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  TO:  CHAIR AND MEMBERS   
PLANNING & ENVIRONMENT COMMITTEE 

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

 SUBJECT: APPLICATION BY: RYGAR PROPERTIES INC.  
100 FULLARTON STREET, 475-501 TALBOT STREET  

& 93-95 DUFFERIN AVENUE 
PUBLIC PARTICIPATION MEETING ON 

SEPTEMBER 6, 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 Rygar Properties Inc. relating to the 
properties located at 100 Fullarton Street, 475-501 Talbot Street and 93-95 Dufferin Avenue: 
 
(a) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the 

Municipal Council meeting on September 13th, 2016 to amend Zoning By-law No. Z.-1, in 
conformity with the Official Plan, to change the zoning of the subject property FROM a 
Downtown Area Bonus (DA1●D350●B-25) Zone, a Downtown Area (DA2) Zone and a 
Holding Downtown Area (h-3●DA2●D350) Zone, TO a Downtown Area Bonus 
(DA2●D350●B(_)) Zone.  The Bonus Zone shall be implemented through one or more 
agreements to provide for an increased height of up to 129 metres and an increased 
density of up to 1200 units per hectare in return for the following services, facilities and 
matters which are generally described below and described in greater detail in the 
proposed by-law: 

i) A high-quality building design which is consistent with the Site Plans, Elevations and 
Renderings attached as Schedule ‘1’ to the amending by-law and includes such 
features as: 

i. A modern architectural design that utilizes vision glass and spandrel glass 
(window-wall) as the primary form of cladding, contains a low proportion 
of exposed concrete and similar solid materials, and uses clear glass 
balcony barriers, all of which serve to mitigate the overall visual building 
mass and provide a light and refined appearance in the city skyline. 

ii. A ground floor design that includes large proportions of clear glazing, 
active commercial uses with separate direct entrances to individual units 
and pronounced ceiling heights in order to create a vibrant pedestrian 
realm. 

iii. A point-tower architectural style with tower floor-plates of less than 
1,000m2 to minimize the overall mass, visual impact and sunlight 
disruption of these tall buildings. 

iv. A visually interesting building cap that conceals and incorporates 
mechanical elements into the overall architectural design of the building 
and will contribute positively to the London skyline.   

ii) Heritage conservation through designation under Part IV of the Ontario Heritage Act, 
and the retention and incorporation of a significant portion of the listed heritage 
property at 93-95 Dufferin Avenue into Phase 3 of the proposed development, 
including the incorporation of the existing northerly and westerly facades into the 
development design as shown in Schedule “1” of the amending by-law.  

iii)  The commemoration of the Camden Terrace (479-489 Talbot Street) building 
through the salvage and documentation of materials, the construction of a 
commemorative monument which interprets significant heritage attributes of the 



                                                                                    Agenda Item #      Page #  
 

 

 

 

 
File: Z-8617 

Planner: Mike Davis 

2 
 

Camden Terrace building facade on the rear wall of the internal lobby and 
commercial space utilizing original building materials, and the provision of plaques 
and/or interpretive signage as documented in the January 4, 2016 “Heritage 
Overview Report” prepared by Stantec Consulting Ltd. and further described in the 
accompanying August 19, 2016 “Commemoration Overview” letter. 

iv) The provision of an urban forecourt/plaza along Talbot Street that incorporates 
commemorative features to recognize the significance of Camden Terrace and 
includes the provision of two-storey clear glass panels along the abutting Talbot 
Street building facade to allow views to the aforementioned commemorative 
monument in perpetuity. 

v) A parking configuration and design that includes 4 levels of underground parking and 
may also include up to 3 levels of above grade structured parking that is fully 
screened from the public street by the proposed building.  

vi)  Various streetscape and public realm improvements including the provision of raised 
planters, enhanced pavement/surface treatments and street trees.  

vii) A public art contribution in the amount of $250,000. 
 

(b) the proposed by-law attached hereto as Appendix "B" BE INTRODUCED at the 
Municipal Council meeting on September 13th, 2016 to amend Section 4.21 (Road 
Allowance Requirements – Specific Roads) of Zoning By-law Z.-1, in conformity with the 
Official Plan, to change the road allowance requirements for specific segments of Talbot 
Street.   

(c) pursuant to Section 34(17) of the Planning Act, as determined by Municipal Council, no 
further notice BE GIVEN in respect of the proposed by-law as: 
i) The change in building height is minor in nature; and, 
ii) The change in building height maintains the same form of development that has 

been vetted during the public circulation process. 
 

(d) the Civic Administration BE DIRECTED to report back at a future meeting with a Notice 
under the provisions of Section 29(3) of the Ontario Heritage Act, R.S.O. 1990, c. O. 18, 
of the Municipal Council’s intention to designate the properties located at 93 and 95 
Dufferin Avenue with a list of reasons generally reflecting the significant heritage 
attributes to be retained through the bonus zone as depicted in Schedule “1’ of the 
amending zoning by-law attached to this report.   

 

EXECUTIVE SUMMARY 

 
The following report provides a recommendation to Municipal Council regarding a Zoning By-
law amendment application submitted by Rygar Properties Inc.  The requested amendment is 
intended to facilitate a comprehensive, phased, redevelopment of approximately 1/3 of a city-
block in Downtown London.  The report provides a detailed overview of the characteristics and 
existing conditions of the site, a detailed description of the proposed redevelopment, a summary 
of the planning history and the Zoning By-law amendment application process, a summary of 
comments relating to planning and technical issues, a detailed planning evaluation of the Zoning 
By-law amendment application and a recommendation from Planning Staff.    
 
Based on the review of all the applicable local and provincial planning documents, the feedback 
received from the full range of stakeholders engaged through the process, and our overall 
assessment of the public interest, Staff have tabled a recommendation which would result in the 
site being rezoned to allow for a specific development design which includes three new 
buildings ranging from nine (9) to thirty-eight (38) storeys in height, a total of approximately 703 
new residential units (1,200 units per hectare), and 1,670m2 of new commercial space.  In return 
for the additional height and density bonus, Rygar Properties Inc. will be required to enter into 
an agreement with the City of London to provide a series of facilities, services and matters 
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outlined in the recommended Zoning By-law found on pages 38-41 of this report.   
 
The facilities, services and matters outlined in the recommended bonus zone include an 
extensive range of urban design features, heritage conservation and commemoration 
measures, and site improvements that must be achieved by the development in order for it to 
proceed.  These matters serve a public benefit which may be difficult to secure through the 
standard development process should the owner develop the lands in accordance with the 
existing zoning.  Compliance with the bonusing criteria (a prerequisite to the height and density 
increases) will result in a well-designed, comprehensive redevelopment of a significant block in 
the City’s Downtown.  It will support the City’s objectives relating to increasing the residential 
population of the core and creating vibrant streetscapes while providing a long-term solution for 
the conservation and commemoration of heritage resources on the site which are currently at 
risk due to a number of physical, environmental and economic conditions.  Many or all of these 
conditions precede or apply unrelated to Rygar’s ownership of these properties.   
 
This report is specifically intended to deal with the Zoning By-law amendment application.  
However, given the presence of heritage listed properties on the development site the report 
attempts to address the issue of redevelopment and heritage preservation in a holistic manner, 
recognizing that there are competing objectives at play, and that it is difficult to consider 
heritage issues in absence of the perspective that the redevelopment proposal provides.  From 
Staff’s perspective, it is understood that the redevelopment proposal will have an impact on 
these heritage resources, and in essence, a decision on this zoning framework will logically 
have consequences on the heritage fabric, that will still technically require future applications 
and actions under the Ontario Heritage Act (i.e. demolition approval and designation).  This 
report attempts to give Council the full picture recognizing that the various applications under 
the Planning Act and Heritage Act are inherently linked.  Council should be aware that an 
application for demolition of Camden Terrace has been submitted and, due to the Municipality’s 
requirement to consult with LACH, will be presented at a future meeting in September.  For the 
sake of transparency, Staff wish to clearly acknowledge that a decision on this Zoning By-law 
amendment will provide direction for how Council wishes to deal with designation or non-
designation of the heritage properties on this site which, in turn, will guide Council’s response to 
the upcoming demolition application. 
 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
February 18, 2014 Report to Planning and Environment Committee – 100 Fullarton Street 
& 475 Talbot Street (Z-8285) – This report recommended approval of a Zoning By-law 
amendment application from Rygar Developments Inc. intended to facilitate the construction of 
a 33-storey mixed-use apartment building with a range of active retail/commercial uses 
occupying the ground floor and approximately 250 residential units above.  The report resulted 
in the approval of a bonus zone through which the height and density increases are contingent 
upon the construction of a specific development concept which was vetted publically through the 
Zoning By-law amendment process.         
 
http://sire.london.ca/cache/2/obmkzhvitq1acofrwvdvlbiz/12769007252016100506216.PDF 
 
September 21, 2015 Report to Planning and Environment Committee – 11th Report of the 
London Advisory Committee on Heritage (LACH) – Item 6 on the 11th Report of the LACH 
outlined recommendations to the Planning and Environment Committee relating to a range of 
cultural heritage resources surrounding the corner of Dufferin Avenue and Talbot Street.  
Specifically, the LACH report recommended that Municipal Council give notice of intent to 
designate the properties located at 479-489 Talbot Street (Camden Terrace) and 93-95 Dufferin 
Avenue to be of cultural heritage value and interest under Part IV of the Ontario Heritage Act.  
The specific reasons for designation were further outlined in the report. 
 
http://sire.london.ca/cache/2/obmkzhvitq1acofrwvdvlbiz/19890907252016100542861.PDF 

http://sire.london.ca/cache/2/obmkzhvitq1acofrwvdvlbiz/12769007252016100506216.PDF
http://sire.london.ca/cache/2/obmkzhvitq1acofrwvdvlbiz/19890907252016100542861.PDF
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PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of the recommended Zoning By-law amendment is to allow for a 
comprehensive, phased redevelopment of the subject site.  Overall, the development is 
intended to include a total of three (3) mixed-use apartment buildings ranging from nine (9) to 
thirty-eight (38) storeys, containing a total of 703 residential units, 729 parking spaces and 
1,670m2 of commercial/retail space on the ground floor across the three buildings.  A detailed 
overview of the phasing plan and development design is provided on pages 17-18 of this report.   
 
