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 TO:  CHAIR AND MEMBERS 
 BUILT AND NATURAL ENVIRONMENT COMMITTEE 

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

 SUBJECT:  APPLICATION BY: RIVERSIDE UNITED CHURCH  
675 RIVERSIDE DRIVE 

PUBLIC PARTICIPATION MEETING ON 
OCTOBER 17, 2011 8:30 PM 

 

 RECOMMENDATION 
 
That, on the recommendation of the Director of Land Use Planning & City Planner, the following 
actions be taken with respect to the application of Riverside United Church relating to the 
property located at 675 Riverside Drive: the proposed by-law attached hereto as Appendix "B" 
BE INTRODUCED at the Municipal Council meeting on October 24, 2011 to amend Zoning By-
law No. Z.-1 in conformity with the Official Plan, to change the zoning of the subject property 
FROM a Residential (R1-10) Zone TO a Holding Neighbourhood Facility (h-(  )*NF) Zone to 
allow for the ‘Church’ use which would result in an expansion of the existing parking lot for the 
Riverside United Church resulting in approximately 36 additional parking spaces, in addition to 
permitted uses such as Elementary schools. The (h-(  )) has been added to ensure that 
development takes a form compatible with the adjacent land uses so that the issues identified 
below as a condition of approval can be implemented. The "h-(  )" symbol shall not be deleted 
until an agreement is entered into for subject the lands with the City of London, and a lot grading 
plan, storm water servicing plan, landscape plan, a site plan and security sufficient to cover the 
works identified in these plans is provided to the satisfaction of The City of London. 
 
IT BEING NOTED that submitted plans are to show at a minimum: 

• required road widening and location of accesses; 
• trees preserved,  trees/vegetation to screen the view of the new parking area from 

Riverside Drive; 
• definition of pedestrian circulation in the parking area using contrasting paving materials 

or colors to distinguish between pedestrians and vehicle routes; 
• 6 foot high wood screen fence along all common property lines; 
• a landscaped buffer of at least 3m between the new parking area and the abutting 

residential properties to address privacy; 
• full cut-off lighting to reduce glare to the adjacent residential properties. 

 
  
 PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of this zoning change is to rezone 675 Riverside Drive to allow for an 
expansion of the existing parking lot for the Riverside United Church resulting in approximately 
36 additional parking spaces 
 

 RATIONALE 
 

1. The recommended amendments are consistent with the polices of the Provincial Policy 
Statement (2005).  
 

2. The recommended amendments are consistent and compatible with the existing and 
proposed uses in the area. 
 
 

3. The holding (h-(  )) provision has been added to ensure that an agreement is entered 
into with the City of London and to ensure minimum necessary measures to protect the 
amenity of abutting adjacent residential properties. 

http://www.london.ca/by-laws/chaptr02.htm#schoolelementary�
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 BACKGROUND 
 

Date Application Accepted: July 29, 2011 
 

Agent: Patton Cormier and Associates 
(Alan R. Patton) 

REQUESTED ACTION:   
Possible amendment to the Zoning By-law Z.-1 FROM a Residential (R1-10) Zone TO a 
Neighbourhood Facility (NF) Zone to allow for the ‘Church’ use which would result in the 
expansion of existing parking lot for the Riverside United Church resulting in an approximate 
36 parking spaces, in addition to uses such as  Elementary schools. 

 

 SITE CHARACTERISTICS: 
Current Land Use – Single Family Residential 
Frontage – 22.8 meters 
Depth – 62.8 meters 
Area – 1,505 m2 
Shape - Rectangular 

 

  SURROUNDING LAND USES: 
North: Single Family Detached  
South: McKillop Park 
East: Single Family Detached 
West: Single Family Detached  

 

  OFFICIAL PLAN DESIGNATION: (refer to map) 

• Low Density Residential 
The primary permitted uses in areas designated Low Density Residential shall be single 
detached; semi-detached; and duplex dwellings. Multiple-attached dwellings, such as row 
houses or cluster houses may also be permitted subject to the policies of this Plan and 
provided they do not exceed the maximum density of development permitted under policy 
3.2.2. Residential Intensification may be permitted subject to the provisions of policy 3.2.3. 
Zoning on individual sites would not normally allow for the full range of permitted uses.  
Where they are determined to be appropriate according to the provisions of Section 3.6, the 
following community facilities permitted as secondary uses in all Residential land use 
designations include churches; day care centres; branch libraries; schools; community 
centres; public parks and public recreation facilities. 

