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  TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

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

 SUBJECT:  
OLD VICTORIA HOSPITAL LANDS SECONDARY PLAN  

AND ASSOCIATED OFFICIAL PLAN AMENDMENTS 
 

OLD VICTORIA HOSPITAL LANDS ZONING STUDY 
 

PUBLIC PARTICIPATION MEETING ON 
Tuesday, June 17, 2014, not before  7:45 p.m 

 
 

 RECOMMENDATION 
 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to the Old Victoria Hospital Lands on South Street and lands 
surrounding the former hospital; 
 
(a) That the Old Victoria Hospital Lands Secondary Plan, attached hereto as “Appendix “A” 

BE ADOPTED; 
 

(b) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the 
Municipal Council meeting on June 24, 2014 to amend the Official Plan to; 
 

i) amend Chapter 20 - Secondary Plans, BY ADDING “Old Victoria Hospital Lands 
Secondary Plan” to the list of Secondary Plans adopted by Council in Section 
20.2 i) of the Official Plan for the City of London;  

ii) amend Chapter 20 – Secondary Plans, BY ADDING Section 20.6 – Old Victoria 
Hospital Lands Secondary Plan, to the Official Plan for the City of London; 

iii) amend Schedule B1 – Natural Heritage Features, TO DELINEATE the 
‘Woodland” and “Significant Stream Corridor” identified in the SoHo 
Redevelopment Environmental Impact Study. 

iv) TO ADD the naming and delineation of the “Old Victoria Hospital Lands” to 
Schedule “D” – Planning Areas. 

 
IT BEING NOTED that the final decisions relating to the protection of the heritage buildings 
within the Old Victoria Hospital Lands Secondary Plan will be addressed through separate 
processes, including the evaluation of adaptive reuse viability through the request for proposals 
process and consultation with LACH ; and, 

 
(c) That Administration BE DIRECTED to initiate the required Zoning By-law amendments 

to implement the Old Victoria Hospital Lands Secondary Plan which will come back to a 
future public participation meeting. 
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 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 

June 13, 2011  Report to the Built and Natural Environment Committee (BNEC) – 
A report recommending the adoption of the SoHo Community 
Improvement Project Area and the SoHo Community 
Improvement Plan (Roadmap SoHo). 

 

September 25, 2012  Presentation to the Investment and Economic Prosperity 
Committee (IEPC) – A presentation outlining a preferred 
redevelopment process for the South Street Campus Lands. This 
process was to be informed by a Master Development Plan, a 
Phasing Plan and a Disposition Strategy. The presentation also 
served to identify key next steps in the redevelopment process 
including the preparation of a Terms of Reference for the Old 
Victoria Hospital Lands Secondary Plan and the identification of 
funding sources for supporting servicing studies. 

June 20, 2013 Draft Secondary Plan to Planning and Environment Committee 
(PEC) to get direction for public circulation. 

 
  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The recommended actions will put policies in place which will encourage the conservation of the 
area’s most important cultural heritage attributes and provide for development which is 
integrated with the Thames River valley and the surrounding neighbourhood. The Secondary 
Plan will guide the overall nature and location of development by providing a community 
structure plan, and give direction to use, intensity and form attributes expected in each of four 
main character area land use designations. 
 

 RATIONALE 
 

1. The recommended Official Plan amendments, to include the text and schedules of the 
Secondary Plan in the Official Plan, are consistent with the Provincial Policy Statement 
with respect to building healthy, liveable and active communities; make wise use of land; 
and provide for a wide range of housing types. 
 

2. The recommended Official Plan amendments, to amend the map schedules and to 
include the Secondary Plan, meet, or provide the tools to meet, the intent of the Official 
Plan. 
 

3. The recommended Official Plan amendments, which include the Secondary Plan, 
represent good planning, because they are based on a comprehensive community 
structure plan that is premised on the provision of a transit-friendly, walkable community 
with higher density residential development to provide alternatives to prevent urban 
sprawl and make better use of existing resources. The Secondary Plan provides for an 
appropriate mix of land uses and building types to meet the needs of people at different 
stages of life and with different income levels. 

