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TO:  CHAIR AND MEMBERS 
 PLANNING AND ENVIRONMENT COMMITTEE 

 FROM: 
 

G. KOTSIFAS, P.ENG. 
MANAGING DIRECTOR, DEVELOPMENT & COMPLIANCE SERVICES 

& CHIEF BUILDING OFFICIAL 

 SUBJECT:  APPLICATION BY: CITY OF LONDON 
73, 77, 81 & 91 SOUTHDALE ROAD EAST and 

 3021 & 3033  WHITE OAK ROAD  
PUBLIC PARTICIPATION MEETING ON 

MARCH 25, 2014 @ 4:00 P.M. 

 

 RECOMMENDATION 

 
That, on the recommendation of the Manager, Development Planning based on the application 
of City of London relating to the property located at 73, 77, 81 & 91 Southdale Road East, 3021 
& 3033  White Oak, the attached proposed by-law BE INTRODUCED at the Municipal Council 
meeting on April 1, 2014 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 Neighbourhood Shopping Area Special 
Provision (h*h-11*h-63*h*103*NSA4(6)) Zone which permits commercial uses that serve the 
needs of the adjacent residential areas and to permit automobile sales and service uses TO a 
Holding Neighbourhood Shopping Area Special Provision (h-__*NSA4(6)) Zone. It is proposed 
that the h*h-11*h-63*h*103 holding provisions be consolidated into one (1) new holding 
provision which will allow for the development of an automobile sales and service establishment 
as an interim use. 
 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
OZ–7943 - Report to the Planning and Environment Committee on March 26, 2012 to allow for a 
Neighbourhood Commercial Node designation and a Neighbourhood Shopping Area (NSA4) 
zone variation to permit commercial development on this site. 
 
OZ–8047 - Report to the Planning and Environment Committee on May 28, 2012 to allow 
neighbourhood commercial uses that serves the needs of the abutting residential uses. 
 

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

The purpose and effect of this zoning change is to amend the holding provision to permit an 
automobile sales and service establishment as an interim use. 

 RATIONALE 

 
1. The recommended holding provision provides for the development of an automobile 

sales and service establishment as an interim use and ensures that issues relating to 
municipal servicing, access, noise, and urban design, will be addressed when the parcel 
is redeveloped. 
 

2. The size of this parcel is more than sufficient to allow for the development of uses in the 
existing zone.  
 

3. The recommended zone change is appropriate and represents sound land use planning. 
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 BACKGROUND 

 

Date Application Accepted: December 16, 
2013. 
 

Applicant: City of London 

REQUESTED ACTION:  Change Zoning By-law Z.-1 from a Holding Neighbourhood 
Shopping Area Special Provision (h*h-11*h-63*h*103*NSA4 (6)) Zone which permits 
commercial uses that serve the needs of the adjacent residential areas and to permit 
automobile sales and service uses TO a Holding Neighbourhood Shopping Area Special 
Provision (h-__*NSA4(6)) Zone. It is proposed that the h*h-11*h-63*h*103 be combined with 
one (1) new holding provision which will allow for the development of an automobile sales 
and service establishment as an interim use. The property owner has applied for Site Plan 
Approval and as a result, the City may be considering additional special provisions to the 
NSA4(6) zone to address any deficiencies with by-law regulations (i.e. setbacks, parking, 
etc.). 

 

 SITE CHARACTERISTICS: 

 Current Land Use - Church and single detached dwellings  
 Frontage – 113 meters  
 Depth – 106 metres  
 Area – 1.2 hectares  
 Shape - Rectangular  

 

  SURROUNDING LAND USES: 

 North – Auto dealership 
 South – Residential 
 East – Multi-Family Residential and Single Family Residential 
 West -  Auto dealership 

 

  OFFICIAL PLAN DESIGNATION: (refer to map) 

 Neighbourhood Commercial Node 

   EXISTING ZONING: (refer to map) 

 Holding Neighbourhood Shopping Area Special Provision (h*h-11*h-63*h*103*NSA4 (6)) 

 

 PLANNING HISTORY 

 
The subject lands consist of 6 properties, 73, 77, 81 and 91 Southdale Road East and 3021 and 
3033 White Oak Road. The property at 91 Southdale Road East is the location of the former St. 
Elias Church. A demolition permit was issued on February 22, 2012 to demolish the church and 
the assembly hall. Consolidation of the properties resulted in an exterior side yard along 
Southdale Road East of 113m and frontage along White Oak Road of 106m. The total 
developable area is 1.2ha.     
   