   EXISTING ZONING: (refer to map) 

• Residential (R1-10) 
The primary permitted uses include single family residential dwellings. The R1 Zone is the 
most restrictive residential zone, and provides for and regulates single detached dwellings.  
There is no main Residential R1 Zone variation as the zone is restricted to only single 
detached dwelling units 

 

 SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 
 

PUBLIC 
LIAISON: 

On August 5, 2011, 38 members of the public were notified. 
Notice of Application was also published in the “Living in 
the City” section of the London Free Press on July 2, 2011. 
A land use change sign was posted on the property.  

8 letters  
9 phone calls (2 
in support / 7 
opposed) 

Nature of Liaison: Possible amendment to the Z-.1 Zoning By-law  FROM a Residential (R1-
10) Zone TO a Neighbourhood Facility (NF) Zone to allow for the ‘Church’ use which would 
result in the expansion of existing parking lot for the Riverside United Church resulting in an 
approximately 36 additional parking spaces, in addition to uses such as Elementary schools. 

http://www.london.ca/by-laws/chaptr02.htm#schoolelementary�
http://www.london.ca/by-laws/chaptr02.htm#schoolelementary�
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Responses:  
• Issues include: garbage, noise, privacy and unsightly views compared to the 

gardens in many residence’s backyards; 
• Snow removal; 
• Changing this property would ruin property values and resale capabilities as an 

extension of the already troublesome parking lot would further remove the 
remaining peace and tranquility; 

• The rezoning of the land on Riverside warrants further investigation as to the 
church’s intentions of long-term usage 

• Oakridge is a neighborhood comprised primarily of single-family homes. Please 
leave this parcel of land zoned for use only as a single-family home; 

• What we are objecting to is the additional asphalt that will be replacing our lovely 
residential area of lush and mature vegetation; 

• The option of creating another parking lot in addition to the existing one is not 
acceptable; 

• The following suggestions should be considered before any action is taken: 
1.  Add extra church services on Sundays; 
2.  Additional angle parking spaces created on the one way traffic on Riverside Drive (site 
plan); 
3.  Develop a larger parking lot going into McKillop Park extending it to the west with a 
pedestrian walkway across Riverside or even a traffic light.  This would also slow down the 
traffic as needed.  This is an extremely viable option to the neighbors of the church;  
4.  Additional shuttle services to church;  
5.  if Riverside United Church cannot work with the above options, then I suggest that they 
look at building in another area (last option). 

• Oakridge is known for its large lots and is prized throughout London for its mature 
character.    

• This is a residential neighbourhood and the amendment to allow additional parking for 
the church would not only spoil the local area it will also lower property values for 
those around it.     

• It would seem like the pro's for the church and its parishioners is far outweighed by 
the impact that this unnecessary lot would have on those living next door. 

• It is very unclear as to why for only 36 cars does the neighbourhood and all that 
entails with respect to homes and trees have to be destroyed for 1 day of service? 

• I am against the proposal of the Riverside United Church. 
• The removal of the house at 675 Riverside would expose the entire Block (Dunedin, 

Warren, Riverside) to more traffic noise from Riverside and Wonderland Road, as well 
as a visual impact from the loss of the house and mature trees.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• The removal of the house also diminishes the continuity of the “streetscape “of 
Riverside Drive as well as Oakridge Acres in general. 

• The applicant only appears to require street parking on Sundays and perhaps a few 
times a year. 

• We implore the Committee to look at the long range effect on the neighbourhood and 
reject this application. 

• The church and the surrounding housing have been there for over 50 years. What has 
changed that now requires the expanded parking after 50 years? 

• The existing dwelling at 675 Riverside, the landscaping of the property, and the 
property itself act to provide a noise barrier from traffic noise on Riverside to our 
property, a noise barrier from the church parking lot to our property, a privacy barrier 
for our property, and provide some security for our property.  

• If the parking lot is constructed our property will be more exposed to noise, will be less 
private and be less secure. 