 

2 
 



                                                                                    Agenda Item #      Page #  
 
 
 
 
 

O-8158/Z-8344 
Chuck Parker/Brian Turcotte  

 

 

3 
 



                                                                                    Agenda Item #      Page #  
 
 
 
 
 

O-8158/Z-8344 
Chuck Parker/Brian Turcotte  

 

 

4 
 



                                                                                    Agenda Item #      Page #  
 
 
 
 
 

O-8158/Z-8344 
Chuck Parker/Brian Turcotte  

 

 

5 
 



                                                                                    Agenda Item #      Page #  
 
 
 
 
 

O-8158/Z-8344 
Chuck Parker/Brian Turcotte  

 

  
 
 

6 
 



                                                                                    Agenda Item #      Page #  
 
 
 
 
 

O-8158/Z-8344 
Chuck Parker/Brian Turcotte  

 

 BACKGROUND 
 
The Secondary Plan Process 
 
On June 20th, 2011 Municipal Council adopted a by-law pursuant to Section 28 of the Planning 
Act designating lands generally bounded by the Canadian National Railway to the north, 
Adelaide Street North to the east, and the Thames River (South Branch) to the south and west 
as a Community Improvement Project Area. Council also adopted “Roadmap SoHo”, a 
Community Improvement Plan for the Community Improvement project Area (see Figure 1).   
 

 
Figure 1 

 
SOHO Community Improvement Plan Area and the Old Victoria Hospital Lands 

Secondary Plan Study Area 
 

 
 
 
The product of an extensive, community-led planning process, “Roadmap SoHo” advanced a 
distinct and progressive vision for the neighbourhood. That vision stated;  
 

“Our SoHo will be a vibrant and healthy urban neighbourhood that celebrates its 
rich sense of community and heritage. With its unique links to the Downtown and 
the Thames River, SoHo will be a great place to live, work, shop and play!”  

 
To promote the long-term sustainability of the area and stimulate re-investment and 
neighbourhood capacity building, Roadmap SoHo outlined a number of key economic, social 
and environmental strategies. 
 
One of these initiatives was the preparation of a Secondary Plan for the redevelopment of the 
Old Victoria Hospital lands. The Secondary Planning Area, as conceptually defined in the SoHo 
Community Improvement Plan, included those lands bound by Wellington Street to the west, 
Maitland Street to the east, Hill Street to the north, and the Thames River to the south (see 
Figure 1 above). 

7 
 



                                                                                    Agenda Item #      Page #  
 
 
 
 
 

O-8158/Z-8344 
Chuck Parker/Brian Turcotte  

 
 

 
 
The Secondary Plan would provide a detailed land use plan and policies to implement the 
community vision set out in Roadmap SoHo. Further, the Plan would serve as the policy basis 
for the review of future amendment applications within the study area.  
 
On December 10th, 2012 the Corporation of the City of London retained the services of The 
Planning Partnership for the purpose of preparing a Draft Secondary Plan and Official Plan 
Amendment for the Old Victoria Hospital Lands. 
 
On January 30th and 31st, 2013 City staff met with the consulting team to undertake a visual 
analysis of the study area. These meetings served to identify key natural, physical and built 
elements of the study area. Opportunities and constraints, as they pertained to the realization of 
the community vision were also discussed.     
 
To assist in the preparation of the Draft Secondary Plan, a series of public workshops were 
convened. These workshops, which were not Statutory Public Meetings under the Planning Act, 
included:  
 
 
Public Workshop #1 – “Developing A Vision”: 
 
On January 30th, 2013, approximately 100 people attended a “Visioning” Workshop” (hosted by 
City of London staff and The Planning Partnership) at the former South Street Victoria Hospital. 
Interestingly, this Workshop was the last “public event” to be held at the site before its closure.  
Following a brief “orientation and process presentation” by City staff and the consulting team, 
session participants were invited to create a “visual demonstration” of their preferred 
neighbourhood. This activity involved the selection and placement of photos portraying different 
examples of various community structure elements (buildings; uses; streetscapes; parks;  
and urban spaces, etc.) onto a “plan” of the study area.  
 
 
Public Workshop #2 – “Considering our Options”: 
 
On April 3rd, 2013, approximately 60 people attended a Public Workshop to review and discuss 
three preliminary land use options for the Secondary Planning Area. These options, which were 
informed by the “visual demonstration” charrette included: 
 
• Option A, the South Street Promenade – a low density residential land use scenario 

building on the historic significance of the Hospital facility and the streetscape along the 
north side of South Street between Waterloo and Colborne Street; 

 
• Option B, the Four Corners – a medium density residential land use scenario building on 

the idea of a significant mixed-use centre at the intersection of Colborne and South Streets; 
and, 
 

• Option C, the Riverview Promenade – a high density residential land use scenario 
celebrating the importance and presence of the Thames Valley Corridor in the 
neighbourhood. 

 
 
On April 17th, 2013 City staff also met with the executive of the SoHo Community Association to 
discuss the various land use options advanced at the April 3rd, 2013.  
 
