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 TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: APPLICATION BY: CITY OF LONDON  
1607, 1609 (eastern portion), 1611, 1615, 1619, 1623, 1627, 1631, 1635, 

1639, 1643, 1649, AND 1653 RICHMOND STREET 
MEETING ON NOVEMBER 12, 2013 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to the lands on the west side of Richmond Street between Hillview 
Boulevard and Shavian Boulevard: 
 
(a) the following report BE RECEIVED for information noting that Civic Administration has 

previously initiated an application for Official Plan and Zoning By-law amendments for 
these lands at the direction of Municipal Council and prepared a Master Plan to be 
considered for adoption as a Guideline Document to the Official Plan; 
 

(b) that Civic Administration BE DIRECTED to initiate new Official Plan and Zoning By-law 
amendment applications to re-initiate discussions with the community regarding the 
implementation of the proposed development concept for the lands at 1631, 1635, and 
1639 Richmond Street, attached as Appendix “A” to this report, which was developed 
collaboratively with the property owner (Mr. Farid Metwaly), City Staff and Members of 
the Community, and provided the basis for the previously proposed amendments; 
 
IT BEING NOTED THAT on January 12, 2012, Council resolved to withhold 3 readings 
of the enacting by-laws for the previously initiated Official Plan and Zoning By-law 
amendments until such time as the owner of 1631, 1635, and 1639 Richmond Street 
obtains site plan approval for these lands to ensure that development proceeds in 
accordance with the proposed development concept; and  

 
(c) that Stormwater Management Staff BE DIRECTED to report back to the Planning and 

Environment Committee on December 10, 2013 with regard to re-initiating the 
Stormwater Infrastructure Improvements along the Richmond Street corridor, as initially 
approved by Council in January 2012 and subsequently deferred by Council in August 
2012, and report back on the process and timeline for completion of the project. 

 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
November 16, 2009 Report to Planning Committee – Public Site Plan Review (S.P. No. 06-
032378) – 1639 Richmond Street – This report recommended that the site plan, landscape 
plan, building elevations, and development agreement clauses for 19 townhouse units be 
approved subject to the removal of the holding provision and subject to confirmation that the 
storm outlet has been established. 
 
Municipal Council resolved that the site plan application be referred back to Staff for submission 
to the Urban Design Peer Review Panel for its review and comments, that Staff be requested to 
meet with the community and the applicant to discuss an improved design that will address 
compatibility with the existing neighbourhood, that the applicant be requested to hold a public 
meeting with the community prior to resubmission of the application, and that a public 
participation meeting of the Planning Committee be held for consideration of this site plan. 
 
March 1, 2010 Report to Planning Committee – Ontario Municipal Board Appeals – 1639 
Richmond Street – This report recommended that the OMB be advised that the site plan, 
landscape plan, building elevations, and development agreement clauses for 19 townhouse 
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units be supported subject to: ensuring that units flanking Richmond Street have a façade 
design treatment which is street-oriented, any westerly flanking units do not have a blank wall 
facing west, and that confirmation of the storm outlet for the site has been legally established.  
This report also recommended that the OMB be advised that Council does not support the 
removal of the Holding Provision and that the applicant has not entered into a development 
agreement with the City.  Additionally, this report recommended that the City Solicitor provide 
legal representation at the OMB to support the decision of Council and that the City retain the 
services of a land use planner to provide evidence. 
 
October 17, 2011 Report to Built and Natural Environment Committee – 1607, 1609 
(eastern portion), 1611, 1615, 1619, 1623, 1627, 1631, 1635, 1639, 1643, 1649, and 1653 
Richmond Street (OZ-7965) – This information report noted that the Civic Administration had 
initiated an application for Official Plan and Zoning By-law amendments for these lands and had 
also initiated preparation of a Master Plan to be considered for adoption as a Guideline 
Document to the Official Plan.  Further, the report requested Municipal Council to direct Civic 
Administration to retain a transportation planning consultant in order to prepare a traffic impact 
assessment which would assist with area transportation policies and development conditions; to 
identify the costs associated with storm sewer capacity improvements required to accommodate 
the proposed development between Hillview and Shavian Boulevards; and, to identify sources 
of financing to undertake these works in 2012. 
 