The proposed redevelopment will be facilitated through a site-specific bonus zone which will 
allow for an increased density of 1,200 units per hectare and building heights ranging from nine 
to thirty-eight storeys in return for Rygar Properties Inc. entering into an agreement with the City 
of London which secures a range of matters outlined in the amending Zoning By-law attached 
as Appendix “A” to this report.   
 

 RATIONALE 

 
The proposed amendment, based on the rationale contained in this report:  
 

1.  Is consistent with the Provincial Policy Statement, 2014;  
2.  Conforms to the general intent of the Official Plan;  
3. Conforms to the general intent of the Zoning By-law;  
4.  Implements the relevant Strategic Direction and policies in Our Move Forward: 

London’s Downtown Plan;   
5.  Addresses standards in the Downtown Design Study Design Guidelines; and 
6. Retains and commemorates many of the heritage attributes of existing buildings 

identified by LACH, through incorporation into the new development design. 
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 BACKGROUND 

 

Date Application Accepted: May 16, 2016 Agent: Zelinka Priamo Ltd. 

REQUESTED ACTION: Change Zoning By-law Z.-1 FROM a Downtown Area Bonus 
(DA1●D350●B-25) Zone which permits a wide range of office, commercial, retail, and 
institutional uses and a range of residential uses up to a maximum density of 350 units per 
hectare and a maximum height of 90m with the bonus zone permitting a mixed-use building 
of a specified design up to 1,155 units per hectare and a maximum height of 110m, and a 
Downtown Area (DA2) Zone which permits a similar range and extent of office, commercial, 
retail, institutional and residential uses TO a Downtown Area Bonus (DA2●D350●B(_)) Zone 
which would generally permit the same range of uses as the existing zoning with a bonus 
zone which would permit a maximum density of 1,200 units per hectare and a maximum 
height of 129 metres in return for the construction of a specified building design and other 
eligible facilities, services or matters identified in section 19.4.4 of the City’s Official Plan. 

 

 SITE CHARACTERISTICS: 

 Current Use – Office, commercial and residential buildings and surface a parking lot 

 Frontage – 28 metres  

 Depth – 115 metres   

 Area – 0.6 ha  

 Shape – Irregular   

 

  SURROUNDING LAND USES: 

 North – 30-storey apartment building (under construction) 

 South – Surface parking lot 

 East – Apartment building and high-rise office building 

 West – Surface parking lot, office building and high-rise apartment building  

 

OFFICIAL PLAN DESIGNATION: (refer to Official Plan Map on page 7) 

 Downtown Area 

EXISTING ZONING: (refer to Zoning Map on page 6) 

 Downtown Area Bonus (DA1●D350●B-25) Zone, Downtown Area (DA2) Zone and 
Holding Downtown Area (h-3●DA2●D350) Zone 
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 PLANNING HISTORY 

 
2013: 
 
Beginning in the summer of 2013, Rygar Developments Inc. expressed interest in developing 
lands in Downtown London.  As is discussed further in this report, the extent of Rygar’s land 
holdings has evolved over time.  These lands are generally bounded by Fullarton Street to the 
south, Talbot Street to the east and Dufferin Avenue to the north.  Rygar’s original proposal was 
submitted to the City in the form of a Zoning By-law amendment application in late October of 
2013.  The development is generally reflected by the illustration depicted in Figure 1 (below).  
This proposal contemplated the development of a 33-storey mixed-use apartment tower at the 
northwest corner of Talbot Street and Fullarton Street on the lands known as 475 Talbot and 
100 Fullarton Street.  In February of 2014, on the recommendation of Staff, Municipal Council 
approved a Zoning By-law amendment (Z.-1-142269) for this location that would facilitate the 
development of a 33-storey (110m) mixed use tower at a density of 1155 units per hectare.   
 
Figure 1: Proposed Development (2013). 

 
 
2014-2015: 
 
Subsequent to the approval of Z.-1-142269 in February 2014, Rygar proceeded with the 
acquisition of additional properties in this block.  Rygar now controls ownership of the following 
properties (Figure 2): 
 

 100 Fullarton Street; 

 475-501 Talbot Street; and 

 93-95 Dufferin Avenue 
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Figure 2: Lands owned by Rygar Properties Inc.   

 
 
Over the course of the past two (2+) years, Rygar has been in consultation with Planning Staff 
regarding an expanded development proposal that includes a comprehensive re-development of 
their entire land holding.  Within this site is a collection of properties/buildings (479-489 Talbot 
Street and 93-95 Dufferin Avenue) that are listed as Priority 1 properties on the City’s Inventory 
of Heritage Resources (the Register pursuant to Section 27 of the Ontario Heritage Act).  These 
properties are shown below (Figures 3-4).   
 
Figure 3: 479 (far left) - 489 Talbot Street (Camden Terrace) (February 1, 2016). 

 
 
 
 
 
 

Rygar Lands 

Listed Properties 
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Figure 4: 93 (right) - 95 Dufferin Avenue (February 1, 2016). 

 
 
In considering both Provincial and local planning policy objectives, the discussions around the 
redevelopment of these lands has always come from a starting point of retention and 
conservation of the on-site heritage resources.   
 
2015 LACH Recommendations: 
 
On September 21, 2015, a report from the LACH was included on the Planning and 
Environment Committee’s agenda which recommended the following as it relates to the Rygar 
lands: 
 

“a) a Notice under the provisions of Section 29(3) of the Ontario Heritage Act, R.S.O. 
1990, c. O. 18, of the Municipal Council’s intention to designate the properties located at 
479, 481, 483, 485, 487 and 489 Talbot Street (Camden Terrace) to be of cultural 
heritage value and interest BE GIVEN, for the attached reasons; 
 
b) a Notice under the provisions of Section 29(3) of the Ontario Heritage Act, R.S.O. 
1990, c. O. 18, of the Municipal Council’s intention to designate the properties located at 
93 – 95 Dufferin Avenue to be of cultural heritage value and interest BE GIVEN, for the 
attached reasons;” 

 
The Statements of Cultural Heritage Value or Interest cited in the September 21, 2015 
recommendation from the LACH are attached as Appendices “C” and “D” to this report for 
reference.  The Statements include (relatively) minor amendments proposed by Staff to improve 
clarity and accuracy, as described further in this report.   
 
2015 Council Direction: 
 
At the September 21, 2015 Planning and Environment Committee meeting there was 
substantial discussion around the LACH’s recommendation.  Rygar’s representatives made 
submissions and advised the committee of their intent to submit an application for a Zoning By-
law amendment which would allow for a comprehensive redevelopment of the subject lands.  
Rygar also questioned the timing of the recommendation to designate, given previous 
approaches by Staff and Municipal Council to consider designation of heritage resource in 
tandem with current applications under the Planning Act, and given that they were in the 
process of preparing a Heritage Study which would soon be submitted to the City.  Upon a 
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verbal recommendation from the City Planner, Municipal Council resolved that the LACH 
recommendation: 
 

BE REFERRED to the Civic Administration to consider in conjunction with the evaluation 
of future planning applications regarding these properties 

 
The recommendation from Municipal Council outlined above was intended to provide Council 
with an opportunity to see the “complete picture” prior to making a decision on the designation 
of these buildings.  Also of relevance, Municipal Council resolved that: 
 

The Civic Administration BE REQUESTED to work with the developer to evaluate 
opportunities to integrate heritage elements into the design (of the redevelopment) 

 
Council Direction – Present: 
 
Following the direction from Municipal Council and driven by Rygar’s continued pursuit of a 
comprehensive redevelopment proposal for the subject site, Staff have spent considerable time, 
both in the lead up to the submission of the Zoning By-law amendment application and through 
the Zoning By-law amendment application process, working with Rygar to evaluate and 
advocate for all opportunities to retain and conserve the significant heritage attributes of the 
listed properties into the redevelopment proposal.  The Zoning By-law amendment 
recommended in this report represents the culmination of these efforts.   
 

 SUMMARY OF SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 

 
Transportation Planning and Design: The Transportation Division identified some deficiencies 
with the applicant’s Traffic Impact Assessment (TIA).  However, such deficiencies do not 
preclude the consideration of the proposed zoning by-law amendment.  Transportation Division 
has requested the submission of an updated TIA through the site plan approval process.  
Section 41 of the Planning Act provides the mechanism to secure off-site improvements such as 
roadway upgrades and the recommendations of the updated TIA would be implemented at this 
time.  Transportation Division also indicated that, in accordance with the 2030 Transportation 
Master Plan, they would not be seeking a road widening dedication on Talbot Street or Dufferin 
Avenue.  As such, planning staff have recommended an amendment to the Zoning By-law to 
recognize the road allowance requirements along this portion of Talbot Street as “As Existing” to 
allow for efficient use of these lands through the development process.  
 
Wastewater and Drainage Engineering (WADE):  The applicant provided a preliminary 
servicing analysis as part of the complete application for the Zoning By-law amendment.  WADE 
has identified that there are significant wet weather flows in the sanitary system which serves 
this site, as with many sites in the City’s core.  A detailed sanitary servicing report will be a 
requirement during the site plan approval process.   
 
The preliminary servicing analysis submitted by the applicant made a request for the City’s 
confirmation of available system capacity. Staff believe dry weather capacity exists.  The City’s 
system currently experiences significant wet weather flows and experiences a number of 
overflows during wet weather events. The City is working to improve its system by reducing the 
number of combined sewers in the core area and undertaking the Pollution Prevention Control 
Plan (PPCP) to address these overflows.  The City is initiating the Core Area Studies to assess 
the impact of continued intensification in the core area that may led to future system 
improvements. 
 
