwelling. 
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Image 15: Detail showing decorative woodwork in gable on the east elevation of the dwelling, December 2019. 

 
Image 16: Detail showing window/doorway alterations on the east elevation to 247 Halls Mill Road, December 2019. 
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Image 17: Photograph showing the south elevation of the dwelling at 247 Halls Mill Road, showing decorative 
elements and south porch 

 
Image 18: Photograph showing the south elevation of the dwelling at 247 Halls Mill Road, showing rear addition at 
left, December 2019. 
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Image 19: Photograph showing the accessory building as viewed from Halls Mill Road, December 3, 2019. 

 
Image 20: Photograph showing the accessory building as viewed from Halls Mill Road, December 3, 2019. 
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Image 21: Photograph of the east side of the accessory building, December 3, 2019. 

 
Image 22: Photograph of the south side of the accessory building. Note the portions of the exterior cladding and roof 
had been removed by the property owner the in the fall of 2019, December 3, 2019. 
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Image 23: Photograph of the west side of the accessory building, showing the removed roof sheathing, December 3, 
2019. 

 
Image 24: Photograph of the foundation on the west side of the accessory building showing a mix of buff brick and 
field stone materials, December 3, 2019. 
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Image 25: Detail of the central projecting gable peak, round-headed window, and hipped roof covering the bay 
entrance to the accessory building. The ventilator can be seen rising above the centre of the peak, December 3, 
2019. 

 
Image 26: Interior view of the loft in the accessory building, approximately one week prior to its collapse, December 3, 
2019. 
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Image 27: Interior detail of the mortise and tenon timber frame construction of the accessory building, December 3, 
2019. 

 
Image 28: Interior detail of the mortise and tenon timber frame construction and roof rafters on the east side of the 
accessory building, December 3, 2019. 
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Image 29: Interior detail showing traditional mortise and tenon timber frame connections used throughout the 
accessory building, December 3, 2019. 

 
Image 30: Photograph showing the east side of the accessory building as viewed from Halls Mill Road, showing the 
collapse of the roof framing, December 11, 2019. 
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Image 31: Photograph showing the east side of the accessory building as viewed from Halls Mill Road, showing the 
collapse of the roof framing, December 11, 2019 

 
Image 32: Photograph showing the east side of the accessory building as viewed from Halls Mill Road, showing the 
collapse of the roof framing, December 11, 2019. 
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Appendix C – Historical Documentation and Research Materials 

 
Figure 2: Land Registry records for Lot 45, Concession B in Westminster Township. The highlighted entry notes the 
Crown grant for all lands within the lot to Archibald McMillan in February 1819. Shortly afterwards McMillan began 
subdividing the lot into various parcels, which came to be used for milling purposes in the early/mid-19th century. 

 

 
Figure 3: Land Registry Records for Lot 45, Concession B in Westminster Township. The highlighted entry is a Deed 
of land between Lawrence Lawrason and John Griffith in 1861, noted in Instrument No. 3539. This is the first land 
transaction between a member of the Griffith family on Lot 45. Throughout the late-19th century John Griffith and his 
brothers William and Eli would continue to acquire portions of the lot on which they would eventually operate their 
woollen mill, and William would eventually reside on the a portion of the lot that is now known as 247 Halls Mill Road.  
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Figure 4: Land Registry Records for Lot 45, Concession B in Westminster Township. The highlighted entry shows the 
agreement between William and Mabel Ann Griffith to sell a portion of their property to the City of London in 1897. 
This was the parcel of land that the Griffith Brothers woollen mill was located on, and is now the property located 
across the road from 247 Halls Mill Road, known as Halls Mills Park. 

 
Figure 5: Excerpt from the 1871 Census of Upper Canada. The highlighted entries show John, William, and Eli 
Griffith, all noted as “Clothiers” as a result of their woollen mill in Byron. 
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Figure 6: Excerpt from the 1868 City and County Directory, showing the description of Byron, including a brief 
description of the Griffith Bros. woollen mill. 

 
Figure 7: Advertisement for the Griffith Bros. woollen mills as shown in the 1871-71 City and County Directory. 
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Figure 8: Excerpt from Tremaine’s Map of the County of Middlesex (1862). Note, the Byron area is shown as mostly 
built up and individual property owners are not depicted. “G.M.” noted along the Thames River refers to the presence 
of a gristmill in the area. 

 
Figure 9: Excerpt from the Illustrated Historical Atlas of Middlesex County (1878). Note, the Byron area is shown as 
mostly built up and individual property owners are not depicted. 
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Figure 10: Excerpt from 1913 National Topographic Series map, showing the Byron area (1913). The area is depicted 
with various wood and masonry buildings. A sawmill (SM)  is shown in the Hall’s Mill area and a dam is still 
constructed across the Thames River. 

 
Figure 11: Excerpt from 1948 National Topographic Series map, showing the Byron area (1948). The area is depicted 
with buildings. A sawmill (SM) is still shown in the Hall’s Mill area, however, the dam is no longer present, as it was 
washed away in the Flood of 1937. 
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Figure 12: Hand-drawn map depicting various commercial buildings in Hall’s Mills/Byron c.1870, as shown in Roy 
Kerr’s 160 Years of Westminster, Halls Mills, Byron. 

 
Figure 13: Hand-drawn map depicting various commercial and residential buildings in Hall’s Mills/Byron c.1905-1910, 
as shown in Roy Kerr’s 160 Years of Westminster, Hall’s Mill, Byron. 
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Figure 14: Sketch of the accessory building as depicted in Nancy Tausky’s book Historical Sketches of London from 
Site to City (1993). Tausky refers to the building as “one of the most impressive coach houses left in London”. In 
comparison, Tausky refers to the coach houses at Buchan House (566 Dundas Street) and Thornwood (393 St. 
George Street) as other examples in the City. 
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Appendix D – Comparative Analysis 

Comparative analyses were undertaken from the perspective of cultural heritage 
resources within London with other one-and-a-half storey, buff brick, side hall plan 
cottages with Queen Anne Revival style influences. 
 
The following properties were identified as comparison properties (some are pictured 
below): 

 77 Byron Avenue East (Wortley Village-Old South Heritage Conservation 
District); 

 86 Askin Street (Part IV designated, and Wortley Village-Old South Heritage 
Conservation District); 

 105 Bruce Street (Wortley Village-Old South Heritage Conservation District); 

 933 Dufferin Avenue (Old East Heritage Conservation District); 

 928 Dufferin Avenue (Old East Heritage Conservation District); 

 43 Byron Avenue East (Wortley Village-Old South Heritage Conservation 
District); 

 71 Byron Avenue East (Wortley Village-Old South Heritage Conservation 
District); 

 76 Colborne Street (Part IV designated);  

 477 Elizabeth Street (Old East Heritage Conservation District). 
 
When compared to other one-and-a-half storey, buff brick, side hall plan cottages in 
London, the identification of the dwelling at 247 Halls Mill Road is supported as a 
representative example of the Queen Anne style of this form. 
 
Comparative analyses were also undertaken from the prospective of cultural heritage 
resources within London with other “accessory buildings”. The following properties were 
identified as comparison properties: 

 335 St. George Street [Thornwood Coach House] – (Part IV designated); 

 556 Dundas Street [Buchan House Coach House]; 

 660 Sunningdale Road East – (Part IV designated). 

 1017 Western Road [Grosvenor Lodge Carriage House] – Part IV designated). 
 
When compared to other accessory buildings, the identification of accessory building at 
247 Halls Mill Road is supported as a unique and rare example of a timber frame 
accessory building. 
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Image 33: Property at 86 Askin Street, Part IV designated and Wortley Village-Old South Heritage Conservation 
District 

 
Image 34: Property at 105 Bruce Street, Wortley Village-Old South Heritage Conservation District 

194



 

 
Image 35: Property at 933 Dufferin, Old East Heritage Conservation District 

 
Image 36: Property at 76 Colborne Street, part IV designated. 
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Image 37: Property at 335 St George Street, part IV designated 

 
Image 38: Property at 556 Dundas Street 
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Image 39: Property at 660 Sunningdale Road East, part IV designated 

 
Image 40: Property at 1017 Western Road, part IV designated 
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Appendix E – Statement of Cultural Heritage Value or Interest 

Legal Description 
Part of Lot 115, RCO 563, as in 755312 London 
 

Description of Property 
The property at 247 Halls Mill Road is located on west side of Halls Mill Road, north of 
Commissioners Road West. The property includes a dwelling located to the southern 
portion of the property, and an accessory building located to the north of the property.  
 

Statement of Cultural Heritage Value 
The property at 247 Halls Mill Road is of significant cultural heritage value or interest 
because of its physical/design value, its historical/associative value, and its contextual 
value. 
 
The property at 247 Halls Mill Road includes a representative example of a Queen Anne 
Revival style, side hall plan cottage, with a buff brick exterior. The cottage is believed to 
have been constructed in the 1840s and evolved in the 1890s when a number of its 
decorative elements were added, making it a representative example of the Queen 
Anne Revival style applied to a side hall plan cottage in London. 
 
The accessory building on the property is a unique and rare example of a timber frame 
accessory structure that has been used for various purposes of the course of its 
existence. Known locally as “the Red Barn”, the structure has been reportedly used as a 
barn, coach house, and warehouse for the Griffith Bros. woollen mills. The structure has 
been designed to include a series of stylistic embellishments that elevates the 
appearance of the structure beyond that of a typical barn. Its chestnut board-and-batten 
siding, projecting gable, window treatments, and central ventilator all contribute to its 
being a unique example of a timber frame accessory building. 
 
The concentration of decorative wood detailing on the cottage’s gable and bargeboard 
elements as well as its decorative verandah posts contribute to the expression of its 
style as a Queen Anne Revival cottage. As a result, the property displays a high degree 
of craftsmanship.  
 
The property is directly associated with William Griffith, one of the three Griffith brother 
who owned and operated the Griffith Bros. woollen mill in Byron between the 1860s and 
1890s. The mill was located directly across the road from the property at 247 Halls Mill 
Road, on the property now known as Halls Mills Park. The cottage on the subject 
property was the home of William Griffith and the accessory building on the property 
was reportedly used as a coach house and warehouse for the woollen products 
produced at the Griffith Bros. mill.  
 
The property at 247 Halls Mill Road has the potential to yield information related to the 
history of the Halls Mills area. As a property historically associated with the Griffith 
Bros., and 19th century milling in Byron, the property has potential to yield information 
that contributes to the understanding of the Halls Mills area. 
 
The property at 247 Halls Mill Road is important in defining the character of the Halls 
Mills area. The Hall’s Mills area is characterized by a geographical context near the 
Thames River and its topography, along with the collection of early and mid-19th century 
buildings located along Halls Mills Road and Commissioners Road West. 
 
As the property includes an 1840s dwelling and 19th century accessory building, the 
property is a part of the concentration of cultural heritage resources in the Halls Mill 
area that contribute to its character and have led to its identification as a potential 
heritage conservation district. 
 
The property is historically linked to the property now known as Halls Mill Park, on the 
east side of Halls Mill Road. The Halls Mill Park property was the site of the Griffith 
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Bros. woollen mill which was operated by William Griffith, owner of 247 Halls Mill Road, 
in partnership with his brothers. As the milling site for their Byron operation, the 
properties are historically linked. 
 
The property at 247 Halls Mill Road is considered to be a local landmark within the Halls 
Mills area. Specifically, “the Red Barn” is known locally recognized as a landmark in the 
area. 
 

Heritage Attributes 
Heritage attributes which support and contribute to the cultural heritage value or interest 
of this property include: 

 The siting of the dwelling a grade above road level, on the south side of the 
property, accessed from steps from the public road allowance; 

 Form, scale, and massing of the one-and-a-half storey dwelling and details 
including; 

o Field stone foundation; 
o Buff brick exterior cladding, with voussoirs above the window and door 

openings on the facades and quoins on the north and south elevations; 
o Gables located on the north, east, and south facades; 
o Decorated north, east and south gables, and gable dormer on the north 

side of the house, including wood details: 
 Bargeboard with decorative linear and medallion elements, corbels, 

and dentils; 
 Scalloped wood shingle imbrication on gables and dormer; 
 “Alisée Pattée” cross motif along the frieze of the gables; 
 Circular feature including “Alisée Pattée” cross design and 

medallions; 
 Dentil course above the gable windows; 
 Wood corbels at the base of the gable 

o Decorated north and south porches including wood details: 
 Turned posts; 
 Decorative wood spandrels; 
 “Alisée Pattée” cross designs and medallion designs in the peak of 

the gable on the south porch; 
o Stained glass semi-circular windows on the north and east façades and 

the transom; 
o South paired wood door; 
o East panelled wood door with glazing; 
o North panelled wood door with glazing; 
o Hipped roof with cross gables; 
o Buff brick chimney on the south elevation of the dwelling; 

 Form, scale, and massing of the timber frame accessory building and details 
including; 

o Red-painted, exterior chestnut board-and-batten cladding; 
o Buff brick and field stone foundation; 
o Gable roof form of the building; 
o Projecting front bay on the east elevation of the structure including gable 

roof peak above the round headed window, horizontal wood siding, and 
hipped roof above the main bay door; 

o Door openings, wood doors, and exterior door surrounds; 
o Wood windows including; 

 Six-over-six divided light windows on the east, west, and north 
sides of the structure; 

 Three-over-three divided light windows on the south side of the 
structure; 

 Divided light window panel in the gable of the north side of the 
structure; 

 Exterior window surrounds; 
o Central hipped-roof ventilator located on the ridge of the gable; 

 Spatial relationships between the dwelling and the accessory building. 

199



Chair and Members of the Planning and Environment Committee 
 
 
We are writing in regard to the property at 247 Halls Mill Road.  We are neighbours who live just down the 
street.  We strongly urge council to grant heritage designation to the property.  The history of the property 
is well documented.  It has been a shame to see a Byron landmark deliberately demolished to the point of 
collapse.   
 
It is our understanding that the city ordered the property owner to cease and desist when it found that he 
was deliberately taking parts off the barn without permission...however he continued anyway until he 
achieved his goal.   
 
The owner had plans, in the past to develop the property where the barn currently sits. This appears to be 
a case of demolition by neglect turning into deliberate demolition.  If a demolition permit is granted by not 
giving the property heritage designation, then a very dangerous precedence is being set putting all 
potential heritage buildings at risk.   
 
This property, both the barn and the house, are just about as important to Byron as Eldon House is to 
London.  We all know how cherished Eldon House is.  Please do not allow this to be deliberately taken 
away. 
 
Sincerely, 
 
 
Jeff and Otilia Santin 
217 Halls Mill Road 
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Dear Chair and Members of the Planning and Environment Committee, 
 
I am writing you today to request that the Committee members deny the application for a 
demolition permit for the Red Barn located at 247 Halls Mill Road.  This barn has a great deal of 
historical significance for the Byron area and should be protected from demolition.  The 
structure was in excellent condition prior to the owner illegally beginning demolition of the 
barn, and then willfully ignoring several stop work orders.  I think it is important for historical 
structures to be protected from demolition, and allowing the demolition of the barn to 
continue sets a precedent for owners of historical properties to demolish structures without 
the approval of your Committee. 
 
I strongly believe that the property at 247 Halls Mill Road should be designated as a Historical 
Property, as should the rest of the Halls Mill neighbourhood.  
 
Thank you, 
 
Alison Park 
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To Chair & Members of Planning & Environment Committee, Re 247 Halls Mills Rd The 
owner of 247 Halls Mills Rd has defied City of London . 
He has worked on destroying , a piece of Byron history ,The Red Barn .  
Since August 2019, he has diligently dismantled this structure.  
Despite the order to cover the roof which he had compromised & the Stop Demolition 
order , he continued his plan to destroy this building . 
This is Illegal & Willful Destruction. 
This action is precedent setting for the whole City . Any Heritage or Historical building 
could come under the chainsaw of it’s owner.  
Please follow the LACH recommendation & demand that the owner rebuild completely 
The Red Barn. 
 
To Secretary for PEC, 
Please include this letter on the public agenda for January 20, 2020 meeting . 
 
Byron Residents, 
Larry& Catherine Morrison 
21-1443 Commissioners Rd W 
London 
 
 
Sent from my iPad 
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To: Chair and Members, Planning and Environment Committee 

Re: 247 Halls Mill Road , request for demolition of the Historic William Griffith Coach     House/
barn 

Historical structures or landmarks give people a sense of pride and adds character and balance 
to a city. Unfortunately, London has lost many significant historical properties which were 
destroyed by purposeful neglect by property owners.  The City of London recognizes this need 
to protect properties valued by the community and in August 2019, listed neighbourhoods to be 
granted historical designation.  