 
On June 20, 2013 the Draft Secondary Plan was submitted to Planning and Environment 
Committee (PEC) and direction was given by Council on June 25, 2013 to circulate the Draft 
Plan to the public, agencies and other City departments. The liaison and Draft Plan were sent 
September 6, 2013. A follow-up e-mail was subsequently sent as well as the recent Notice of 
Public Meeting. 
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Background Studies 
 
The Old Victoria Hospital Lands Secondary Plan is based on and supported by a number of 
background servicing studies. These studies have all been completed and reviewed by the 
appropriate agencies. These included; 
 
 
Background Study 
 

 
Completion Date 
 

Traffic Impact Study May, 2013 
Water Servicing Study July, 2013 
Storm, Drainage and SWM Servicing and Capacity Study July, 2013 
Sanitary Servicing and Capacity Study June, 2013 
Environmental Impact Study July, 2013 
Cultural Heritage Resource Study August, 2013 
Hydro-Geotechnical Evaluation  September, 2013 

 
The Secondary Plan was reviewed and amended based on the findings and recommendations 
of the various background studies. 
 
 

 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 
 
The Agency/City Department liaison and Draft Plan were sent September 6, 2013. A follow-up 
e-mail was sent May 9, 2014. In response, the City received the comments from the following 
agencies and City Departments. Full comments are appended to this report following the public 
comments. Only comments received after the liaison date are included. Previous comments on 
the Draft Secondary Plan and Background Studies were forwarded to the consultant and were 
considered during preparation of the Draft Secondary Plan. 
 

1. Transportation Advisory Committee (TAC)    October 1, 2013 
2. Ministry of Municipal Affairs and Housing (MAH)   October 7, 2013 
3. Upper Thames River Conservation Authority (UTRCA)  October  8, 2013 
4. City of London Transportation Division     October 23, 2013 
5. Ministry of the Environment (MOE)     October 24, 2013 
6. Ministry of Tourism, Culture and Sport (MTCS)   October 31, 2013 
7. London Transit Commission (LTC)     December 18, 2013 
8. Architectural Conservancy of Ontario (ACO)    May 9, 2014 
9. CN Rail        May 13, 2014 

 

PUBLIC 
LIAISON: 

On September 6, 2013 Notice of Application was sent to 
410 property owners in the surrounding area.  Notice of 
Application was also published in the Public Notices and 
Bidding Opportunities section of The Londoner on 
September 19, 2013. Planning staff also e-mailed    
individuals on our project e-mail list and also posted all 
notices, draft reports and background studies on the City 
website at http://www.london.ca/business/Planning-
Development/secondary-plans/Pages/OldVicHospital.aspx.        
A “Possible Land Use Change” sign was also posted on the 
site. 
 

Eleven (11) 
replies were 
received 
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Nature of Liaison: The amendments will change the Official Plan by adding the Old Victoria 
Hospital Lands to Section 20 and incorporating the Secondary Plan to guide the 
redevelopment of the subject lands, and provide new schedules to address detailed land use 
designations, community structure elements and building heights. The Secondary Plan may 
contain specific policies pertaining to: a community vision; land use; urban design and 
amenity; transportation; servicing and utilities; and implementation mechanisms. 

The proposed new policies may include special policies for the “Main Street Commercial 
Corridor”, “Low Density Residential”, Multi-Family, Medium Density Residential”, “Multi-
Family, High Density Residential”, and “Open Space” designations and the creation of new 
“Mixed Use”, “Servicing and Utility” and “Transportation” policies of the Official Plan for the 
study area.  

The City may also consider possibly changing: the Official Plan Land Use designations on 
Schedule “A” FROM “Main Street Commercial Corridor” “Low Density Residential”, Multi-
Family High Density Residential” and “Open Space” designations TO “Main Street 
Commercial Corridor”, “Low Density Residential”, “Multi-Family Medium Density Residential”, 
“Multi-Family High Density Residential” , Office Area, Office Residential, Community Facility 
and “Open Space” designations to change or realign the designations on some of these 
lands; possible changes to the limit of the “Maximum Hazard Line” and “Significant River, 
Stream and Ravine Corridor” features shown on Schedule “B1” to implement the findings of 
the required Environmental Impact Study; possible changes to the limit of the “Riverine 
Erosion Hazard Limit for Confined Systems” feature shown on Schedule “B2” to implement 
the findings of the required background studies; and, possibly changing Schedule “D” of the 
Official Plan to identify the Old Victoria Hospital Lands Secondary Plan Area. 

Change Zoning By-law Z.-1 to amend/apply Residential R3,Residential R4, Residential R5,  
Residential R7, Residential R8, Residential R9, Residential R10, Neighbourhood Facility 
(NF), Community Facility (CF), Regional Facility (RF), Office (OF), Business District 
Commercial (BDC), Open Space (OS1 and OS4) and Heritage (HER) Zones and make 
possible changes to the Bonusing and Holding Zone Provisions in the By-law. 