Urban Design Peer Review Panel: The proposed development was review by the City’s Urban 
Design Peer Review Panel on June 15, 2016.  In general, the panel’s comments focused on 
opportunities to retain and incorporate existing heritage buildings into the overall redevelopment 
plan, with a greater focus on retention.  The Panel’s comments have been attached as 
Appendix “E” to this report for further reference.  Staff have continued to work with the 
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developer to develop a strategy that recognizes many of the constraints to full retention of 
Camden Terrace outlined further in following sections of this report, but that seeks to 
commemorate the greatest extent of significant heritage attributes.  Staff have also sought to 
address more minor comments from the Panel as it relates to the overall design of the buildings.  
Consultation with the Planning Division on design related matters has occurred over the span of 
the last two years, with comments from previous panel discussions forming the basis for some 
of the design gestures incorporated into the new proposal.  A significant portion of this report is 
intended to address design and heritage related matters and Staff’s analysis of the overall built 
form in the context of local planning documents.  Planning Staff will seek to further implement 
detailed design comments during the site plan approval phase where possible.   
 

PUBLIC 
LIAISON: 

On May 25th, 2016, Notice of Application was sent to (130) 
property owners in the surrounding area.  Notice of 
Application was also published in the Public Notices and 
Bidding Opportunities section of The Londoner on May 
26th, 2016. A “Possible Land Use Change” sign was also 
posted on the site. 
 

Ten (10) replies 
were received. 

Nature of Liaison:  

The purpose and effect of this Zoning change is to allow for a comprehensive mixed-use 
redevelopment of the subject site which includes a 9-storey building in the central portion of 
the site along Talbot Street comprised of approximately 607m2 of commercial space on the 
ground floor with 92 residential units above, a 38-storey tower on the southern portion of the 
site with approximately 660m2 of commercial space on the ground floor and 349 residential 
units above, and a 29-storey tower on the northern portion of the site with approximately 
660m2 of commercial space on the ground floor and 262 residential units above.  Overall, the 
proposed redevelopment would provide for approximately 1,670m2 of commercial space at 
street-level, 703 residential apartment units and a total of 729 parking spaces that would be 
provided between 4 levels of underground parking and three levels of above ground 
structured parking located at the rear of the proposed buildings. 

 

Possible change to Zoning By-law Z.-1 FROM a Downtown Area Bonus (DA1●D350●B-25) 
Zone which permits a wide range of office, commercial, retail, and institutional uses and a 
range of residential uses up to a maximum density of 350 units per hectare and a maximum 
height of 90m with the bonus zone permitting a mixed-use building of a specified design up to 
1,155 units per hectare and a maximum height of 110m, and a Downtown Area (DA2) Zone 
which permits a similar range and extent of office, commercial, retail, institutional and 
residential uses TO a Downtown Area Bonus (DA2●D350●B(_)) Zone which would generally 
permit the same range of uses as the existing zoning with a bonus zone which would permit a 
maximum density of 1,200 units per hectare and a maximum height of 125 metres in return 
for the construction of a specified building design and other eligible facilities, services or 
matters identified in section 19.4.4 of the City’s Official Plan including the provision of public 
art, the development of a publically accessible urban plaza and conservation and 
commemoration of cultural heritage resources. The City may consider a range of holding 
provisions to ensure the orderly phased development of the subject lands.  Further, the City 
may consider amendments to Section 4.21 of Zoning By-law Z.-1 to recognize the Road 
Allowance requirements along Talbot Street (from Fullarton Street to Dufferin Avenue) and 
along Dufferin Avenue (portions that abut the subject site) as “as existing”. 

Responses:  

Email and telephone responses from the public have centred on two major concerns related 
to the demolition and/or alteration of heritage buildings and increased vehicular traffic flow on 
abutting streets. 
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Additional Public Consultation: 
 
In addition to the standard circulation and notification process undertaken by the City required 
by the Planning Act, the proponent held a public open house in June of 2016.  The open house 
was attended by members of Rygar’s consulting team as well as representatives from the 
Planning Division.  It is estimated that 40 members of the public attended the open house.  The 
scope of concerns raised at the open house were generally reflective of the feedback received 
through the circulation process, with the primary issues relating to heritage preservation and 
traffic congestion.   
 

 ANALYSIS 

 
Subject Site: 
 
The subject site is comprised of eight separate parcels which include the lands municipally 
known as 100 Fullarton Street, 475-501 Talbot Street and 93-95 Dufferin Avenue.  The site is 
located in the northwest quadrant of the Downtown, approximately 200 metres east of Harris 
Park and approximately 250 metres north of the Budweiser Gardens.   
 
Figure 5: Location Map 

 
Note: Location of numbered icons corresponds to vantage point of street-level views below. 

 
The site is generally rectangular in shape and includes approximately 28 metres of frontage 
along Fullarton Street and spans a depth of 115 metres along Talbot Street resulting in a total 
site area of approximately 0.6 hectares (1.48 acres).  The subject site contains a range of 
existing buildings and land uses.  100 Fullarton Street contains an existing two-storey office 
building, 475 Talbot accommodates a surface parking lot, 479-489 Talbot Street contains a 
series of existing heritage rowhouses (Camden Terrace), 501 Talbot Street contains an existing 
one-storey commercial building and 93-95 Dufferin Avenue contains a historic semi-detached 
dwelling which is currently occupied by professional offices.   
 
 
 
 

 

 

 

1 

2 

3 

4 
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Street View: Looking northwest toward site at Talbot Street and Fullarton Street 

 
 
Street View: Looking northwest toward site along Talbot Street, north of Fullarton Street. 

 
 
 
 
 
 
 
 
 
 
 
 
 

1 

2 
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Street View: Looking southwest toward site at Talbot Street and Dufferin Avenue. 

 
 
 
Street View: Looking southeast toward site along Dufferin Avenue, west of Talbot Street. 

 
 
 
 
 
 
 
 
 
 
 
 

3 

4 
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Nature of Application: 
 
The proposed amendment to the Zoning By-law is intended to facilitate a comprehensive, 
phased, redevelopment of the subject site which includes a 9-storey building in the central 
portion of the site along Talbot Street comprised of approximately 607m2 of commercial space 
on the ground floor with 92 residential units above, a 38-storey tower on the southern portion of 
the site with approximately 660m2 of commercial space on the ground floor and 349 residential 
units above, and a 29-storey tower on the northern portion of the site with approximately 660m2 
of commercial space on the ground floor and 262 residential units above.  Overall, the proposed 
redevelopment would provide for approximately 1,670m2 of commercial space at street-level, up 
to 703 residential apartment units and a total of 729 parking spaces that would be provided 
between 4 levels of underground parking and up to three levels of above ground structured 
parking located at the rear of the proposed buildings. 
 
The amendment seeks to re-zone the entirety of the site to a Downtown Area Bonus 
(DA2●D350●B(_)) Zone, with the bonus zone providing greater height and density on the 
subject lands in return for a variety of services, facilities and matters to be secured through one 
or more agreements with the municipality.   
 
Figure 6: Rendering of proposed redevelopment (east elevation) 

 
 
Phasing: 
 
As noted previously throughout this report, the proposed development represents over 700 
residential units.  Given the significant amount of units to be developed, the full build out of this 
site will occur in a phased manner with such timing linked closely with market absorption.  As 
generally described above, it is intended that the first phase would involve the 9-storey building 
in the central portion of the site, the second phase would involve the construction of the 38-
storey tower at the southern portion of the site and the final phase would involve the 29-storey 
tower at the north portion of the site.   
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 Figure 7: Proposed site plan (w/phasing) 
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Preamble to Analysis: 
 
The provincial and local planning objectives of greatest relevance to this Zoning By-law 
amendment application are the promotion of conservation of heritage resources and the 
promotion of growth and economic development in the City’s Downtown Core.    As identified 
previously in this report, the subject site includes a conglomeration of nine separate lots, totaling 
nearly 1/3 of a city-block in London’s Downtown.  Growth and regeneration of our Downtown is 
essential for a thriving city.  The City’s support for this objective is clearly articulated in a range 
of policy documents including the Official Plan, The London Plan, and London’s Downtown Plan 
and is apparent through many recent strategic investments including commitments to Shift, 
Dundas Place, Fanshawe College, Back to the River and more.  Also a key component of the 
City’s core regeneration strategy is the preservation, conservation and revitalization of our 
unique collection of heritage buildings.  Heritage buildings are important because they are 
unique, they allude to our city’s unique history and they contribute to a distinct sense of place 
that can drive interest and investment and serve as spaces which attract people.   
 
The existing buildings on both Talbot Street and Dufferin Avenue, the subject of this application, 
have been identified on the Inventory of Heritage Resources but are not currently designated 
under the Ontario Heritage Act.  These buildings are located outside of the Downtown Heritage 
Conservation District boundary.  479-489 Talbot Street forms a series of rowhouses which are 
listed as Priority 1 resources in an “Italianate” architectural style.  The Semi-detached dwelling 
located at 93 Dufferin Avenue is a Priority 2 building of “Italianate” architectural style and 95 
Dufferin Avenue is a Priority 1 building of “Neo-classical” architectural Style.  On September 21, 
2015, a report from the London Advisory Committee on Heritage recommended that Council 
issue a notice of intent designate the properties under the Ontario Heritage Act.  LACH’s 
reasons for designation are attached as Appendix “C” and “D” to this report.  At the September 
21, 2015 Planning and Environment Committee Meeting, PEC and subsequently Council, at the 
suggestion of the owner of the lands, recommended that any recommendation to designate or 
demolish be deferred until such time as Council had been given an opportunity to review the 
forthcoming planning application relating to a re-zoning that would facilitate a comprehensive 
redevelopment of the site.   
 
