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  TO:  CHAIR AND MEMBERS   

PLANNING & ENVIRONMENT COMMITTEE 

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

 SUBJECT: APPLICATION BY: INSITES CONSULTING 

1197 YORK STREET AND 1201-1203 YORK STREET 
PUBLIC PARTICIPATION MEETING ON 

JULY 16, 2012 

 

RECOMMENDATION 

 
That, on the recommendation of the Director, Land Use Planning and City Planner, the following 
actions be taken with respect to the application of Insites Consulting relating to the property 
located at 1197 York Street and 1201-1203 York Street: 
 
(a) The request to amend Zoning By-law No. Z.-1 to change the zoning of the subject 

property FROM a Residential (R2-2) Zone which permits single detached dwellings, 
semi-detached dwellings, duplex dwellings and converted dwellings (to a maximum of 2 
units) TO a Residential Special Provision (R2-2(  )) Zone to allow for converted dwellings 
(maximum of four dwellings per building) on lots having a minimum lot frontage of 12 
meters and a minimum lot area of 520m2 and to recognize existing front yard, rear yard 
and interior yard setbacks BE REFUSED for the following reasons: 
  

 The current zoning for this area is appropriate, promotes neighbourhood stability, and 
allows redevelopment of residential properties in a manner which is compatible with the 
surrounding neighbourhood, consistent with the Provincial Policy Statement; 

 The requested amendment has the potential to create impacts on the abutting land 
owners resulting from the introduction of a multiple unit residential development into a 
stable residential area; 

 The requested amendment could set a further precedent for additional multiple unit 
residential uses and erode the residential character of the area;  

 The proposed amendment would constitute "spot" zoning, and is not considered 
appropriate in isolation from the surrounding neighbourhood; 

 For the abovementioned reasons, the requested Zoning By-law amendment is not 
consistent with the Official Plan 

 

  
 PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
None. 
 

 
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The proposed recommendation will refuse the application to allow for one additional dwelling 
unit in the property located at 1197 York Street (a legal non-conforming triplex) and two 
additional dwelling units in the property located at 1201/1203 York Street. 
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 RATIONALE 

 
The rationale for the recommendation for refusal of the requested Zoning By-law amendment is 
that the requested Zoning By-law amendment is not consistent with the Official Plan: 
 
 The current zoning for this area is appropriate, promotes neighbourhood stability, and 

allows redevelopment of residential properties in a manner which is compatible with the 
surrounding neighbourhood;   

 the requested amendment has the potential to create impacts on the abutting land 
owners;  

 the requested amendment could set a further precedent for additional multiple unit 
residential uses and erode the residential character of the area; and  

 the proposed amendment would constitute "spot" zoning, and is not considered 
appropriate in isolation from the surrounding neighbourhood 

 

 BACKGROUND 

 

Date Application Accepted: April 18, 2012 Agent: Insites Consulting (Ben Billings) 

REQUESTED ACTION: Possible amendment to the Zoning By-law Z.-1 FROM a Residential 
(R2-2) Zone which permits single detached dwellings, semi-detached dwellings, duplex 
dwellings and converted dwellings (to a maximum of 2 units) TO a Residential Special 
Provision (R2-2(  )) Zone to allow for converted dwellings (maximum of four dwellings per 
unit) on lots having a minimum lot frontage of 12 meters and a minimum lot area of 520m2 
and to recognize existing front yard, rear yard and interior yard setbacks. 

 

 SITE CHARACTERISTICS: 

 Current Land Use – Residential R2 zone containing two fourplex dwellings. 

 Frontage – 1197 York Street = 12.78 m. 1201-1203 York Street = 13.10 m. 

 Depth - 1197 York Street = 40.77 m. 1201-1203 York Street = 40.77 m. 

 Area - 1197 York Street = 521 m2 1201-1203 York Street = 534 m2 

 Shape – Rectangular 

 

  SURROUNDING LAND USES: 

 North   - Residential R2 uses single detached dwellings, semi-detached dwellings, duplex 
dwellings and converted dwellings (max. 2 units). 

 South - Residential R2 uses single detached dwellings, semi-detached dwellings, duplex 
dwellings and converted dwellings (max. 2 units). 

 East     - Residential R2 uses single detached dwellings, semi-detached dwellings, duplex 
dwellings and converted dwellings (max. 2 units). 

 West    - Residential R2 uses single detached dwellings, semi-detached dwellings, duplex 
dwellings and converted dwellings (max. 2 units). 