Unfortunately, the property owner at 247 Halls Mill Road took this purposeful neglect one step 
further with the intentional demolition of the historic William Griffith Coach House/Barn. This 
impressive, one of a kind structure made from Chestnut trees, was built in the 1800’s and has 
been painted, photographed and written about ( Nancy Tausky, Roy Kerr etc) because of its 
impressive beauty and uniqueness.  
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After an article featuring a large photograph of this outstanding historic Red Barn appeared in 
The London Free Press August 23,2019, discussing the historical designation of the Halls Mill 
Road neighbourhood, the property owner started removing the roof of the barn on the west side, 
which was not visible from the street.  

By mid September, the entire back of the roof was removed and the building was exposed to the 
elements so concerned residents contacted the City of London and a building inspector was 
sent to the site. The owner claimed to be renovating. 
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By the beginning of November, the property owner was removing the boards from the south side 
of the barn and again, the city was contacted and a building inspector revisited the site and 
issued a cease demolition order and, a group of 28 people sent a letter to LACH expressing 
their concern that the structure was in danger and expressed the need to have the property 
given an official historical designation. The letter was added to the November 13th meeting.  

The property owner continued to remove boards from the building and, on December 10, 2019, 
after several people witnessed the property owner removing more boards from the barn during 
most of the day, the building collapsed at approximately 7:50pm.  
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Unfortunately, the property owner has shown a blatant disregard for the citation issued by the 
City of London and proceeded to demolish a historical building without a proper permit and 
knowing that not only was his property listed on the city’s historical inventory but soon the entire 
neighbourhood would be given historical designation.  

LACH has determined the property at 247 Halls Mill Road be given historical designation and 
the barn/coach house be repaired or rebuilt. The decision made by this committee is precedent 
setting and will have a profound impact on whether historical properties in the future will be 
saved or, make it easier for historical properties to be destroyed with little or no consequences.  

I ask that the Chair and Members of the Planning and Environment Committee recognize that 
this destruction of significant, historical properties through willful neglect or purposeful 
demolition must be halted. We have a responsibility to protect places of historical value for 
future generations. Regulations need to be changed and purposeful destruction has to be 
stopped.  

I agree with the recommendation made by LACH and would like to see this historic barn that 
stood impressively at the top of a historical street, rebuilt.  

Thank you  
Debbie Park  
( owner of a historic property in the Halls Mill neighbourhood) 

206



 

Architectural Conservancy Ontario – London Region Branch 
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The past. Our present. Your future.  

 
Architectural Conservancy Ontario – London Region Branch 

Grosvenor Lodge 
1017 Western Road 

London, ON N6G 1G5 
January 15, 2020 
 
Members of the Planning & Environment Committee: 

Maureen Cassidy (Chair) – mcassidy@london.ca 
Jesse Helmer – jhelmer@london.ca 
Arielle Kayabaga – akayabaga@london.ca 
Anna Hopkins (Chair) – ahopkins@london.ca 
Stephen Turner – sturner@london.ca  

  
 
 
Dear Councillors:  
 

Re: 247 Halls Mill Road Demolition Request and Heritage Designation Recommendation 
 

On behalf of the London Region branch of Architectural Conservancy Ontario (ACO London), I am writing to you regarding the 
accessory building at 247 Halls Mill Road. 
 
The purpose of this letter is to express support for the recommendation of the city’s planning department and LACH that the 
property at 247 Halls Mill Road be designated under Part IV of the Ontario Heritage Act, and that the demolition request of the 
property owner be denied.  The report of the Heritage Planner sets out, in a comprehensive manner, a description of the property’s 
cultural heritage value.   
 
We have the following additional suggestions and observations: 
 

 We suggest that the city require the property owner to repair the barn to its pre-September 2019 condition as soon as 
possible, establish a firm deadline for completion of the repair work, and take whatever action is permitted by law for the 
city to implement the required repairs (at the property owner’s expense) if the property owner fails to meet the established 
deadline. 

 

 As a general rule, orders to “make safe” a heritage-designated or heritage-listed structure should not include the option to 
demolish it.  This gives any property owner who is “demolishing by neglect” the exact outcome that they are seeking. 

 

 Consideration should be given to creating a “rapid response” protocol within the by-law enforcement department to deal 
with threats to designated or listed properties.  According to published reports, neighbours made the city aware of pre-
demolition activities in September of 2019.  It is unclear what actions were taken by the city as a result of those neighbours’ 
concerns. 

 

 Consideration should be given to providing LACH with an additional budget to retain outside (paid) consultants to prepare 
Cultural Heritage Evaluation Reports (CHERs) when such reports are required on an urgent basis and cannot be prepared by 
the volunteer members of the LACH Stewardship Subcommittee within the required time frame. 
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The past. Our present. Your future.  

 
Thank you for considering our comments. 
 
Yours truly, 
  
Jennifer Grainger 
President 
Architectural Conservancy Ontario – London Region 
  
Copies: Cathy Saunders, City Clerk (csaunder@london.ca)  

Heather Lysynski, PEC Committee Secretary (hlysynsk@london.ca)  
 Chair of LACH through Jerri Bunn, LACH Committee Secretary (jbunn@london.ca)  
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Please accept this forwarded email as another endorsement of of what should be done in this 

matter.As a former Byron resident from 1949-1967 I have a very active interest in your decision 

and hope you will find the courage to do what you know is the only correct and responsible thing 

to do .Your decision now can stop the loss of our heritage. 

Ted and Sherri Long 

133 Brisbin St . 

London 

N5Z 2L9 
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From: etta etta  
Sent: Tuesday, January 14, 2020 5:33 PM 
To: PEC <pec@london.ca> 
Cc: mgregoul <mgregoul@london.ca>; Hopkins, Anna <ahopkins@london.ca>  
Subject: [EXTERNAL] Bryon Red Barn 

  

To Whom it may concern, 

I have been very disappointed in the City of London's approach and response to the Byron Red 

Barn situation at 247 Halls Mill Rd. 

In the past, it seems that the owner was going with the premise of demolition by neglect. Since 

the article in the London Free Press in Aug 2019, written by Megan Stacey, this owner has been 

persistent in physically dismantling this amazing part of Bryon's history. Even as I read the 

"Request for Demolition" notice I could hear saws and hammers from the barn. The owner of 

this property has disregarded any and all of the city's directives with regard to this property. I 

feel this approach and response style is setting a contrary precedent with regards to our city's 

legacy. If this is the owners action then what is the consequence ? 

If this owner gets away with this blatant disrespect of city laws, I fear what comes when the next 

owner wants something the city is presumably guarding. I want to believe our city is taking 

guardianship of our heritage seriously, but I must say this situation challenges my confidence in 

this belief and our city's governing bodies. 

E. 

Washburn                                                                                                                                            

                                                  Bryon 

Resident                                                                                                                                              

                                        16-1331 Commissioners Rd.  
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Residents of Byron have found out the owner of 247 Halls Mill Road has requested a demolition 

permit for the barn and building on this site.  We would like to see it designated a historical site 

and have the barn restored.  The owner has been taking it apart bit by bit without a proper 

permit.   

 

Could you add this to the agenda for the upcoming meeting? 

 

Thank you 

Janet Edwards 
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To The Chair and Members of the Planning and Environmental Committee, 
I am writing this email in support of the preservation of Byron's Red Barn.  My family     
are long time residents of Byron, as my parents built our home on Stephen Street in 
1952 when it was little more than a farmer's lane.  We have great appreciation for the 
heritage and history that this important Byron building and particular property exhibit, as 
do many neighbours and local members of our community.  Unfortunately, there are few 
historic buildings remaining in the community and the landscape of the Village of Byron 
has been drastically changed and developed over the past few years.  How deplorable 
that the current owner of 247 Hall Mill Road was able to disregard the stop demolition 
order, even when the LFP had already published information with regard to the 
building's possible designation.  It is imperative that this historic Byron property be 
preserved and receive the protection and Heritage designation it most certainly 
deserves.  It is a significant reminder of our community's past.  
               
I wish to be included on the public agenda for the meeting on January 20, 2020  
regarding this property.  
  
Thank you,  Leah Usaty Black 
 327 Stephen Street, Byron 
 
 
Sent from my iPad 
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To:  Secretary of PCE 
 
Also to: Chair and Members of the Planning and Environment Committee  
 
Hello: 
 
I am writing this note as I am opposed to destroying heritage buildings.  This particular one has a lot of 
significance for Byron folk and SW Ontario as it dates back to the 1800's.  I personally feel it is wrong to 
tear down a structure just because it is on your property.  I understand the property owner has done a lot 
of work to destroy this structure so much so that it collapsed in early Dec. 2019.  
 
I hope you will listen to folk like me who would like heritage sites restored.  I would hate to think that if 
London lets one homeowner get away with demolition, what would be next...places like The London Court 
House.  I certainly hope not. 
 
Yours sincerely, 
Pat Leeson 
# 33 - 1443 Commissioners Rd. West, 
London, Ont. N6K 1E2 
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: George Kotsifas P. Eng., 
 Managing Director, Development & Compliance Services and  

Chief Building Official 
Subject: Draft Plan of Vacant Land Condominium By Wastell Homes  
 435 Callaway Road (formerly 365 Callaway Road)  
Public Participation Meeting on: January 20, 2020 

Recommendation 

That, on the recommendation of the Director, Development Services, the following 
actions be taken with respect to the application of Wastell Homes relating to the 
property located at 435 Callaway Road (formerly 365 Callaway Road):  

(a) the Planning and Environment Committee REPORT TO the Approval Authority 
the issues, if any, raised at the public meeting with respect to the application for 
Draft Plan of Vacant Land Condominium relating to the property located at 435 
Callaway Road (formerly 365 Callaway Road); and, 

 
(b) the Planning and Environment Committee REPORT TO the Approval Authority 

the issues, if any, raised at the public meeting with respect to the Site Plan 
Approval application relating to the property located at 435 Callaway Road 
(formerly 365 Callaway Road). 

Executive Summary 

Summary of Request 

This is a request by Wastell Homes to consider a proposed Draft Plan of Vacant Land 
Condominium. The proposed Plan of Condominium is being reviewed concurrently with 
an application for Site Plan Approval. The plan consists of 94 dwelling units, within 3 
storey, multiple townhouses providing access from Callaway Road and a private internal 
road.  The applicant’s intent is to register the development as one Condominium 
Corporation. 

Purpose and the Effect of Recommended Action 

The purpose and effect is to report to the Approval Authority any issues or concerns 
raised at the public meeting with respect to the application for Draft Plan of Vacant Land 
Condominium. 

Analysis 

1.0 Site at a Glance 

1.1  Property Description 
 
The subject lands are located on the north side of Sunningdale Road West, south of 
Callaway Road, just west of Meadowlands Way. The site is generally flat with low 
density development and medium density residential development to the south and 
east. The proposal consists of one multi-family medium density residential block within a 
plan of subdivison (Plan 33M-771). The site is currently vacant and approximately 2.6 
hectares in size.  The site has full access to municipal services and is located in an area 
which is planned for future growth.   
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1.2  Current Planning Information (see more detail in Appendix C) 

 The London Plan Place Type – Neighbourhoods   

 (1989) Official Plan Designation  – Multi-Family, Medium Density Residential  

 Existing Zoning – h-53*R5-3(19)*R6-5(53)  

1.3 Site Characteristics 

 Current Land Use – Vacant 

 Frontage – 116.7 metres 

 Depth – Varies  

 Area – 2.6 hectares 

 Shape – Irregular  

1.4 Surrounding Land Uses 

 North – Proposed Residential   

 East –Residential 

 South – Residential  

 West – Proposed Residential   

1.5 Intensification (94 units) 

 The 94 vacant land condo units in a cluster townhome form located outside of 
the Built-Area Boundary and Primary Transit Area 
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1.6  LOCATION MAP 
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2.0 Description of Proposal 

2.1  Development Proposal 
 
The effect of the application request is to create 94 Vacant Land Condominium units to 
be developed in the form of 3 storey, cluster townhouse dwellings. Landscaped areas, 
internal driveways, services, and visitor parking spaces will be located within a common 
element to be maintained and managed by one Condominium Corporation. 
 

 
 

Figure 1: Proposed Vacant Land Condominium 
 
An application for Site Plan Approval (SPA19-097) has also been made in conjunction 
with the application for Draft Plan of Vacant Land Condominium. The site plan 
submission, including servicing, grading, landscaping, and building elevation plans, are 
under review and will be informed by any comments received through the Vacant Land 
Condominium Public Participation Meeting.   
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Figure 2: Proposed Landscaping Plan 
 
 

 
 

Figure 3: Proposed Conceptual Elevation 
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3.0 Relevant Background 

3.1  Planning History 
 
The subject lands are located in the City of London within the Sunningdale North Area 
Plan. Amendments to the Official Plan were approved in April of 2005 to designate the 
area with various forms of Low Density Residential, Multi-Family, Medium Density 
Residential, Multi-Family, High Density Residential, Business District Commercial and 
Open Space. The Sunningdale North Area Plan also provided community planning and 
design principles to support the development of a distinctive, attractive and self-
sustaining community.  

On June 3, 2016 the applicant submitted an application for Draft Plan of Subdivision 
approval, an Official Plan Amendment and a Zoning By-law Amendment including all 
required reports/studies identified during pre-consultation. Staff reviewed and accepted 
the applications as complete on June 6, 2016. 
 
On May 24, 2017, the City Clerk’s Office received appeals to the Ontario Municipal 
Board (OMB), from the Applicant on the basis of a non-decision by the City of London 
Approval Authority within 180 days relating to a draft plan of subdivision application; and 
a non-decision by Municipal Council within 120 days relating to a Zoning By-law and 
Official Plan Amendment applications concerning lands located at 379 Sunningdale 
Road. 

An OMB Settlement Hearing was held on November 8, 2017. On November 15, 2017 
the OMB issued its decision to approve the Official Plan, Zoning, and Subdivision Draft 
Plan Approval. Through this process, the site was rezoned to permit cluster housing with 
holding provisions being applied. The parcel at 435 Callaway Road (formerly 365 
Callaway Road) was created through the registration of the subdivision (33M-771) on 
October 30, 2019. 
 
Site plan approval, along with a minor variance application were submitted concurrently 
to accommodate the proposed cluster townhouse development.  The site plan 
application is running in parallel with this Vacant Land Condominium application and the 
requested variances which relates to permitting relief to the density limits of the site that 
would permit 94 VLC units in place of 93 VLC units is pending.  
 
The applicant has also applied to lift the h-53 provision from the site (H-9138).  The 
applicant must address issues such as dwelling orientation and noise walls to ensure that 
new development is designed and approved, consistent with the Community Plan,  
prior to lifting these holding provisions.  A future Report will be brought forward to the 
Planning and Environment Committee relating to the lifting of the h-53 holding provision, 
as the Site Plan Approval process progresses to the point where plans are accepted a 
Development Agreement are executed. 
 
3.2  Community Engagement (see more detail in Appendix A) 
 
The requested amendment was circulated to the public on December 4, 2019 and 
advertised in the ‘Londoner’ on December 4, 2019.  Through the public circulation 
process there was one response received with concerns relating to density, 
landscaping, property taxes and the environment.  
 
The comments received by Staff are attached to Appendix “C”.  The report below 
addresses these concerns in detail. 
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3.3  Policy Context  
 
Provincial Policy Statement (PPS), 2014 
 
This application has been reviewed for consistency with the 2014 Provincial Policy 
Statement.  Land uses within settlement areas shall be based on densities which 
efficiently use land and resources, and will also capitalize on the existing infrastructure 
and public service facilities that are planned or available while supporting active 
transportation (1.1.3.2.a) & 1.4.3.d)). The proposal will develop a vacant site that has 
full access to municipal services within a planned neighbourhood. Development of the 
lands by way of a vacant land plan of condominium minimizes the amount of land 
needed for road purposes and promotes a compact form of development. The subject 
lands are also located close to amenities and public open spaces. Based on the review 
of the Provincial Policy Statement, approval of the proposed plan with associated 
conditions would be consistent with the 2014 Provincial Policy Statement. 
 
The London Plan 
 
The London Plan is the new Official Plan for the City of London (Council adopted, 
approved by the Ministry with modifications, and the majority of which is in force and 
effect). The London Plan policies under appeal to the Local Planning Appeals Tribunal 
(Appeal PL170100) and not in force and effect are indicated with an asterisk (*) 
throughout this report if included. The London Plan policies under appeal are included in 
this report for informative purposes indicating the intent of City Council, but are not 
determinative for the purposes of this planning application. 

These lands are within the “Neighbourhoods” Place Types with frontage along a civic 
boulevard and a neighbourhood connector, which permits a wide range of multi-family 
medium density residential uses. 
 
The City Building and Our Tools policies have also been applied in the review of this 
application.  City Design policies regarding the site layout are supportive of the 
proposed development as the units provide access to the bike path along Sunningdale 
Road West, and sidewalks along Sunningdale Road West and Callaway Road, as well 
as integrate with the townhomes to the east and south.  The proposed development 
promotes connectivity and safe pedestrian movement within the development and to the 
surrounding neighbourhood (255*).  
  