The planning analysis that follows attempts to address the issue of redevelopment and heritage 
preservation in a holistic manner, recognizing that there are competing objectives at play, and 
that it is difficult to consider heritage issues in absence of the perspective that the 
redevelopment proposal provides.  From Staff’s perspective, it is understood that the 
redevelopment proposal will have an impact on these heritage resources, and in essence, a 
decision on this zoning framework will logically have consequences on the heritage fabric, that 
will still technically require future applications and actions under the Ontario Heritage Act (i.e. 
demolition approval and designation).  This report attempts to give Council the full picture 
recognizing that the various applications under the Planning Act and Heritage Act are inherently 
linked.  Council should be aware that an application for demolition of Camden Terrace has been 
submitted and, due to the Municipality’s requirement to consult with LACH, will be presented at 
a future meeting in September.  For the sake of transparency, staff wish to clearly acknowledge 
that a decision on this Zoning By-law amendment will provide direction for how Council wishes 
to deal with designation or non-designation of the heritage properties on this site which, in turn, 
will guide Council’s response to the upcoming demolition application.     
 
 
Planning Analysis: 
 
Use:  
 
As noted throughout this report, Rygar’s Zoning By-law amendment application is intended to 
facilitate a comprehensive mixed-use development with the ground floor of proposed buildings 
containing active commercial uses and the upper storeys comprised of residential apartments. 
In this regard, Section 1.1.3.2 of the Provincial Policy Statement, 2014 provides that land uses 
patterns in settlement areas shall be based on densities and a mix of uses which “efficiently 
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uses land and resources; are appropriate for and efficiently use the infrastructure and public 
service facilities which are planned or available; minimizes negative impacts to air quality and 
climate change; supports active transportation; and are transit-supportive”. The City’s Official 
Plan designates the subject lands as “Downtown Area”. The Downtown Area designation 
policies reflect and implement this provincial policy directive by providing for a broad range of 
retail; service; office; institutional; entertainment; cultural; high density residential; transportation; 
recreational; and open space uses.  
 
In accordance with Section 4.1.6 of the Official Plan, generally outlined above, the range and 
mix of uses sought through the proposed Zoning By-law amendment area expressly permitted 
within the Downtown Area designation. Further, the existing Downtown Area (DA) Zone 
variations which currently apply to the site serve to implement these policies by providing for a 
wide range and mix of land uses. The proposed Zoning By-law amendment would replace the 
existing mix of Downtown Area (DA1) and (DA2) Zoning with a Downtown Area (DA2) Zone 
variation. It is important to note that from a land use perspective, the existing DA zone variations 
would already permit the range of mix of uses sought by Rygar. The proposed bonus zone 
would facilitate the development of a series of mixed-use buildings intended to contain a range 
of commercial and retail uses on the ground floor with residential uses above the ground floor. 
In this regard, the proposed zoning change will contribute to a positive and active street-level 
pedestrian experience as supported by the objectives of Section 4 of the Official Plan.  There 
are no apparent issues arising from the proposed uses.   
 
 
Intensity:  
 
Density & Height:  
 
The Provincial Policy Statement, 2014 provides the overarching guidance for land use and 
development in Ontario. Of specific relevance to the Rygar proposal, Section 1.1.1 of the PPS 
provides that “healthy, liveable and safe communities are sustained by: a) promoting efficient 
development and land use patterns which sustain the financial well-being of the Province and 
municipalities over the long term; promoting cost-effective development patterns and standards 
to minimize land consumption and servicing costs.” Further Section 1.1.3.2 of the PPS directs 
that “land use patterns within settlement areas shall be based on: a) densities and mix of land 
uses which: efficiently use land and resources and b) a range of uses and opportunities for 
intensification and redevelopment”. 
 
In general, the above noted objectives of the PPS encourage municipalities to provide for a 
range of housing types and encourage development standards which minimize land 
consumption and servicing costs. In this regard, the City of London Official Plan implements the 
direction provided by the PPS by designating lands for a wide range of residential uses and 
intensities.  
 
The subject site falls within the City’s Downtown Area. Section 4.1.7 of the City’s Official Plan, 
relating to scale of development in the downtown, intends that “the Downtown will accommodate 
the greatest height and density of retail, service, office and residential development permitted in 
the City of London.” Section 4.1.7 of the Official Plan further provides that, “Development in the 
Downtown may be permitted up to a maximum floor area ratio of 10:1 for commercial uses and 
will normally not exceed 350 units per hectare (140 units per acre) for residential uses.” The 
Official Plan notes “limitations on the scale of development will be less restrictive in the 
Downtown and policies will allow for flexibility in the application of these limitations.” Increases 
in density “may be permitted without amendment to this Plan provided the proposal satisfies 
density bonusing provisions of Section 3.4.3. iv) and 19.4.4. of the Plan, conforms to the Site 
Plan Control By-law and addresses standards in the Downtown Design Guidelines.”  
 
The proposed amendment seeks to increase the maximum height permitted on the subject site 
from 90 metres to 129 metres and to increase the maximum density from 350 units per hectare 
to 1200 units per hectare. Both of these increases are to be provided through the application of 
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a Bonus Zone. The standard limits of the Downtown Area (DA2) Zone would remain in place 
should a development not meet the criteria outlined by the bonus zone.  
 
In accordance with the City’s Official Plan policy referenced above, increasing height and 
density is only appropriate where it meets the density bonus policies of the Plan, where it can be 
shown that such increases are compatible with the surrounding context, the development 
represents a good fit within its surrounding neighbourhood, where services can accommodate 
the greater intensity and where the proposed form of development mitigates the greater height 
and density that is proposed. A considerable portion of the planning analysis that follows 
addresses these issues. 
 
Neighbourhood Context:  
 
As noted throughout this report, the subject site includes approximately 1/3 of a city-block 
stretching along Talbot Street from Fullarton Street to the south to Dufferin Avenue to the north.  
 
Directly south of the subject site is a surface parking lot which is zoned for wide range of land 
uses with a maximum height of 90 metres.  East of the site there exists a high-rise office 
building as well as a 15-storey residential apartment building oriented towards the corner of 
Dufferin Avenue and Talbot Street.  Directly North of the subject site, Tricar Developments is 
currently constructing the City’s newest 30-storey apartment tower.  The lands directly west of 
the site currently contains a surface parking lot, while beyond that exists yet another high-rise 
apartment building (The Harriston). 
 
The proposed building heights of 9 to 38 storeys are comparable and complementary to other 
buildings in the immediate vicinity and buildings seen across downtown. The 38-storey tower 
has been strategically located on the southern portion of the site to provide for a logical step-
down as the site transitions from the Downtown towards the North Talbot neighbourhood.  
Further, a juxtaposition in building heights within the Downtown Area designation is anticipated 
as this designation is specifically intended to accommodate high-rise structures, acknowledging 
that not all sites will be developed for that level of intensity, and that the maximum height which 
can be accommodated on a given site is dependent on a range of factors including the extent of 
bonusable features and the extent to which the building design mitigates the visual impact of 
that height through form, massing and architectural treatments.   
 
Figure 8: Proposed built form in context of surrounding building massing. 
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Figure 9: Proposed built form in context of surrounding building massing. 

 
 
Servicing/Infrastructure Issues:  
 
An important consideration in determining the appropriateness of a given site to accommodate 
the requested level of intensity is the availability of municipal services. In this regard, existing 
hard services (sanitary sewers, water mains, storm sewers, road connections, etc.) are 
available to the site from Talbot Street. Through the site plan approval process, detailed 
engineering studies will be completed to determine the extent of improvements and/or upgrades 
necessary to local systems to adequately service the proposed development. Necessary local 
improvements would be completed at the expense of the future developer. The development is 
proposed to utilize the existing road network and nearby public transit services. Both Dufferin 
Avenue and Talbot Street have been identified as Primary Collector roadways on Schedule C – 
Transportation to the City of London Official Plan.  
 
The following servicing and infrastructure reports are to be completed and/or refined during the 
site plan approval stage of the redevelopment project, where the recommendations of such 
reports can be implemented:  
 

  A traffic report detailing expected traffic volumes and any required improvements to 
the local road infrastructure;  

  A sanitary servicing report identifying existing and expected peak flows; and  

  A stormwater management report detailing expected minor and major flows and storm 
water management measures. 

 
Bonusing:  
 
Bonus Zoning is provided for in the Planning Act and Section 19.4.4 of the Official Plan to 
encourage development features which result in a public benefit which cannot be obtained 
through the normal development process. The Official Plan notes “facilities, services or matters 
that would be provided in consideration of a height or density bonus should be reasonable, in 
terms of their cost/benefit implications, for both the City and the developer and must result in a 
benefit to the general public and/or an enhancement of the design or amenities of a 
development to the extent that a greater density or height is warranted.” The density increase 
requested in the Zoning By-law regulations in this application and the resulting height differential 
above that provided in the existing zoning, warrant the provision of the following facilities, 
services, or matters, recommended by Staff. These matters are set out in the amending by-law 
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and appended as Appendix “A” to this report. Consistent with the Planning Act and Official Plan, 
these matters will be secured in one or more agreements between the City and the applicant, 
and registered against the land to which it applies.  
 
The following aspects of the “Bonusing Criteria” document relate to and provide the basis for 
bonusing:  
 
High Design Standards:  
 
The proposed redevelopment provides a modern architectural design that utilizes vision glass 
and spandrel glass (window-wall) as the primary form of cladding, contains a low proportion of 
exposed concrete and similar solid materials that make-up the exterior façade composition most 
tall buildings in the City, and uses clear glass balcony barriers, all of which serve to mitigate the 
overall visual building mass and provide a light and refined appearance in the city skyline.  This 
architectural style is distinguishable from the typical pre-cast concrete construction systems that 
are prevalent in the City’s tall building stock.  The proposed buildings as depicted will add 
variation to the appearance of the City skyline.   
 