Responses: Of the 11 responses, 10 provided supportive comments. One letter of support 
was received from the SoHo Community Association supporting the Plan and the efforts of 
staff on community engagement and trying to improve the area. 

There were two requests; one owner requested that 19 of the properties should be included 
in the study area boundary (7 were included) and second request that the City should 
encourage adaptive reuse of the identified heritage buildings. 

Two concerns were raised; one that the new high density residential proposed in the area not 
be government subsidized housing and the other ,if more pedestrians are envisioned then 
safer crossing points be provided on Wellington Street 

 
  

10 
 



                                                                                    Agenda Item #      Page #  
 
 
 
 
 

O-8158/Z-8344 
Chuck Parker/Brian Turcotte  

 
 

 ANALYSIS 
 
An Overview of the Secondary Plan 
 
The Old Victoria Hospital Lands Secondary Plan is based on achieving the vision and principles 
established in the SoHo Community Improvement Plan. As such, the vision and principles of the 
Secondary Plan call for a community that is: 
 
• desirable, vibrant and diverse; 
• green and integrated; 
• creative and leading edge; 
• connected; 
• safe, healthy and balanced; 
• historically and culturally enriched; and, 
• anchored in pride and sense of place. 

 
In addition to the above, the Plan advances a series of fundamental planning and urban design 
principles which serve as an organizing framework for policy and the primary considerations in 
the review and approval of applications in the Secondary Plan area. These principles include: 
  
• Place-making which is a multi-faceted approach to the planning, design and management of 

public spaces including streetscapes, in combination with buildings and the private realm; 
• Transit and pedestrian-oriented development which promotes connectivity, mobility and 

accessibility within and between neighbourhoods, employment lands, parks and open 
spaces; 

• Design excellence in the public and private realm which calls for a comprehensive approach 
to design and design coordination between private and public realms; 

• Natural and cultural heritage features and functions; and,  
• Key community “building blocks” referred to in the Secondary Plan as the “Four Corners”, 

“South Street Promenade” and Riverfront Promenade”. 
 

In support of this planning framework, goals, objectives and policies are advanced specific to: 
land use; urban design; transportation; servicing and utilities; and implementation. 
 
The Old Victoria Hospital Lands Secondary Plan anticipates, and provides for, the development 
of an additional 1,500 to 2,000 dwelling units over a “…long-term planning horizon…” Inherent 
to the Secondary Plan is the notion of flexibility. This flexibility acknowledges the vision of the 
community, the fluidity of the market place, and the unique position the Corporation of the City 
of London enjoys as it pertains to the development, phasing and disposition of iys significant 
public holdings in the Plan area. 
 
Important Components of the Secondary Plan 
 
There are three significant components or themes in this Secondary Plan; the historical 
importance of the hospital to the City and the heritage attributes reflected in the buildings that 
housed that facility; the importance of the Thames River valley and the importance of the 
sensitive integration of any new development with the existing neighbourhood. A description of 
each component is provided below. 
  

1) The Importance of Heritage 
 
To date a number of reports have been prepared by consultants on the heritage significance of 
the individual hospital buildings. This has resulted in three reports to the Planning and 
Environment Committee (PEC); 
 

1. September, 2011: 10th Report of the London Advisory Committee on Heritage  with 
respect to the Cultural Heritage Report relating to the buildings in the South Street 
Hospital Complex. 

2. December 12, 2011: South Street Hospital Complex -Heritage Issues. 
3. January 16, 2012: Decommissioning the South Street Hospital Public Participation 

Meeting. 
11 

 



                                                                                    Agenda Item #      Page #  
 
 
 
 
 

O-8158/Z-8344 
Chuck Parker/Brian Turcotte  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aerial Photo - Victoria Hospital (circa 1960) (Courtesy – UWO Archives) 
 
The Provincial Policy Statement, 2.6.1, states: Significant built heritage resources and 
significant cultural heritage landscapes shall be conserved. The former Victoria Hospital 
complex along South Street between Waterloo and Colborne forms a collection of buildings, 
each of which is listed as a Priority 1 property on the City’s Inventory of Heritage Resources. 
The Ontario Heritage Act provides the tools for conserving identified heritage attributes of 
properties.  
 