In the Our Tools section of The London Plan, Vacant Land Condominiums are 
considered based on the following (1709): 
 

1. The same considerations and requirements for the evaluation of draft plans of 
subdivision shall apply to draft plans of vacant land condominium; 
 
The proposed draft plan of vacant land condominium has been evaluated with 
regards to the review criteria for plans of subdivision.  The proposed cluster 
townhouse dwelling units conform to the policies of the Official Plan’s multi-family 
medium density residential designation, the Sunningdale North Area Plan and 
policies of The London Plan, and have access to municipal services.  
 
Water is located and available along Sunningdale Road West to service this 
development. Sanitary servicing is also located along Sunningdale Road West to 
service this site. Storm-water will discharge to an existing drainage easement.   
 
From a transportation perspective, the collector road system was established 
through the subdivision process, and it was anticipated that this block would 
access the collector road (Callaway Road).  The subject site will be serviced by 
the creation of one driveway off Callaway Road. Provisions for a pedestrian 
linkage to the south and west will meet the London Plan objective of strong 
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pedestrian connectivity and will allow easy access to the road system and transit 
connections.  
 
The residential uses proposed are appropriate for the site, and there are no 
natural features or hazards associated with the site.  The proposed development 
is located within proximity of Pebblecreek Park, Village Walk, the Medway Valley 
ESA, Saint Catherine of Siena Catholic School and Medway High School. Based 
on the size of the proposed vacant land condominium units and potential building 
footprints (as determined by the lot coverage in the zoning by-law) it is 
anticipated that the design of these homes will not have a negative impact on the 
character of this neighbourhood. Building elevation plans have been reviewed as 
part of the site plan submission. The size and style of townhouse dwellings are 
anticipated to contribute to housing choice and meet the community demand for 
housing type, tenure and affordability.   
 

2. The applicant may be required to provide site development concepts and meet 
design requirement consistent with the Site Plan Control By-law as part of the 
consideration of a draft plan of vacant land condominium; 

 
The draft plan of Vacant Land Condominium is being concurrently considered 
with an active Site Plan Application (SPA19-097).  The various requirements of 
the Site Plan Control By-law will be considered and implemented through a 
Development Agreement for the lands.  
 

3. Proposals for vacant land condominiums which will result in units above or below 
any other unit will not be supported; 
 
The proposed townhouse units do not result in unit boundaries below or above 
other units.  

 
4. Only one dwelling will be permitted per unit; 

 
There is only one townhouse dwelling proposed per unit.  

 
5. At the time of registration, structures cannot cross unit boundaries;  

 
A signed Development Agreement will be required prior to the final approval of 
the Vacant Land Condominium that will confirm both the location of strucures and 
unit boundaries.    

 
6. The registration of a proposed development as more than one vacant land 

condominum corporation may be permitted if the proposal is supportive of 
comprehensive development and planning goals.  The minimum number of units 
to be included in each condominum corporation will be adequate to allow for the 
reaonable independent operation of the condominum corporation.  

 
The proposed cluster townouse development is to be developed as one 
condominium corporation.  
 

(1989) Official Plan 
 
The (1989) Official Plan designation for these lands is Multi-Family, Medium Density 
Residential (MFMDR).   The primary permitted uses in the Multi-Family, Medium 
Density Residential designation shall include multiple-attached dwellings, such as row 
houses or cluster houses; low-rise apartment buildings; rooming and boarding houses; 
emergency care facilities; converted dwellings; and small-scale nursing homes, rest 
homes and homes for the aged (3.3.1. Permitted Uses).  The proposed vacant land 
condominium is in keeping with the range of permitted uses. 
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Developments within areas designated Multi-Family, Medium Density Residential shall 
have a low-rise form and a site coverage and density that could serve as a transition 
between low density residential areas and more intensive forms of development.  The 
proposal takes on a similar scale of development to what exists in the surrounding area. 
The development also provides a density of 36 uph which is less the 75 uph permitted 
in the MFMDR designation (3.3.3. Scale of Development).  
 
The current application conforms to the (1989) Official Plan. 
 
Vacant Land Condominium Application 
 
The City of London Condominium Guidelines have been considered for the proposed 
Vacant Land Condominium which is comprised of various units and common elements. 
The City may require applicants to satisfy reasonable conditions prior to Final Approval 
and registration of the plan of condominium, as authorized under the provisions of 
subsection 51(25) of the Planning Act. In order to ensure that this Vacant Land 
Condominium development functions properly, the following may be required as 
conditions of draft approval: 
 

 That site plan approval has been given and a Development Agreement has been 
entered into; 

 Completion of site works in the common elements and the posting of security in 
addition to that held under the Development Agreement (if applicable), in the event 
these works are not completed prior to registration of the plan of condominium; 

 Installation of fire route signs prior to registration;  

 Confirmation of addressing information and door point numbers; 

 Payment of outstanding taxes or local improvement charges, if any; 

 Provision of servicing easements for utility providers (such as London Hydro, Union 
Gas, Bell, etc.); 

 The maintenance of any stormwater servicing works including on-site works; 

 Appropriate fencing; 

 Arrangements be made dealing with rights of access to and use of joint facilities, and 
responsibility for and distribution of costs for maintenance of joint facilities; and, 

 Ensuring that the Condominium Declaration to be registered on title adequately 
addresses the distribution of responsibilities between the unit owners and the 
condominium corporation for the maintenance of services, the internal driveway, 
amenity areas, and any other structures in the common elements. 

 
Z.-1 Zoning By-law 
 
The subject site is within a Holding Special Provision Residential R5/R6 (h-53/R5-
3(19)/R6-5(53)) Zone, which permits a range of medium density residential 
developments in the form of townhouses, apartment buildings, nursing homes, and 
other similar uses. The development is proposed under the R5-3(19) Zone, which 
permits cluster townhouse and cluster stacked townhouse dwellings with a maximum 
permitted density of 35 units per hectare and a height maximum of 13 metres. The 
applicant is proposing a density of 36 units per hectare through a minor variance 
application which represents a modest increase in density and is not viewed as an over-
intensification of the site. 
 
There is a holding (h-53) provision on the site. The applicant must address issues such 
as dwelling orientation and noise walls to ensure that new development is designed and 
approved, consistent with the Community Plan, prior to lifting these holding provisions.   
 
The proposed development is consistent with the existing zoning, and issues identified 
through the minor variance and holding provision will be addressed prior to approval of 
the Site Plan through the submission and acceptance of required studies, and through 
the approved Site Plan and development agreement. The development is in conformity 
with the policies of The London Plan, (1989) Official Plan and Sunningdale North Area 
Plan.   
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More information and detail is available in the appendices of this report. 

4.0 Conclusion 

Based on all of the above analysis, the proposed Vacant Land Condominium represents 
an efficient use of land and encourages compact urban form. The proposed Vacant 
Land Condominium is consistent with the Provincial Policy Statement, and in conformity 
with The London Plan, the (1989) Official Plan, and the Sunningdale North Area Plan.  
The applicant’s proposal to allow for cluster townhouse dwellings in this area is 
appropriate and allows for a development which is of comparable size and scale as 
existing dwellings in this area. Overall, this application represents good land use 
planning and is appropriate. An Application for Site Plan Approval has also been 
submitted and will be reviewed in conjunction with the application for Vacant Land 
Condominium.  
 

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Development Services. 

January 13, 2020 
Y:\Shared\ADMIN\1- PEC Reports\2020 PEC Reports\2 - Jan 20\draft 365 Callaway Road 39CD-19515 AR.docx 

 
cc: Lou Pompilii, Manager, Development Planning 
cc:   Matt Feldberg, Manager, Development Services (Subdivisions) 
cc:   Ismail Abusheheda, Manager, Development Engineering 
cc:   Heather McNeely, Manager, Development Services (Site Plans) 
  

Prepared by: 

 Alanna Riley, MCIP, RPP 
Senior Planner, Development Services 

Recommended by: 

 Paul Yeoman, RPP, PLE  
Director, Development Services  

Submitted by: 

George Kotsifas, P.ENG 
Managing Director, Development and Compliance 
Services and Chief building Official 
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Appendix A – Community Engagement 

Public liaison: On December 3, 2019, Notice of Application was sent to property 
owners in the surrounding area.  Notice of Application was also published in the Public 
Notices and Bidding Opportunities section of The Londoner on December 3, 2019. A 
“Planning Application” sign was also posted on the site. 

1 reply were received 

Nature of Liaison: The purpose and effect of this zoning change is to approve a Draft 
Plan of Vacant Land Condominium consisting of 94 residential units. Consideration of a 
proposed draft plan consisting of 94 townhouse dwelling units and a common element 
for private access driveway and services to be registered as one Condominium 
Corporation. Application has also been made for approval for Site Plan Approval, file 
SPA19-097. 

Responses to Public Liaison Letter and Publication in “The Londoner” 

From: John Spencer  
Sent: Saturday, December 14, 2019 9:44 PM 
To: Riley, Alanna <ariley@London.ca> 
Cc: Morgan, Josh <joshmorgan@london.ca> 
Subject: [EXTERNAL] 365 CALLAWAY RD/435 CALLAWAY RD - APPLICATION TO 
ALLOW 36 VERSUS 35 TOWNHOUSES PER HECTARE 

Hi Alanna and Josh, 

Please do not allow this application to pass. We live adjacent to this affected land, so 
we have a huge investment at stake as well. A lot of thought by our forefathers were 
put into establishing the 35 units per hectare. The resources and infrastructure will 
already be taxed to the limit and to allow even one more dwelling per hectare will be 
damaging to this as well as becoming an environmental concern! 

And - you will be opening the door for other developers to sneak in an extra unit or 
two per hectare on future projects. 

No, no, no. The answer should be no. They should change their plan and build a total 
of 90 units to comply with the Planning Act. This will provide at least the minimum 
landscape open space and go a long way to offset or accommodate the front and 
back yard setback issues. Problem solved. 

This area was pristine when we purchased. Our developer/builder lied to us about 
future land use across the road so we are very sensitive to this encroachment as 
does everyone of our neighbours. The already fragile environment of Medway Valley 
is at a very high risk already. It's up to people like Greta Thurnberg, you and our 
municipal government representation to be on guard against these greedy developers 
and be there for your regular tax paying citizens. 

Thank you 

John and Linda Spencer 

36-2215 Callingham Drive, London, ON N6G 0P1 
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Agency/Departmental Comments 

Bell Canada  

“The Owner shall indicate in the Agreement, in words satisfactory to Bell Canada, that it 
will grant to Bell Canada any easements that may be required, which may include a 
blanket easement, for communication/telecommunication infrastructure. In the event of 
any conflict with existing Bell Canada facilities or easements, the Owner shall be 
responsible for the relocation of such facilities or easements”. 

Hydro One  
 
No Objection 
 
London Hydro  

 
London Hydro has no objection to this proposal or possible official plan 
and/or zoning amendment.  
 
Servicing the above proposal should present no foreseeable problems. Any new 
and/or relocation of existing infrastructure will be at the applicant’s expense. 
Above-grade transformation is required. Note: A blanket easement will be 
required. Transformation lead times are minimum 16 weeks. Contact the 
Engineering Dept. to confirm requirements & availability.  
 
Stormwater Engineering  
 
Please include the following conditions from SWED for the above noted 
application. 
 
“The Owner acknowledges that the subject lands are part of a Site Plan 
application which is being reviewed or has been accepted under the Site Plan 
Approvals Process (File # SPA19-097) and that the Owner agrees that the 
development of this site under Approval of Draft Plan of Vacant Land 
Condominium shall comply with all final approved Site Plan conditions and 
approved engineering drawings for the current development application. 
Therefore, any conditions identified in the Development Agreement registered 
on title and any Private Permanent System(s) (PPS) that includes 
storm/drainage, Low Impact Development (LID) and SWM servicing works must 
be maintained and operated by the Owner in accordance with current applicable 
law.” 
 
UTRCA  
 

- No Objection 
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Appendix B – Additional Maps 
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: Gregg Barrett 
 Manager, Long Range Planning and Sustainability 
Subject: Affordable Housing Community Improvement Plan (CIP) and 
 Program Guidelines 
Public Participation Meeting on: January 20, 2020 

Recommendation 

That, on the recommendation of the Manager, Long Range Planning and Sustainability, 
the following actions BE TAKEN with respect to the application by the City of London 
relating to a Community Improvement Plan (CIP) for Affordable Housing:  

(a) That the proposed by-law attached as Appendix “A” BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020, to designate lands within the 
City of London as the Affordable Housing Community Improvement Project Area 
pursuant to Section 28 of the Planning Act and as provided for under the Our 
Tools part of The London Plan.  

(b) That the proposed by-law attached as Appendix “B” BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020, to amend Map 8 (Community 
Improvement Project Areas) in Appendix 1 (Maps) of The London Plan to ADD 
the Affordable Housing Community Improvement Project Area (as designated in 
part (a) above).  

(c) That the proposed by-law attached as Appendix “C” BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020, to adopt the Affordable Housing 
Community Improvement Plan to outline objectives, programs, and monitoring of 
community improvement related to the development of new affordable housing 
units in the Affordable Housing Community Improvement Project Area (as 
designated in part (a) above). 

(d) That the proposed by-law attached as Appendix “D” BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020, to adopt a by-law to establish 
financial incentive programs for the Affordable Housing Community Improvement 
Project Area (as designated in part (a) above). 

IT BEING NOTED that the Affordable Housing Community Improvement Plan has been 
identified within the 2019-2023 Council Strategic Plan and a business case for incentive 
programs under this CIP have been submitted for evaluation through the 2020-2023 
Multi-Year Budget process.   

IT BEING FURTHER NOTED that, subject to evaluation and funding through the 2020-
2023 Multi-Year Budget, incentive programs introduced under the Affordable Housing 
Community Improvement Plan will come into effect the day after the multi-year budget is 
passed by Municipal Council. 

Executive Summary 

In June 2019, Council directed that a range of new tools such as policies, incentives, 
and regulations, be prepared in order to address the need for affordable housing within 
the city.  These tools were identified in the draft “Affordable Housing Development 
Toolkit”.  The Toolkit is a means to implement the Housing Stability Action Plan (HSAP) 
and the Homelessness Prevention and Housing policies of The London Plan.   

One tool identified in the toolkit is a Community Improvement Plan (CIP) that would 
provide financial incentives to encourage the development of new affordable housing as 
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well as act as the City’s contribution towards the “co-investment” that is required in 
order to access Federal affordable housing funding under the National Housing 
Strategy.   

After stakeholder and public consultations in summer and fall 2019, a draft Affordable 
Housing CIP was prepared and presented at the November 18, 2019, meeting of the 
Planning and Environment Committee.  The November 2019 report also included key 
principles of proposed incentive programs to be offered under the CIP.   

Staff conducted additional public consultations in December 2019 to confirm the CIP’s 
approach, identify measures for future monitoring, and to review the program guidelines 
for two (2) proposed incentive programs. 

This report recommends: (1) designation of the Affordable Housing Community 
Improvement Project Area; (2) Amendments to mapping of The London Plan to identify 
the Affordable Housing Community Improvement Project Area; (3) Adoption of the 
Affordable Housing Community Improvement Plan; and (4) Adoption of two financial 
incentive programs within the project area, noting that funding for the incentive 
programs is to be evaluated through the 2020-2023 multi-year budget process.  

The Affordable Housing Community Improvement Plan meets the test for community 
improvement, as defined in the Planning Act.  Furthermore, the adoption of the 
Community Improvement Plan and London Plan Amendment is consistent with the 
Provincial Policy Statement and is supported by policies of The London Plan. 

Climate Emergency 

On April 23, 2019, Council declared a Climate Emergency.  The Affordable Housing CIP 
initiative supports the City’s commitment to reducing and mitigating climate change by 
providing tools that will encourage residential intensification and residential growth at 
appropriate locations.  It will support more intense and efficient use of existing urban 
lands and infrastructure and the regeneration of existing neighbourhoods, and will align 
with transportation planning to support public transit and active transportation options.     

Background 

1.0  Affordable Housing Development Toolkit  

At the June 17, 2019, meeting of Planning and Environment Committee, a report was 
received which identified a range of planning tools that could encourage the 
development of new affordable housing units and help implement the City’s Housing 
Stability Action Plan and the ‘Homelessness Prevention and Housing’ policies of The 
London Plan.  The “Affordable Housing Development Toolkit” identified a number of City 
policies, regulations, and practices that are in effect, as well as a number of new 
initiatives to be considered. The “Affordable Housing Community Improvement Plan 
(CIP)”, was identified as a priority within the Toolkit.   