December 12, 2011 Report to Planning and Environment Committee – 1607, 1609 (eastern 
portion), 1611, 1615, 1619, 1623, 1627, 1631, 1635, 1639, 1643, 1649, and 1653 Richmond 
Street (OZ-7965) – This report recommended that the Official Plan and Zoning By-law be 
amended at a future date to permit the development of multiple attached dwellings such as row 
houses or cluster houses, low-rise apartment buildings, small scale nursing homes, rest homes, 
and homes for the aged with a convenience commercial component; that the Richmond Street-
Old Masonville Master Plan and Urban Design Guidelines be adopted at a future date; and that 
three readings of the enacting by-laws be withheld until such time as site plan approval has 
been obtained for the properties at 1631, 1635, and 1639 Richmond Street and a development 
agreement entered into with the City of London. 
 
December 12, 2011 Report to Planning and Environment Committee – Storm Sewer to 
Accommodate Intensification on Richmond Street – This report from the Managing Director, 
Development Approvals Business Unit recommended that a project for the rehabilitation and 
expansion of the existing storm sewer on Richmond Street from Hillside Drive to the Thames 
River, estimated at $1.5 million in value, be approved in 2012 in the Growth Management 
Implementation Strategy and that the project be referred to the 2012 Budget process. 
 
August 22, 2012 Report to Planning and Environment Committee – Storm Outlet 
Reconstruction and Upgrade Works to Accommodate 1631, 1635, and 1639 Richmond 
Street Development and Residential Intensification on Richmond Street – This report from 
the Managing Director, Engineering and City Engineer recommended that the storm outlet 
reconstruction and upgrade works and accompanying stormwater management measures to 
accommodate residential intensification at 1631, 1635 and 1639 Richmond Street and the 
Richmond Street corridor from Hillside Drive to the Thames River, North Branch, be deferred 
until such time as site plan approval has been obtained for the properties at 1631, 1635, and 
1639 Richmond Street and a development agreement entered into with the City of London. 
 
 

PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The recommended actions will result in Civic Administration initiating Official Plan and Zoning 
By-law amendment applications for the lands comprising 1607, 1609 (eastern portion), 1611, 
1615, 1619, 1623, 1627, 1631, 1635, 1639, 1643, 1649, and 1653 Richmond Street.  The 
Official Plan and Zoning By-law amendment applications will re-initiate discussions with the 
community and other stakeholders regarding: the previously prepared Richmond Street-Old 
Masonville Master Plan and Urban Design Guidelines; previously supported special Official Plan 
policies and Zoning By-law amendments intended to provide for a comprehensive development 
which includes internal access between the subject lands and building forms and heights that 
decrease in height and intensity from the northern portion to the southern portion and from the 
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eastern half to the western half of these lands; and, the implementation of the development 
concept prepared in consultation with representatives of the Old Masonville Community, Mr. 
Farid Metwaly, Civic Administration and the Ward Councillor in 2011 and supported by 
resolution of Municipal Council in January 2012.   
 
The recommended action will also result in Stormwater Management Staff reporting back to the 
Planning and Environment Committee on December 10, 2013 with regard to re-initiating the 
applicable stormwater infrastructure improvements along the Richmond Street corridor, as 
approved by Council in January 2012, required to service the development concept considered 
through the previously recommended Official Plan and Zoning by-law amendments.    
 
 

 BACKGROUND 

 
Townhouse Proposal 

In April 2004, an application for a Zoning By-law amendment was received from Mr. Farid 
Metwaly for the lands at 1639 Richmond Street requesting that the subject property be rezoned 
to permit cluster townhouse and stacked townhouse uses.  Recognizing the merit in considering 
the development of this portion of the Richmond Street corridor/Masonville Node in a more 
comprehensive manner, City Staff were subsequently directed to initiate a Zoning By-law 
amendment application for the remainder of the lands along the corridor comprising 1607-1653 
Richmond Street.  
 