To understand clearly what this legacy contains, the City has authorized various studies related 
to the cultural heritage of the site. This includes the initial 2011 Tausky Report, subsequent 
building condition assessments for two buildings by Allan Avis Architecture in 2012 and, more 
recently, additional building condition assessments by SJMA Architects in 2013 for two 
additional buildings. Both the London Advisory Committee on Heritage (LACH)   and the public 
have been extensively consulted regarding the potential redevelopment of the former hospital 
site and the potential and challenges applicable to the preservation of the cultural heritage 
legacy there.  
 
 
The Tausky report identified 8 specific buildings on the former site that merited listing on the 
City of London Inventory of Heritage Resources as either Priority 1 or 2 properties and, further, 
suggested that the streetscape north of South Street, within the former complex, be given 
consideration for designation either as a cultural heritage landscape or as heritage conservation 
district.  
 
In October, 2011, the LACH provided information to Municipal Council noting the Tausky 
Report’s findings and commenting that it would be appropriate to consider how the South Street 
complex could be placed in the context of the medical and social history of London. It 
recommended that several buildings, or specific portions of them, be retained, including the 
streetscape on the north side of South Street as a possible cultural heritage landscape or 
heritage conservation district and further noted that the SoHo area had been identified as 
having the potential for study as a heritage conservation district according to the SoHo 
Community Improvement Plan.  
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At its meeting on January 31, 2012, Municipal Council resolved: 
 

-that it did not oppose the demolition of the Main Hospital Building, the Pastoral Care 
Building, the Isolation Building and the Surgical Building but requested that art deco 
façade elements of the Main Building be retained and reused in a future building to be 
constructed on the site; 
-that the Colborne Building and War Memorial Children’s  Hospital Building be protected 
until the feasibility of restoring either building could be adequately assessed through a 
request for proposal process with a report to follow related to mothballing costs; and, 
-that funding be allocated to assess the building condition of both the former Nurses’ 
Residence and the former Medical School Building on the north side of South Street. 

 
On the basis of this report and pursuant to the agreement between the City and LHSC, the first 
phase of demolition of buildings on the south side of South Street, with the exception of the 
Colborne building, was anticipated to proceed in 2014, saving the art deco elements of the Main 
Building. As of May, 2014, the demolition has been underway for several months now.  
 
The City has been informed by the hospital that the Art Deco components of the main building 
on the south side of South Street are to be used by the hospital at another location and will not 
be available for use at the Old Victoria Hospital site. 
 
Cultural Heritage Legacy Summary 
 
In terms of built heritage resources, four buildings have been identified as potentially worthy of 
retention and adaptive repurposing: the Colborne Building, the War Memorial Children’s 
Hospital Building, the Gartshore Nurses Residence and the Health Services Building. Each 
building, separately, may meet the criteria for designation under Section 29, Part IV, of the 
Ontario Heritage Act. 
 
Retention of the Colborne Building is a visible reminder of the older “pavilion style” hospital 
complex dating to the establishment of Victoria Hospital in the mid-1890s to complement the 
original London General Hospital built in 1875.  The Colborne Building was notable for its 
combination of what was then known as the Paying Patients’ Pavilion and the first purpose built 
Children’s hospital in the city’s history. It was designed by Hubert Carroll McBride who skillfully 
integrated later additions and the building, with its distinctive buff brick, remains a landmark on 
the corner of South Street and Colborne Streets and complements the more recent Children’s 
Hospital Building on the north. 
 
The War Memorial Children’s Hospital 
retains significance for a number of 
reasons:  its long-use as the Children’s 
Hospital; its intended use as a “Memorial” 
to the fallen of World War I as 
commemorated by the fundraising efforts 
spearheaded by the Independent Order 
of the Daughters of the Empire and 
several other local organizations; and, its 
memorial design elements by the local 
architectural firm, Watt and Blackwell. 
The second phase of its construction was 
intended to acknowledge and honour the 
“heroes” of World War II. 
 
The cultural heritage legacy of this 
building is further enhanced by its 
landmark status on the corner, and, 
historically, by the fact, that a room in the basement of this building witnessed the first use of 
Cobalt -40 Radiation Therapy in the world.  
 
 In the centre of the complex of buildings on the north side of South Street stands the former 
Gartshore Nurses Residence, a tribute to the legacy of thousands of nurses who received 
their formal training there and to the philanthropic efforts of Colonel William Gartshore, a 
benefactor who raised funds to expand the original size of the building creating its H- shape.  
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This building, too, features architectural features that link it to its adjacent buildings on the north 
side. 
 
At the west end of the block, is the former Medical School Building designed by Watt and 
Blackwell for Western University, an historic association from 1920- 1965. It, too, retains 
important architectural detailing complementing   both the Nurses Residence and the War 
Memorial Children’s Hospital.  
 