The Affordable Housing CIP is identified as a priority tool within the Toolkit, in part 
because of the requirements of municipal “co-investment” under the National Housing 
Strategy.  In order to be eligible for Federal Canada Mortgage and Housing Corporation 
funding for affordable housing (termed “co-investment”), the City is required to be a 
financial partner and provide investment in affordable housing.  Such municipal 
investment may include programs (like incentives) offered under a CIP that are 
specifically targeted to affordable housing.  The Affordable Housing CIP would assist 
affordable housing developers in accessing additional affordable housing funding from 
other levels of government. 
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2.0 Affordable Housing Community Improvement Plan (CIP) 

2.1 What is a Community Improvement Plan? 

A Community Improvement Plan (CIP) is a tool that allows a municipality to take actions 
to support improvements and redevelopment within a specific area, referred to as a 
Community Improvement Project Area.  Section 28 of the Planning Act gives 
municipalities the ability to prepare CIPs.  Through a CIP, municipalities can: 

 Identify changes needed to land use planning policies, zoning, and/or other 
bylaws, policies, and practices; 

 Direct funds for improvements to public infrastructure and public space; 
 Acquire land, rehabilitate buildings or clear land, and sell land for community 

improvement; 
 Provide or direct funds for the provision of affordable housing; 
 Improve energy efficiency; 
 Provide grants and loans to owners and tenants for specific actions; and 
 Establish a vision, goals, and objectives to provide focus and direction for 

continuous community improvement. 

Many of the above actions are not otherwise permitted by municipalities unless they 
have approved a Community Improvement Plan.  Section 106 of the Municipal Act 
prohibits municipalities from directly or indirectly assisting private businesses unless 
those programs and incentives have been identified within an adopted Community 
Improvement Plan.    
 
The Affordable Housing Community Improvement Plan meets the test for community 
improvement as defined in the Planning Act.   
 
2.2 Purpose of this CIP 
 
The purpose of the Affordable Housing CIP is to: 

 Define “affordable housing” needs based on household incomes and define 
“affordable housing” for the purpose of the CIP and its proposed programs, 
noting various tools under the “Affordable Housing Development Toolkit” may 
define “affordable” differently or address different housing choices; 

 Establish CIP objectives to address the provision of affordable housing and other 
city-building objectives; 

 Identify opportunities to develop incentives and/or programs to support the 
development of affordable housing; and 

 Identify monitoring measures to assist with future housing monitoring reports and 
to identify successes of any programs offered under this CIP. 

2.3 What is Not Addressed in the Affordable Housing CIP 

A team of City and Agency Staff have been working in a coordinated effort to advance 
programs and supports for the entire range of housing options.   

The Affordable Housing CIP is only one piece in a larger toolkit and policy framework 
that will address affordable housing and homelessness.  As such, the scope of the 
Affordable Housing CIP addresses only certain aspects of housing affordability.  This 
Community Improvement Plan does not directly address housing for those experiencing 
homelessness, which is included in the upcoming Housing Stability Action Plan.   

The Affordable Housing CIP also does not directly plan for or fund regeneration of 
London Middlesex Community Housing (LMCH) or other community housing providers’ 
sites.  The LMCH Regeneration Plan addresses this along with community housing 
funding needs. 
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Other forthcoming initiatives outside of the Affordable Housing CIP but under the 
Affordable Housing Development Toolkit will support Community Housing in a variety of 
ways.  This will include Official Plan Amendments to introduce a policy framework for 
LMCH regeneration sites and/or new LMCH developments.  

2.4 Nature of Application 

This report recommends: 

 The designation of the Affordable Housing Community Improvement Project Area 
and related map amendments to The London Plan; 

 Adoption of the Affordable Housing Community Improvement Plan; and 
 Adoption of two financial incentive programs within the project area, noting that 

funding for the incentive programs is to be considered as part of the 2020 multi-
year budget process. 

This CIP is intended to be used to set objectives and identify future monitoring 
measures for the development of new affordable housing units.  This CIP is also 
intended to implement policies of The London Plan and the Housing Stability Action 
Plan.   

2.5 Update since the November 18, 2019 Report to PEC 

At the November 18, 2019, Planning and Environment Committee, Council gave 
direction on the draft Affordable Housing Community Improvement Plan and draft 
principles for the incentive program guidelines.   

The draft CIP identified objectives related to the creation of more new affordable rental 
units and an analysis of the need for affordable housing (e.g. household incomes 
relative to housing costs).  The November 2019 report also identified that there are two 
proposed incentive programs, which are City of London loan programs to encourage the 
creation of affordable rental housing units and encourage the creation of “Additional 
Residential Units” (for home ownership affordability as well as increasing long-term 
rental supply).  The term “Additional Residential Units” was recently introduced by the 
Province; it replaces the term “Secondary Dwelling Units”. 

Community meetings were held on December 12 and December 17.  Through this 
continued consultation, Staff have found there to be general public support for the 
Affordable Housing CIP’s Objectives, Monitoring Measures, and to recognize the need 
for Affordable Housing.  There is also general support for a CIP project area that applies 
to the entire city. 

Comments and discussion at the December 2019 community meetings centred on the 
financial incentive program guidelines and included the following: 

 Questions regarding how the City would be able to track the rents of the 
Additional Residential Units and Affordable Units created as a result of the 
incentive programs; 

 Concern about the availability to renters of the Additional Residential Units 
developed as a result of the incentive programs (e.g. how many months per year 
the unit is occupied);  

 Whether the multi-unit residential incentive program should require a mix of 
market and affordable units or whether a mix of various levels of affordable units 
is also appropriate under the incentive programs; 

 Whether the loan amount proposed (up to $20,000) is sufficient to encourage the 
creation of affordable units, noting that the proposed loan amount is comparable 
to the dollar amount of current City Development Charges (and DCs were one of 
the up-front costs which were identified in earlier consultations as a barrier to 
affordable housing development); 
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 The cost of administering the incentive programs, including the initial “one time” 
budget cost to initiate, ongoing cost of the revolving loans, and administration of 
programs.  It should be noted that the level of funding of incentive programs 
under all City Community Improvement Plans is subject to Council’s multi-year 
budget, and program funding can be adjusted with each new Council’s budget 
evaluation process. 

 Concern was also raised that the applicant’s ten year loan repayment schedule 
(proposed to start after the building is constructed) would limit the ability to rent 
new units at affordable rates. It was identified that a repayment schedule at 
earlier milestone dates would allow a loan to be considered as part of the capital 
project, whereas later repayment would be viewed as an operating cost and 
projects may not have sufficient rental revenue to repay the City loan. 

As a result of the continued consultations in December 2019, the program guidelines 
identified in Appendix ‘D’ to this report have been revised as follows: 

 CIP Program #1: Affordable Housing Development Loan Program 

o In buildings with more than ten (10) units there must be mixed affordability 
(i.e. Affordable and Market Rent units or units with different levels of 
affordability relative to Average Market Rent (AMR), as defined by the 
CMHC).  

o Units must be rented below Canada Mortgage and Housing Corporation 
(CMHC) Average Market Rent (AMR), based on the average market rent 
by CMHC “Zone” (i.e. geographic area) of the City.  If recent, reliable 
rental data by “CMHC Zone” is unavailable (data more than 1-year old), 
then the city-wide AMR will be applied for the purposes of establishing the 
loan level. 
 

o The applicant’s repayment period will begin sixty (60) days after the 
building permit is issued. 
 

o Loan repayment by owner will occur in three (3) equal installments (each 
is one-third of the value of the loan).  The first repayment is due to the City 
sixty (60) days after issuance of the building permit.  The second 
repayment is due when structural framing is complete, as confirmed by a 
letter from a Professional Engineer identifying completion.  The final 
installment of the repayment is required at the time of building occupancy 
or ten (10) years after the date the building permit was issued, whichever 
is sooner. 

 
 CIP Program #2: Additional Residential Unit Loan Program 

 
o The Additional Residential Unit Loan Program applies to eligible 

residences (defined as single-detached, semi-detached and street 
townhouses) that exist as of the date the by-law is passed by Council to 
adopt the Affordable Housing CIP (i.e. January 28, 2020). 

o Eligible works include servicing, recognizing that accessory structures 
(such as garages or coach houses) will require municipal servicing in 
order to convert to residential units.  

o Loans will be issued at the time the eligible works are completed and 
repayment will begin twelve (12) months after the loan is issued. 

o The loan will be repaid to the City in 108 equal monthly installments 
thereafter. 

o The owner-occupant will be required to declare the rental price of the 
Additional Residential Unit as part of annual renewals of the Residential 
Rental Unit License (RRUL) for the Additional Residential Unit. 
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3.0 Background and Policy Context 

3.1 London Plan Amendment 

The proposed amendment would add the Community Improvement Project Area to Map 
8 (Community Improvement Project Areas) of The London Plan. 

The London Plan Amendment and designation of a community improvement project 
area for Affordable Housing is in conformity with the policy framework of The London 
Plan. 

Community improvement plans are intended to provide City Council with the necessary 
tools to stimulate reinvestment and redevelopment, encourage appropriate infill and 
intensification, coordinate planning efforts, improve the physical infrastructure, support 
community economic development, preserve neighbourhood and cultural heritage 
value, and lead to the establishment of an improved neighbourhood. The tools to 
implement community improvement plans may include incentives and targeted private 
and/or public investment to achieve the vision, key directions and policies in The 
London Plan. Council may also acquire, clear and dispose of land to support community 
improvement and economic development, or use any other methods to support 
community improvement or environmental, social or community economic development 
including affordable housing, which is permitted by the legislation. 

Policy 511_ of The Homelessness Prevention and Housing section of The London Plan 
identifies that CIPs may be used to create housing opportunities and new housing 
stock.  Policy 511_ states that: “community improvement plans may be created to 
identify programs and funding that will encourage the improvement of the existing 
housing stock and the development of new housing stock.”   

Additionally, The London Plan identifies that community improvement is intended to 
meet various objectives.  Several of which relate to affordable housing, including: 

 1727_4. Stimulate private sector property maintenance, repair, rehabilitation, 
redevelopment and other forms of private sector investment and reinvestment 
activity. 

 1727_10. Upgrade social and recreational facilities and support the creation of 
affordable housing. 

In order to identify areas for community improvement, City Council is required to 
consider various criteria, including several which relate to affordable housing: 

 1728_4. Vacant lots and/or underutilized properties and buildings which have 
potential for infill, redevelopment, expansion or development to better utilize the 
land base. 

 1728_9. Lack of or deficient affordable housing or mix of housing opportunities. 

 1728_13. Other significant environmental, social or community economic 
development reasons for community improvement. 

3.2 Provincial Policy Statement, 2014  

The Provincial Policy Statement provides policy direction on matters of provincial 
interest related to land use planning and development. As a key part of Ontario’s policy-
led planning system, the Provincial Policy Statement sets the policy foundation for 
regulating the development and use of land. It also supports the provincial goal to 
enhance the quality of life for all Ontarians.  In July 2019, the Province proposed 
updates to the PPS.  These updates are part of the Province’s “Housing Supply Action 
Plan”, which identifies “increasing housing supply” and “ensuring the provision of 
sufficient housing to meet changing needs, including affordable housing” as Provincial 
priorities.  The proposed changes also identify that the Province will require alignment 
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between an Official Plan’s affordable housing targets and Municipal Homeless 
Prevention and Housing Plans (i.e. the City of London’s Housing Stability Action Plan).  
Public consultation on the changes ended in October 2019.  The proposed changes 
have not yet received royal assent.   

Under Part V of the PPS, policies for “Managing and Directing Land Use to Achieve 
Efficient and Resilient Development and Land Use Patterns” include direction for 
municipalities to: 

 Promote efficient development and land use patterns which sustain the financial 
well-being of the Province and municipalities over the long term (policy 1.1.1.a); 
and 

 Accommodate an appropriate range and mix of residential (including second 
units, affordable housing and housing for older persons), […] as well as other 
uses to meet long-term needs (policy 1.1.1.b). 

Section 3 of the Planning Act requires that decisions affecting planning matters “shall be 
consistent with” the PPS. All municipal plans, including: Official Plans, Secondary Plans, 
and CIPs must be consistent with all applicable provincial policies. 

3.3 Municipal Act and Planning Act 

The Municipal Act prohibits municipalities from providing assistance directly or indirectly 
to any manufacturing business or other industrial or commercial enterprise through the 
granting of bonuses (Section 106(1)).  

Section 106(2) states that the municipality shall not grant assistance by: 

 Giving or lending any property of the municipality, including money; 

 Guaranteeing borrowing; 

 Leasing or selling any municipal property at below fair market value; or 

 Giving a total or partial exemption from any levy, charge or fee.  

However, Section 106(3) of the Municipal Act, 2001 provides an exception to the 
granting of bonuses. Municipalities can exercise powers under subsection 28(6), (7) or 
(7.2) of the Planning Act or under Section 365.1 of the Municipal Act, 2001. Section 28 
of the Planning Act allows municipalities to prepare and adopt Community Improvement 
Plans if they have the appropriate provisions in their Official Plans. 

As such, through section 28 of the Planning Act municipalities can identify community 
improvement project areas in order to undertake actions for community improvement.  
As noted above, community improvement can include planning and re-planning areas, 
directing funds for municipal infrastructure, public space or affordable housing, and 
providing municipal grants or loans. 

4.0 Conclusion 

This report recommends designation of the Affordable Housing Community 
Improvement Project Area and related amendments to London Plan mapping.  
Additionally, this report recommends adoption of the Affordable Housing Community 
Improvement Plan and adoption of two financial incentive programs within the project 
area. 

The Affordable Housing Community Improvement Plan meets the test for community 
improvement, as defined in the Planning Act.  Furthermore, the adoption of the 
Community Improvement Plan and London Plan Amendment is consistent with the 
Provincial Policy Statement and is supported by policies of The London Plan. 
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Consultation regarding the draft Affordable Housing CIP and incentive program 
guidelines took place in December 2019.   

City Planning has been working with a coordinated Staff and agency team, including 
Finance and the Housing Development Corporation.  A business case for the Affordable 
Housing CIP incentive programs is part of Council’s multi-year budget.  Funding of the 
loan programs is proposed to be through revolving loans established through an 
Affordable Housing Development Reserve Fund and initial one-time money to build the 
reserve fund.  

Eligibility for the financial incentive programs within the Community Improvement 
Project Area is based upon criteria within the program guidelines.  The program criteria 
have been established to meet multiple City objectives of Council’s Strategic Plan and 
The London Plan.  

 

 

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Planning Services 

January 9, 2020 
TM/tm 

 

Prepared by: 

 Travis Macbeth, MCIP, RPP 
Planning Policy 

Submitted and 
Recommended by: 

 
Gregg Barrett, AICP 
Manager, Long Range Planning and Sustainability 
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Appendix A – By-law to Designate Community Improvement Project 
Area 

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

2019 

By-law No. C.P. XXXX 
A by-law to designate the Affordable 
Housing Community Improvement 
Project Area. 

  WHEREAS by subsection 28(2) of the Planning Act, the Council of a 
municipal corporation may, by by-law, designate the whole or any part of an area covered 
by an official plan as a community improvement project area; 

AND WHEREAS The London Plan, 2016, the Official Plan for the City of 
London, contains provisions relating to community improvement within the City of London; 

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

1.  The Affordable Housing Community Improvement Project Area, as 
contained in Schedule 1, attached hereto and forming part of this by-law, is designated. 

2.  This by-law shall come into effect in accordance with subsection 17(38) of 
the Planning Act, R.S.O. 1990, c.P.13. 

  PASSED in Open Council on January 28, 2020. 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
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Schedule 1: Affordable Housing Community Improvement Project Area 
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Appendix B – London Plan Amendment (Map 8) 

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

2019 

By-law No. C.P. XXXX 
A by-law to amend The London Plan for 
the City of London, 2016, relating to Map 
8 in Appendix 1 (Maps) and the 
Community Improvement Project Area 
for Affordable Housing 

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

1.  Amendment No. XX to 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.  The 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 January 28, 2020 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
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AMENDMENT NO. 
 to the 

 THE LONDON PLAN FOR THE CITY OF LONDON 

A. PURPOSE OF THIS AMENDMENT 

 The purpose of this Amendment is: 

1. To add the Affordable Housing Community Improvement Plan Project 
Area to Map 8 – Community Improvement Project Areas to Appendix 1 
(Maps) to The London Plan, pursuant to Council’s designation of the 
Affordable Housing Community Improvement Project Area. 

2. To correct spelling of “within” in the Legend of Map 8 – Community 
Improvement Project Areas to The London Plan. 

B. LOCATION OF THIS AMENDMENT 

This Amendment applies to all lands within the Affordable Housing 
Community Improvement Project Area. 

C. BASIS OF THE AMENDMENT 

 The City must designate an affordable housing community improvement 
project area in order to adopt a community improvement plan pertaining to 
such matters. 

D. THE AMENDMENT 

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

1. Map 8 – Community Improvement Project Area in Appendix 1 (Maps) to 
The London Plan for the City of London Planning Area is amended by 
adding the “Affordable Housing CIP Project Area” to the Map Legend 
and correcting the spelling of “within” in the Map Legend, as indicated 
on “Schedule 1” attached hereto. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

240



 

 

 
 
 

Schedule 1: Amendment to Map 8 to The London Plan 
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Appendix C – By-law to Adopt the Affordable Housing Community 
Improvement Plan 

 

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

2019 

By-law No. C.P. XXXX 
A by-law to adopt the Affordable Housing 
Community Improvement Plan. 

