
 

Report to Planning and Environment Committee  

To: Chair and Members 
 Planning and Environment Committee 
From: Scott Mathers, MPA, P.Eng. 
 Deputy City Manager, Housing and Community Growth 
Subject: 65-85 Meadowlily Road South and Other Lands 
 Public Participation Meeting 
Date: April 14, 2026 

Recommendation 

That, on the recommendation of the Director, Planning and Development, the following 
actions be taken with respect to the application of City of London, relating to the 
property located at 65-85 Meadowlily Road South and Other Lands: 

(a) the proposed by-law attached hereto as Appendix “A” BE INTRODUCED at the 
Municipal Council meeting on April 28, 2026 to amend the Official Plan, The 
London Plan, to: 

i) REVISE Map 1 – Place Types of The London Plan to change the Place 
Type on a portion of the subject lands FROM a Green Space Place Type 
TO a Neighbourhoods Place Type; and to 
 

ii) REVISE Map 5 – Natural Heritage to change the Meadowlily Woods 
Environmentally Significant Area on a portion of the lands in conformity 
with the Meadowlily Woods Environmentally Significant Area Conservation 
Master Plan; 

IT BEING NOTED, that the above noted amendments are being recommended for the 
following reasons: 

1. The recommended amendment is consistent with the Provincial Planning 
Statement, 2024 (PPS); 

2. The recommended amendment conforms to The London Plan, including, but not 
limited to the Environmental Policies, Place Type Policies, and specifically, Policy 
1719_10; and, 

3. The recommended amendment conforms to the Council approved Meadowlily 
Woods Conservation Master Plan. 

Executive Summary 

Summary of Request 
The City of London is requesting an amendment to The London Plan, the Official Plan, 
to address mapping errors on Map 1 – Place Types and Map 5 – Natural Heritage on 
65-85 Meadowlily Road South and on the adjacent City-owned lands to the south 
(referred to as the “Other Lands”).  

Requested amendments will bring Map 1 and Map 5 into conformity with The London 
Plan Policy 1719_10, and the Council-approved Meadowlily Woods Conservation 
Master Plan (Phase 1), and are as follows: 

1. To change a portion of the subject lands FROM the Green Space Place Type TO 
the Neighbourhoods Place Type on Map 1 – Place Types; and, 

2. To update the Environmentally Significant Area boundary on Map 5 – Natural 
Heritage on a portion of the subject lands. 

 



 

Purpose and the Effect of Recommended Action 
The recommended action will resolve mapping errors and establish the Environmentally 
Significant Area (ESA) boundary for the Meadowlily Woods ESA as identified in the 
Meadowlily Woods ESA Conservation Master Plan (Phase 1) and approved by 
Municipal Council on October 27, 2020. 

Linkage to the Corporate Strategic Plan 

This recommendation will contribute to the advancement of Municipal Council’s 2023-
2027 Strategic Plan in the following ways:  

Strategic Plan Area of Focus: Climate Action and Sustainable Growth by a strong 
and healthy environment ensuring waterways, wetlands, watersheds, and natural areas 
are protected and enhanced. 

Analysis 

1.0 Background Information 

1.1 Previous Reports Related to this Matter 

November 26, 2024 – City Council –  Solicitor-Client Privileged Advice/ Litigation/ 
Potential Litigation Item 4.2 

October 27, 2020 – City Council –  Meadowlily Environmentally Significant Area – 
Conservation Master Plan (Z-9245) 

October 19, 2020 –  Planning and Environment Committee – Meadowlily Woods 
Environmentally Significant Area Conservation Master Plan (OZ-9245) 

1.2 Planning History 

Meadowlily Woods Environmentally Significant Area Conservation Master Plan 
(Phase 1) and Associated Amendments 
 
Environmentally Significant Areas (ESAs) are considered the most significant and largest 
areas within the City’s Natural Heritage System. ESAs are identified in The London Plan 
as “areas that contain natural features and perform ecological functions that warrant their 
retention in a natural state”. A Phase 1 Conservation Master Plan (CMP) focuses on 
inventorying and evaluating the natural heritage features and functions within an ESA, 
including the delineation of ESA boundaries.  

In October of 2020, the Planning and Environment Committee received the Meadowlily 
Woods ESA Conservation Master Plan (Phase 1), which included a proposed boundary 
expansion for the Meadowlily Woods ESA and associated Official Plan and Zoning By-
law Amendments. At Committee, a revised version of the Meadowlily Woods ESA was 
presented and subsequently approved by Council on October 27, 2020, establishing the 
boundaries for the Meadowlily ESA within the Zoning By-law No. Z.-1 and the 1989 
Official Plan maps. The London Plan maps were not revised because they were still under 
appeal in the ongoing Ontario Land Tribunal hearing.  