Collectively, the buildings on the north side of South Street form a distinctive grouping which are 
complemented by the wide street and significant front setbacks of both the Nurses Residence 
and War Memorial Hospital buildings. 
 
Both the LACH and staff have previously suggested that the art deco elements of the Main 
Building on the south side of South Street be retained and used elsewhere on the site. These 
elements are important not only for their reflection of the art deco style but, more importantly, for 
their connection to the estate of Elsie Perrin Williams whose funds allowed for the construction 
of what became the north wing of the Main Building. However, as indicated above, the Hospital 
intends to keep them and use these architectural elements elsewhere. 
 
Adaptive Repurposing 
 
It should be noted that the cultural heritage legacy of the four buildings identified above may be 
found in the exterior architectural details or within the central portions of the original buildings 
constructed in the 1920s. The legacy of much of the cultural heritage significance of the former 
site can be captured with the retention of attributes visible in the original portions of these 
buildings.  The removal of later additions may add to the redevelopment potential of the site. 
Further, the building condition assessments carried out by heritage familiar architectural firms 
identify all four of these properties as “structurally robust” and capable of adaptive repurposing 
although it is noted that heat, ventilation, electrical and plumbing services would require 
updating. The preservation, to some degree, of the original structures would not only retain 
cultural  heritage features but would also develop, in a real manner, the notion of environmental 
sustainability, a stated principle of both the Secondary Plan and the Provincial Policy Statement. 
 
Preliminary cost estimates for any adaptive reuse have been prepared through the Building 
Conditions Assessment Reports for the Health Services Building and the Nurses Residence on 
the north side of South Street. The preliminary cost estimates are $20-25 million and $17-21 
million; respectively, depending on whether they are ultimately used for residential or 
commercial purposes. It is important to recognize that these buildings were each built for 
specific institutional purposes. Their hallways, common areas, and individual room sizes may 
pose challenges in adapting to non-institutional uses. It will be important to understand the 
marketability of these buildings for adaptive re-use relative to the costs for their effective 
repurposing. Questions remain unresolved regarding how many of these buildings can 
reasonably be adaptively re-used. A detailed business model would have to be prepared for 
each building to identify actual adaptive reuse costs. There are plans to release a request for 
expressions of interest for the adaptive re-use of the Colborne Building and the War Memorial 
Children’s Hospital to understand the market opportunity for adaptive re-use. This will provide 
guidance on the viability and extent of heritage building retention that can be accommodated on 
the Old Victoria Hospital Lands. 
 
Recommendations 
 
Planning staff recommend that the retention of all, or portions exhibiting heritage attributes, of 
the four key heritage buildings described, through a more detailed business model and request 
for proposals process for any adaptive reuse of the existing buildings. It is further recommended 
that this report, including the SJMA building assessment reports, be tabled and made available 
for comment by the London Advisory Committee on Heritage. 
 
 

2) The Importance of the Thames River 
 
The Thames River is an important natural and cultural resource in the City of London, serving 
as the focus for development in London’s early development. The south branch of the Thames 
River flows past the Old Victoria Hospital lands but historically there has been very little 
connection between the two. Through the implementation of this Secondary Plan more intensive 
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residential development will be focused along the Thames River and be better connected to it 
through the development of a riverfront promenade and new development fronting onto the 
river. 
 
The Old Victoria Hospital had few pedestrian connections to the Thames River. The Thames 
Valley Parkway trail system currently ends on the north side at Wellington Street, loops over the 
bridge and then continues on the south side of the River to Adelaide Street where it crosses 
over the bridge to the north side and continues on past Highbury Avenue. The link between 
Wellington and Adelaide on the north side could not be completed because of land acquisition 
issues. Through the redevelopment of these lands the Thames Valley Parkway system can be 
completed through these lands and be better integrated with the neighbourhood. 
 
In addition, historically, there was no clear pedestrian connection into the neighbourhood. There 
was one dirt path which traversed a gravel parking lot but no sidewalks to connect 
neighbourhood pedestrians to the trail system. The Secondary Plan contains policies which 
encourage that these connections be included as part of the development process. Wellington, 
Waterloo, Colborne and Maitland Streets, and their associated sidewalks, would have direct 
connections to the Thames Valley Parkway. 
 
 

3) The Importance of Integration with the Existing Neighbourhood 
 
It is proposed that potentially 1500 new residential units will be added to the area over the next 
10-20 years. Surrounding the Old Victoria Hospital lands is a viable single family residential 
neighbourhood which has recently gone through a community improvement plan exercise. 
There was considerable input received from the neighbourhood. One of the requests was that a 
Secondary Plan be completed for the former hospital lands, a request that is currently being 
fulfilled through this process. 
 