The proposed development is surrounded by automobile dealerships to the north and west. The 
lands to the east and south are designated for future Multi Family Medium Density Residential 
development. The subject site is suitably located for commercial development with frontages on 
White Oak Road (approximately 16,500 vehicles/day) and Southdale Road East (approximately 
32,000 vehicles/day); both are classified as arterial roads in the City of London Zoning By-law 
Z.-1. This corner is a high-traffic area that links to many existing and future planned 
neighbouring residential areas.   
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On March 26, 2012 staff recommended (OZ-7843) an amendment to the Official Plan and 
Zoning By-law Z.-1 to allow for a Neighbourhood Commercial Node designation and a 
Neighbourhood Shopping Area (NSA4) zone variation to permit commercial development on 
this site.  In May 2012 the Official Plan and Zoning By-law Z.-1 was amended to allow a 
Neighbourhood Commercial Node designation and a Neighbourhood Shopping Area Special 
Provision (NSA4(6)) Zone to permit commercial development on this site. The Special Provision 
permits Automobile Sales and Service along the Southdale Road East frontage only.  
 

 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 

None. 
 

PUBLIC 
LIAISON: 

On January 7, 2014 the Notice of Application were letters 
sent to 99 surrounding land owners.  Notice of the 
application was also published in “The Londoner” on 
January 16, 2014. 

2 Responses 

Nature of Liaison: Change Zoning By-law Z.-1 from Holding Neighbourhood Shopping Area 
Special Provision (h*h-11*h-63*h*103*NSA4 (6)) Zone which permits commercial uses that 
serve the needs of the adjacent residential areas and to permit automobile sales and service 
uses to a Holding Neighbourhood Shopping Area Special Provision (h-__*NSA4(6)) Zone. It 
is proposed that the h*h-11*h-63*h*103 be combined with one (1) new holding provision 
which will allow for the development of an automobile sales and service establishment as an 
interim use. 

Responses: 2 Responses received 1 opposed to the requested amendment and the other 
inquiring why the rezoning was required. 

 

 ANALYSIS 

 
As mentioned above the relevant lands were rezoned in May 2012 to permit a range of 
commercial uses. At that time staff did not support automobile sales and service establishment 
use due to the fact that it is not permitted by the Official Plan policies for the Neighbourhood 
Commercial Node designation. Notwithstanding staffs’ recommendations, Council approved the 
automobile sales and service establishment use in addition to the other commercial uses 
requested by the applicant. All uses were approved subject to the inclusion of the following 
holding provisions: 
 
h Holding Provision 
 

Purpose:  To ensure the orderly development of lands and the adequate provision of 
municipal services, the "h" symbol shall not be deleted until a subdivision agreement or 
development agreement is entered into for the lands in question with the City of London. 

 
h-11 Holding Provision 
 

Purpose:  To ensure the orderly development of lands and the adequate provision of 
municipal services, the "h-11" symbol shall not be deleted until a development 
agreement associated with a site plan which provides for appropriate access 
arrangements to the satisfaction of Council is entered into with the City of London. 

 
h-63 Holding Provision 
 

Purpose: To ensure there are no land use conflicts between the commercial and residential 
land uses, the “h-63” symbol shall not be deleted until the owner agrees to implement all 
noise attenuation and design mitigating measures as recommended in noise assessment 
reports, acceptable to the City of London.  
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h-103 Holding Provision 
 

Purpose:  To ensure that urban design is addressed at site plan, a site plan will be approved 
and a development agreement will be entered into which, to the satisfaction of the General 
Manger of Planning and Development, incorporates the design objectives as identified in the 
Council resolution. A requirement of the site plan submission will include an urban design 
brief and building elevations which detail how the objectives have been achieved.   

 
The applicant has recently submitted an application for site plan approval to permit the auto 
dealership. The proposal includes the reuse of the existing buildings on site. Given the existing 
holding provisions and Councils direction on urban design related to redevelopment of the site, 
it is difficult for staff to remove several of the holding provisions due to the fact that no new 
buildings are proposed. The applicant has indicated that the auto dealership is intended to be a 
short term use and as a result, staff are prepared to recommend that the existing holding 
provisions be consolidated and the interim use of a car dealership be permitted.  
 
New Holding Provision 
 
The proposed holding provision is as follows: 
 
To ensure the orderly development of lands and the adequate provision of municipal services, 
the "h__" symbol shall not be deleted: 

 
i) Until a development agreement associated with a site plan which provides for appropriate 

access arrangements to the satisfaction of Council is entered into with the City of London;  
 
ii) Until the owner agrees to implement all noise attenuation and design mitigating measures as 

recommended in noise assessment reports, acceptable to the City of London; and 
 
iii) That urban design is addressed at site plan, a site plan will be approved and a development 

agreement will be entered into which, to the satisfaction of the City Planner, incorporates the 
design objectives as identified in the June 12, 2012 Council resolution. A requirement of the 
site plan submission will include an urban design brief and building elevations which detail 
how the objectives have been achieved.   