 
 
 
 

OFFICIAL PLAN DESIGNATION: Low Density Residential (refer to Official Plan Map) 



 
 

      
 

 

Th
de
ho
pro
3.2
Zo

EX

Th
for
co

 
 

 
 
 

 

  
               

he primary
etached; s
ouses or c
ovided the
2.2. Resid
oning on in

XISTING Z

he R2 Zon
rm of sing
nverted d

 
               

y permitte
semi-deta
cluster ho
ey do no
dential Int
ndividual s

ZONING: 

ne variatio
gle detac

dwellings. 

  
               

ed uses 
ached; an
ouses ma
t exceed 
tensificati
sites wou

Resident

on provide
hed dwel
 

Agen
 

               

in areas 
d duplex 
ay also b

the max
on may b
ld not nor

tial R2 Zo

es for and
lings, sem

PLA

nda Item #     

               

designate
dwellings

be permitt
imum den
be permitt
rmally allo

ne (refer 

d regulate
mi-detach

Location
 

ANNING H

 Page # 

               

ed Low D
s. Multipl
ted subje
nsity of d
ted subje

ow for the 

to Zoning

es low de
ed dwelli

n Map 

HISTORY

         Pla

Density R
e-attache

ect to the 
developme
ect to the 

full range

g Map) 

nsity resid
ngs, dupl

Y 

F
nner: N. M

Residentia
ed dwellin

policies 
ent permi
provision

e of permi

dential de
lex dwelli

File No:  Z
Musicco

al shall b
ngs, such

of this P
itted unde

ns of polic
itted uses

evelopme
ngs and 

Z-8046 
 

5

e single 
 as row 

Plan and 
er policy 
cy 3.2.3. 
s. 

nt in the 
two unit 

 

 
5 



Agenda Item #      Page # 
 

        
 File No:  Z-8046 

                                                                                                         Planner: N. Musicco  
 

 
6 

 

 
A history of by-law and property standard complaints exists on the property. Below are complaints 
that were received and documented in the City of London Amanda tracking system. 
 
1197 York Street 

   2007 - By-law Enforcement - Assessed as duplex, being used as a triplex.   
1201/1203 York Street 

  1989 - Converted Complaint – Two apartments in basement. 
  March 19, 2010 – By-law Enforcement - Applied for a Rental License as fourplex; zone 

doesn't permit, 72/73 assessment = 2 units. 
  April 29, 2010 – Violations By-law – Illegal land use.  

 
In 1990, an application was submitted to the City to amend the zone for 1201/1203 York Street 
to allow for 4 units.  The application was returned to the owner with a letter indicating that the 
two additions units would not be deemed to conform as per Section 1.3.   According to the By-
law Department records, 1197 York Street is considered to be a legal non-conforming use (for 3 
units).   
 
On December 21, 2012, representatives for the property owner consulted with Planning Staff to 
discuss the possibility of rezoning 1201/1203 York Street to permit a fourplex dwelling. A 
subsequent Planning Assessment Report was submitted on January 2, 2011 to the Planning 
Division outlining the merits of a Zoning By-law amendment for 1201/1203 York Street.  The 
report was internally circulated for review and comment.  As a result of the circulation, it was 
indicated that a “site specific” Zoning By-law amendment would not be considered without 
significant justification including a review of other properties within the existing neighbourhood.  
 

 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 

 

PUBLIC 
LIAISON: 

On April 20, 2012, a Notice of Application was sent to 121 
property owners in the surrounding area.  Notice of 
Application was also published in the “Living in the City” 
section of the London Free Press on April 21, 2012.  A 
“Possible Land Use Change” sign was also posted on the 
site. 

2 responses 
received 

Nature of Liaison: Possible amendment to the Zoning By-law Z.-1 FROM a Residential (R2-
2) Zone which permits singles, semi-detached, duplex and converted dwellings (to a 
maximum of 2 units) TO a Residential Special Provision (R2-2(  )) Zone to allow for converted 
dwellings (maximum of four dwellings per unit) on lots having a minimum lot frontage of 12 
meters and a minimum lot area of 520m2 and to recognize existing front yard, rear yard and 
interior yard setbacks. 

Responses:  

1201 Florence Street – No objection. 

354 Ashland Avenue – No objection 

 
 
 
 
 
 
 
Development Planning 
Site plan approval is required for each property. A site plan cannot be approved unless there is 
a formal right-of-way in place allowing access for 1201 and 1203  across 1197 York Street.   
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 ln 2009, a new 2 storey house with 2 car garage with an unfinished basement was 
constructed including a conversion from a single family dwelling to a duplex.  

 ln 2011, a new single family dwelling was constructed with an unfinished basement. 
 