The Secondary Plan provides for a transition in height from the south (Thames River) from 
higher to lower as you move north, closer to the neighbourhood to minimize impacts of 
shadowing, wind and traffic. The latter should be less of an issue because the secondary plan’s 
emphasis is on encouraging walking and cycling.  
 
Although housing forms may be different, it is intended that the new development would add to 
the existing SOHO neighbourhood, not be an entirely  separate neighbourhood. 
 
 
Is the Old Victoria Hospital Lands Secondary Plan consistent with the 2014 
Provincial Policy Statement (PPS)? 
 
Yes, the Secondary Plan is consistent with a number of sections of the PPS including; 
 
▪ Building Strong Healthy Communities - “Intensify development on existing services” – 

Sections 1.1.3.1, 1.1.3.3, and 1.1.3.4. 
▪ Housing  – Section 1.4.3▪  
▪ Public Spaces, Recreation, Parks, Trails and Open Space – Section 1.5.1 
▪ Infrastructure and Public Service Facilities – Section 1.6.1., and 1.6.2. 
▪ Long Term economic prosperity – Section 1.7.1 
▪ Cultural Heritage and Archaeology – Section 2.6. 
 
 
Major Remaining Issue 
 
The future of the four heritage buildings is the last remaining planning issue to resolve. As 
discussed above, there is sufficient justification to retain all, or parts, of the four buildings but 
cost/physical constraints/viability is still a question. Staff believe that the priority of importance of 
the four buildings is 1. Colborne Building, 2. War Memorial Childrens Hospital, 3 Nurses 
Residence Building, and 4.Health Services Building. However, there are costs associated with 
maintaining these buildings until a viable repurposing is found for them, and until development 
occurs on the non-heritage portions of the properties. Reports indicate that the buildings are 
suitable for adaptive reuse but require extensive service upgrades. The result of the request for 
expression of interest process described above, will be the strongest indicator of the feasibility 
and market interest of these opportunities. 
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In addition, London Health Sciences Centre (LHSC) has requested that the City expedite the 
process so that the buildings can be decommissioned within a shorter time frame. Both the 
Secondary Plan and Development Plan are on a condensed timeline so this can occur 
expeditiously. 
 
Old Victoria Hospital Development Plan 
 
In October 2012 Council, on the advice of the  Investment and Economic Prosperity Committee 
(IEPC) approved the preparation of servicing studies to prepare a plan for the “phasing of 
development and “marketing information and potential financial benefits to the community”.  A 
report is expected to be submitted to (IEPC) on June 9, 2014. 
 
This parallel process, currently being undertaken by the City, reviews possible development 
scenarios on the Old Victoria Hospital Lands, after properties are transferred to the City from the 
LHSC following practical completion of the decommissioning and demolitions. The Secondary 
Plan provides policy direction more specific than that founfd in the Official Plan. It offers a 
community structure and identifdies key features of the lands and development intent for 
prospective development proponents. 
 
 
Zoning Study 
 
The Secondary Plan provides the character area designations and community structure plan to 
provide the policy basis for future changes in the neighbourhood. The Zoning By-law provides 
the specifics on permitted uses, height and maximum density permitted on individual properties. 
 
The existing zoning (see zoning schedule in report) on the Old Victoria Hospital Lands is very 
complex, relying primarily on pre-zoning to indicate the permitted uses, height and density of 
development. Planning staff want to change the approach to one which permits a certain 
minimum level of development and then bonuses additional density and height in return for 
public benefits such as heritage conservation, design excellence, public open space, 
underground parking, energy efficiency (LEED), affordable housing, neighbourhood resident 
amenities, etc. The City has used bonusing periodically since the approval of Zoning By-law Z-1 
in the early 1990’s, particularly in the Downtown.  
 
To date, new zoning has not been developed to implement the Secondary Plan. Once the 
secondary plan has been approved by Council, Planning staff will begin the process of 
developing zoning to implement the Plan. 
 