• If the project is to move ahead, we would like the landscape plan to address our 
concerns with noise, privacy and security. Green space, tree planting and fencing 
could help mitigate our concerns. 
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Transportation (City of London) 
 
Transportation has reviewed the Z-1 Zoning by-law amendment Z-7951 for 675 Riverside Dr 
and has the following comments: 

• A road widening dedication measured 18 m from the centre line of Riverside Dr will be 
required  

• A review of the parking lot design and the number and location of accesses will be 
undertaken. These and other transportation issues will be discussed during site plan 
review. 

 
Wastewater (City of London) 
 
Wastewater Engineering has no comment with respect to this application. 
 
Stormwater Management Unit (City of London) 
 
The Stormwater Management Unit has concerns with the direction of drainage and affecting 
adjacent properties.  It is requested that the owner is required to provide a lot grading plan for 
stormwater flows on site that is designed by a Professional Engineer for EESD review.  Central 
Thames subwatershed requirements must be meet and due to the amount of paved surface 
area the owner is required to have a consulting Professional Engineer design and install an 
Oil/Grit Separator to the standards of the Ministry of the Environment and to the satisfaction of 
the City Engineer. 
 
Parks Planning and Design (City of London) 
 
Parks Planning and Design has no issues with this proposal. 
 
Development Approvals Business Unit (City of London) 
 

•  6 meter radius to drives. 
•  If the drive is reconfigured as shown on the site plan, a 3 meter setback is required 

fronting Dunedin Drive.  
•  Sidewalk needs to be continuous through drive.  
•  All drainage contained on site. 
•  Development Approvals does not support westerly lane and parking. 
•  Limit of fencing is required to be shown on the easterly limit of site plan. 
•  Show and label fencing on the north and east boundary of 675 Riverside. 

 
Urban Design (City of London) 
 
The subject site is located within a single family residential area characterised by the presence 
of mature trees on the streetscape and a natural heritage system that includes the River 
Thames. The proposed new parking area needs to be compatible with the existing area 
character and contribute towards the enhancement of the streetscape on Riverside Drive. 
 

1. Provide a landscape plan that incorporates a tree preservation plan and includes trees to 
screen the new parking area on Riverside Drive. 

2. Provide a noise study that addresses the impact of noise from the new parking area to 
the properties at numbers 671, 656, 662, 461, and 455. 

3. Define pedestrian circulation in the parking area with contrasting paving materials or 
colors to minimize conflicts between pedestrians and vehicles. 

4. Introduce landscaped islands within the parking area to provide shade for pedestrians 
and vehicles. 

5. Provide a landscaped buffer of at least 3m (on the recommendation of the 
Planner/Residents) between the new parking area and the adjacent residential 
properties to address privacy. 

6. Ensure that proposed new lighting does not result in glare to the adjacent residential 
properties 
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Upper Thames River Conservation Authority 
 
The Upper Thames River Conservation Authority has no objection to this proposal. 
 
London Hydro 
 
London Hydro has no objection to this proposal. 
 

 ANALYSIS 
 
The subject site is located on the north side of Riverside Drive and east of Dunedin Drive. The 
subject property has 75 feet of frontage on Riverside Drive and a depth of approximately 200 
feet. The property is irregular in shape and there is currently a single detached dwelling located 
on the site. Riverside United Church is located at the intersection of Riverside Drive and 
Dunedin Drive immediately adjacent to and abutting 675 Riverside Drive. 
 
Proposal 
 
A Zoning By-law amendment is required to rezone the land to a Neighbourhood Facility (NF) 
Zone to permit the expansion of the Riverside United Church’s parking lot. This will require the 
demolition of the existing dwelling unit and the construction of a paved parking lot with 
landscaping integrated with the existing parking lot of the church. The parking on 675 Riverside 
Drive will provide approximately 36 additional parking spaces for the Church. 
 
 
 
 
 
 

Urban Design – City of London 
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Provincial Policy Statement 
 
The Provincial Policy Statement, 2005 (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development. It 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.  
 
1.3.1 Planning authorities shall promote economic development and competitiveness by: 

a) providing for an appropriate mix and range of employment (including industrial, 
commercial and institutional uses) to meet long-term needs;  

b) providing 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, and take into account the needs of existing and 
future businesses;  

c) planning for, protecting and preserving employment areas for current and future uses;  
d) ensuring the necessary infrastructure is provided to support current and projected needs.  

 
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. 
 