Provincial Policy Statement 
The Provincial Policy Statement, 2005 (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development. lt is intended to be read in its entirety 
and the relevant policies are to be applied in each situation. As it relates to this application, the 
PPS provides some direction to this matter.  Under Section 3(5) of the Planning Act, the 
decision of Council must 'be consistent with" the policies of the Provincial Policy Statement.  
 
Appropriate Mix of Land Uses 
The Provincial Policy Statement promotes the accommodation of an appropriate range and mix 
of residential, employment (industrial, commercial and institutional uses), recreation and open 
space uses to meet long term needs. Planning authorities are to provide for an appropriate mix 
and range of employment and opportunities for a diversified economic base, including 
maintaining a range and choice of suitable sites for employment uses which support a wide 
range of economic activities and ancillary uses. They shall also maintain an adequate supply of 
Iands available for residential intensification and redevelopment 
 
Land use must be carefully managed to accommodate appropriate development to meet the full 
range of current and future needs while achieving efficient development patterns. The official 
plan is the most important vehicle for implementation of this Provincial Policy Statement. 
Comprehensive, integrated and long-term planning is best achieved through municipal official 
plans. Municipal official plans shall identify provincial interests and set out appropriate land use 
designations and policies. Municipal official plans should also coordinate cross-boundary 
matters to complement the actions of other planning authorities and promote mutually beneficial 
solutions.  Municipal official plans shall provide clear, reasonable and attainable policies to 
protect provincial interests and direct development to suitable areas. 
 
The current Official Plan designation and Zoning allows for intensification of up to a maximum of 
two units per building. 1197 York Street and 1201/1203 York Street are located in a stable and 
predominately single family residential neighbourhood. The requested amendment to allow a 
maximum of four units per building would result in over-intensification.  Allowing more than two 
units per building is not consistent with the Provincial Policies and is not consistent with the City 
of London Official Plan policies. 
 
Official Plan 
The Official Plan contains Council's objectives and policies to guide the short-term and long-
term physical development of the municipality. The polices promote orderly urban growth and 
compatibility among land uses. While the objectives and policies in the Official Plan primarily 
relate to the physical development of the municipality, they also have regard for social, 
economic and environmental matters. 
 
Residential intensification is a means of providing opportunities for the efficient use of land and 
encouraging compact urban form. The proposed amendment is not consistent with the policies 
of the Official Plan. The proposed amendment would permit residential intensification. 
Residential intensification is defined in section 3.2.3.1 of the Official Plan as: the conversion or 
expansion of existing residential buildings to create new residential units or accommodation. It is 
the intent of the Official Plan to permit and encourage residential intensification where it can be 
demonstrated to be compatible with the abutting residential uses. Section 3.2.3 states; where 
the subject lands are within a specific residential area identified under policy 3.5, the application 
of the following residential intensification policies will supplement those specific policies, but will 
not supersede them. 
 
3.2.3.1- Definition 
Residential Intensification refers to the development of a property, site or area at a higher 
density than currently exists on the site through: 
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 redevelopment, including the redevelopment of brownfield sites 
 the development of vacant and/or underutilized lots within previously developed areas;  
 infill development, including lot creation; 
 the conversion or expansion of existing industrial, commercial and institutional buildings for 
 residential use; and, 
 the conversion or expansion of existing residential buildings to create new residential units 
or accommodation. 

 
3.2.3.2 - Density and Form 
Areas within the Low Density Residential designation may be zoned to permit the conversion of 
single detached dwellings to add one or more dwelling units. Site specific amendments to the 
Zoning By-law to allow dwelling conversions within primarily single detached residential 
neighbourhoods shall be discouraged. Accessory dwelling units may be permitted in 
accordance with Section 3.2.3.8. of this Plan. 
 
The Official Plan policies for this area are appropriate, promote neighbourhood stability and 
allow for some intensification and redevelopment of residential properties. Permitting more than 
two units per building is not compatible with the policies of the Official Plan nor with the abutting 
residential uses. 
 
Zoning By-law 
Current Zoning 
The property is currently zoned Residential R2 (R2-2). The current zone allows for single 
detached, semi detached, duplex and converted dwellings to a maximum of two units.  
Currently, 1201-1203 York Street is functioning as a four unit converted dwelling and 1197 York 
Street is functioning as a three unit converted dwelling.  The existing zone is intended to limit 
the intensity of the use to two units maximum.  The existing zone is consistent with the 
properties to the north and is intended to maintain the scale and character of the 
neighbourhood. The existing zone is consistent with the Official Plan. 
 