  WHEREAS subsection 28(4) of the Planning Act enables the Council of a 
municipal corporation to adopt a community improvement plan for a community 
improvement project area; 

AND WHEREAS the Council of The Corporation of the City of London has, 
by by-law, designated a community improvement project area identified as the Affordable 
Housing Community Improvement Project Area; 

AND WHEREAS the Affordable Housing Community Improvement Project 
Area is in conformity with The London Plan, 2016, the Official Plan for the City of London; 

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

1.  The Affordable Housing Community Improvement Plan, attached hereto, is 
hereby adopted as the Community Improvement Plan for the area defined therein; 

2.  This by-law shall come into effect on the day it is passed 

  PASSED in Open Council on January 28, 2020. 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
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Schedule 1: Affordable Housing Community Improvement Plan 
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Appendix D –Program Guidelines for the Affordable Housing 
Community Improvement Project Area 

 

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

2019 

By-law No. C.P. XXXX 
A by-law to establish financial incentives 
for the Affordable Housing Community 
Improvement Project Area. 

  WHEREAS by subsection 28(2) of the Planning Act, the Council of a 
municipal corporation may, by by-law, designate the whole or any part of an area as a 
community improvement project area; 

  AND WHEREAS subsection 28(4) of the Planning Act enables the Council 
of a municipal corporation to adopt a community improvement plan for a community 
improvement project area; 

  AND WHEREAS The London Plan, 2016, the Official Plan for the City of 
London, contains provisions relating to community improvement within the City of London; 

AND WHEREAS the Municipal Council of The Corporation of the City of 
London has, by by-law, designated a community improvement project area identified as 
the Affordable Housing Community Improvement Project Area; 

AND WHEREAS the Municipal Council of The Corporation of the City of 
London has, by by-law, adopted the Affordable Housing Community Improvement Plan; 

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

1.  The Affordable Housing Community Improvement Project Area Financial 
Incentive Guidelines attached hereto as Schedule 1 and Schedule 2 is hereby adopted; 

2.  This by-law shall come into effect on the day it is passed. 

  PASSED in Open Council on January 28, 2020. 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
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Schedule 1: Affordable Housing Development Loan Program 
 
 
Affordable Housing Community Improvement Plan – Financial Incentive Program 

Guidelines 
 

 
This program guideline package provides details on the “Affordable Housing 
Development Loan Program”, which is a financial incentive program provided by the City 
of London through the Affordable Housing Community Improvement Plan (CIP). 
 
How to Read this Document 
Each financial incentive program has its own specific Purpose and Eligible Improvements. 
The program guidelines also include Definitions, Eligibility Criteria, Appeal of Refusal 
Section, Relationship to other Financial Incentive Programs, as well as Monitoring & 
Discontinuation of Programs.  

The document also helps to identify what the responsibility of each stakeholder is in the 
incentive program process. The initials PO indicates the property owner (or authorized 
agent acting on behalf of the property owner) is responsible for completing that task or 
action, whereas CL indicates that a City of London staff member is responsible. 

 

1. Definitions 
 

Approved Works – The materials, labour and/or effort made to improve a property that 
are determined to meet eligibility criteria under the incentive program requirements. 
 
Applicant – The person who makes a formal application for a financial incentive program 
offered through the City’s Community Improvement Plans. The person may be the owner 
of the subject property, or an authorized agent, including a business owner who is 
occupying space on the subject property or contractor who has been retained to 
undertake improvements on the subject property. If the Applicant is not a registered owner 
of the property subject to the incentive program the Applicant will be required to provide 
authorization in writing from the registered owner as part of a complete application.   
 
Calendar Year – The 12 months of the year commencing January 1 and ending December 
31. 
 
CL – Indicates that a City of London staff member is responsible for an identified action. 
 
Commitment Letter – A document prepared by the City of London outlining its agreement 
with a property owner, to provide a future financial incentive – loan(s) and/or grant(s) – to 
an applicant based on a redevelopment, rehabilitation and/or renovation project that the 
applicant has yet to undertake. The letter describes the specific scope of approved works 
that the property owner will undertake in order to receive the grant or loan. 
 
Complete Application – Includes a completed application form for financial incentive 
program(s) with the property owner(s) signature and date, which is accompanied by: 

‐ Complete drawings of the works to be undertaken (e.g. site plan of development) 
‐ Itemized list of specific improvements;  
‐ A cover letter that summarizes the work to be completed; 
‐ A signed copy of the Addendum including the Hold Harmless Agreement, General 

Liability Insurance, and Contractor qualifications; 
‐ A copy of the Building Permit (if required); 
‐ A copy of the Heritage Alteration Permit (if required); 
‐ Any other information that may be deemed necessary by the Managing Director of 

Planning and City Planner, or designate. 
 

284



 

 

Discrete Building – Means any permanent structure which is separated from other 
structures by a solid party wall and is used or intended to be used for the shelter, 
accommodation, or enclosure of persons. To be a discrete building, the structure will have 
a distinct municipal address. 
 
Dwelling unit – The definition of Dwelling Unit in the City of London’s Zoning By-law will 
apply to these program guidelines. 
 
Loan Repayments – The total value of the loan repayment made by the applicant to the 
City at scheduled milestones.  The loan agreement includes a loan schedule which 
provides details on the terms of loan including when loan repayment begins as well as 
the amount of each repayment installment. 
 
PO – indicates the property owner (or authorized agent acting on behalf of the property 
owner) is responsible for completing that task or action. 
 
2. Eligibility Criteria for Financial Incentive Programs 
 
To be eligible for any Financial Incentive Program, the applicant, property and project 
must meet all conditions detailed in this program description. 
 
Applicant (Property Owner) Considerations 

 The applicant must be the registered owner of the property or an authorized agent 
(including building tenant or contractor who has been retained to undertake 
improvements). If the applicant is not a registered owner of the subject property, 
the applicant will be required to provide authorization in writing from the registered 
owner as part of a complete application; 

 All mortgages and charges, including the subject financial incentive(s), must not 
exceed 90% of the post-rehabilitation appraised value of the property (i.e. the 
owner must maintain 10% equity in the property post-improvement); 

 All City of London realty taxes must be paid in full prior to the loan and/or grant 
being issued and remain so for the lifetime of the loan; 

 The registered owner of the property must have no outstanding debts to the City 
of London; 

 The property owner and/or authorized applicant, must not have ever defaulted on 
any City loan or grant program, including by way of individual affiliation with any 
company or group of people authorized to act as a single entity such as a 
corporation; 

 The Financial Incentive Programs will not apply retroactively to work 
completed prior to the approval of the application by the Managing Director 
of Planning and City Planner, or designate. 

 
Property Considerations 

 The property must be located within the Affordable Housing Community 
Improvement Project Area as defined in the Affordable Housing Community 
Improvement Area By-law (see Map #1), which is the municipal boundary of the 
City of London; 

 The property must be located within the Urban Growth Boundary and be on lands 
that have a Place Type and Zone that permits residential uses;  

 There are no City of London Building Division orders or deficiencies on the subject 
property prior to the loan being issued, unless the deficiencies are to be addressed 
as part of the eligible works associated with the loan; 

 Each property is eligible to avail simultaneously of multiple incentive programs 
provided through the various Community Improvement Plans (for example, 
applications for the Affordable Housing Development Loan and the Upgrade to 
Building Code Loan if located within a program area identified in another CIP). 
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Map 1: Affordable Housing Community Improvement Project Area (Pink) and Urban 
Growth Boundary (Black) 
 
Building Considerations  

 Separate applications must be submitted for each discrete building on a single 
property; 

 Where the entirety of a multi-unit building, which contains separate dwelling units, 
are all under the same ownership, (or with condominium status) it will be 
considered as one building for the purpose of the incentive programs; 

 Where a building is within a contiguous group of buildings, a discrete building will 
be interpreted as any structure which is separated from other structures by a solid 
party wall (and a distinct municipal address);   

 Each discrete building on each property is eligible for the financial incentive 
program; 

 Each discrete building is eligible to avail simultaneously of multiple incentive 
programs provided through the various Community Improvement Plans; 

 There must be no City of London Building Division orders or deficiencies and no 
by-law infractions prior to the loan being issued, with the exception that the loan is 
for eligible works to address identified deficiencies (e.g. fire code or building code), 
as determined by Staff through the pre-consultation. 

 
3. Application Process 

 
Expression of Interest  

 PO – It is recommended that the applicant meet with Housing Development 
Corporation, London (HDC) regarding an expression of interest before any 
financial incentive application is made to the City of London. While City Planning 
Staff are often involved in meeting with HDC and an applicant, no records are 
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formally kept until a complete incentive application, accompanied by appropriate 
drawings and estimates, is submitted to City Planning. 

 
Consultation Phase 
 
 Step 1 – PO – The Applicant contacts City of London and/or HDC who will 

arrange a meeting with Staff to discuss the proposed project, information about 
incentive programs, provide application form(s) and assist with the application 
process. This meeting will also help to identify what permits or permissions may 
be required to complete the proposed improvement project. Where possible, 
the City will make appropriate Staff available for this meeting, which may be 
on-site at the property, where the proposed work is planned. 
 

 Applications made for financial incentive programs do not in any way replace 
the need for obtaining any necessary approvals. Prior to undertaking building 
improvements, the property owner (PO) is required to obtain any necessary 
approvals and/or permits. Heritage Alteration Permits (if required) will be 
required before financial incentive applications are accepted. Discussions with 
City Staff are encouraged early in the conceptual phase to ensure proposals 
comply with City regulations and guidelines, and the proposed improvements 
are eligible under the incentive program criteria. Service London Staff are also 
available to help with clarifying/applying for applicable permits.  

 
Step 2 – PO – A Complete Application (see Definition Section) for incentive 
programs is submitted to the City of London.  
 
Step 3 – CL – City of London City Planning Staff will review the application for 
completeness and inform the applicant in writing that either more information is 
required, or the application is accepted. If accepted, the City will provide a 
Commitment Letter which outlines the approved works, related costs, and 
monetary commitment that the City is making to the project.  For the Loan Program, 
the City’s commitment is valid for one year from the date of issuance of the 
Commitment Letter, at which time the first available building permit must be issued 
and construction begun.  The City’s commitment applies only to the project as 
submitted. PO – Any subsequent changes to the project will require review 
and approval by appropriate City staff. 
 
Agreement Phase 
 
Step 4 – PO – The applicant must notify City Planning Staff when the necessary 
approvals and/or permits have been received for the approved works (e.g. building 
permit), as identified in the Commitment Letter from the City. 
 
Step 5 – CL – The loan agreement will be entered into prior to the first available 
building permit issuance.  Before entering into any loan agreement, City Planning 
staff must ensure the improvements, as described in the City’s Commitment Letter 
and criteria, as set out in the respective program guidelines, have been met. 
Generally speaking, this includes: 
 Obtaining building permits; 
 All City of London property taxes must be paid in full and the account deemed 

in good standing by the Taxation Division; 
 There must be no outstanding debts to the City;  
 The property owner must not have defaulted on any City loans or grants; 
 There must be no outstanding Building Division orders or deficiencies against 

the subject property. 
 

Step 6 – PO – The applicant will have the security registered on title with their 
Counsel in the amount of the loan. 
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Step 7 – CL – City Planning staff will request a cheque, payable to the applicant’s 
lawyer “in trust”. 
 
Step 8 – CL – When all the documentation is ready City Planning Staff will contact 
the applicant to arrange for a meeting to sign the documents and provide the 
applicant with a loan cheque. 
 
Step 9 – City Planning staff will have three (3) original copies of the loan agreement 
available for signing. One original signed copy is kept by the applicant and two are 
retained by the City.  

 
Construction Phase 

 
Step 10 – CL – City Planning Staff may visit the subject property and take 
photographs, both before and after the subject work is completed, to ensure 
proposed improvements have been completed as described in the application. 

 
Loan Repayment Phase 

 
Full loan repayment can be made at any time without penalty.  Loan Repayment 
is required in three (3) equal installments: first, sixty (60) days after building 
permit issuance, second at the time the structural framing is complete, and third 
at the time of building occupancy or ten (10) years after the building permit is 
issued, whichever is the sooner.  If repayment is to vary from this installment 
schedule, it will be on a schedule that is to the satisfaction of the City Planner 
and as agreed to by all parties.  PO – To make a full or partial repayment above 
the standard installment, please contact City Planning or Accounts Receivable. 
 
PO – Please note that loan cheque distribution cannot occur in December due to 
financial year-end. Instead all loan cheques requested in the Agreement phase in 
December will be processed in January.  

 
4. Financial Incentive Approval  

Once all eligibility criteria and conditions are met, and provided that funds are available 
in the supporting Reserve Fund, the Managing Director, Planning and City Planner or 
designate will approve the incentive application. Approval by means of a letter to the 
applicant will represent a commitment by the City of London. Loan commitments will be 
valid for one year and will expire if the building permit is not issued within that time period. 
The Managing Director, Planning and City Planner may, at his/her discretion, provide a 
written time extension of up to one year. PO – It is important to note that the 
consideration of such an extension will require a written request from the applicant 
detailing the reasons the extension is being sought. 
 
5. Additional Rehabilitation and Demolition 

Additional work to the interior of the building can be undertaken without City Planning’s 
approval subject to obtaining a building and/or heritage alteration permit, when required. 
The loan programs do not impose any specific restrictions on demolition. 
 
6. Inspection of Completed Works 

The loan will be paid to the property owner (or designate) at the time of building permit 
issuance.  The applicant is to inform the City when the works are completed and the City 
will inspect the works completed to verify that the proposed improvements have been 
completed as described in the application. 
 
7. Incentive Application Refusal and Appeal  

If an application is refused, the applicant may, in writing, appeal the decision of the 
Managing Director, Planning and City Planner to the City Clerk’s Office who will provide 
direction to have the matter heard before Municipal Council through the Planning and 
Environment Committee.  
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8. Relationship to other Financial Incentive Programs 

It is intended that the Loan Programs will complement other incentive programs offered 
by the City of London. Property owners may also qualify for financial assistance under 
those programs specifically detailed within the program guidelines. However, the funding 
from these programs cannot be used to subsidize the property owner’s share of the total 
cost of the loan programs property improvements. 
 
9. Monitoring & Discontinuation of Programs 

As part of the program administration, City Planning staff will monitor all of the financial 
incentive programs. In receiving and processing applications Staff will enter relevant 
information into a Monitoring Database. This information will be included in Incentive 
Monitoring Reports which will be prepared to determine if programs should continue, be 
modified, or cease to issue any new commitments. Each program is monitored to ensure 
it implements the goals and objectives of the Community Improvement Plan within which 
the program applies. The City may discontinue the financial incentive programs at any 
time; however, any existing loan will continue in accordance with the agreement. A 
program’s success in implementing a Community Improvement Plan’s goals will be based 
on the ongoing monitoring and measurement of a series of identified targets that 
represent indicators of the CIP’s goals and objectives, as noted in the Program Monitoring 
Data section.   
 
10. Program Monitoring Data and Activity Reports 

The following information will be collected and serve as indicators to monitor the 
Affordable Housing Development Loan Program offered through the Affordable Housing 
Community Improvement Plan. These measures are to be flexible allowing for the 
addition of new measures that better indicate if the goals and objectives of the CIP have 
been met. 
 

Affordable Housing 
Development Loan 

Program  

a) Number of Applications by type (approved and 
denied); 

b) Approved value of the loan and the total 
construction cost (i.e. total public investment and 
private investment); 

c) Total Value of Building Permit (if required); 
d) Number of affordable units created; 
e) Type of affordable units (bedrooms; building form) 
f) Level of affordability (relative to Average Market 

Rent by City quadrant) 
g) Total Loan Amount; 
h) Number of loan defaults; 
i) Cost/Value of loan defaults. 

 
11.  Affordable Housing Development Loan Program – Purpose 

 
 The purpose of the Affordable Housing Development Loan Program is to 

encourage the creation of new affordable rental housing units and to off-set 
the up-front costs of developing new affordable housing units.   
 

 Objectives of this program include encouragement of new affordable units; 
enabling the creation of more mixed-income buildings (market and affordable 
and/or range of affordable); providing opportunities for urban regeneration; 
and supporting and implementing the policy goals and frameworks of The 
London Plan and the Housing Stability Action Plan. 
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12.  Affordable Housing Development Loan Program – Eligible Works 
 

 Eligible works include the following: 
 Development, redevelopment, and/or renovation that creates new 

affordable rental housing units within the identified range of rents relative 
to Average Market Rent (AMR), per the “Loan Terms” below. 

 Works may include deficiencies such as upgrades to meet building code 
or fire code (in the case of renovations or adaptive re-use projects). 

 Loans may be used to off-set development and construction costs of 
affordable rental housing and may include required City charges such as 
Development Charges. 
 

