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  TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

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

 SUBJECT: APPLICATION BY: 1740 RICHMOND STREET  
CP REIT ONTARIO PROPERTIES LIMITED  

PUBLIC PARTICIPATION MEETING ON 
AUGUST 22, 2016 

 

 RECOMMENDATION 
 
That, on the recommendation of the Managing Director, Planning and City Planner, the following 
actions be taken with respect to the application of CP REIT Ontario Properties Limited relating 
to the property located at 1740 Richmond Street the proposed by-law attached hereto as 
Appendix "A" BE INTRODUCED at the Municipal Council meeting on August 30, 2016 to 
amend Zoning By-law No. Z.-1, in conformity with the Official Plan, to change the zoning of the 
subject property FROM an Associated Shopping Area Commercial (ASA1/ASA2/ASA8) Zone, 
TO an Associated Shopping Area Commercial (ASA1/ASA2/ASA3/ASA8) Zone. 

 
  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
“None” 
 

  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of the requested Zoning By-law amendment is to permit medical/dental 
offices (275m2) within a new stand-alone building (715m2) on the subject site. 
 

 RATIONALE 
 

1. The recommended Zoning By-law amendment is consistent with the Provincial Policy 
Statement 2014.  

2. The recommended amendment is consistent with Enclosed Regional Commercial Node 
Policies of the Official Plan.  

3. The recommended zone facilitates increased usability of the subject site by 
accommodating uses that are similar to, and compatible with, the existing uses in the 
surrounding area.   

4. The proposed built form and on-site parking is capable of supporting the requested 
medical/dental office without resulting in any negative impacts to abutting uses.   

 

 BACKGROUND 
 

Date Application Accepted: June 6, 2016 Agent: Harry Froussios (Zelinka Priamo) 
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REQUESTED ACTION: Change Zoning By-law Z.-1 from an Associated Shopping Area 
Commercial (ASA1/ASA2/ASA8) Zone which permits which permits a wide range of 
commercial uses to a Associated Shopping Area Commercial (ASA1/ASA2/ASA3/ASA8) 
Zone which permits clinics, day care centres, laboratories, medical/dental offices and 
professional and service offices as additional uses. 

 

 SITE CHARACTERISTICS: 

• Current Land Use – Grocery Store  

• Frontage – 150m (492ft) 

• Depth – 180m (590ft) 

• Area – 3.06ha (7.57ac)  

• Shape – Rectangle   

 

  SURROUNDING LAND USES: 

• North   - Residential Townhomes 

• South  - Commercial (Mall)  

• East     - Commercial Strip Plaza  

• West    - Commercial  
 

OFFICIAL PLAN DESIGNATION: (refer to Official Plan Map) 

• Enclosed Regional Commercial Node 

EXISTING ZONING: (refer to Zoning Map) 

• ASA1/ASA2/ASA8 
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 PLANNING HISTORY 
 
The subject site had an application for Site Plan approval in 2015 for a 4 unit commercial 
building totaling 715m2.  This building has since received site plan approval and the building is 
currently under construction.  
 

 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 
 
Transportation 
 
A road widening dedication of 24.0m from centre line is required on both Fanshawe Park Road 
and Richmond Street measured 150m north and east of the intersection of Fanshawe Park 
Road and Richmond Street. 
 
A road widening dedication of 19.5m from centre line is required on both Fanshawe Park Road 
and Richmond Street from 150m north and east of the intersection of Fanshawe Park Road and 
Richmond Street to the northerly and easterly limits of the site. 
 
Richmond Street has been identified as potentially rapid transit corridor in the on going Rapid 
Transit Environmental Assessment (EA). 
 
The intersection of Fanshawe Park Road and Richmond Street is currently undergoing an 
Environmental Assessment to review intersection operation. 
 

PUBLIC 
LIAISON: 

On June 15, 2016, Notice of Application was sent to 117 
property owners in the surrounding area.  Notice of 
Application was also published in the Public Notices and 
Bidding Opportunities section of The Londoner on June 16, 
2016. A “Possible Land Use Change” sign was also posted 
on the site. 
 

No replies were 
received 

Nature of Liaison: The purpose and effect of the requested Zoning By-law amendment is to 
permit medical/dental offices (275m2) within a new stand-alone building (715m2) on the 
subject site. 