The initially presented version of the Meadowlily Woods ESA CMP at PEC proposed the 
inclusion of the residential properties, 65 Meadowlily Rd S and 85 Meadowlily Rd S, within 
the ESA boundary. Due to the presence of existing residential uses, it was determined 
that the building envelopes on these sites would not meet ESA boundary guidelines under 
the City of London Guideline Documents for Environmentally Significant Areas 
Identification, Evaluation and Boundary Delineation (1997). Guideline 10) states that 
existing residential building sites adjacent to an ESA are not included within the ESA, and 
that existing residential building envelopes surrounded on at least three sides by an ESA 
are not affected by the ESA designation.  

https://pub-london.escribemeetings.com/Meeting.aspx?Id=8389b42a-9398-426c-9601-941888a6db82&Agenda=Merged&lang=English&Item=70&Tab=attachments
https://pub-london.escribemeetings.com/Meeting.aspx?Id=8389b42a-9398-426c-9601-941888a6db82&Agenda=Merged&lang=English&Item=70&Tab=attachments
https://pub-london.escribemeetings.com/Meeting.aspx?Id=445eceb1-7666-412b-a106-2c37ec615b4e&Agenda=Merged&lang=English&Item=62&Tab=attachments
https://pub-london.escribemeetings.com/Meeting.aspx?Id=445eceb1-7666-412b-a106-2c37ec615b4e&Agenda=Merged&lang=English&Item=62&Tab=attachments
https://pub-london.escribemeetings.com/Meeting.aspx?Id=e3bd8c4a-cfc3-4240-b25e-b764f5c6fbd5&Agenda=Merged&lang=English&Item=19&Tab=attachments
https://pub-london.escribemeetings.com/Meeting.aspx?Id=e3bd8c4a-cfc3-4240-b25e-b764f5c6fbd5&Agenda=Merged&lang=English&Item=19&Tab=attachments


 

 

Figure 1 – Guideline 10) from the 1997 City of London Guideline Documents for 
Environmentally Significant Area Identification, Evaluation, and Boundary Delineation.  

Further, the Meadowlily Woods ESA CMP states, in direct reference to 65-85 Meadowlily 
Road South, that, “although these properties are located within the [initially proposed] 
ESA boundary, in keeping with Guideline 10, the existing building envelopes are not 
affected by the protective designation.” Considering this, revisions to the recommended 
mapping were brought to the Council meeting that removed portions of 65-85 Meadowlily 
Rd S and the Other Lands from the ESA delineation. 

Although approved, these amendments were not enacted and The London Plan maps 
were left unrevised, due to subsequent appeals through the Ontario Land Tribunal. 

Meadowlily Woods Environmentally Significant Area Appeal (129 Meadowlily 
Road South) 
 
An appeal of OPA 726 (1989 Official Plan mapping update), Z.-1-202885 (Zoning By-law 
mapping update), and LPA 27 (London Plan text amendment adding the Meadowlily 
Woods ESA CMP as a listed guideline document) was submitted by the Owner of 129 
Meadowlily Road South (OLT-22-002252).  

Subsequent to The London Plan’s maps coming into force on a City-wide basis (May, 
2022), a further amendment related to the Meadowlily Woods ESA CMP was brought to 
Council for approval – this time amending The London Plan maps to match the linework 
that had been approved by Council on October 27, 2020. Unfortunately, this amendment 
was brought forward reflecting the incorrect mapping of the ESA boundary, and included 
65-85 Meadowlily Rd S, the two properties that had been removed from the 1989 Official 
Plan amendment, OPA 726. Council adopted this linework for The London Plan as OPA 
129 on November 26, 2024, which was subsequently appealed by the owner of 129 
Meadowlily Road South on December 4, 2024.  

Given that the 1989 Official Plan had been repealed, the appellant proceeded with an 
appeal of OPA 129 and withdrew the appeal of the earlier mapping. The OLT then 
considered the mapping enacted by OPA 129 (inclusive of 65-85 Meadowlily Road South) 



 

and issued a decision modifying the boundary in the vicinity of the appellant’s lands. The 
resulting Tribunal-approved official plan amendment in force-and-effect does not reflect 
Council's intent in 2020, which was to approve a modified ESA boundary that did not 
include 65-85 Meadowlily Road South. The appeal was entirely unrelated to the inclusion 
of 65-85 Meadowlily Road South, and this amendment being proposed does not conflict 
with the decision of the Tribunal or the issues that were under appeal.   