As a result of the City initiated re-zoning process, in 2004, Council amended the Zoning By-law 
to permit the development of cluster dwellings in the form of single detached, semi-detached, 
and townhouses for the lands between 1607-1653 Richmond Street.  Whereas the initial Staff 
recommendation would have required that additional lands be consolidated prior to 
redevelopment, the revised Zoning By-law amendments (introduced after further consultation 
with representatives of the neighbourhood and the applicant) facilitated the redevelopment of 
the lands at 1639 Richmond Street without the need for further lot consolidation.  This Zoning 
By-law included an “h-5” holding provision requiring that a public site plan review be conducted 
and the applicant enter into a development agreement with the municipality prior to its removal. 
 
In September of 2009, the applicant submitted an application to remove the “h-5” holding 
provision for the lands at 1639 Richmond Street in order to facilitate a proposed cluster 
townhouse development.  In order to permit the removal of the “h-5” holding provision, a public 
site plan review was conducted at a meeting of the Planning Committee.  Site Plan Staff 
recommended that the proposed site plan, landscape plan, building elevations and development 
agreement be approved.  Notwithstanding the Site Plan Staff recommendation, this application 
was referred back to Staff in order to address community concerns.  In December of 2009, the 
applicant appealed the application for site plan approval to the Ontario Municipal Board (OMB) 
on the basis that the municipality failed to make a decision on approval of the application within 
the 30-day prescribed time period.  In January of 2010, the applicant also appealed the request 
to remove the holding provision to the OMB on the basis of the municipality’s non-decision.  In 
September of 2010 the OMB issued a decision indicating that it was satisfied that the proposed 
development was consistent with the Official Plan and Zoning By-law and approved the site plan 
and ordered that the holding provision be lifted.  Municipal Council subsequently lifted the “h-5” 
holding provision at 1639 Richmond Street in November of 2010.   
 
It should be noted that this zoning currently remains on the subject lands. 
 
Council Resolution for Planning Study 

March 7, 2011, in light of continuing community concerns regarding the approved site plan and 
cluster townhouse development proposed for 1639 Richmond Street, the Built and Natural 
Environment Committee (BNEC) received a letter from the ward councillor requesting that a 
City-initiated zoning amendment be undertaken for these lands to consider a form and intensity 
of development that: 
 

 Is supportive of infill; 

 Is respectful of the character of the corridor and the neighbourhood to the west; 
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 Allows for an appropriate density of use (recognizing the propensity for 5 bedrooms per 
unit within residential development at this location; 

 Manages and mitigates impacts on the rear yards of development to the west; 

 Manages and consolidates access to avoid impact on Richmond Street; and, 

 Provides for a built form and urban design that enhances the Richmond Street corridor 
and Masonville node. 

 
On March 21, 2011, Municipal Council resolved: 
 

That, in response to a communication dated February 18, 2011 from Councillor 
M. Brown requesting a City-initiated rezoning of the properties located on the 
western portion of the Richmond Street corridor between Shavian Boulevard and 
Hillview Boulevard, the Civic Administration BE REQUESTED to report back at a 
future meeting of the Built and Natural Environment Committee with respect to a 
zoning amendment for these lands, excluding 1639 Richmond Street, that 
considers the form and intensity of development that is in keeping with that which 
is desired by the community. 

 
In response to this Council resolution, Planning Staff undertook a series of consultation 
sessions with representatives of the Old Masonville Community, Mr. Farid Metwaly, Civic 
Administration, and the Ward Councillor.  The result of these collaborative consultation efforts 
was a new vision for the lands encompassing 1607-1653 Richmond Street which adds 
residential intensity toward the Richmond Street corridor and Masonville node while increasing 
the setbacks from the existing single detached dwellings to the south and west, reducing the 
number of bedrooms per unit, and appealing to a wide mix of residents.   
 
On October 17, 2011 Planning Staff reported back to the Built and Natural Environment 
Committee indicating that Civic Administration had initiated an application for Official Plan and 
Zoning By-law amendments for these lands, consistent with the March 21, 2011 Council 
resolution, and, additionally, were preparing a Master Plan to be considered for adoption as a 
Guideline Document to the Official Plan.  At this time, Civic Administration were also directed to 
have a  traffic impact assessment prepared to assist with area transportation policies and 
development conditions, to identify the costs associated with storm sewer capacity 
improvements required to accommodate the proposed development between Hillview and 
Shavian Boulevards, and to identify sources of financing to undertake these works in 2012. 
 