 

PREPARED BY: SUBMITTED BY: 
 
 
 
 

 

W.J. CHARLES  PARKER , M.A. 
SENIOR PLANNER -URBAN 
REGENERATION 

JIM YANCHULA, MCIP, RPP 
MANAGER, URBAN REGENERATION 

RECOMMENDED BY: 
 
 
 
 
JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 
June 6, 2014 
cp  
 

Y:\Shared\policy\URBAN REGENERATION\Projects\2014\Old Victoria Hospital\planningreporttoPECjune172014 - JY.docx 
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Responses to Public Liaison Letter and Publication in “Living in the City” 
 
Telephone 
 

Written 
 

Susan Richer  415 South Street  Catherine Morrissey  105 Clarence Street  
M. Husansky  218 South Street Tanya Park  300 South Street, President- 

SoHo Community Association 
Maria Kress  396 Hill Street Gord Mayhew  79 Wellington Street 
Janet Beck  370 Simcoe Street Patrick John Ambrogio  475 and 497 Grey 

Street, 449/453/459 Grey Street, 514 and 520 
South Street 

Tony Chalal  151 Waterloo Street Sandra Miller 
Cleveland and Noella Granger 457 South 
Street 
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     Public Comments 
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Agency/City Department Comments 

 
Mail and email correspondence received with respect to the Secondary Plan Process from 
October 8, 2013 to May 9, 2014. 
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City of London.  Zoning By-law No. Z.-1, May 21, 1991, as amended. 
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Appendix "A" 

 
 
  Bill No. (number to be inserted by Clerk's Office) 
  2014  
 
 
  By-law No. C.P.-1284-  
 
  A by-law to amend the Official Plan for the 

City of London, 1989 relating to the Old 
Victoria Hospital Lands on South Street. 

 
 
  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 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.  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 June 24, 2014. 
 
 
 
 
 
 
  Joe Fontana 
  Mayor 
 
 
 
 
 
  Catharine Saunders 
  City Clerk  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
First Reading – June 24, 2014  
Second Reading – June 24, 2014  
Third Reading – June 24, 2014  
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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: 
 

1. To add “Old Victoria Hospital Lands Secondary Plan” to the list of Adopted 
Secondary Plans in Section 20.2. i) of the Official Plan for the City of London;  
 

2. To add Section 20.6 - Old Victoria Hospital Lands Secondary Plan to Chapter 
20 – Secondary Plans, of the Official Plan for the City of London; 
 

3. To add the delineation of a “Woodland” and “Significant River Corridor” to 
Schedule B1 – Natural Heritage Features, to the Official Plan for the City of 
London; and, 
 

4. To add the naming and delineation of the “Old Victoria Hospital Lands” to 
Schedule “D” – Planning Areas. 

 
 

B. LOCATION OF THIS AMENDMENT 
 

1. This Amendment applies to the Old Victoria Hospital lands located on South 
Street and surrounding properties in the City of London. 

 
C. BASIS OF THE AMENDMENT 

 
The preparation of the Old Victoria Hospital Lands Secondary Plan was 
undertaken on the basis of the Community Plan Process Guidelines adopted by 
Council and Official Plan Amendment No. 501, adopted by Council on May 30, 
2011, which permits the completion of Secondary Plans that can be adopted as 
part of the Official Plan. 
 
The City of London was responsible for carrying out the necessary background 
studies (except for the Hazardous Materials Reports undertaken by LHSC), 
undertaking further public consultation through community meetings following the 
SOHO Community Improvement Plan process and satisfying certain planning 
requirements and criteria as set out in the Terms of Reference adopted by 
Council. The background studies, community and agency input, options and 
proposed policies were, in turn, reviewed and assessed by municipal staff in the 
context of the Provincial Policy Statement and the City of London Official Plan, 
and used in the finalization of the Secondary Plan. This background work forms 
the basis and rationale for amendments to Official Plan Schedules “B1” and “D” 
to address land use changes and delineate the secondary plan area. 
 
The Secondary Plan will be used in the consideration of all applications including 
Official Plan amendments, zoning by-law amendments, site plans, consents, 
minor variances and condominiums within the Planning Area. The Secondary 
Plan consists of text which provides specific policies for each character area, and 
both a Character Area and Urban Structure Plan Schedule. Appendices are 
attached to provide more background. 

 
D. THE AMENDMENT 

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

1. The following is added to Section 20.2 – List of Adopted Secondary Plans, 
of the Official Plan for the City of London; 
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_) Old Victoria Hospital Lands Secondary Plan 

 
2. Chapter 20 – Secondary Plans, of the Official Plan for the City of London is 

amended by adding a new section, 20.6 Old Victoria Hospital Lands 
Secondary Plan, attached hereto as Schedule 3. 

 
3. Schedule “B1– Natural Heritage Features” is amended by adding the  

delineation of a “Woodland” and “Significant River Corridor” as indicated on 
Schedule 1 attached hereto.  

 
4. Schedule “D” – Planning Areas, to the Official Plan for the City of London is 

amended by delineating the “Old Victoria Hospital Lands” as indicated on 
Schedule 2 attached hereto. 
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Schedule 3 

 
Section 20.6 

Old Victoria  Hospital Lands Secondary Plan 
June, 2014 
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