Change Zoning By-law Z.-1 from an Associated Shopping Area Commercial 
(ASA1/ASA2/ASA8) Zone which permits which permits a wide range of commercial uses to a 
Associated Shopping Area Commercial (ASA1/ASA2/ASA3/ASA8) Zone which permits 
clinics, day care centres, laboratories, medical/dental offices and professional and service 
offices as additional uses. 

Responses: “None” 
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 ANALYSIS 
 
Subject Site: 
 
The subject site is on the northeast corner of Fanshawe Park Road and Richmond Street.  The 
site is currently used for a large grocery store and has recently received site plan approval for a 
4 unit standalone commercial building.   
 

 
 
Nature of Application: 
 
The proposed application is to permit a medical/dental office use with a gross floor area of 
275m2 on the site specifically within the new commercial building.  
 
PPS: 
 
The Provincial Policy Statement (PPS) 2014, provides policy direction on matters of provincial 
interest related to land use planning and development.  Section 1.1 Managing and Directing 
Land Use to Achieve Efficient and Resilient Development and Land Use Patterns of the PPS 
encourages healthy, livable and safe communities which are sustained by accommodating an 
appropriate range and mix of residential, employment and institutional uses to meet long-term 
needs.  It also promotes cost-effective development patterns and standards to minimize land 
consumption and servicing costs. 
 
The PPS also encourages settlement areas [1.1.3 Settlement Areas] to be the main focus of 
growth and development.  This proposed application ensures that additional growth is 
accommodated within a settlement area and continues the long term viability of the site and by 
contributing to the mix of uses permitted.  The proposed medical/dental office will efficiently 
complement the existing forms and intensity of development on the subject site and is 
considered compatible with surrounding land uses, requiring no additional land consumption or 
servicing costs. 
 
Section 1.3 Employment of the PPS requires planning authorities to promote economic 
development and competitiveness by providing for an appropriate mix and range of employment 
uses, and providing opportunities for a diversified economic base.  The recommended zoning 
amendment will facilitate the subject site’s ability to provide an appropriate mix and range of 

Location of new 4-unit 
commercial building 

currently under construction 
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employment uses by providing the opportunity to diversify its potential uses.  The amendment 
also achieves the goal of Section 1.7 Long-Term Economic Prosperity in the PPS which 
supports opportunities for economic development and community investment-readiness. The 
amendment increases the ability of the subject site to attract businesses if future development, 
expansion or vacancy occur, thereby supporting the long term prosperity of the site. 
 
Use 
 
The subject site is located in a large Enclosed Regional Commercial Node designation.  Section 
4.3.5.1. [Function Enclosed Regional Commercial Nodes] of the Official Plan specifies that 
these nodes “are intended to provide for a wide range of commercial uses which meet 
specialized service and comparison shopping needs. They are intended to be developed to 
promote the integration of uses, encourage multi-purpose shopping trips, minimize the interface 
between commercial and residential development and reduce the disruption to traffic flow on 
adjacent streets. Enclosed Regional Commercial Nodes, are regarded as major activity centres, 
based on their size and range of uses and may have trade areas that extend beyond the 
municipal boundary.” 
 
As outlined in the function of these nodes they permit a wide range of uses in order to allow the 
nodes to fulfill their planned function.  The permitted uses include “all types of large and small-
scale retail outlets including department stores; retail warehouses, building supply, and home 
improvement and furnishings stores; specialized retail outlets and supermarkets and food 
stores; convenience commercial uses; personal services; restaurants; commercial recreation 
establishments; financial institutions and services; a limited range of automotive services; 
service oriented office uses; community facilities, such as libraries or day care centres; and 
professional and medical/dental offices.”  The proposed rezoning will simply implement the 
wide range of permitted uses contemplated in the Official Plan.  (4.3.5.3. Permitted Uses) 
 
Intensity 
 
The proposed medical/dental office use and other uses permitted within the Associated 
Shopping Area (ASA3) Zone are similar in intensity to the wide range of uses and intensities 
already permitted on the site.  The addition of office type uses within the new development will 
have no additional impacts beyond which may already occur through the wide range of existing 
permitted uses. The structure within which the proposed use is intended to be located in is 
currently under construction and has received site plan approval.  This ensures all the 
requirements of the By-law have been met and the proposed form and gross floor area are not 
too intense for the site.  The proposed use is to be located in unit B.3 at a total GFA of 275m2. 
 