 

 PLANNING HISTORY 

 
New Comprehensive Development Concept 

On January 10, 2012, Council resolved to introduce a series of by-laws to amend the Official 
Plan and Zoning By-law, as summarized in Appendix “B” of this report.  The proposed 
amendments were intended to facilitate development that is consistent with the concept 
prepared collaboratively by the range of stakeholders during the 2011 planning process.  
Further to Council’s general support for the proposed amendments highlighted in clauses (a)-(h) 
of the resolution provided in Appendix “B”, it was resolved that: 
 

Three readings of the by-laws enacting the Official Plan and Zoning By-law 
amendments, as recommended in clauses (a) to (h) above, BE WITHELD until 
such time as site plan approval has been obtained for the properties at 1631, 
1635, and 1639 Richmond Street, following a public site plan review and a 
development agreement entered into with the City of London, which is consistent 
with the site plan drawings and elevation drawings attached hereto as Appendix 
“I”; 
 

The above clause, withheld three readings of the enacting by-laws in order to provide assurance 
to the City and the Community that the development of 1631, 1635 and 1639 Richmond Street 
would proceed in a manner consistent with the concept prepared collaboratively among 
stakeholders (Appendix “A” to this report).   
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Prior to recommending the above clause to withhold three readings of the by-laws, Planning 
Staff had favoured the use of an “h(*)” holding provision on all of the properties including Mr. 
Metwaly’s lands (1631-1639 Richmond Street)  in order to ensure that future development was 
consistent with the master plan and to address SWM issues.  Due in part to his previous 
experience with attempting to remove holding provisions for his townhouse development in 
2009, Mr. Metwaly expressed concern with the use of the “h(*)” holding provision on his lands.  
As Mr. Metwaly’s cooperation had been integral throughout the comprehensive planning 
process and, considering that Site Plan approval was obtained for the townhouse proposal 
which was the impetus for the initial Council Resolution to Planning Staff to reconsider the 
zoning, the recommendation to withhold three readings of the enacting by-laws until site plan 
approval was obtained for the apartment proposal was viewed by Staff as a suitable 
compromise in that it would achieve the desired objective of ensuring that the development of 
1631-1639 Richmond Street was in accordance with the concept provided in Appendix “A”. 
 
The remainder of the lands subject to the proposed amendments including 1607-1611 
Richmond Street, 1615-1627 Richmond Street and 1643-1653 Richmond Street included  “h(*)” 
holding provisions which required that “future development is consistent with the Richmond 
Street-Old Masonville Master Plan and Urban Design Guidelines and that a stormwater 
management (SWM) servicing design report has been prepared and accepted to ensure that 
future development has the sufficient storm outlet and SWM servicing”.  
 
In order to provide the required storm outlet capacity and to allow the future residential 
intensification project to proceed, the City proposed an upgrade to the existing storm outlet 
system. These proposed works were intended to include reconstruction/upgrading of more than 
1 km of the storm sewer system along Richmond Street in order to provide the required storm 
outlet and the SWM measures/works for the subject lands, as well as the provision of the 
adequate flow conveyance system for the total drainage area at an estimated total (including 
proposed road works) cost of $1.5 million.  The upgrade to the existing storm outlet system had 
proposed to incorporate both the development and future roadway needs simultaneously to 
avoid duplication of work in the future.   
 
Since the January 2012 resolution, the three readings of the by-laws required to adopt the 
recommended Official Plan and Zoning By-law amendments have not been introduced given 
that the requirement to obtain site plan approval for the properties at 1631-1639 Richmond 
Street has not been met.  The associated SWM and road upgrades along the Richmond Street 
agreed to by the City have also been deferred as a result of the inaction on site plan approval 
following the decision of Council in January 2012.   
 