13. Affordable Housing Development Loan Program – Works Not Eligible 
 
 Loans will not be granted for the Market Rent units within a mixed 

(affordable and market) building. 
 Loans will not apply retroactively for works undertaken prior to entering the 

loan agreement.  
 

14. Affordable Housing Development Loan Program – Loan Terms 
 

In addition to the eligible works above, loans require that: 
 

 In mixed (Affordable and Market) rental buildings, only the affordable 
rental units are eligible for the loan.  The loan is per Affordable unit 
created. 

 In buildings with more than ten (10) units there must be mixed affordability 
(i.e. Affordable and Market Rent units or units with different levels of 
affordability relative to AMR).  

 A minimum of five (5) affordable rental units must be created. 
 In mixed buildings of Market and Affordable units, where there are more 

than ten (10) units in the building, no more than two-thirds (66%) of the 
units may be affordable units. 

 Units must be rented below Canada Mortgage and Housing Corporation 
(CMHC) Average Market Rent (AMR), based on the average market rent 
by CMHC Rental Market Zone of the City.  If recent, reliable CMHC Rental 
Market Zone data is unavailable (data more than 1-year old), then the city-
wide AMR will be applied to the loan agreement. 

 Tenants’ income levels must be verified by landlords through annual 
occupancy reports. 

 Applicants must enter into an agreement registered on title for the 
affordable units to remain affordable for a minimum “affordability period” of 
twenty (20) years. 

 Loans will be issued at the time of building permit issuance.  
 The applicant’s repayment period will begin sixty (60) days after the 

building permit is issued. 
 Loans will be amortized over a ten (10) year repayment schedule. 
 If during the repayment period there is a change of Use or if affordable 

units are converted to market rental rates, the remaining portion of the 
loan will be required to be repaid immediately. 
 

 There are three (3) levels of loan, as follows:   
 

i) $ 10,000 per unit (LOW) 
ii) $ 15,000 per unit (MEDIUM) 
iii) $ 20,000 per unit (HIGH) 
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 The loan amount will be based upon three factors: 
 

1. The level of affordability of the unit(s) created as a 
percentage of average market rent (AMR) by City Zones.  
The “Zones” are the Rental Market Zones of the CMHC’s 
annual rental market report (see Figure 1 below);  

2. Whether the developer pays municipal property taxes; and 
3. Geographic location of the affordable rental housing units 

relative to the City’s growth objectives. 

Table 1: Program Levels based on Affordability, Tax, and Geographic Factors 
 

Do Not Pay Municipal Property 
Taxes 

Do Pay Municipal Property Taxes 

 
Downtown, 
Transit 
Villages, 
Rapid 
Transit 
Corridor 

Sites 
within 
Primary 
Transit 
Area or 
any Closed 
School 
Site 

Other 
Sites 

Downtown, 
Transit 
Villages, 
Rapid 
Transit 
Corridor 

Sites 
within 
Primary 
Transit 
Area or 
any 
Closed 
School 
Site 

Other 
Sites 

< 80% 
AMR 

HIGH HIGH MEDIUM HIGH HIGH MEDIUM 

80-89% 
AMR 

HIGH MEDIUM LOW HIGH HIGH MEDIUM 

90-99% 
AMR 

MEDIUM MEDIUM LOW HIGH MEDIUM LOW 

 
Figure 1: Excerpt from CMHC’s Rental Market Zone Map. Used for Determining 
Average Market Rent (Source: CMHC, London CMA Rental Market Report, 2018) 
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15.  Loan Distribution 

The City will provide the applicant with one cheque in the full amount of the approved loan 
after: (1) the City has completed its due diligence to ensure the applicant and property 
remain eligible for the loan, (2) the Loan Agreement has been signed, and (3) the loan 
amount has been added as an encumbrance on title for repayment. The City will not 
provide partial loan amounts or progress payments.  
 
16.  Loan Security and Postponement 

Loans will be secured through the registration of an encumbrance placed on property title 
for the total amount of the loan.  The Managing Director, Planning and City Planner or 
designate may postpone the encumbrance (subordination of an encumbrance to another 
encumbrance on the same property) which is given as security for the loan in 
circumstances where any of the registered mortgages are being replaced, consolidated 
or renewed and the total value of all mortgages and charges including the City’s 
encumbrance does not exceed 90% of the appraised value of the property. 
 
17.  Loan Agreement 

Participating property owners in the financial incentive programs shall be required to enter 
into a loan agreement with the City. This agreement shall specify such items as (but not 
limited to) the loan amount, the duration of the loan, and the owner's obligation to repay 
the City for any monies received if the property is demolished before the loan period 
elapses or the unit(s) no longer meeting the affordability requirements of the loan. The 
agreement shall include the terms and conditions included in the program guidelines. 

 
 

18.  Repayment Provisions 

Loan repayments will occur in three (3) equal installments (each is one-third of the value 
of the loan).  The first repayment is due to the City sixty (60) days after issuance of the 
building permit.  The second repayment is due when structural framing is complete, as 
confirmed by a letter from a Professional Engineer identifying completion.  The final 
installment of the repayment is required at the time of building occupancy or ten (10) 
years after the date the building permit was issued.   

If the repayment schedule is to vary from the schedule identified in the paragraph above, 
it will be subject to the satisfaction of the City Planner and agreed to by all parties.   

If a repayment installment is missed, or an applicant is otherwise found in non-compliance 
with the terms of their loan agreement, then the City will enter into a protocol for non-
compliance, up to and including a power of sale on the encumbrance and the outstanding 
loan coming due to the City immediately. 

19. Transferable Loans 
 

At the discretion of the City, loans may be transferable to a new property owner providing 
that the new owner meets the eligibility criteria and agrees to the terms and conditions of 
the loan. The new owner must enter into a new loan agreement with the City for the 
outstanding loan value at the time of purchase. Otherwise, where the ownership is 
transferred the outstanding balance of the loan shall immediately become due and 
payable by the selling property owner. 
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Schedule 2: Additional Residential Unit Loan Program 
 
 
Affordable Housing Community Improvement Plan – Financial Incentive Program 

Guidelines 
 
This program guideline package provides details on the “Additional Residential Unit Loan 
Program”, which is a financial incentive program provided by the City of London through 
the Affordable Housing Community Improvement Plan (CIP). 
 
How to Read this Document 
 

Each financial incentive program has its own specific Purpose and Eligible Improvements. 
The program guidelines also include Definitions, Eligibility Criteria, Appeal of Refusal 
Section, Relationship to other Financial Incentive Programs, as well as Monitoring and 
Discontinuation of Programs.  

The document also helps to identify what the responsibility of each stakeholder is in the 
incentive program process. The initials PO indicates the property owner (or authorized 
agent acting on behalf of the property owner) is responsible for completing that task or 
action, whereas CL indicates that a City of London staff member is responsible. 

1. Definitions 
 

Additional Residential Unit – “ARU”, formerly known as “Secondary Dwelling Unit” is a 
dwelling unit ancillary and subordinate to a primary dwelling unit, in which food 
preparation, eating, living, sleeping and sanitary facilities are provided for the exclusive 
use of the occupants thereof. 
 
Approved Works – The materials, labour and/or effort made to improve a property that 
are determined to meet eligibility criteria under the incentive program requirements. 
 
Applicant – The person who makes a formal application for a financial incentive program 
offered through the City’s Community Improvement Plans. The person may be the owner 
of the subject property, or an authorized agent, including a business owner who is 
occupying space on the subject property or contractor who has been retained to 
undertake improvements on the subject property. If the Applicant is not a registered owner 
of the property subject to the incentive program the Applicant will be required to provide 
authorization in writing from the registered owner as part of a complete application.   
 
Calendar Year – The 12 months of the year commencing January 1 and ending December 
31. 
 
CL – Indicates that a City of London staff member is responsible for an identified action. 
 
Commitment Letter – A document prepared by the City of London outlining its agreement 
with a property owner, to provide a future financial incentive – loan(s) and/or grant(s) – to 
an applicant based on a redevelopment, rehabilitation and/or renovation project that the 
applicant has yet to undertake. The letter describes the specific scope of approved works 
that the property owner will undertake in order to receive the grant or loan. 
 
Complete Application – Includes a completed application form for financial incentive 
program(s) with the property owner(s) signature and date, which is accompanied by: 

‐ Complete drawings of the works to be undertaken; 
‐ Itemized list of specific improvements and budget;  
‐ A cover letter that summarizes the work to be completed; 
‐ A signed copy of the Addendum including the Hold Harmless Agreement, General 

Liability Insurance, and Contractor qualifications; 
‐ A copy of the Building Permit (if required); 
‐ A copy of the Heritage Alteration Permit (if required); 
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‐ Any other information that may be deemed necessary by the Managing Director of 
Planning and City Planner, or designate. 

 
Discrete Building – Means any permanent structure which is separated from other 
structures by a solid party wall and is used or intended to be used for the shelter, 
accommodation, or enclosure of persons. To be a discrete building, the structure will have 
a distinct municipal address. 
 
Dwelling unit – The definition of Dwelling Unit in the City of London’s Zoning By-law will 
apply to these program guidelines. 
 
Loan Repayments – The total value of the loan repayment made by the applicant to the 
City at scheduled milestones.  The loan agreement includes a loan schedule which 
provides details on the terms of loan including when loan repayment begins as well as 
the amount of each repayment installment. 
 
PO – indicates the property owner (or authorized agent acting on behalf of the property 
owner) is responsible for completing that task or action. 
 
2. Eligibility Criteria for Financial Incentive Programs 
 
To be eligible for any Financial Incentive Program, the applicant, property and project 
must meet all conditions detailed in this program description. 
 
Applicant (Property Owner) Considerations 
 

 The applicant must be the registered owner of the property or an authorized agent 
(including building tenant or contractor who has been retained to undertake 
improvements). If the applicant is not a registered owner of the subject property, 
the applicant will be required to provide authorization in writing from the registered 
owner as part of a complete application; 

 All mortgages and charges, including the subject financial incentive(s), must not 
exceed 90% of the post-rehabilitation appraised value of the property (i.e. the 
owner must maintain 10% equity in the property post-improvement); 

 All City of London realty taxes must be paid in full prior to the loan and/or grant 
being issued and remain so for the lifetime of the loan; 

 The registered owner of the property must have no outstanding debts to the City 
of London; 

 The property owner and/or authorized applicant, must not have ever defaulted on 
any City loan or grant program, including by way of individual affiliation with any 
company or group of people authorized to act as a single entity such as a 
corporation; 

 The Financial Incentive Programs will not apply retroactively to work 
completed prior to the approval of the application by the Managing Director 
of Planning and City Planner, or designate. 

 
Property Considerations 
 

 The property must be located within the Affordable Housing Community 
Improvement Project Area as defined in the Affordable Housing Community 
Improvement Area By-law (see Map #1), which is the municipal boundaries; 

 The property must be located in a Place Type and Zone that permits residential 
units;  

 There are no City of London Building Division orders or deficiencies on the subject 
property prior to the loan being issued, unless the deficiencies are to be addressed 
as part of the eligible works associated with the loan; 

 Each property is eligible to avail simultaneously of multiple incentive programs 
provided through the various Community Improvement Plans (for example, 
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applications for the Affordable Housing Development Loan and the Upgrade to 
Building Code Loan if located within a program area identified in another CIP). 

 
Building Considerations  
 

 Separate applications must be submitted for each Additional Residential Unit 
(ARU) on a single property; 

 Each ARU on each property is eligible for the financial incentive program; 
 Each ARU is eligible for one loan per new Additional Residential Unit created.   
 The Additional Residential Unit must be on the same property as the main dwelling 

unit. 
 There must be no City of London Building Division orders or deficiencies and no 

by-law infractions prior to the loan being issued, with the exception that the loan is 
for eligible works to address identified deficiencies (e.g. fire code or building code), 
as determined by Staff through the pre-consultation. 

 
3. Application Process 

 
Expression of Interest  
 
 PO – It is suggested to meet with Housing Development Corporation, London 

(HDC) regarding an expression of interest before any financial incentive 
application is made to the City of London. While City Planning Staff are often 
involved in meeting with HDC and an applicant, no records are formally kept 
until a complete incentive application, accompanied by appropriate drawings 
and estimates, is submitted to City Planning. 
 

Consultation Phase 
 
 Step 1 – PO – The Applicant contacts City of London and/or HDC who will 

arrange a meeting with Staff to discuss the proposed project, information about 
incentive programs, provide application form(s) and assist with the application 
process. This meeting will also help to identify what permits or permissions may 
be required to complete the proposed improvement project. Where possible, 
the City will make appropriate Staff available for this meeting, which may be 
on-site at the property, where the proposed work is planned. 
 
Applications made for financial incentive programs do not in any way replace 
the need for obtaining any necessary approvals. Prior to undertaking building 
improvements, the property owner (PO) is required to obtain any necessary 
approvals and/or permits. Heritage Alteration Permits (if required) will be 
required before financial incentive applications are accepted. Discussions with 
City Staff are encouraged early in the conceptual phase to ensure proposals 
comply with City regulations and guidelines, and the proposed improvements 
are eligible under the incentive program criteria. Service London Staff are also 
available to help with clarifying/applying for applicable permits.  
 

Step 2 – PO – A Complete Application (see Definition Section) for incentive 
programs is submitted to the City of London.  
 
Step 3 – CL – City of London City Planning Staff will review the application for 
completeness and inform the applicant in writing that either more information is 
required, or the application is accepted. If accepted, the City will provide a 
Commitment Letter which outlines the approved works, related costs, and 
monetary commitment that the City is making to the project.  For the Loan Program, 
the City’s commitment is valid for one year from the date of issuance of the 
Commitment Letter, at which time the building permit must be issued and 
construction begun.  The City’s commitment applies only to the project as 
submitted. PO – Any subsequent changes to the project will require review 
and approval by appropriate City staff. 
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Agreement Phase 
 
Step 4 – PO – The applicant must notify City Planning Staff when the necessary 
approvals and/or permits have been received for the approved works (e.g. building 
permit), as identified in the Commitment Letter from the City. 
 
Step 5 – CL – The loan agreement will be entered into prior to building permit 
issuance.  Before loan agreement, City Planning staff must ensure the 
improvements, as described in the City’s Commitment Letter and criteria, as set 
out in the respective program guidelines, have been met. Generally speaking, this 
includes: 
 
 Obtaining building permits; 
 All City of London property taxes must be paid in full and the account deemed 

in good standing by the Taxation Division; 
 There must be no outstanding debts to the City;  
 The property owner must not have defaulted on any City loans or grants; 
 There must be no outstanding Building Division orders or deficiencies against 

the subject property. 
 

Step 6 – CL – City Planning Staff may visit the subject property and take 
photographs, both before and after the subject work is completed, to ensure 
proposed improvements have been completed as described in the application. 
 
Step 7 – PO – Once the works are completed, the applicant will have the security 
registered on title with their Counsel in the amount of the loan. 
 
Step 8 – CL – City Planning staff will request a cheque, payable to the applicant’s 
lawyer “in trust” and the Document General will place an encumbrance on the 
property in the amount of the loan. 
 
Step 9 – CL and PO – When all the documentation is ready City Planning Staff 
will contact the applicant to arrange for a meeting to sign the documents and 
provide the applicant with a loan cheque.  The Property Owner or Applicant will 
provide the City with the first 12 post-dated repayment cheques at that meeting. 
 
Step 10 – City Planning staff will have three (3) original copies of the loan 
agreement available for signing. One original signed copy is kept by the applicant 
and two are retained by the City.  
 
Loan Repayment Phase 
Full loan repayment can be made at any time without penalty.  PO – To make a 
full or partial repayment above the standard monthly payment, please contact 
City Planning or Accounts Receivable.  Loan repayment will begin 12 months 
after the loan is issued, subject to section 18 (Repayment Provisions) of these 
program guidelines.  If repayment is to vary from this installment schedule, it will 
be on a schedule that is to the satisfaction of the City Planner and as agreed to 
by all parties.   
 
PO – Please note that loan cheque distribution cannot occur in December due to 
financial year-end. Instead all loan cheques requested in the Agreement phase in 
December will be processed in January. 
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4. Financial Incentive Approval  

Once all eligibility criteria and conditions are met, and provided that funds are available 
in the supporting Reserve Fund, the Managing Director, Planning and City Planner or 
designate will approve the incentive application. Approval by means of a letter to the 
applicant will represent a commitment by the City of London. Loan commitments will be 
valid for one year and will expire if the building permit is not issued within that time period. 
The Managing Director, Planning and City Planner may, at his/her discretion, provide a 
written time extension of up to one year. PO – It is important to note that the 
consideration of such an extension will require a written request from the applicant 
detailing the reasons the extension is being sought. 
 
5. Additional Rehabilitation and Demolition 

Additional work to the interior of the building can be undertaken without City Planning’s 
approval subject to obtaining a building and/or heritage alteration permit, when required. 
The loan programs do not impose any specific restrictions on demolition. 
 