Figure 10: Rendering of proposed redevelopment (east elevation) 

 
 
Heritage Conservation: 
 
Consistent with the heritage conservation strategy submitted by the applicant’s heritage planner, 
the significant attributes of the built heritage resource located at 93 and 95 Dufferin Avenue 
shall be conserved by: 
 

 Designating appropriate heritage attributes (generally includes the northerly and westerly 
facades) of the original building under Part IV of the Ontario Heritage Act. 

 Retention, in–situ, of 93-95 Dufferin until such time as alterations are necessary to facilitate 
Phase 3 of the proposed redevelopment. 

 The incorporation of significant heritage attributes of the original building, including the 
retention of the front and westerly facades, into the overall design of Phase 3 of the new 
development. 
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Figure 11: Rendering of 93-95 Dufferin Avenue conservation strategy. 

 
 
 
Heritage Commemoration: 
 
Consistent with the heritage commemoration strategy submitted by the applicant’s heritage 
planner, significant attributes of the built heritage resource located at 479-489 Talbot Street 
(Camden Terrace) shall be commemorated by: 
 

 The documentation and storage of original materials including brick and exterior masonry 
work.  

 The construction of a commemorative monument which interprets a range of the significant 
heritage attributes of the Camden Terrace front facade in the manner generally shown in 
Schedule “1” to the amending by-law. 

 The provision of plaques, interpretive signage and/or other commemorative items which 
relate to the heritage attributes of the site and includes the following subject matter: site 
history with an emphasis on 19th century character of the Talbot Street Corridor; the origins 
and construction of Camden Terrace; and, details regarding the deconstruction and 
reconstruction of the commemorative monument (facade replication). 

 The provision of two-storey vision glass panels along the length of the Talbot Street building 
façade which is east of the commemorative monument so as to maintain public views to the 
monument in perpetuity. 
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Figure 12: Rendering of the proposed commemorative monument on rear lobby wall. 

 
 
Publically Accessible Urban Forecourt/Plaza: 
 
Section 19.4.4 ii) e) provides that bonus zoning can be used to support the provision of, and 
improved access to, public open space, supplementary to any parkland dedication 
requirements.  In this regard, the recommended bonus zone requires the provision of a 
publically accessible urban plaza/forecourt to be located surrounding the primary building 
entrance along Talbot Street.  The urban plaza will be functional for passive use and provide a 
platform for observation and public views of the commemorative monument to be constructed 
as an interpretation of the Camden Terrace.   
 
Streetscape/Public Realm Improvements:  
 
The applicant will be required to carry out various streetscape and public realm improvements 
including the provision of raised planters, enhanced pavement/surface treatments and street 
trees. 
 
Parking Strategy: 
 
The proposed development, at full build-out, will include over 700 parking spaces.  Although 
parking for residential uses is not a requirement of the Zoning By-law within the Downtown, it is 
often necessary to the overall marketability of a project.  Chapter 11 – Urban Design Principles, 
of the City’s Official Plan, as well as the Downtown Design Guidelines, seek to minimize the 
visual impact of vehicular parking and its potential disruption to the quality of the adjacent public 
realm by encouraging underground parking.  The proposed development will include a minimum 
of 4 levels of underground parking.  Any additional required above grade structured parking will 
be located to the rear of the proposed buildings, screened from the public realm by commercial 
and/or residential uses.  Many downtown London developments incorporate underground 
parking but also include significant parking structures within portions of the building podium that 
face the street.  The proposed configuration is favourable.   
 
Public Art: 
 
Bonus Zoning is intended to encourage development features which result in a public benefit 
which cannot be obtained through the normal development process.  While public art 
procurement and the resulting art it generates fosters London’s unique identity, it is rarely 
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executed or considered through the normal development process.  As part of the bonus zone 
requirements, a public art contribution of $250,000 has been negotiated.  A separate process in 
determining the details of the feature will be completed consistent with relevant direction in the 
City’s Public Art Policy/Strategy to the satisfaction of the City Planner and Manager of Culture.  
This matter serves to implement Our Move Forward: London’s Downtown Plan policy which 
states: Incorporate public art as a component of all major downtown construction projects.   
 
 
Form:  
 
The ultimate form of development that will result on the subject site will be guided by the criteria 
outlined in the proposed bonus zone and the site plan and illustrations attached as Schedule “1” 
to the amending by-law which, in part, forms the basis for the height and density bonusing.  The 
importance of site and building design in the Downtown Area is highlighted through Official Plan 
policy that places an emphasis on design considerations for development. “The proponents of 
development projects in the Downtown will be encouraged to have regard for the positioning 
and design of buildings to achieve the urban design principles contained in Chapter 11, conform 
to the Site Plan Control By-law and address standards in Downtown Design Guidelines. It is 
intended that Downtown development should enhance the street level pedestrian environment 
and contribute to the sensitive integration of new development with adjacent structures and land 
uses.” (Section 4.1.17.ii). Further, London’s Downtown Plan: Our Move Forward policy direction 
is to: Ensure new buildings are consistent with the Downtown Design Manual…and reviewed by 
the Urban Design Peer Review Panel. 
 
This section of the report summarizes how the specified architectural and site design ensures 
that the ultimate form of development on the site meets the goals and objectives of the City’s 
Official Plan and other relevant guideline documents.  The design outlined in Schedule “1” will 
be secured by agreements with the City through Site Plan Approval process.  Generally, the 
following aspects of the overall design address the key standards and intentions of the Official 
Plan, Downtown Design Guidelines, and Our Move Forward: 
 

 A modern architectural design that utilizes vision glass and spandrel glass (window-wall) 
as the primary form of cladding, contains a low proportion of exposed concrete and 
similar solid materials that make up a large proportion of tall building facades in the City, 
and uses clear glass balcony barriers, all of which serve to mitigate the overall visual 
building mass and provide a light and refined appearance in the city skyline. 

 The proposed podium is generally built to the property lines to provide for visual 
continuity with surrounding development and provide a sense of spatial enclosure to 
abutting streets 

 The majority of the proposed parking is provided underground.  Where parking is 
proposed in an above ground structured format, it is located at the rear of the proposed 
buildings screened from the public realm with active uses. 

 Service and loading facilities are located within the proposed building, enclosed from 
views from public spaces. 

 The proposed 38-storey tower is situated on the southern portion of the site oriented 
towards the Downtown core, with the height of the Phase 3 tower stepping down to 29-
storeys as the site gets closer to the North Talbot neighbourhood and the Tricar tower 
currently under construction at 505 Talbot Street to provide for a logical visual fit with its 
surroundings. 

 The proposal provides a building base of 3-storeys which is differentiated from the tower 
portion of the building by architectural details including ceramic panels skirting the face 
of the second and third floor terraces, a higher proportion of vision glazing and other 
design elements such as entrances and various recesses and projections. 

 The proposed development provides for an active street frontage by incorporating a 
series of ground floor commercial and retail uses, an expanded floor height that is 
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appropriate for commercial uses and significant vision glazing for the full extent of the 
ground floor facades. 

 The development includes tower floor-plates which are less than 1,000m2 in order to 
minimize impacts on sunlight obstruction and views and generally provide for a tower 
which is reduced in its visual mass. 

 A balcony design that provides articulation to break up the massing of the tower facades 
and provide visual interest. 

 All roof-top mechanical equipment has been incorporated into the design and massing of 
the upper floors. 

 
Figure 13: Southeast elevation 

 
 
 
Road Widening Dedication:  
 
Section 4.21 of the City’s Zoning By-law Z.-1 outlines the ultimate road allowance requirements 
for various streets throughout the City.  Section 41 of the Planning Act (Site Plan Control) allows 
municipalities to take, at no cost, a road widening dedication through the development process 
where it is identified in the Zoning By-law.  In 2013, the City completed its most recent 
transportation master plan.  In general, the plan serves to establish transportation infrastructure 
needs in to accommodate long-term growth in the City’s future.  The transportation master plan 
identified surplus road widening requirements throughout many areas in the downtown, wherein 
the City’s existing road widening dedications are not necessary over the long term.  The 
sections of Talbot Street abutting the site were deemed to be sufficient “as existing” and no 
future road allowance dedications are necessary.  In order to make efficient use of this land and 
be consistent with the Downtown Design Guideline, Rygar has proposed to build out the site to 
the existing lot lines.  The City’s Transportation Division has reviewed this issue and indicated 
that they do not intend to take road widenings on Talbot Street or Dufferin Avenue at this 
location.  As such, the recommended by-law seeks to recognize this by amending the required 
road allowance to “as existing”, thereby allowing the Rygar development to make use of this 
surplus land in the City’s downtown.   
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Heritage Impacts: 
 
The existing buildings on both Talbot Street and Dufferin Avenue subject of this application have 
been identified on the City’s Inventory of Heritage Resources but are not currently designated 
under the Ontario Heritage Act.  These buildings are located outside of the Downtown Heritage 
Conservation District boundary.  479-489 Talbot Street (Camden Terrace) forms a series of 
rowhouses which are listed as a Priority 1 resource in an “Italianate” architectural style.  The 
semi-detached dwelling located at 93 Dufferin Avenue is a Priority 2 building of “Italianate” 
architectural style and 95 Dufferin Avenue is a Priority 1 building of “Neo-classical” architectural 
style. 
 
The redevelopment proposal provided for by way of the recommended Zoning By-law will 
require the complete removal of Camden Terrace and the partial removal of 93-95 Dufferin 
Avenue.  The recommended bonus zone seeks to mitigate those impacts through plans to 
incorporate selected significant elements of the existing Dufferin Avenue heritage resources into 
the new development and commemorate Camden Terrace through interpretive features in the 
new development design.  The following section of this report serves to analyze these impacts 
and detail the recommended mitigation measures.   
 