Form 
 
The building within which the proposed medical dental office is to be located recently completed 
Site Plan Approval on January 28, 2016 and fulfilled all their conditions of approval on April 27, 
2016.  The development was subject to review by Urban Design Staff.  Through consultation 
with Staff and alterations to the original plan the development proposal received approval from a 
design perspective.  The building which the medical/dental office will be located in is also in 
keeping with the policies of the Official Plan which permits “free-standing structure, developed 
on the shopping centre site along the street edge”.  Issues such as vehicular access; pedestrian 
safety and pedestrian connections; and the integration of development in terms of design, 
appearance and pedestrian access and vehicle maneuverability between or among sites have 
all been considered and addressed through the development of the node as well through the 
recent site plan approval of the new building where this use is proposed.  (4.3.5.4. Form) 
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Zoning 
 
The proposed Associated Shopping Area (ASA3) zoning is appropriate as it implements  
permitted uses within the designation and is in keeping with the zoning to the lands directly east 
that helps make up the commercial node on the northeast corner of Richmond Street and 
Fanshawe Park Road.  The additional uses that would be permitted on the site along with the 
medical/dental office include clinics, day care centres, laboratories, medical/dental offices and 
professional/service offices. The use is also going in a new building which recently went through 
site plan approval limiting potential impacts the proposed use would have on the site as all 
relevant site plan issues have been addressed.  The zone also limits office uses to 2000m2 for 
“All office uses” within the zone which would then incorporates the commercial lands to the east.  
 
The zone regulations of the recommended ASA3 zones are equal to or less restrictive than the 
existing ASA1/ASA2/ASA8 zones.  Therefore, no new zoning performance measures are being 
introduced. 
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London Plan Analysis 
 
The London Plan was approved by Council on June 23, 2016 and will provide the future 
framework for planning and development in the City of London upon approval by the Province of 
Ontario.  
 
The London Plan place type for 1740 Richmond Street is a ‘Transit Village’ which is intended to 
provide a broad range of residential, retail, service, office, cultural, institutional, hospitability, 
entertainment, recreational, and other related uses.  Transit Villages promote mixed-use 
buildings with retail and service uses encouraged to locate at grade, and residential and non-
service office uses located to the rear and upper floors of the building.  The proposed 
medical/dental office use would be permitted within the Transit Village and the proposed 
medical dental office would not be considered a “non-service” office use therefore would be 
permitted on the main floor. 
 

 CONCLUSION 
 
The recommendation is consistent with the policies of the Provincial Policy Statement (2014) 
and the Enclosed Regional Commercial Node Policies of the Official Plan.  The recommended 
zone facilitates increased usability of the subject site by accommodating uses that are similar to, 
and compatible with, the existing uses in the surrounding area.  The proposed built form and on-
site parking is capable of supporting the requested medical/dental office without resulting in any 
negative impacts on to abutting uses.   

 

PREPARED BY: SUBMITTED BY: 
 
 
 
 

 

MIKE CORBY 
PLANNER, CURRENT PLANNING 

MICHAEL TOMAZINCIC, MCIP, RPP 
MANAGER, CURRENT PLANNING 

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

      Bill No. (number to be inserted by Clerk's Office) 
      2016 
 
      By-law No. Z.-1-16   
 
      A by-law to amend By-law No. Z.-1 to 

rezone an area of land located at 1740 
Richmond Street. 

 
  WHEREAS CP REIT Ontario Properties Limited has applied to rezone an area of 
land located at 1740 Richmond Street, 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 1740 Richmond Street, as shown on the attached map comprising part of Key 
Map No. A.102, from an Associated Shopping Area Commercial (ASA1/ASA2/ASA8) 
Zone, to an Associated Shopping Area Commercial (ASA1/ASA2/ASA3/ASA8) Zone. 

 
 
The inclusion in this By-law of imperial measure along with metric measure is for the purpose of 
convenience only and the metric measure governs in case of any discrepancy between the two 
measures.  
 
This By-law shall come into force and be deemed to come into force in accordance with Section 
34 of the Planning Act, R.S.O. 1990, c. P13, either upon the date of the passage of this by-law 
or as otherwise provided by the said section. 
 
 PASSED in Open Council on August 30, 2016. 
  
 
 
 
 
 
 
 
 
      Matt Brown 
      Mayor 
 
 
 
 
 
      Catharine Saunders 
      City Clerk 
  
 
 
 
 
 
First Reading    -  August 30, 2016 
Second Reading - August 30, 2016  
Third Reading   -  August 30, 2016  
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