Figure 2 – Official Plan Amendment Location Maps, showing the initial proposed ESA 
boundary (left) and the revised and approved boundary (right), that removed the building 
envelopes located on 65-85 Meadowlily Road South and a portion of the adjacent lands 
to the south (the Other Lands). 

1.3 Property Description and Location 

The subject lands are made up of 65 and 85 Meadowlily Road South and a portion of the 
adjacent City-owned lands (the Other Lands). These adjacent lands are currently a part 
of the City-owned ecological buffer surrounding the residential development at 101 
Meadowlily Road South and connects to the Highbury Woods. 85 Meadowlily Road South 
has an existing single-detached dwelling with an accessory building and private driveway 
access onto Meadowlily Road South. 85 Meadowlily Road South is partially vacant, with 
an exposed foundation from a previously demolished single detached building. The north, 
west, and east sides of 85 Meadowlily Road South are covered with woodlands, part of 
the greater Meadowlily Woods ESA woodland feature. 

Site Statistics: 
• Current Land Use: Vacant, Residential, Ecological Buffer, Environmentally 

Significant Area (Meadowlily Woods) 
• Area: 2.33 hectares (5.75 acres) 
• Located within the Built Area Boundary: No 
• Located within the Primary Transit Area: No 

  



 

Surrounding Land Uses:  
• North: Meadowlily Farm, Meadowlily Woods ESA and recreational trail 
• East: Meadowlily Woods ESA and recreational trail 
• South: Residential 
• West: Meadowlily Woods ESA (Highbury Woods) 

Existing Planning Information:  
• The London Plan Place Type: Green Space Place Type 
• Existing Zoning:  Holding Urban Reserve Zone (h-1*UR1) and Open Space 

(OS5) Zone 
 

 
Figure 3 – Aerial view of 65-85 Meadowlily Road South and the Other Lands. 

2.0 Discussion and Considerations 

2.1 Requested Amendments 

The proposal is intended to resolve mapping errors and establish the Environmentally 
Significant Area (ESA) boundary as approved by Council through amendments to Map 1 
– Place Types and Map 5 – Natural Heritage of The London Plan.  

Map 1 – Place Types 

85 Meadowlily Road South and the portion of 65 Meadowlily Road South identified as 
residential in the Meadowlily Woods ESA CMP are proposed to be amended from the 
Green Space Place Type to the Neighbourhoods Place Type on Map 1 of The London 
Plan. This amendment will reflect the Map 1 amendments to The London Plan approved 
at the October 26, 2020, Council meeting in association with the Meadowlily Woods ESA 
CMP. 

The adjacent City-owned lands (the Other Lands) are proposed to remain within the 
Green Space Place Type, based on a separate Planning Act application and recently OLT 
Decision at 129 Meadowlily Road South. 

Map 5 – Natural Heritage 

85 Meadowlily Road South, the Other Lands, and the portion of 65 Meadowlily Road 
South identified as residential in the Meadowlily Woods ESA CMP are proposed to be 
removed from the Environmentally Significant Areas on Map 5 of The London Plan. This 
amendment will reflect the Map 5 amendments to The London Plan approved at the 



 

October 26, 2020, Council meeting in association with the Meadowlily Woods ESA CMP 
and will bring The London Plan into conformity with the ESA boundary established 
through the Meadowlily Woods ESA CMP. 

Figure 4 – Proposed amendments to Map 1 (left) and Map 5 (right) of The London Plan.  

2.2 Internal and Agency Comments 

The application and associated materials were circulated for internal comments and 
public agencies to review.  

There were no key issues identified by staff or agencies. 

Internal and agency comments are included in Appendix “B” of this report.  

2.3 Public Engagement 

On March 9, 2026, Notice of Application was sent to 15 property owners and residents in 
the surrounding area. Notice of Application was also published on the City of London 
website. A “Planning Application” sign was also placed on the site. 

There were no responses received during the public consultation period.  

The public notice, as circulated, is included in Appendix “C” of this report. 

2.4 Policy Context 

The Planning Act and the Provincial Planning Statement, 2024 
The Provincial planning policy framework is established through the Planning Act (Section 
3) and the Provincial Planning Statement, 2024 (PPS). The Planning Act requires that all 
municipal land use decisions affecting planning matters shall be consistent with the PPS. 

The PPS directs natural features and areas to be protected for the long term (s. 4.1.1). 
Additionally, the PPS requires that “the diversity and connectivity of natural features in an 
area, and the long-term ecological function and biodiversity of natural heritage systems, 
should be maintained, restored or, where possible, improved, recognizing linkages 
between and among natural heritage features and areas, surface water features and 
ground water features” (s. 4.1.2). 