 

 ANALYSIS 

 
Basis for Recommended Action: 

The recommendation to withhold three readings of the by-laws means that the zoning approved 
in 2004 to permit townhouse dwellings continues to apply to these lands.  Furthermore, until the 
three readings of the by-laws are introduced, the appeal period for the Official Plan and Zoning 
By-law amendments will not begin.  Although Mr. Metwaly has expressed his on-going 
commitment to undertake construction of the proposed development concept created in 
collaboration with the community, he has expressed a concern about the cost and uncertainty of 
undertaking a site plan approval process which will culminate in the introduction of the three 
readings of the by-laws which may then subsequently be appealed to the Ontario Municipal 
Board. 
 
As an alternative, he has requested that the City revise the previous amendments such that his 
lands be rezoned to facilitate the proposed development concept with holding provisions, 
consistent with the approach favoured by Planning Staff in 2011.  The result would be that Mr. 
Metwaly would achieve certainty with regard to his land use permissions prior to him initiating 
the Site Plan approval process.  The community would obtain safeguards in the form of holding 
provisions which would require that the proposed development concept be approved prior to the 
removal of the holding provision.  Further, the City would also benefit by knowing that the any 
investment made in the form of stormwater infrastructure improvements would be adequately 
sized to accommodate a certain form of development. 
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Merits of Recommended Action 

Throughout the 2011 Official Plan and Zoning By-law amendment process facilitated by 
Planning Staff, extensive input was received by a variety of stakeholders including the applicant, 
neighbourhood/community groups, civic administration and members of Council to prepare a 
comprehensive development concept that would achieve a wide range of planning objectives 
while maintaining appropriate transition for neighbouring low density residential uses.  The 
proposed amendments to City planning documents supported by the January 2012 Council 
resolution were intended to facilitate a form of development consistent with this collaborative 
vision.  
 
Given the challenges of satisfying the conditions required to obtain Site Plan approval and, 
ultimately, introduce the three readings of the by-laws, it is recommended that new Official Plan 
and Zoning By-law amendment applications be initiated which are consistent with those 
supported by Council in January 2012 but which contemplate the use of holding provisions to 
secure certainty in the final design of the built form. 
 
The use of holding provisions to ensure the requirement that development “proceeds in 
accordance with the Richmond Street-Old Masonville Master Plan and Urban Design 
Guidelines” was recommended for other lands located along this portion of the Richmond Street 
corridor subject to the previous amendments including 1607-1627 and 1643-1653 Richmond 
Street and is an appropriate approach to achieving land use permissions with assurances 
regarding the form of development.  The use of holding provisions would allow the appeal 
process for the Official Plan and Zoning By-law amendments to be exhausted prior to approval 
of a site plan thereby providing assurance that efforts by the City and the applicant to facilitate 
site plan approval are not compromised by an appeal on the Official Plan and Zoning By-law 
amendments.   
 
 

 CONCLUSION 

 
The recommendation for Council to direct Staff to initiate new Official Plan and Zoning By-law 
amendment applications for the lands including 1607, 1609 (eastern portion), 1611, 1615, 1619, 
1623, 1627, 1631, 1635, 1639, 1643, 1649, and 1653 Richmond Street to has been supported 
by a request from the owner of 1631, 1635 and 1639 Richmond Street and by the foregoing 
planning analysis.   
 
The intent is that the new Official Plan and Zoning By-law amendments will remain generally 
consistent with those supported by Council in January 2012 but will consider alternative 
mechanisms including the use of holding provisions to ensure that development of this portion 
of the Richmond Street corridor proceeds in accordance with the Richmond Street-Old 
Masonville Master Plan and Urban Design Guidelines.  Additional holding provisions may also 
be applied to ensure that a stormwater management (SWM) servicing design report has been 
prepared and accepted to ensure that future development has the sufficient storm outlet and 
SWM servicing. 
 
The recommendation to direct Stormwater Management Staff to report back regarding the 
stormwater infrastructure improvements along the Richmond Street corridor will also assist with 
providing assurances to the owners of land along this corridor that the infrastructure required to 
support higher intensity residential uses will be available to facilitate future development. 
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