The R2 Zone variation provides for and regulates low density residential development in the 
form of single detached dwellings, semi-detached dwellings, duplex dwellings and two unit 
converted dwellings. The Residential R2 Special Provision (R2-2(9)) Zone also provides 
regulations on floor area ratio/ maximum gross floor area for lots less than 400m2, lots between 
401-500 m2, lots between 501-700 m2, lots between 701 m2-1000m2 and lots over 1000m2.  
 
Proposed Zoning 
The proposed amendment is to permit a Residential R2 Special Provision (R2-2 ( )) Zone to be 
applied to these two properties specific to permit a converted dwelling with four dwelling unit per 
property. Special provisions are required to allow for the building as it exists to conform to the 
Residential R2 (R2-2) Zone. The following special provisions are required to allow a four unit 
converted dwelling are for the property located at 1197 York Street: 

 A minimum front yard setback of 2.7m, where 4.5m is required 
 A minimum east interior side setback of 1.9m, where 3.0m. is required; and 
 A minimum west interior side setback of 0.7m where 1.8m is required. 
 A maximum height of 12m where 10.5m is permitted. 

The special provisions required to allow a four unit converted dwelling are for the property 
located at 1201/1203 York Street include: 

 A minimum front yard setback of 3.1m, where 4.5m is required 
 A minimum east interior side setback of 2.6m, where 3.0m. is required; and 
 A maximum height of 12m where 10.5m is permitted. 
 A maximum off street parking area coverage of 25.4% where 25% is permitted. 

 
 
The Zoning By-law Z.-1 requires that all required parking for a use be provided on the lot. Four 
parking spaces have been provided per lot however a special provision is required to permit an 
off street parking area coverage of 25.4% where 25% is allowed for the property located at 
1201/1203 York Street. 
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The proposed Residential R2 Special Provision (R2-2( )) zone has been specifically requested 
to allow for a converted three unit dwelling for this one property only.   Rezoning the subject 
property in isolation from the surrounding area represents "spot" rezoning and should be 
discouraged. The requested amendment could set a further precedent for specific zoning 
amendments to allow for additional multiple unit residential uses which would erode the existing 
residential character of the area.   The current zoning for this area is considered appropriate and 
allows for an appropriate level of intensification. The current zone allows for redevelopment to a 
maximum of two dwelling units that is compatible with the surrounding residential 
neighbourhood. 
 
As a comparison, the Residential R3 Zone permits fourplex and converted dwellings (to a 
maximum of four dwelling units).    The Residential R3 zone variation allows for converted 
dwellings with a maximum of 4 units and a minimum lot area of 180m2/unit.   A minimum lot 
area of 720m2 is required in order to support 4 units.   The applicant is seeking a special 
provision to allow for minimum lot area of 520m2 within the Residential R2 zone which is less 
than the minimum lot area required for a converted fourplex.    Rezoning the subject property in 
isolation from the surrounding area represents "spot" rezoning and should be discouraged.   
 
The requested amendment could set a further precedent for specific zoning amendments to 
allow for additional multiple unit residential uses which would erode the existing residential 
character of the area. The current zoning for this area is considered appropriate and allows for 
an appropriate level of intensification. The current zone allows for a maximum of two dwelling 
units per building which is compatible with the surrounding residential neighbourhood. 
 

 CONCLUSION

The Official Plan designation is Low Density Residential. The requested amendment to Zoning 
By-law Z.-1 would constitute "spot" zoning, over intensification and is not considered 
appropriate in isolation from the surrounding neighbourhood. The proposed recommendation 
will refuse the application to allow for one additional dwelling unit in the property located at 1197 
York Street (a legal non-conforming triplex) and two additional dwelling units in the property 
located at 120111203 York Street. The Official Plan policies and zoning for this area are 
appropriate, promote neighbourhood stability and allow for some intensification and 
redevelopment of residential properties 

PREPARED BY: SUBMITTED BY: 

 
 
 

 
 
 

NICOLE MUSICCO – PLANNER II
COMMUNITY PLANNING AND URBAN 
DESIGN 

JIM YANCHULA, MCIP, RPP 
MANAGER OF COMMUNITY PLANNING 
AND URBAN DESIGN 

RECOMMENDED BY: 

 

 

 
JOHN M. FLEMING, MCIP, RPP 
DIRECTOR OF LAND USE PLANNING & CITY PLANNER 

May 14, 2012 /nm Y://Shared/Implem/DEVELOPMENT APPS/2012 – 1201-1203/1197 York Street_PEC Report
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Responses to Public Liaison Letter and Publication in “Living in the City” 
 
 
Telephone Response: 
Jacqueline Sillers - 1201 Florence Street. 
 
Email Response: 
Bill Pengelly – 354 Ashland Avenue  
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