London Advisory Committee on Heritage (LACH) Involvement: 
 
Over the course of the past year, LACH has twice provided comments and recommendations to 
Municipal Council relating to these properties, with direction relating to potential actions under 
the Ontario Heritage Act and the Planning Act.  As detailed in the Planning History section of 
this report beginning on page 9, on September 21, 2015 LACH recommended to the Planning 
and Environment Committee that Council pursue designation of both Camden Terrace and 
93/95 Dufferin Avenue under the Ontario Heritage Act. 
 
On July 6th, 2016, LACH held a special meeting to receive a delegation from Rygar Properties 
and their Heritage Consultants regarding the proposed Zoning By-law amendment and 
accompanying redevelopment plans for 100 Fullarton Street, 475-501 Talbot Street and 93-95 
Dufferin Avenue.  The July 6th, 2016 resolution of the LACH was presented in a report to the 
Planning and Environment Committee on July 18, 2016.  In general, the report from LACH 
reiterated its previous recommendation that Council pursue designation of Camden Terrace and 
93-95 Dufferin Avenue and also noted the following additional information: 
 

 The LACH approves of most aspects of the project, particularly with respect to the 
heritage facades proposed to be incorporated in the project; 

 The LACH supports the requirement that the designated elements may require 
alteration to permit the removal of parts of structure(s); and 

 The LACH understands that potential difficulties with structures and site conditions 
exist, and if it proves necessary, the LACH would support the rebuilding of 
structures/facades, using original materials, in situ, within the project. 

 
To date, Municipal Council has not acted to pursue designation of Camden Terrace and/or 93-
95 Dufferin Avenue but has instead elected to defer a decision on the designation until such 
time as the redevelopment proposal has been presented in full.   
 
Other Heritage Considerations: 
 
479-489 Talbot Street (Camden Terrace): 
 
Through the past two years of consultation, there has continually been a strong desire 
expressed by Planning Staff, LACH and Council to fully retain the existing structures including 
both Camden Terrace and 93-95 Dufferin Avenue.  With regard to Camden Terrace, the 
Statement of Cultural Heritage Value prepared by LACH and attached as Appendix “C” to this 
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report clearly outlines the heritage value of this resource, and emphasizes its physical, historical 
and contextual value.  Though Staff have continually advocated for full retention or in-situ 
façade retention and incorporation, through ongoing negotiation and consultation, it has become 
clear that there are a number of factors which pose a distinct obstacle to full and/or partial 
retention, and the long-term sustainability, of Camden Terrace.  These generally include: 
 

 A June 24, 2015 Structural Capacity Report was prepared by Jablonsky, Ask and 
Partners Inc. The report details various structural deficiencies, some of which are so 
severe that immediate corrective action was deemed necessary for the safety of the 
general public. 

 

 The City Building Division has confirmed the conclusions of the structural study and, on 
July 8th, 2016, issued a make safe order for portions of the building. 

 

 A Phase ll Environmental Site Assessment prepared by EXP Services Inc. identifies soil 
contamination issues on various portions of the site, including those beneath Camden 
Terrace.  The report recommends complete excavation and removal of soils underneath 
Camden Terrace, to be deposited at an appropriate sanitary landfill prior to a change in 
land use.   

 

 The Developer has expressed concern regarding the economic viability of retaining the 
buildings given the extent of upgrades required to bring them up to modern building 
code, balanced with their limited operating income potential in comparison to the value 
of the downtown land they occupy. 
 

 The proponent’s project objectives relating to the creation of a highly visible interior 
lobby and a pedestrian-oriented active street environment along Talbot Street, the 
primary entrance point to the entire development, are challenged by the nature of the 
Camden Terrace façade due to small openings and large proportions of solid materials.   
 

93-95 Dufferin Avenue: 
 
The Statement of Cultural Heritage Value prepared by LACH and attached as Appendix “D” to 
this report clearly outlines the heritage value of this resource and emphasizes its physical, 
historical and contextual value.  Though Staff have continually advocated for retention of the 
entire building, through ongoing negotiation and consultation it has become clear there are 
significant constraints to maintaining the entire buildings at 93-95 Dufferin Avenue.  These 
generally include: 
 

 A Phase ll Environmental Site Assessment prepared by EXP Services Inc. identifies soil 
contamination issues on various portions of the site, including those beneath 93-95 
Dufferin Avenue.  The report recommends complete excavation and removal of soils 
underneath 93-95 Dufferin Avenue, to be deposited at an appropriate sanitary landfill 
prior to a change in land use.   

 

 The proponent has been resolute regarding the need to fully excavate underneath 93-95 
Dufferin Avenue during Phase 3 of construction in order to allow for sufficient turning 
movements and parking stalls within the sub-surface parking garage. 

 
Relevant Planning Considerations: 
 
The properties under review in this report are located within the City’s Downtown. In considering 
the challenges relating to full retention of all on-site heritage resources, it is important to 
consider Official Plan policies relating to Downtown redevelopment and heritage preservation 
and the conflicts arising from these often competing objectives.  
 
In specific, Section 4.1 (Downtown Designation) states “Support is given to establishing 
priorities for preservation and retention of buildings in the Downtown through the provisions of 
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Chapter 13. Council will endeavor, through its approval process, to discourage new 
development or redevelopment that detracts from the integrity or results in the destruction of 
heritage resources. Council will encourage the integration of heritage resources into 
development or redevelopment projects. The policies on preservation are balanced against 
policies which promote growth and development in the Downtown. The City will support the 
blending of these two approaches to the Downtown by encouraging property owners to 
incorporate buildings and features of cultural heritage value or interest and streetscape features 
into new development projects, designating significant buildings under the Ontario Heritage 
Act.” 
 
Further, strategic directions outlines in Our Move Forward – London’s Downtown Plan state: 
“Continue to support the development of a larger residential community in the downtown to 
foster a local trade market to offer a diverse array of neighbourhood ‘daily needs’ commercial 
enterprises,” and  “when planning for new development, integration with the existing heritage 
will be a foremost consideration”. 
 
Local planning documents place an emphasis on retention of significant heritage resources.  
However, the importance of redevelopment and intensification in our Downtown is equally 
recognized and supported through these documents.  When considered as a whole, it is clear 
that a balanced approach is necessary when planning for heritage preservation and growth and 
economic development in our Downtown.   
 
Recommended Solutions: 
 
Staff have worked closely with the developer to pursue solutions to heritage issues which 
balance the strong desire for retention of heritage resources with planning objectives relating to 
growth in our Downtown.  Feedback from members of the public, LACH and City Council have 
heavily informed our efforts.  Consideration has also been paid to the physical and economic 
challenges with retention of the heritage resources.  The ultimate goal in terms of blending and 
balancing these two objectives has been that where resources are impacted, the proposed 
redevelopment should present an overall greater community benefit and a net-positive 
contribution to city-building.   
 
The following section of this report details the recommended solutions for incorporating heritage 
elements into the design of the redevelopment.  These solutions have been enshrined in the 
recommended bonus zone, and will be secured through an agreement with the City of London 
in return for the proposed height and density increases.   
 
Partial Retention of 93-95 Dufferin Avenue: 
 
Staff have worked closely with Rygar in developing a plan for partial retention of 93/95 Dufferin 
Avenue that retains the greatest extent possible of heritage attributes identified in the Statement 
of Cultural Heritage Value prepared by LACH.  In general, the plan involves the retention of the 
original front and westerly facades of the existing building, in situ.    This strategy is generally 
reflected by the illustration found in Figure 9 below.   
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Figure 14: Conservation strategy for 93-95 Dufferin Avenue (northwest elevation). 

 
 
The following chart compares the heritage attributes of 93-95 Dufferin Avenue identified by 
LACH with those proposed to be retained through the conservation plan identified in the bonus 
zone: 
 
Table 1: Heritage Attribute retention (93-95 Dufferin Avenue) 

Heritage Attributes (See Appendix “D”)  To be retained 

Form and scale of the double house. Yes – interior and roof to be reconstructed 

Buff (London) brick. Yes 

Demonstration of the Italianate style in 93 
Dufferin Avenue: shallow hipped roof; paired 
wooden brackets; balanced proportions 
across its three bays in the upper and lower 
storey; robust lugsills and lintels with a gentle 
peak; wide, six panel single leaf door with 
rounded arch fan light transom and wooden 
fluted pilasters and trim; brickwork detailing 
including quoining, a plain frieze, and 
stringcourse. 

Yes 

Double storey bay window, acting as a bridge 
between 93 and 95 Dufferin Avenue. 

Yes 

Demonstration of the Classical Revival style 
in 95 Dufferin Avenue: temple front form; oval 
window with robust architrave, keystone, and 
blocks located above the entry doorway; 
round window set in the pediment that is 
surrounded by a laurel wreath; dentils; 
brickwork detailing, window sills and lintels 
with a gentle peak, and paired brackets 
maintained from 93 Dufferin Avenue. 

Yes 

Historical associations with Samuel Peters 
Junior and Lieutenant Colonel John Walker. 

Yes 
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As is displayed in the above table, the proposed conservation of 93-95 Dufferin Avenue 
including the retention of the front and westerly facades in situ will provide for a significant 
extent of the identified heritage attributes of the existing building to be retained.  In balance with 
the city-building value that Phase 3 of the redevelopment project offers, Planning Staff believe 
that this conservation strategy for 93-95 Dufferin Avenue is appropriate and in the public 
interest.  It is important to note that given the extent of the original heritage attributes to be 
maintained through this strategy, Staff are recommending through the bonus zone that the 
properties, and these elements in specific, be designated under the Ontario Heritage Act.  This 
approach serves to implement Section 19.4.4 ii) g) of the City’s Official Plan which allows for 
density bonusing in return for the designation of significant built heritage resources.  The 
required modifications to 93-95 Dufferin Avenue for Phase 3 would then be handled through a 
future heritage alteration permit process.  As per clause (d) in the recommendations section on 
page 2 of this report, Staff have recommended that they be directed to return with a report 
regarding the initiating of the designation process.   
 