 
Permitted Interim Uses: Existing Uses; automobile sales and service establishment permitted by 
the applicable zone within existing buildings. 
 
This new holding provision will allow for the proposed development to proceed and provide 
direction for the future redevelopment of the site in keeping with Councils intent for these lands.  
 
Public Response 
 
Through the application review process, concerns were expressed from a resident on Bateman 
Trail relating to the proposed use; specifically, hours of operation, on-site activity, noise, and 
lighting. While this is anticipated to be a relatively low-impact use, issues relating to noise and 
lighting will also be addressed through the site plan approval process to ensure that there are 
no negative impacts on adjacent lands. 
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 CONCLUSION 

  
The new consolidated holding provision will ensure issues relating to urban design, noise 
mitigation and access are properly addressed when this site redevelops. In the interim an 
automobiles sales and services establishment use, utilizing the existing buildings is considered 
appropriate. 
 

RECOMMENDED BY: REVIEWED BY: 

 
 
 
 
 

 
 
 
 

SEAN MEKSULA 
PLANNER II 
DEVELOPMENT PLANNING 

ALLISTER MACLEAN 
MANAGER 
DEVELOPMENT PLANNING  

CONCURRED BY: SUBMITTED BY: 

 
 
 
 
 

 
 
 
 

TERRY GRAWEY, MCIP, RPP 
MANAGER 
DEVELOPMENT SERVICES & PLANNING 
LIAISON 

GEORGE KOTSIFAS, P.ENG 
MANAGING DIRECTOR, DEVELOPMENT 
& COMPLIANCE SERVICES  
AND CHIEF BUILDING OFFICIAL 

SM/sm 
 
CC.  York Development Group (201-303 Richmond Street, London ON N6B 2H8) 
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Responses to Public Liaison Letter and Publication in “Living in the City” 
 

Telephone 
 

Written 

None. Chris Ellison 
2635 Bateman Trail Unit 20 
London ON 
N6L 0C1 

 

Jack Malkin (email) 
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      Bill No.  
      2014 
 
      By-law No. Z.-1-14   
 
      A by-law to amend By-law No. Z.-1 to rezone an area of 

land located at 73, 77, 81 & 91 Southdale Road East, 
3021 & 3033 White Oak Road. 

 
  WHEREAS the City of London has applied to rezone an area of land located at 73, 77, 81 & 
91 Southdale Road East, 3021 & 3033  White Oak Road, as shown on the map attached to this by-law, as set 
out below;  
  
  AND WHEREAS this rezoning conforms 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 73, 77, 81 & 91 Southdale Road East, 3021 & 3033 White Oak Road, as shown on the attached map, from a 
Holding Neighbourhood Shopping Area Special Provision (h*h-11*h-63*h*103*NSA4 (6)) Zone to a Holding 
Neighbourhood Shopping Area Special Provision (h-__*NSA4(6)) Zone. 
 
2.   Section 3.8 of the Holding (h) Zones to By-law No. Z.-1 is amended by adding the following : 

 
h-____ Purpose:  To ensure the orderly development of lands and the adequate provision of municipal 
services, the "h__" symbol shall not be deleted: 

 
i) Until a development agreement associated with a site plan which provides for appropriate 

access arrangements to the satisfaction of Council is entered into with the City of London; 
 

ii) Until the owner agrees to implement all noise attenuation and design mitigating measures as 
recommended in noise assessment reports, acceptable to the City of London; and  

 
iii) That urban design is addressed at site plan, a site plan will be approved and a development 

agreement will be entered into which, to the satisfaction of the City Planner, incorporates the 
design objectives as identified in the June 12, 2012 Council resolution. A requirement of the 
site plan submission will include an urban design brief and building elevations which detail 
how the objectives have been achieved.   

 
Permitted Interim Uses: Existing Uses; automobile sales and service establishment permitted by 
the applicable zone within existing buildings. 

 
 
This By-law shall come into force and be deemed to come into force in accordance with subsection 34(21) of 
the Planning Act, R.S.O. 1990, c. P.13, either upon the date of the passage of this by-law or as otherwise 
provided by the said subsection. 
 
 PASSED in Open Council on April 1, 2014. 
 
 
 
 
 
      Joe Fontana 
      Mayor 
 
 
 
 
 
      Catharine Saunders 
      City Clerk 
  
 
 
 
First Reading    -  April 1, 2014 
Second Reading – April 1, 2014 
Third Reading   -  April 1, 2014 
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