6. Inspection of Completed Works 

The loan will be paid to the property owner (or designate) after the subject works are 
completed.  The applicant is to inform the City when the works are completed and the 
City will inspect the completed works to verify that the proposed improvements have been 
completed as described in the application. 
 
7. Incentive Application Refusal and Appeal  

If an application is refused, the applicant may, in writing, appeal the decision of the 
Managing Director, Planning and City Planner to the City Clerk’s Office who will provide 
direction to have the matter heard before Municipal Council through the Planning and 
Environment Committee.  
 
8. Relationship to other Financial Incentive Programs 

It is intended that the Loan Programs will complement other incentive programs offered 
by the City of London. Property owners may also qualify for financial assistance under 
those programs specifically detailed within the program guidelines. However, the funding 
from these programs cannot be used to subsidize the property owner’s share of the total 
cost of the loan programs property improvements. 
 
9. Monitoring & Discontinuation of Programs 

As part of the program administration, City Planning staff will monitor all of the financial 
incentive programs. In receiving and processing applications Staff will enter relevant 
information into a Monitoring Database. This information will be included in Incentive 
Monitoring Reports which will be prepared to determine if programs should continue, be 
modified, or cease to issue any new commitments. Each program is monitored to ensure 
it implements the goals and objectives of the Community Improvement Plan within which 
the program applies. The City may discontinue the financial incentive programs at any 
time; however, any existing loan will continue in accordance with the agreement. A 
program’s success in implementing a Community Improvement Plan’s goals will be based 
on the ongoing monitoring and measurement of a series of identified targets that 
represent indicators of the CIP’s goals and objectives, as noted in the Program Monitoring 
Data section.   
 
 
10. Program Monitoring Data and Activity Reports 

The following information will be collected and serve as indicators to monitor the 
Additional Residential Unit Loan Program offered through the Affordable Housing 
Community Improvement Plan. These measures are to be flexible allowing for the 
addition of new measures that better indicate if the goals and objectives of the CIP have 
been met. 
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Additional Residential 
Unit Loan Program  

‐ Number of Applications (approved and denied); 
‐ Approved value of the loan and the total construction 

cost (i.e. total public investment and private 
investment); 

‐ Total Value of Building Permit (if required); 
‐ Number of “additional residential units” created; 
‐ Type of “additional residential units” (number of 

bedrooms; unit locations – accessory structure or 
main building); 

‐ Monthly rental price for the new “additional” unit; 
‐ Number of months per year the Additional 

Residential Unit is occupied; 
‐ Total Loan Amount; 
‐ Number of loan defaults; 
‐ Cost of loan defaults. 

 
 
11.  Additional Residential Unit Loan Program – Purpose 

 
 The purpose of the Additional Residential Unit Loan Program is to address 

affordability of home ownership and to create more long-term, stable rental 
housing supply to help address low rental vacancy rates.   
 

 Objectives of this program include creation of more mixed-income 
communities; providing opportunities for urban regeneration and 
intensification; providing opportunities for aging in place; and supporting and 
implementing the policy goals and frameworks of The London Plan and the 
Housing Stability Action Plan. 

 
12.  Additional Residential Unit Loan Program – Eligible Works 

 
Eligible works include the following: 
 
 Development, redevelopment, and/or renovations that creates new 

Additional Residential Units.  
 Servicing to an Additional Residential Unit located in an ancillary building 

(e.g. converted garage or gate house). 
 Works may include upgrades to meet identified deficiencies, such as 

Building Code and Fire Code. 
 

13. Additional Residential Unit Loan Program – Works Not Eligible 
 
 Additional rehabilitation, demolition, or interior works in the main dwelling 

unit but which are outside of an eligible “additional residential unit”. 
 Loans will not apply retroactively for works undertaken prior to entering the 

loan agreement.  
 

14. Additional Residential Unit Loan Program – Loan Terms 
 

In addition to the eligible works above, loans require that: 
 

 The new Additional Residential Unit is required to be within an existing 
residential building (existing as of the date the by-law adopting the 
Affordable Housing Community Improvement Plan is passed by Council). 

 The Additional Residential Unit is permitted within or on the same property 
as the existing single or semi-detached home or street townhouse. 

 Owner-occupancy is required. 
 The Additional Residential Unit must maintain a valid Residential Rental 

Unit License (RRUL), which must be renewed with the City every year. 
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 Additional Residential Units that avail of this incentive program are not 
permitted to be used as short-term rental accommodation such as “airbnb” 
or similar. 

 The loan is issued after the eligible works are completed. 
 Repayment begins 12 months after the loan is issued. 
 Loans are the lesser of $20,000 or the cost of eligible works. 

 
15.  Loan Distribution 

The City will provide the applicant with one cheque in the full amount of the approved loan 
after: (1) the City has completed its due diligence to ensure the applicant and property 
remain eligible for the loan, (2) the Loan Agreement has been signed, and (3) the loan 
amount has been added as an encumbrance on title for repayment. The City will not 
provide partial loan amounts or progress payments.  
 
16.  Loan Security and Postponement 

Loans will be secured through the registration of an encumbrance placed on property title 
for the total amount of the loan.  The Managing Director, Planning and City Planner or 
designate may postpone the encumbrance (subordination of an encumbrance to another 
encumbrance on the same property) which is given as security for the loan in 
circumstances where any of the registered mortgages are being replaced, consolidated 
or renewed and the total value of all mortgages and charges including the City’s 
encumbrance does not exceed 90% of the appraised value of the property. 
 
17.  Loan Agreement 

Participating property owners in the financial incentive programs shall be required to enter 
into a loan agreement with the City. This agreement shall specify such items as (but not 
limited to) the loan amount, the duration of the loan, and the owner's obligation to repay 
the City for any monies received if the property is demolished before the loan period 
elapses or the unit(s) no longer meet eligibility requirements. The agreement shall include 
the terms and conditions included in the program guidelines. 

 
18.  Repayment Provisions 

Loan repayments will begin twelve (12) months after the advancement of funds.  
Repayment of the loan will be on a monthly basis and does not include interest.  The 
monthly payment amount will be calculated based on the total loan amount divided by 
108 payments.  Full repayment can be made at any time without penalty. 

If the repayment schedule is to vary from the schedule identified in the paragraph above, 
it will be subject to the satisfaction of the City Planner and agreed to by all parties.   

If a repayment installment is missed, or an applicant is otherwise found in non-compliance 
with the terms of their loan agreement, then the City will enter into a protocol for non-
compliance. 

19. Transferable Loans 

At the discretion of the City, loans may be transferable to a new property owner providing 
that the new owner meets the eligibility criteria and agrees to the terms and conditions of 
the loan. The new owner must enter into a new loan agreement with the City for the 
outstanding loan value at the time of purchase. Otherwise, where the ownership is 
transferred the outstanding balance of the loan shall immediately become due and 
payable by the selling property owner. 
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Appendix E – Public Engagement 

Public liaison: Notice of Application was published in the Public Notices and Bidding 
Opportunities section of The Londoner on August 15, 2019 and circulated to City 
Planning’s official circulation list, including prescribed agencies as well as stakeholder 
groups, and advisory committees.  A webpage was also added to the “Community 
Improvement Plans” section of the City of London website. 

Notice of the Community Information Meetings held on December 12 and 17, 2019 were 
published in The Londoner on December 5, 2019, and circulated through the circulation 
list and to interested parties, as well as published on the City’s website. 

Notice of the Community Information Meetings held on September 26, 2019 and 
October 2, 2019, were published in The Londoner on September 19, 2019, and 
circulated through the circulation list and to interested parties, as well as published on 
the City’s website. 

Meetings with development stakeholder groups were additionally held in July and 
August of 2019. 

 

Responses to Public Liaison Letters and Publication in “The Londoner” 

Telephone Written 
Robert Sexsmith 

 

Mike Brcko 
Revera Inc. 
600 – 5015 Spectrum Way 
Mississauga, ON, L4W 0E4 

Jason Tudge 

 

Chris Butler 
863 Waterloo Street 

John Ulaszek 
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Appendix F – Sources 

Planning Act, R.S.O. 1990, c P.13 

Municipal Act, 2001, SO 2001, c. 25 

Ontario Heritage Act, R.S.O. 1990, c. O.18 

Development Charges Act, 1997, S.O. 1997 

Bill 108, More Homes, More Choice Act, 2019. Royal Assent June 6, 2019. 

Provincial Policy Statement, 2014 (Proposed Policy Changes posted on Environmental 
Registry of Ontario, July 22, 2019). 

City of London. Official Plan, 1989. 

City of London. The London Plan, 2016. 

Statistics Canada. Canada Census 2016, City of London. 

Ministry of Municipal Affairs and Housing (MMAH). 2018 Custom Data Run for City of 
London, based on 2016 Canada Census. 

Canada Mortgage and Housing Corporation (CMHC). “Housing Now: Absorbed Single-
Detached Units by Price Range, First Quarter 2018 and First Quarter 2019”. 2019.  

London-St. Thomas Association of Realtors (LSTAR), Market Updates. 

Appendix G – Relevant Background 

Additional Reports 

December 3, 2019. “Municipal Council Approval of the Housing Stability Plan 2019 to 
2024 as Required under the Housing Services Act, 2011”, Community and 
Protective Services Committee. 

November 18, 2019. “Draft Affordable Housing Community Improvement Plan and Key 
Considerations for Program Guidelines”, Planning and Environment Committee. 

June 17, 2019. “Affordable Housing Development: Planning Toolkit Update”, Planning 
and Environment Committee. 

June 17, 2019. “Homeless Prevention and Housing Plan 5 Year Review and Update – 
Process”, Community and Protective Services Committee. 

March 18, 2019. “Update on Response to Provincial Consultation on ‘Increasing 
Housing Supply in Ontario’”, Planning and Environment Committee. 
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Heather -  Please consider this an added agenda submission for the PEC - Mtg Jan 20 - Agenda 
Item #  3.5  - CIP Affordable Housing Program - Business Case # 2 as I will be out of town for this 
MTG time.  
  
Mayor Holder - Council  
  
As this program has been developing under Council direction and Planner Travis Macbeth's lead 
-  there was no public disclosure outlining the costs of this program or sources of funding until 
the City Wide Draft Budget was tabled December 17 , which is very usual for any Public 
Participation Process I have been involved with as a voter ( many )  
  
I ask Council to consider the making following amendments / changes prior to this program's 
approval with respect to costs and sources of funding .  

1. That the proposed allocation of 2 FTE staff to this program at a cost of approximately 
$180 K per annually be reduced .  Loaning $ 4 Million in Economic Development Reserve 
Fund " over a 4 year period puts the loan to book costs at 18  % annually  - a comparison 
any one would normally equate to a " PAYDAY LOANS " operation.  There is also no 
guarantee or assurance that the City of London funds will be matched or bonuses up by 
CMHC  per City Finance Staff .  CMHC will likely play in bigger ponds - pools as they 
already have signaled.  

2. At no point in the design of this CIP Program has the City of London or this planner 
reached out to the private sector as a source of funding for the loan float , only 
taxpayers via the ED Reserve Fund transfer which will have to be topped up .    I would 
think that LIBRO or VERSA BANK would be happy to participate in a Community Building 
Program like this at a 6 % interest rate knowing the payback period is a maximum of 
ten(10) years and I as a taxpayer would be happy to pay that interest rate rather than " 
topping up " the Economic Development fund transfer ( $ 4 Million ).   This should still 
meet the criteria to secure CHMC or other funding as City of LDN would still umbrella 
and administer the program.  

3. As an alternative to # 2 above,  I'm very comfortable with the City of London borrowing 
the loan float @ 3.1 % ,  charging the annual interest rate as an OP's cost to this 
program and tax payers and City of LDN clawing back the $$ principle from the 
developers or program property owners .   This appears to be a fairly safe " financial risk 
" to take and a " harder " asset than borrowing to appropriate property , bury it in 
pavement and leave it on the books as an asset .  

I am a strong supporter of opportunities to develop affordable housing stock , but honestly feel 
we are not being creative - innovative enough with respect to sources of funding and the 
relative cost effectiveness of this program !  
  
THXS -  Chris Butler - 863 Waterloo  
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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: George Kotsifas P. Eng., 
 Managing Director, Development & Compliance Services and  

Chief Building Official 
Subject: 2492222 Ontario Inc.  
 536 and 542 Windermere Road  
Meeting on:  January 20, 2020  

Recommendation 

That, on the recommendation of the Director, Development Services, the following 
actions be taken with respect to the application of 2492222 Ontario Inc. relating to the 
property located at 536 and 542 Windermere Road:  

(a) pursuant to section 13.3 of the Council Procedure By-law, part c) of the 
resolution of the Municipal Council from the meeting held on April 23, 2019 
relating to Item 3.8 of the 7th Report of the Planning and Environment Committee 
having to do with the property located at 536 and 542 Windemere Road BE 
RECONSIDERED; it being noted that part c) reads as follows: 

“c)         the trees on the westerly and northerly boundary BE PROTECTED AND 
BE PRESERVED with the exception of invasive species or trees that are in poor 
condition;” 
  

(b) subject to the approval of (a) above, the Civic Administration BE AUTHORIZED 
to consider implementing a vegetated buffer on the westerly and northerly 
boundary as a result of either retaining existing trees, or new plantings, or the 
combination of the two, in accordance with a landscape plan to be considered 
through the Site Plan Approval process.  

Executive Summary 

Summary of Request 

With regards to the Zoning By-law Amendment (“ZBA”) application for 536 and 542 
Windermere Road and Council’s amending by-law (Z.-1-192743) that is subject to an 
appeal to the Local Planning Appeal Tribunal (“LPAT”) (PL190251), the applicant has 
requested that part c) of Municipal Council’s resolution of April 23, 2019 be 
reconsidered to allow for the replacement of existing trees proximate to the northerly 
property boundary. 

 
Purpose and the Effect of Recommended Action 

The purpose and effect of the recommended action is to reconsider part c) of Municipal 
Council’s resolution of April 23, 2019, and authorize Civic Administration to consider the 
implementation of a vegetated buffer on the westerly and northerly property boundary 
consisting of either existing trees, new plantings, or the combination of the two through 
the Site Plan Approval process. 
 
Rationale of Recommended Action 

The replacement of the existing trees with new plantings can also achieve an 
acceptable buffer or screen to mitigate the visual impacts of the proposed development 
on adjacent properties and to ensure that development takes a form that is compatible 
with adjacent uses as was the intent of part c) of Municipal Council’s resolution of April 
23, 2019. It is in the public interest to facilitate discussions between the applicant and 
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the adjacent property owner in the interest of resolving the appeal to the LPAT. 

 Analysis 

1.0 Site at a Glance 

1.1   LOCATION MAP 
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1.2 Property Description 
The properties known municipally as 536 and 542 Windermere Road (“the subject 
lands”) are located on the north side of Windermere Road between Richmond Street 
and Adelaide Street. Each property is currently occupied by an existing single detached 
dwelling and detached garage. There are a number of mature coniferous and deciduous 
trees located on the subject lands. The existing trees assist in screening the subject 
lands from the adjacent properties. 

2.0 Relevant Background 

2.1  Planning History 

On December 13, 2019, the Clerks Department received correspondence from Zelinka 
Priamo Ltd. on behalf of the applicant (2492222 Ontario Inc.) regarding Municipal 
Council’s resolution of April 23, 2019. As a result of on-going discussions between the 
applicant and the property owner to the north, Mr. Tony Mara, the applicant’s agent has 
requested that the Planning and Environment Committee (“Committee”) and Municipal 
Council reconsider part c) of Municipal Council’s resolution to allow for the removal of 
existing trees and replacement with new plantings to provide for a vegetative screen 
between the subject lands and Mr. Mara’s property. 

Municipal Council’s resolution of April 23, 2019 contained three (3) parts, a) through c). 
Part a) resolved to amend Zoning By-law No. Z.-1 to change the zoning of the subject 
property from a Residential R1 (R1-6) Zone to a Holding Residential R5 Special 
Provision (h-5•h-*•R5-5(_)) Zone to allow for the redevelopment of the subject lands to 
cluster housing in the form of twelve (12) back-to-back townhouse dwellings, the 
equivalent of 44 units per hectare, with a reduced maximum height of 10.5 metres, a 
reduced minimum westerly interior side yard depth of 3.0 metres, and an increased 
maximum encroachment into required front yard depths to allow sunken (below-grade) 
amenity spaces to be located 0.2 metres from the front lot line. 