Commemoration of 479-489 Talbot Street (Camden Terrace): 
 
In light of the numerous physical and economic challenges, and the recommendations of the 
proponent’s Heritage Overview Report and supplementary letters, Staff have conceded that full 
and/or partial retention of Camden Terrace is not reconcilable in the context of the proposed 
redevelopment.  The proponent’s Heritage Report has recommended “commemoration” as an 
appropriate approach in dealing with and recognizing the cultural heritage value of Camden 
Terrace. Staff have spent considerable time working with Rygar in developing a plan for the 
commemoration of Camden Terrace that interprets the heritage attributes identified in the 
Statement of Cultural Heritage Value prepared by LACH.  Input from the public and LACH’s July 
6, 2016 resolution influenced these discussions.   
 
In general, the recommended commemoration strategy involves the construction of a 
commemorative monument which is reflective of heritage elements of the Camden Terrace.  
The commemoration will also involve the provision of plaques and/or interpretive signage 
dealing with the history of Camden Terrace, its historical associations and an explanation of the 
purpose of new monument.  The majority of the new building façade along Talbot Street will 
include two-storey vision glass panels in order to maintain public views to the commemorative 
monument in perpetuity. 
 
Figure 15: Commemorative monument (Camden Terrace) 
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The following chart compares the heritage attributes identified by LACH with those alluded to by 
the commemoration strategy detailed in the bonus zone: 
 
Table 2: Heritage Attribute vs. gestures provided in commemoration (Camden Terrace) 

Heritage Attributes (See Appendix “C”) Recognized by Commemorative Monument 

Rare example of a late nineteenth century 
terrace development in the Italianate style. 

No 

Form, scale, and massing of a six-unit terrace 
development, divided into three sets of pairs. 

Yes 

Elevated stoops and basement windows of 
the southerly two units (479 and 481 Talbot 
Street). 

No 

Use of buff brick in the structure of the terrace 
as well as details including pilasters, drip 
course, dentils, brackets, and cornice frieze. 

Yes 

Ground floor bay windows with a continuous 
plain rectangular lugsill, brickwork detailing, 
and a flat roof. 

Yes 

High transoms (now blind) above the front 
entry doors. 

Yes 

Plain rectangular lugsills. Yes 

Unusual carved flat-based half-elliptical lintels 
over the windows on the ground storey and 
rounded-bottom half-elliptical lintels on the 
upper storey. 

Yes 

Roof fire walls with integrated chimneys. No 

Narrow dormers with a pair of sash windows 
separated by a mullion (one per terrace unit) 
on the shallow sloping roof. 

No 

“Camden Terrace” plaque affixed to the 
building. 

Yes 

Prominent location on Talbot Street. No 

Historical associations with Samuel Peters 
Junior as the architect and original property 
owner of Camden Terrace. 

Yes – through commemorative plaque and/or 
interpretive signage. 

Historical associations with other notable 
occupants.  

No 

 
It is critical to highlight and understand that this approval is not being promoted or presented as 
a heritage conservation strategy for Camden Terrace.  Rather, it is a strategy for 
commemoration that interprets the heritage resource and properly informs Londoners of the 
property’s history.   
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Figure 16: Commemorative monument (Camden Terrace) 

 
 
 
Summary: 
 
In summary, Staff have spent significant time considering input from stakeholders and working 
with Rygar to develop a plan that recognizes the complexities and various competing interests 
involved with the comprehensive redevelopment of this site.  The recommendation recognizes 
the practicalities and limitations associated with the required brownfield cleanup, the poor 
building condition, excavation and the proponent’s project objectives.  In doing so, Staff have 
negotiated a heritage conservation strategy that will see the conservation of 93-95 Dufferin 
Avenue through retention of the majority of heritage attributes identified by LACH, and a 
commemoration of the Camden Terrace that seeks to interpret and celebrate the heritage 
attributes identified by LACH.  Overall, this plan will allow for a comprehensive redevelopment of 
this block of the Downtown that integrates heritage resources in a creative manner.  The project 
will contribute to the vitality of the downtown economy and thereby increase the viability of on-
going heritage conservation efforts throughout the core.   
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 CONCLUSION 

 
The recommendation for approval of the proposed Zoning By-law amendment has been 
supported by the foregoing planning analysis.  The proposal has been evaluated in the context 
of the applicable land use policy and achieves an appropriate and reasonable balance of the 
objectives of the Provincial Policy Statement, 2014 and City of London Official Plan which: 
promote intensification, redevelopment and compact form; encourage densities and a mix of 
uses which minimizes land consumption and servicing costs, efficiently uses infrastructure and 
public service facilities and supports active transportation and transit; and, seek to conserve 
significant cultural heritage resources.  The resulting development will complement local city-
building and planning initiatives aimed at Downtown regeneration and the creation of a vibrant, 
24/7, pedestrian oriented place that serves to attract and retain people and businesses to the 
City.  The proposal contributes to various goals outlined in London’s Downtown Plan, including 
supporting the development of a larger residential community in the downtown to foster an 
economic environment conducive to the health and vitality of commercial enterprises, and the 
integration of new development with existing heritage resources.   
 
The recommended site-specific bonus zone regulations will allow for an increase in the 
maximum permitted density from 350 units per hectare to 1200 units per hectare and an 
increase in the maximum permitted height from 90 metres to 129 metres in return for a variety of 
services, facilities and matters that would be difficult to achieve through the normal development 
process.  These matters include such things as an outstanding building design, the conservation 
and commemoration of built heritage resources, the provision of publically accessible open 
space, streetscape/public realm improvements and public art.   
 
Based on the foregoing, the proposed redevelopment will present a net-positive contribution to 
city-building, represents sound land use planning and is in the public interest.   
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Responses to Public Liaison Letter and Publication in “The Londoner” 
 
Telephone 
 

Written 
 

N/A Sandra Miller 
32 Upper Avenue 
London, ON. 

 Anna Marie Valastro 
133 John Street, Unit  1 
London, ON. N6A 1N7 

 Alexander Aitken 
N/A 

 Patti Kemp 
520 Talbot Street, Apt. 1106 
London, ON. N6A 6K4 

 Maggie Whalley, ACO London Region 
c/o Grosvenor Lodge 
1017 Western Road 
London, ON. N6G 1G5 

 Ben Benedict 
188 John Street 
London, ON. N6A 1P1 

 Cindy Blancher 
501-500 Talbot Street 
London, ON. N6A 2S3 

 George Hutchinson 
705 – 500 Talbot Street 
London, ON. N6A 2S3 

 Carl Grindstaff,  
500 Talbot St. 
London, ON. N6A 2S3 

 Susan Huston 
123 St. Clair Crescent 
London, ON. N6J 3V8 
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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 100 
Fullarton Street, 475-501 Talbot Street & 
93-95 Dufferin Avenue. 

 
  WHEREAS Rygar Properties Inc. has applied to rezone an area of land located 
at 100 Fullarton Street, 475-501 Talbot Street & 93-95 Dufferin Avenue, 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 100 Fullarton Street, 475-501 Talbot Street & 93-95 Dufferin Avenue, as shown 
on the attached map comprising part of Key Map No. A107, from a Downtown Area Bonus 
(DA1●D350●B-25) Zone, a Downtown Area (DA2) Zone and a Holding Downtown Area (h-
3●DA2●D350) Zone to a (DA2●D350●B(_)) Zone. 

 
2) Section Number 4.3 (Bonus Zones) of the General Provisions is amended by adding the 

following Site-Specific Bonus Provision: 
 

4.3(_) B(_)  100 Fullarton Street, 475-501 Talbot Street and 93-95 Dufferin 
Avenue  

 
 This bonus zone is intended to facilitate a development design which includes three new 

mixed-use apartment buildings ranging from 9 to 38 storeys (max. 129m tall) in height, 
with a maximum density of 1200 units per hectare across the overall site. It is intended 
that the proposed development will occur in a phased manner over time with Phase One 
including a 9-storey (39m) building with 92 residential units and 610m2 of commercial 
space, with Phase Two including a 38-storey (128.85m) building with 349 residential units 
and 660m2 of commercial space, and Phase Three including a 29-storey (101.5m) building 
with 262 residential units and 660m2 of commercial space.  The proposed development 
shall be implemented through one or more agreements in return for the provision of the 
following services, facilities and matters: 

 
 1. A building design which, with minor variations at the discretion of the Managing 

Director, Planning and City Planner, is consistent with the Site Plan and Illustrations 
attached as Schedule “1” to the amending by-law (variations may include, but are not 
limited to, the reduction of above-grade structured parking in lieu of additional 
underground parking and/or the reduction of the total number of parking spaces and 
variations in the proposed unit types).   

 
 2. High Design Standards 
   
  Specifically, the building design referred to in Clause 1 above, and shown in the 

various illustrations contained in Schedule “1” of the amending by-law, is being 
bonused for the following features which serve to support the City’s objectives of 
promoting a high standard of design for buildings constructed in prominent locations 
such as the Downtown, as outlined in Chapter 11 of the Official Plan and the 
Downtown Design Guidelines:  

   
  Overall Design Features 
   a. A modern architectural design that utilizes vision glass and spandrel glass 

(window-wall) as the primary form of cladding, contains a low proportion 
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of exposed concrete, and uses clear glass balcony barriers, all of which 
serve to mitigate the overall visual building mass and provide a light and 
refined appearance in the city skyline. 