The Low Density Residential designation is applied to lands that are primarily developed or 
planned for low-rise, low density housing forms including detached, semi-detached, and duplex 
dwellings. Where appropriate, some multiple-attached dwellings at densities similar to 
neighbouring detached units may be permitted. Policies in this Plan promote development which 
shall enhance the character of the residential area. Certain secondary uses of a non-residential 
nature which are integral to, and compatible with, a neighbourhood environment, are also 
permitted.  
 
 
 

Submitted by Riverside United Church 
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3.6.4 Community Facilities 
 
The residential land use designations shall permit a range of non-residential community facilities 
that are normally associated with, and integral to, a residential environment. Where they are 
determined to be appropriate the following community facilities permitted in all Residential land 
use designations include churches; day care centres; branch libraries; schools; community 
centres; public parks; and public recreation facilities. Zoning on individual sites may not allow for 
the full range of permitted uses. New community facility uses will require a zone change subject 
to the following criteria:  
 

 
Zoning By-law 

The current zone is Residential (R1-10). The primary permitted uses include single family 
residential dwellings. The R1 Zone is the most restrictive residential zone, and provides for and 
regulates single detached dwellings.  There is no main Residential R1 Zone variation as the 
zone is restricted to only single detached dwelling units 
 
The requested zone is Neighbourhood Facility (NF). The primary permitted uses include 
churches and elementary schools.The Neighbourhood Facility Zone provides for and regulates 
public and private facility uses which primarily serve a neighbourhood function.  They include 
small to medium scale uses which have minimal impact on surrounding land uses and may be 
appropriate adjacent to or within residential neighborhoods.  The NF Zone variation permits the 
lowest impact uses permitted in the zone and typically uses are developed independently.  
 
The neighbourhood facility zone is compatible with the surrounding land uses.  
 
 

 
 
 
 
 
 
 
 
 

Submitted by Riverside United Church 
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Planning Impact Analysis 
 
The relevant criteria to be reviewed include compatibility with adjacent uses; the size and shape 
of the subject site; supply of vacant land which is already designated and/or zoned for the 
proposed use; the height location and spacing of buildings and their impact on surrounding land 
uses; impacts on natural features or existing vegetation; location of vehicular access points; 
exterior design and layout of the buildings;  environmental constraints and measures to mitigate 
adverse impacts on adjacent land uses and services.   
 
Purpose of the Application 
 
The Church has a very active congregation which supports various religious and social activities 
within the community. The Church’s existing parking lot is undersized for the Church’s many 
needs often resulting in the parking of motor vehicles on local streets creating an undesirable 
situation. The Church’s existing parking lot and driveways will be redesigned to accommodate a 
more functional and efficient traffic flow and parking design, therefore assisting in the activities 
of the Church.  
 
The proposed expansion to the neighbourhood facility use is being proposed to alleviate some 
of the on-street parking that currently occurs on abutting streets. Problems, as a consequence 
of on-street parking have been occurring for several years now and the proposed parking lot 
expansion will remove some pressures experienced in the neighbourhood.  
 
Compatibility 
 
With careful consideration to the existing character, residents and streetscape on Riverside 
Drive, the proposed expansion to the community facility can be designed as to be compatible 
and sensitive to the scale and appearance of surrounding residential uses. In order to protect 
the amenity of adjacent residential properties and the Riverside Drive streetscape, the Planning 
Department would not

 

 support the further expansion of the parking lot for the Riverside United 
Church beyond the current application. 

Holding Provision and Public Concerns 
 
Planning staff have recommended that a holding provision be added to the subject lands. This 
measure sets an expectation from the neighbourhood, the developer and the City that the 
development will be built to satisfy the applicable criteria citied in section 5.3.6.4 of the Official 
Plan. 
 
Planning Staff recognize that due to the nature of the proposed use there is no provision in the 
Planning Act to require a development agreement that would secure compliance with standards 
for parking areas normally implemented through site plan control. Typically, the removal of a 
holding provision occurs with the execution of a development agreement. In this case, there is 
no method available to the City of London to require such an agreement. Planning Staff are 
relying on the applicant to consent to enter into an agreement to ensure that development takes 
form compatible with adjacent land uses so that issues identified as a condition of approval can 
be implemented.  
 