Part b) resolved to refuse the applicant’s request to amend Zoning By-law No. Z.-1, to 
change the zoning of the subject property from a Residential R1 (R1-6) Zone to a 
Residential R5 Special Provision (R5-7(_)) Zone to allow for the redevelopment of the 
subject lands to cluster housing in the form of sixteen (16) “back-to-back” townhouse 
dwellings and the equivalent of 58 uph. In accordance with the recommendation of Civic 
Administration, the reasons for refusal included that the requested amendment did not 
provide the appropriate development standards by which to minimize or mitigate 
potential adverse impacts for adjacent land uses to ensure compatibility and a good fit 
with the receiving neighbourhood; the requested amendment did not conform to the 
residential intensification policies in the 1989 Official Plan or *The London Plan; and the 
Zoning By-law does not contemplate the level of residential intensity (density in uph) 
proposed by the applicant in a cluster townhouse form outside of Central London. 

Part c) resolved to protect and preserve the existing trees along the northerly and 
westerly property boundary with the exception of invasive species or trees that are in 
poor condition in response to submissions and comments received through community 
engagement and the public participation meetings. 

The decision of Municipal Council to amend Zoning By-law No. Z.-1 to change the 
zoning of the subject property was subsequently appealed to the LPAT by Mr. Mara 
who opposed the level of residential intensity permitted by the amending by-law; and 
who articulated that yard depths permitted by the amending by-law were inadequate to 
protect existing trees along the northerly and westerly property boundary to screen the 
proposed development from the existing dwellings.  

In an effort to resolve the appeal to the LPAT, Civic Administration is aware of ongoing 
discussions between the applicant and Mr. Mara. The December 13, 2019 
correspondence from the applicant’s agent indicated that, as they understand, it is now 
the preference of Mr. Mara to have trees replaced instead of retained to provide the 
most robust vegetative screen possible between the proposed development and 
existing dwellings since the existing trees have been “limbed up” to remove lower 
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branches. The December 13, 2019 correspondence also indicated that it is their belief 
that Mr. Mara’s earlier comments and submissions directly resulted in part c) being 
included in Municipal Council’s resolution of April 23, 2019. 

On the advice of the City Solicitor’s office, the Site Plan Approval Authority is unable to 
consider a site concept plan and/or landscape plan that would not protect and preserve 
the existing trees along the northerly and westerly property boundary given part c) of 
Municipal Council’s resolution. The applicant’s agent has therefore, brought forward a 
request to Committee and Municipal Council to reconsider part c).  

3.0 Key Issues and Considerations  

3.1  Analysis of Request  

Through the course of the ZBA application there was considerable discussion regarding 
the protection and preservation of existing trees, located both on-site and off-site, 
proximate to the northerly and westerly boundary of the subject lands for the purpose of 
screening views between properties and preserving privacy. It is also important to note 
that such trees may also provide broader public benefits such as shade, erosion control 
and storm-water attenuation, improved air quality, and wildlife habitat, contribute to the 
quality and character of the neighbourhood, and help to mitigate the effects of climate 
change.  

Previous staff reports dated January 7, 2019 and April 15, 2019 regarding the ZBA 
application focused on whether the yard depths proposed would provide an adequate 
protection buffer for the survival of the existing trees along the boundary of the subject 
lands for the purposes of screening, since at the time of those reports it was understood 
to be the preference of abutting property owners, and the direction of Council to staff, to 
preserve as many of the trees as possible. 

If it is no longer the preference of the abutting property owners to have the existing trees 
preserved, Development Services is of the opinion that replacing the existing trees with 
new plantings could also achieve an acceptable buffer or screen to mitigate the visual 
impacts of the proposed development on adjacent properties.  

With respect to the “right tree in the right place” for the purpose of screening views 
between properties and preserving privacy, the revised Tree Assessment Report 
(March 2019) prepared by Ron Koudy’s Landscape Architects and submitted as part of 
the ZBA application supports the statement made in the recent December 13, 2019 
correspondence that several of the trees along the westerly and northerly property line 
have been “limbed up” with the lower branches removed. Included in the revised Tree 
Assessment Report (March 2019) was an inventory of all trees located on the subject 
lands and within 3.0 metres of the subject lands and a description of each tree’s 
condition. As an alternative to the retaining the existing trees for the purposes of 
screening, new plantings could be selected for the express intent of screening views, 
providing separation between land uses, stabilizing slopes, reducing soil erosion, and 
providing wind and sun protection. Given the reported condition of the existing trees, 
their replacement with new plantings could provide for a more robust vegetative buffer 
between the proposed development and the abutting dwellings. 

As discussed in the previous staff reports, it is a goal of The London Plan to manage the 
tree canopy proactively and increase the tree canopy over time (*Policy 389_). To 
achieve tree canopy targets The London Plan directs that action shall be taken to 
protect more, maintain and monitor the tree canopy better, and plant more (Policy 
398_). The  prevailing preference of The London Plan is to protect trees that may be 
impacted by development, however it is acknowledged that removal and replacement 
by new tree plantings can be contemplated (*Policy 399 2. and 4.).  

In the 1989 Official Plan, Section 11 contains urban design principles intended to 
supplement the land use designation policies. Section 11.1 ii) directs that, to the extent 
feasible, existing trees of a desirable species should be retained and incorporated into 
the landscape plans for new development, but again the policies allow for discretion 
with respect to removal of trees within the context of development.  
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From a regulatory standpoint, the subject lands and adjacent properties are located 
within the City’s Tree Protection Area wherein according to the City of London Tree 
Protection By-law, private tree removal and injury is regulated in order to prevent the 
unnecessary loss of public benefits; however, private tree removal and injury as a 
condition of approval of a site plan and related development is exempt from the Tree 
Protection By-law and the protection that it provides.  

Notwithstanding Development Services support for the request to reconsider part c) of 
Municipal Council’s resolution of April 23, 2019, Development Services has not 
undertaken detailed design review of the revised site concept plan and landscape plan 
that accompanied the request (See Appendix A and B). At this time it is premature for 
Development Services to endorse or accept these plans. Detailed design review of the 
revised site concept plan and landscape plan would be undertaken through the Site 
Plan Approval process. For this particular development proposal, the Site Plan Approval 
process would be subject to public site plan review, which will provide the public with an 
opportunity in the future to provide input and comment on the revised site concept plan 
and landscape plan. 

5.0 Conclusion 

The Site Plan Approval Authority is unable to consider a site concept plan and/or 
landscape plan that would not protect and preserve the existing trees along the 
northerly and westerly property boundary given part c) of Municipal Council’s resolution 
of April, 23, 2019. Development Services is of the opinion that replacing the existing 
trees with new plantings can also achieve an acceptable buffer or screen to mitigate the 
visual impacts of the proposed development on adjacent properties to ensure that 
development takes a form that is compatible with adjacent uses as was the intent of part 
c) of Municipal Council’s resolution. It is in the public interest to facilitate appropriate 
discussion between the applicant and the adjacent property owner in the interest of 
resolving the LPAT appeal.  

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Development Services. 

January 13, 2020 
cc: Michael Tomazincic, MCIP, RPP, Manager, Current Planning 

Z:\Shared\DEVELOPMENT SERVICES\11 - Current Planning\DEVELOPMENT APPS\2018 Applications 8865 
to\8945Z - 542 and 536 Windermere Rd (MJC)\PEC\DRAFT-536-542-Windermere-Rd-Z-8945-MJC-PEC-01-20-20-
2of2.docx 

  

Prepared by: 

 Melissa Campbell, MCIP, RPP 
Manager, Development Planning, Development 
Services 

Recommended by: 

 Paul Yeoman, RPP, PLE  
Director, Development Services  

Submitted by: 

George Kotsifas, P.ENG 
Managing Director, Development and Compliance 
Services and Chief building Official 
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Appendix B 
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Appendix C 

Additional Reports 

Z-8945 – 536 and 542 Windermere Road, Public Participation Meeting on January 7, 
2019 – Amendment to Zoning By-law Z.-1 to permit 12 cluster “back-to-back” 
townhouse dwellings and special provisions for reduced minimum front yard and 
westerly interior side yard depths; reduced maximum building height; and increased 
maximum yard encroachment for below-grade “sunken” amenity spaces. 
 
 
Z-8945 – 536 and 542 Windermere Road, Public Participation Meeting on April 15, 2019 
– Amendment to Zoning By-law Z.-1 to permit 12 cluster “back-to-back” townhouse 
dwellings and special provisions for reduced minimum front yard and westerly interior 
side yard depths; reduced maximum building height; and increased maximum yard 
encroachment for below-grade “sunken” amenity spaces. This report followed a referral 
back to staff on January 7, 2019 to consider the comments and concerns of the general 
public; a tree preservation plan and the preservation of as many trees as possible on 
site; the presence of fencing that would restrict access to Orkney Crescent; and specific 
yard depths. 
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December 13, 2019 
 
 
Councillor Cassidy and Members of the Planning and Environment Committee 
City of London 
300 Dufferin Street 
London, ON 
N6A 4L9 
 
Re: Council Resolution for Z.1-192743 

Application for Zoning By-law Amendment (Z-8945) 
 LPAT File: PL190251 
 2492222 Ontario Inc. 
 536 & 542 Windermere Road 
 Our File: TSR/LON/16-01 

 
On behalf of 2492222 Ontario Inc. (the “Applicants”), we are pleased to provide the following 
information for your consideration regarding Council’s direction for the redevelopment of 536 & 
542 Windermere Road (the “subject lands”), specifically clause (c) of Council’s resolution in 
approving By-Law Z.1-192743  which states the following: 
 

“That, on the recommendation of the Director, Development Services, the following 
actions be taken with respect to the application of 2492222 Ontario Inc., relating to the 
property located at 536 and 542 Windermere Road: 

 
c) the trees on the westerly and northerly boundary BE PROTECTED AND BE 
PRESERVED with the exception of invasive species or trees that are in poor 
condition;” 

 
The trees noted above consist of nine (9) evergreen trees, being a mix of Blue Spruce, White 
Spruce, and Balsam Fir, all located along the northerly property line, abutting Mr. Tony Mara’s 
property at 127 Orkney Crescent.  
 
It is our understanding that Mr. Mara’s comments and submissions at two public meetings were 
the principal reason that PEC included clause (c), with the intended objective of ensuring a 
vegetative screen to buffer the proposed townhouse development from Mr. Mara’s property. 
Without Mr. Mara’s comments, we believe it is unlikely that the PEC would have included clause 
(c) requiring the preservation of existing trees.  
 
As you may be aware, Mr. Mara appealed the City’s approval of Z-8945 (By-Law Z.1-192743). 
 
Based on recent discussions with Mr. Mara, we understand that it is now his preference to have 
trees replaced instead of retained, which is acceptable to the Applicants. 
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Councillor Cassidy & Members of the Planning and Environment Committee    December 13, 2019 

City of London 

 
Zelinka Priamo Ltd.  Page 2 

We are proposing that clause (c) be deleted or, in the alternative, be amended to the following: 
c) The Applicants shall ensure a substantial vegetated buffer on the west and north 
property lines, in accordance with a City-approved landscape plan. 

 
The deletion of clause (c) or the revised wording would allow for the replacement of existing trees 
in accordance with the attached updated Site Plan and Landscape Plan, which we understand to 
be acceptable, and indeed preferable, to Mr. Mara after recent discussions.    
 
The objective of removing existing trees and replacing with new trees is to ensure that there is a 
vegetative screen between the subject lands and Mr. Mara’s property. The existing trees are 
‘limbed-up’ quite high (i.e. no branches at lower levels) and some are in marginal health. In order 
to provide the best and most robust screen possible for Mr. Mara, the Applicants now propose 
that new trees be planted in place of the current trees. 
 
As Clause (c) specifically requires the trees to be preserved and retained, the requested tree 
removal and planting cannot be accomplished without a deletion of, or an amendment to, Clause 
(c) noted above. 
 
Given the above, we hereby request that PEC consider the above and provide a resolution 
amending or removing clause (c), thereby permitting the removal and replacement of the trees in 
question.   
 
We thank you for the opportunity to provide the above information and request for direction from 
PEC and Council.  If we can be of any assistance, please do not hesitate to contact the 
undersigned. 
 
Yours very truly 
 
ZELINKA PRIAMO LTD. 
 
 
 
 
 
Matt Campbell, BA, CPT 
Senior Planner 
 
cc:  2492222 Ontario Inc. 
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PLANT MATERIAL

LEGEND

KEY MAP

LANDSCAPE PLAN

TREE PLANTING SPECIFICATIONS FOR 7 PROPOSED

CONIFEROUS TREES ALONG NORTH PROPERTY LINE

SPECIES

 1 HEMLOCK (Tsuga canadensis) TO BE PLANTED AT NW

CORNER OF PROPERTY

 REMAINING BALANCE OF 6 TREES TO BE MADE UP OF AT

LEAST 1 EACH OF THE FOLLOWING SPECIES

WHITE SPRUCE (Picea glauca)

NORWAY SPRUCE (Picea abies)

FRASER FIR (Abies fraseri)

 REMAINING BALANCE OF 3 TREES TO BE MADE UP OF THE

BEST AVAILABLE SPECIMENS OF THE THREE NAMED

SPECIES.

TREE SIZE AT TIME OF PLANTING

 PREFERRED TREE HEIGHT OF 15' TALL.

 MINIMUM ALLOWABLE HEIGHT OF 12' TALL.

 PREFERENCE FOR FULL, WIDE, HEALTHY SPECIMENS OVER

TALLEST AVAILABLE SPECIMENS.

 TREES TO BE MINIMUM 2.5M WIDE (DIAMETER) AT WIDEST

BREADTH.

DISTRIBUTION

 ADJACENT TREES SHALL NOT BE THE SAME SPECIES (IE A

NORWAY SPRUCE SHALL NOT BE PLANTED IMMEDIATELY

BESIDE A NORWAY SPRUCE)

SPACING

 TREES TO BE PLANTED APPROX. 4M ON CENTRE

 THE HEMLOCK TO BE PLANTED APPROX. 3M FROM WEST

PROPERTY LINE.

 TREES TO BE PLANTED IN A STRAIGHT LINE BETWEEN

APPROX. 2.2 AND 2.7M FROM THE NORTH PROPERTY LINE -

TO ULTIMATELY BE PARALLEL WITH THE PROPOSED

BUILDING.

SPADING

 TREES TO BE SUPPLIED AND INSTALLED VIA SPADING BY

OXFORD INSTA SHADE.

 SPADING TO BE EXECUTED FOLLOWING HORTICULTURAL

BEST PRACTICES AND AS PER SPADING DETAIL ON L2.

REFER TO ENGINEERING DRAWINGS FOR DETAILED SERVICING AND GRADING
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January 16, 2020 
 
Members of the Planning and Environment Committee 
City of London 
300 Dufferin Street 
London, ON 
N6A 4L9 
 
Re: Council Resolution for Z.1-192743 

Application for Zoning By-law Amendment (Z-8945) 
 LPAT File: PL190251 
 536 & 542 Windermere Road 
 
I, Tony Mara, am the owner of 127 Orkney Crescent, located abutting to the north of 536 and 542 
Windermere Road. I previously made comments to the City of London Planning and Environment 
Committee and Council requesting that specific trees along my southerly lot line (northerly lot line 
of the abutting lands) be retained. The intent of keeping the existing trees is to provide a visual 
screen between my property and the lands to the south which are proposed to be developed for 
townhouses. In approving the Zoning By-law Amendment, Council made a specific resolution to 
retain trees: 
 

c) the trees on the westerly and northerly boundary BE PROTECTED AND BE 
PRESERVED with the exception of invasive species or trees that are in poor condition;” 

 
After consulting with arborists and the developer of the lands to the south, it is now apparent that 
a better solution to provide visual screening is to replace the existing trees with new evergreen 
trees. The developer’s landscape architect has prepared a Tree Preservation Plan and Landscape 
Plan which I agree with.  
 
As a result of our discussions, the developer is requesting that Council permit the removal of trees 
that are currently required to be retained. I support the developer’s request and confirm my wishes 
to have the wording noted above related to trees along the northerly boundary be removed from 
the Council resolution in order for the trees to be replaced. 
 
Yours truly 
 

 
 
 
Tony Mara 
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REQUEST FOR PARK DEDICATION BYLAW AMENDMENT 
 
January 12, 2020 
  
Dear chair and members of the Planning and Environment Committee, 
  
I would ask you to consider an amendment to our park dedication bylaw, CP9. 
  
When a property is developed, or possibly redeveloped, this bylaw allows us to require the 
owner to turn over a portion of the developable land for a park. Should the city not desire the 
land, then payment can be demanded in lieu of the dedication.  Presently, the amounts we 
require are 2% for commercial properties and 5% for residential and other properties. Industrial 
properties are exempt. 
  
I believe the policy has been creating undue hardship on communities developing a place of 
worship because the fees are tens of thousands of dollars and the ability of these groups to pay 
(from the collection-plate) is dramatically less than that of developers who subdivide the 
property and sell multiple new residential units at market value.  
  
I understand that the province may be making changes to this process but, in the meantime, I 
would ask the PEC to consider amending our city policy for 2020 to also exempt properties 
being developed as a place of worship or at the least reduce their contribution from 5% to 2%.   
  
Sincere thanks, 
  
Michael van Holst 
Councillor Ward 1 
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