 
  Podium Design 
   a. Incorporates architectural details that creates a prominent and distinctive 

base including ceramic panels skirting the face of the second and third 
floor terraces. 

   b. A ground floor ceiling height that is appropriate for a range of commercial 
uses, with the façade comprised primarily of floor-to-ceiling vision glazing 
for views into and out of the building contributing to an animated 
streetscape. 

   c. Separate and direct exterior entrances to commercial uses on the ground 
floor to animate the pedestrian realm from the city sidewalk. 

   d. Permanent architecturally integrated canopies above the first floor to 
architecturally differentiate the building base and provide overhead 
protection from natural elements. 

 
  Tower Design 
   a.  Point tower forms with floor-plates no greater than 1,000m2. 
   b. Clad primarily in vision glass and spandrel glass (window-wall) panels. 
   c. Includes horizontal projecting balconies and vertical precast end panels to 

create articulation and variation in the massing of the facades. 
   
  Building Caps 
   a.  A visually interesting building top and distinguishable cap of a design 

quality that will contribute positively to London’s skyline.  
   b.  The use of building step-backs and variation in massing to define the 

building cap with mechanical elements completely concealed within the 
overall architectural design of the top of the buildings. 

   c.  Significant amounts of clear glazing on the building cap.  
   
 3. Heritage Conservation (93-95 Dufferin Avenue) 
 

 The significant attributes of the built heritage resource located at 93 and 95 Dufferin 
Avenue shall be conserved in the following manner: 

  a. The designation of heritage attributes (generally associated with the 
northerly and westerly facades) of the original building under Part IV of 
the Ontario Heritage Act. 

  b. The complete retention, in–situ, of 93-95 Dufferin until such time as partial 
removal is necessary to facilitate Phase 3 of the proposed 
redevelopment. 

  c. The incorporation of significant heritage attributes of the original building, 
including the northern and western facades in situ, into the overall design 
of Phase 3 of the new development as is depicted in Schedule “1” to the 
amending by-law.   

 
 4. Heritage Commemoration – Camden Terrace (479-489 Talbot Street)  
 
  a. The documentation and appropriate storage of original materials including 

brick and exterior masonry work to retain their integrity.  
  b. The construction of a commemorative monument which interprets a range 

of the significant heritage attributes of the Camden Terrace front facade in 
the manner documented in the January 4, 2016 “Heritage Overview 
Report” prepared by Stantec Consulting Ltd. and further described in the 
accompanying August 19, 2016 “Commemoration Overview” letter and 
shown in Schedule “1” to the amending by-law, and which generally 
includes the following features: 

   i. Multi-structure residential row house proportions including six 
buildings enclosed within three sections, with each containing two 
terrace residences with mirrored facades; 

   ii. With the individual row house sections containing the same 
proportion of bay windows, doors and upper-storey windows as the 
original structures. 
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   ii. A uniformed setback from the public sidewalk. 
   iii. A uniformed roof line. 
   iv.  The use of original building materials salvaged during the demolition 

of Camden Terrace including stone lintels and original yellow 
(London) brick. 

   v. Other details such as pilasters, drip course, and cornice frieze, high 
transforms above front entry doors, and half elliptical lintels on upper 
storeys.  

  c. The provision of plaques, interpretive signage and/or other 
commemorative items which relate to the heritage attributes of the site 
and includes the following subject matter: site history with an emphasis 
on 19th century character of the Talbot Street Corridor; the origins and 
construction of Camden Terrace; and, details regarding the 
deconstruction and reconstruction of the commemorative monument 
(facade replication). 

  d. The provision of clear glazing along the length of the Talbot Street 
building façade which is east of the commemorative monument so as to 
maintain public views to the monument in perpetuity.   

 
 5. Urban Plaza/Forecourt 
 
  a. The provision of a publically accessible urban plaza/forecourt along the 

Talbot Street frontage which is generally located in the vicinity of the 
primary entrance to the Talbot Street building (Phase 1), east of the 
commemorative monument as shown in Schedule “1” to the amending 
by-law.   

  b. The provision of two-storey vision glass panels along portions of the 
Talbot Street building facade that front the urban plaza/forecourt to 
maintain views to active ground floor uses and the commemorative 
monument.   

 
 6. Parking Strategy 
 
  a. A minimum of four (4) levels of underground parking.   
  b. Any necessary above grade structured parking is to be located to rear of 

the proposed building(s) and screened from the street by commercial 
and/or residential uses.    

 
 7. Site Landscaping/Public Realm 
 

  Landscaping used to enhance the appearance of building setback and yard 
areas by:  

  a.  A continuous row of planting along the western lot line of the property 
currently known as 93 Dufferin Avenue. 

  b.  Raised concrete planters along Talbot Street and Dufferin Avenue and 
Fullarton Street, to define the interface of the subject site and the public 
right of way and to function as informal seating, as approved by the City 
through the site plan process. 

  c.  Shade trees in the raised concrete planters. 
  d.  The incorporation of non-asphalt materials and paving patterns into 

pedestrian sidewalks and pathways adjacent to the proposed buildings as 
approved by the City through the site plan process. 

 
 8. Public Art Contribution 
 
  a. The contribution of funding for public art in the amount of $250,000 to be 

provided during the site plan approval process for Phase One. 
  b. Such public art will be established through a process that is consistent 

with the City’s public art policy as applicable, to the satisfaction of the 
Manager of Culture and The City Planner, and ensuring input from the 
developer.   
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 The following special regulations apply within the bonus zone: 
 

a) Regulations: 
 

i) Density:   1200 units per hectare  
(Max.) 

 
ii) Height:    129 metres  

(Max.) 
 

iii) Setback for Residential     0 metres 
 Component of Buildings:     

    (Min.) 
 
 
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 September 13, 2016 
 
 
 
 
 
 
 
 
      Matt Brown 
      Mayor 
 
 
 
 
 
      Catharine Saunders 
      City Clerk 
  
 
 
 
 
 
First Reading – September 13, 2016 
Second Reading – September 13, 2016 
Third Reading – September 13, 2016
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Schedule "1" 
 

Aerial Perspective: Looking Northwest 

 
 

 

Aerial Perspective: Looking Southwest 
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Aerial Perspective: Looking Southeast 

 
 

 

Aerial Perspective: Looking Northeast 
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Rendering: Looking Southeast along Talbot Street Building Frontage  

 
 

 

Rendering: Looking from interior Lobby along Talbot Street 
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Rendering: Looking West toward Primary Building Entrance along Talbot Street 

 
 

 

Rendering: Looking Southwest toward Primary Building Entrance along Talbot Street 
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Rendering: Looking West toward Primary Building Entrance along Talbot Street 

 
 

 

Rendering: Looking Northwest toward Primary Building Entrance along Talbot Street 
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Rendering: Looking Southeast toward Dufferin Street Building Facade 

 
 

 

Rendering: Looking Southeast toward Dufferin Street Building Facade 
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Rendering: Looking Southeast toward Dufferin Street and Rear Building Facade 

 
 

 

Rendering: Looking East toward Rear (west) Building Facade 
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Rendering: Looking North at Phase 1 amenity area 

 
 
 

Rendering: Looking Southwest toward Dufferin Street Building Facade 
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Rendering: Looking Northwest from corner of Fullarton and Talbot 
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Site Plan: Overall Development 
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Site Plan: Phases 1-3 
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Parking Plan: Phases 1-3 
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East Elevations: Phases 1-3 
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West Elevation 
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East Elevation 
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North Elevation 
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Appendix "B" 

 
 

      Bill No. (number to be inserted by Clerk's Office) 
      2016 
 
      By-law No. Z.-1-16   
 
      A by-law to amend Section 4.21 of By-law 

No. Z.-1 by deleting and adding road 
allowance requirements for specific 
segments of Talbot Street.   

 
  WHEREAS Rygar Properties Inc. has applied to amend Section 4.21 by deleting 
and adding road allowance requirements for specific segments of Talbot Street; 
 
  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) Section 4.21, Road Allowance Requirements – Specific Roads to By-law No. Z.-1 is 

amended by deleting the following specific segments of Talbot Street: 
 
Street                  From                               To                                    Street                           Limit of Allowance 

       Classification         (Measured from Centreline) 

 

Talbot St Queens Ave   Oxford St W   Primary Collector  13 m  

           (42.7 ft) 

 
 
2) Section 4.21, Road Allowance Requirements – Specific Roads to By-law No. Z.-1 is 

amended by adding the following specific segments of Talbot Street: 
 
Street                  From                               To                                    Street                           Limit of Allowance 

       Classification         (Measured from Centreline) 

 

Talbot St Queens Ave   Fullarton Street   Primary Collector  13 m  

           (42.7 ft) 

 

Talbot St Fullarton Street   Dufferin Ave   Primary Collector  As Existing 

 

Talbot St Dufferin Ave   Oxford St W   Primary Collector  13 m  

           (42.7 ft) 

 

 
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 September 13, 2016. 
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      Matt Brown 
      Mayor 
 
 
 
 
 
      Catharine Saunders 
      City Clerk 
  
 
 
 
 
 
First Reading – September 13, 2016 
Second Reading – September 13, 2016 
Third Reading – September 13, 2016



                                                                                    Agenda Item #      Page #  
 

 

 

 

 
File: Z-8617 

Planner: Mike Davis 

63 
 

Appendix “C” 
 

Statement of Cultural Heritage Value or Interest for Camden Terrace as provided by the London 
Advisory Committee on Heritage 

 

 
 



                                                                                    Agenda Item #      Page #  
 

 

 

 

 
File: Z-8617 

Planner: Mike Davis 

64 
 

 
 



                                                                                    Agenda Item #      Page #  
 

 

 

 

 
File: Z-8617 

Planner: Mike Davis 

65 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



                                                                                    Agenda Item #      Page #  
 

 

 

 

 
File: Z-8617 

Planner: Mike Davis 

66 
 

Appendix “D” 
 

Statement of Cultural Heritage Value or Interest for 93-95 Dufferin Avenue as provided by the 
London Advisory Committee on Heritage 
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Appendix “E” 
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