 CONCLUSION 
 
The proposed rezoning will accommodate an expansion of the existing church use of the 
property in conformity with the Official Plan. It will assist the Church in continuing to fulfil its 
purpose within the community; will help alleviate an existing situation of over flow of parking on 
local streets to a level of intensity proportionate with the building coverage. Provisions will be 
made for landscaping, privacy screening and other appropriate measures necessary to protect 
the amenity of adjacent residential properties. 
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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 

 
October 6, 2011 
/nm 
Y:Shared/Implem/Dev Apps/2011/Z-7951  
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Responses to Public Liaison Letter and Publication in “Living in the City” 

 
 
LETTERS 

Date  Name and Address Comments 
September 12, 2011 Richard Zelinka, Zelinka Priamo Limited, 

318 Wellington Road 
Letter to N. Musicco on behalf of area 
resident (671 Riverside  Drive). 
Will oppose application unless strong 
controls are implemented. 

September 6, 2011 Kim Marsh, 656 Warren Road Opposed. 
September 6, 2011 Ingo Molly, 465 Dunedin Drive Opposed. 
September 6, 2011 Mike & Melissa Pottruff, 461 Dunedin Drive Opposed. 
September 5, 2011 Mary Lou Vanderhoeven, 422 Sherene 

Drive 
Opposed. 

September 5, 2011 Peter Henderson, 450 Dunedin Drive Took notes for Community Meeting on 
August 30, 2011. 

August 24, 2011 Randy Wright, 455 Dunedin Drive Opposed. 
September 6, 2011 Glenn & Mary MacDonald, 662 Warren 

Drive. 
Opposed. 

 
 
TELEPHONE CALLS 

Date  Name and Address Comments 
August 19, 2011 Leah and Roger Meadows, 469 

Dunedin 
Opposed. Concern with further expansion of 
parking. 

August 22, 2011 Anne Innes, 663 Riverside Drive Opposed. Concern with further expansion of 
parking. 

August 24, 2011 Dave Blochansen, 835 Hickory Road In support. 
August 24, 2011 Randy Wright, 455 Dunedin Drive Completely opposed. 
August 24, 2011 John Yandreski, 431 Palmtree Avenue Opposed. 
September 6, 2011 Landon Telles, area resident Opposed. Church should offer two services 

to deal with overflow parking. 
September 11, 2011 Linda Marginson (Mother and Father 

own 675 Riverside Drive). 
Opposed. Church should offer two services 
to deal with overflow parking. 

September 6, 2011 Dick Vanbart, 671 Riverside Drive Opposed. Would like to see privacy 
measures. 

September 19, 2011 Susan Day, 735 Green Lane In support 
September 7, 2011 Jane Newman, 780 Sunninghill Avenue Opposed. 
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      Bill No. (number to be inserted by Clerk's Office) 
      2011 
 
      By-law No. Z.-1-   
 
      A by-law to amend By-law No. Z.-1 to rezone an area of 

land located 675 Riverside Drive 
 
  WHEREAS the Riverside United Church has applied to rezone an area of land located 675 
Riverside Drive, 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 675 
Riverside Drive, as shown on the attached map comprising of Key Map No. 64, FROM a Residential 
(R1-10) Zone TO a Holding Neighbourhood Facility (h-(  )*NF) Zone. 

 
 

2. Section Number 3.8(2) of the Holding Provisions Section to By-law No. Z.-1 is amended by adding the 
following: 

 
 
 
 
  
   ___) h-(*) Purpose: To ensure that development takes a form compatible with the adjacent 

lands uses so that the issues identified as a condition of approval can be implemented. 
The "h-(  )" symbol shall not be deleted until an agreement is entered into for the subject 
lands with the City of London, and a lot grading plan, storm water servicing plan, 
landscape plan, a site plan and security sufficient to cover the works identified in these 
plans is provided to the satisfaction of The City of London. 

 
 

    Permitted Interim Uses: Existing single detached dwelling 
 
 
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 subsection 34(21) of 
the Planning Act, R.S.O. 1990, c. P.13, either upon the date of the passage of this by-law or as otherwise 
provided by the said subsection. 
 
 
 
PASSED in Open Council on October 24, 2011 
 
 
 
 
      Joe Fontana 
      Mayor 
 
 
 
 
 
      Catharine Saunders 
      City Clerk 
  
 
 
 
 
First Reading    - October 24, 2011 
Second Reading - October 24, 2011 
Third Reading   - October 24, 2011 
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