It is staff’s opinion that the application is consistent with the PPS 2024 and ensures 
conformity with the PPS 2024 and The London Plan by addressing mapping errors related 
to natural heritage feature protection. 

https://www.bing.com/search?pglt=43&q=65-85+meadowlily+road+south&cvid=02d5e179b57e45b7be28f0ec676756ef&gs_lcrp=EgRlZGdlKgYIABBFGDkyBggAEEUYOTIICAEQ6QcY_FXSAQgzNTU5ajBqMagCALACAA&FORM=ANNAB1&PC=U531
https://www.bing.com/search?pglt=43&q=65-85+meadowlily+road+south&cvid=02d5e179b57e45b7be28f0ec676756ef&gs_lcrp=EgRlZGdlKgYIABBFGDkyBggAEEUYOTIICAEQ6QcY_FXSAQgzNTU5ajBqMagCALACAA&FORM=ANNAB1&PC=U531


 

The London Plan, 2016 
The Environmental Policies of The London Plan provide direction for the identification, 
enhancement, and management of our Natural Heritage System (LP 1293_1). These 
policies also establish requirements for identification, delineation, protection, and impact 
mitigation for natural heritage features and areas of the Natural Heritage System (LP 
1303). Environmentally Significant Areas (ESAs) are delineated through the application 
of the Environmental Management Guidelines (EMGs) and provincial guidelines (LP 
1367_). Evaluation of the Meadowlily Woods ESA boundary was undertaken through the 
Meadowlily Woods ESA Conservation Master Plan (Phase 1) and utilized the legacy 
guideline document predating the EMGs.  

Due to mapping errors, the Meadowlily Woods ESA CMP is not currently consistent with 
The London Plan. As such, it is staff’s opinion that the proposed amendments will ensure 
consistency of the Meadowlily Woods ESA CMP with The London Plan. 

Environmental Management Guidelines, 2025 
The Environmental Management Guidelines provide technical guidance in implementing 
the environmental policies of The London Plan. The EMGs provide an overarching 
framework, criteria and technical guidance for implementing environmental policies and 
include the current criteria and guidelines for delineation of ESA boundaries. 

At the time of the Meadowlily Woods ESA CMP, the City of London EMGs had not yet 
been initiated, and the delineation of the Meadowlily Woods ESA was instead guided by 
the City of London Guideline Documents for Environmentally Significant Areas 
Identification, Evaluation and Boundary Delineation (1997). The proposed amendments 
are in keeping with the Council approved evaluation of the Meadowlily Woods ESA and 
the EMGs 2025 equivalent of the day. 

3.0 Financial Impact/Considerations 

None. 

4.0 Key Issues and Considerations  

4.1 Land Use 

The proposed amendments to Map 1 – Place Types, will change a portion of the subject 
site from the Green Space Place Type to the Neighbourhoods Place Type, reflecting the 
Council approved Meadowlily Woods ESA boundary and associated amendments. As a 
portion of the lands are incorrectly mapped as being within the ESA, these lands are also 
incorrectly shown as being within the Green Space Place Type. The Council approved 
amendments in October 2020, included the proposed delineation of the Green Space and 
Neighbourhoods Place Types. 
 
The proposed change to Neighbourhoods Place Type also aligns with the current on site 
zoning, which includes the Open Space (OS5) Zone and a Holding Urban Reserve (h-
1*UR1) Zone. The proposed Neighbourhoods Place Type will align with the Urban 
Reserve Zone, which was applied as part of the October 2020 Meadowlily Woods ESA 
amendments and is intended for undeveloped areas within the City of London. 

4.2 Natural Heritage 

The proposed amendments to Map 5 – Natural Heritage, will remove a portion of the 
subject site from the Environmentally Significant Area delineation, reflecting the Council 
approved Meadowlily Woods ESA boundary and associated amendments. 
 
The proposed amendments did not involve an evaluation of the Meadowlily Woods ESA 
boundary and is based on the previously completed and Council-approved boundary 
evaluation through the Meadowlily Woods ESA CMP. 



 

Conclusion 

Amendments to Map 1 – Place Types and Map 5 – Natural Heritage of The London Plan 
have been requested to resolve mapping errors and bring the Council-approved 
Meadowlily Woods ESA CMP into conformity with the municipal planning framework.  

The recommended actions are consistent with the PPS 2024, conforms to The London 
Plan and the approved Meadowlily Woods CMP and ensures the accurate identification 
of features on The London Plan mapping.   

  

Prepared by:  Raven Bolivar, BSc. 
Planner, Environmental Planning 

Reviewed by:  Emily Williamson, MSc., RPP 
Manager, Environmental Planning 
 
Kevin Edwards, MCIP, RPP 
Manager, Community Planning 
 

Recommended by:  Heather McNeely, MCIP, RPP 
    Director, Planning and Development 

 
Submitted by:   Scott Mathers, MPA, P.Eng. 

Deputy City Manager, Housing and Community Growth 
 
 
 
Appendix A: Official Plan Amendment 
Appendix B: Internal and Agency Comments 
Appendix C: Public Engagement 
 
Copy:  
Aynsley Hovius, Senior Legal Council, Legal Services 
Catherine Matton, Manager, Current Planning 
Travis Macbeth, Manager, Planning Policy (Growth Management) 
Huyen Le, Economic Research Analyst 
 
  



 

Appendix A – Official Plan Amendment 

Bill No. (number to be inserted by Clerk's Office) 
2026  

By-law No. C.P.-XXXX-       

A by-law to amend the Official Plan, The 
London Plan for the City of London, 2016 
relating to 65-85 Meadowlily Road South 
and Other Lands. 

The Municipal Council of The Corporation of the City of London enacts as follows: 

1. Amendment No. (to be inserted by Clerk's Office) to the Official Plan, 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. This Amendment shall come into effect in accordance with subsection 17(27) 
or 17(27.1) of the Planning Act, R.S.O. 1990, c.P.13. 

 
PASSED in Open Council on April 28, 2026 subject to the provisions of PART VI.1 of 
the Municipal Act, 2001. 

Josh Morgan 
Mayor 

Michael Schulthess 
City Clerk 

First Reading – April 28, 2026 
Second Reading – April 28, 2026 
Third Reading – April 28, 2026  
 
  



 

AMENDMENT NO. 
to the 

OFFICIAL PLAN, THE LONDON PLAN, FOR THE CITY OF LONDON 

A. PURPOSE OF THIS AMENDMENT 

The purpose of this Amendment is: 

1. To change the Place Type of certain lands described herein from Green 
Space Place Type to Neighbourhoods Place Type on Schedule “1”, Map 1 – 
Place Type, to The London Plan for the City of London. 

 
2. To change the delineation of the Environmentally Significant Area (ESA) 

natural heritage area described herein on Schedule “2”, Map 5 – Natural 
Heritage, to The London Plan for the City of London. 
 

B. LOCATION OF THIS AMENDMENT 

This Amendment applies to lands located at 65-85 Meadowlily Road South and 
Other Lands in the City of London. 

C. BASIS OF THE AMENDMENT 

To address and resolve mapping errors related to the Meadowlily Woods 
Environmentally Significant Area Conservation Master Plan within Map 1 – Place 
Types and Map 5 – Natural Heritage of the The London Plan and in conformity 
with the Council-approved Meadowlily Woods ESA boundary. 

D. THE AMENDMENT 

The London Plan for the City of London is hereby amended as follows: 

1. Map 1 – Place Types, to the Official Plan, The London Plan, for the City of 
London Planning Area is amended by changing the Place Type of a portion of 
those lands located at 65-85 Meadowlily Road South and Other Lands in the 
City of London, as indicated on “Schedule 1” attached hereto, from Green 
Space Place Type to Neighbourhoods Place Type. 

 
2. Map 5 – Natural Heritage, to the Official Plan, The London Plan, for the City 

of London Planning Area is amended by changing the delineation of the 
Meadowlily Woods Environmentally Significant Area (ESA) natural heritage 
area on a portion of those lands located at 65-85 Meadowlily Road South and 
Other Lands in the City of London, as identified on “Schedule 2” attached 
hereto.  

 



 

 
  

  



 

 
 



 

 
 
 
 



 

Appendix B – Internal and Agency Comments 

 
INTERNAL 
 
Heritage 
 
There are no heritage comments on this application. 
 
 
Water Engineering 
 
Water Engineering has no comment on the official plan amendment for the site. 
 
 
Sewer Engineering 
 
Sewer Engineering has no comment on this Application as it does not pertain to our 
service area. 
 
 
 
EXTERNAL 
 
London Hydro 
 
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. 
 
 
Upper Thames River Conservation Authority (UTRCA) 
 
UTRCA Letter is attached. 
 



 

 
 



 

 
  



 

Appendix C – Public Engagement 

On March 9, 2026, Notice of Application was sent to 15 property owners and residents 
in the surrounding area. 
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