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FROM:

IT
SUBJECT:

CHAIR AND MEMBERS

PLANNING & ENVIRONMENT COMMITTEE

MANAGING DIRECTOR, PLANNING AND CITY PLANNER

That, on the recommendation of the Managing Director, Planning and City Planner, the following
actions be taken with respect to the application of Dr. Afzal Mohammed relating to the
properties located at 510,518 and 526 Southdale Road East, the proposed by-law attached
hereto as Appendix "A" BE INTRODUCED at the Municipal Council meeting on December 11,
2012, to amend Zoning By-law No. Z.-1, in conformity with the Official Plan, to change the
zoning of ihe subject property FROM a Residential R3 Office Conversion (R3-2/OC5) Zone at
510 Southdale Road East and a Residential R3 (R3-2) Zone at 518,526 Southdale Road East,
which permits single detached dwellings, semi-detached dwellings, duplex dwellings, triplex
dwellings, converted dwellings, and fourplex dwellings in the R3-2 Zone and dwelling units,
medical/dental offices in existing buildings and offices in existing buildings in the OC5 Zone TO
a Restricted Office Special Provision (RO2( )) Zone which permits clinics, medical/dental
offices, medical/dental laboratories and offices including a minimum parking setback of 15
meters from the ultimate road allowance..

(a) The Site Plan Approval Authority BE REQUESTED to address the following design
issues through the site plan process:

APPLIGATION BY: DR. AFZAL MOHAMMED
5IO, 518 & 526 SOUTHDALE ROAD EAST

PUBLIC PART¡CIPATION MEET¡NG ON
NOVEMBER 26,2012

JOHN M. FLEMING

File:. 2-8092
Planner: Nicole Musicco

RECOMMENDATION

Submit a site plan identifying phases of development, and a landscape plan which
identifies continuous screening of parking areas along the Southdale street frontage,
to provide an attractive street edge condition until the frontage is occupied by built
form.
Ensure landscaping along Nixon Avenue screens adjacent parking areas from the
street. ThÌs may include a low-rise wall clad wiih materials also used on the building,
in addition to plantings.
Provide or relocate an entrance at the streetcorner "two storey commercial building"
to offer convenient pedestrian access from the street intersection
Ensure a streetcorner height element is provided in the streetcorner "two storey
commercial building" and arliculated sufficiently to identify it as a special focal
element at the street intersection
Provide or relocate an entrance on the "medical building" facing Southdale Road to
offer convenient pedestrian access from the sidewalk
lnclude landscaping techniques along the Southdale frontage, such as a paved
forecourt and a broad sidewalk between buildings, to create functional and pleasant
pedestrian connections between the building entrances and public sidewalks
Consider the October 17, 2012 advice of the Urban Design Peer Review Panel to
maximize the qualitative contribution the development makes in the enhancement of
the streetcorner location.
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The purpose and effect of this zoning amendment is to rezone the subject lands to permit
construction of new medical/dental offió(s) and a pnarmåLy on the subject lands.

LOCATION MAP

PURPOSE AND EFFECT OF RECOMMENDED ACTION
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é Zoningas of September 6, 2012

couNcll APPROVED zoNtNG FoR THE suBJEcr strE: R3-zocs & R3-2

1) LEGEND FOR ZONING BY-IAW 2.1

R1 . SINGLE DETACHED OWELLINGS
R2 . SINGLEAND IWO UNfT D\A/ELLINGS
R3 - SINGLE IO FOUR UNIT Oì/VELLINGS
R4 -STREETTOWNHOUSE
R5 . CLUSIER TOWI.¡HOUSE
R6 . CLUSTER HOUSING ALL FORMS
R7 . SENIOR'S HOUSING
R8 . MEDIUM DENSIIY/LOW RISEAPÍS
R9 - MEDIUM IO HIGH DENSITYAPIS.
R1O . HIGH DENSIIYAPARTMENTS
RIl . LOOGING HOUSE

OA . OOWNTOWI,¡AREA
RSÀ . REGIONAL SHOPPING AREA
CSA . COMMUNITY SI{OPPING AREA
NSA - NEIGHBOURHOOO SHOPPINGAREA
BDC - BUSINESS DISTRICT COMMERCIAL
AC -ARTERIAL COMMERCIAL
HS . HIGH\MY SERVICE COMMERCIAL
RSC - RESTRICIED SERVICE COMMERCIAL
CC .CONVENIENCECOMMERCIAL
SS .AUTOMOBILE SERVICE STATION
ASA .ASSOCIATED SHOPPINGAREACOMMERCIAL

OR - OFFICSRESIDENTIAL
OC .OFFICECONVERSION
RO . RESTRICTED OFFICE
OF - OFFICE

RF . REGIONAL FACILITY
CF - COMMUNITY FACILITY
NF - NEIGHBOURHOOD FACILITY
HER . HERITAGE
DC.DAYCARE

OS .OPENSPACE
CR . COMMERCIAL RECREAIION
ÊR - ENVIRONMENIALRBr'IEW

OB . OFFICE BUSINESS PARK
LI . LIGHT INDUSTRIAL
GI . GENERAL INDUSIRIAL
HI . HEAVY INDUSIRIAL
EX - RESOURCE EXTRACTIVE
UR .URBAN RESERVE

2) ANNEXEDAREAAPPEALEDAREAS

AGC . AGRICULTUR,AL COMMERCIAL
RRC . RURAL SETTLEMENT COMMERCIAL
TGS - TEMPORARY GARDEN SUITE
RT - RAIL TR.ANSPORTAIION

"h. - HOLDING SYMBOL.D' - DENSIÍY SYMBOL.H' - HEIGHT SYMBOL.8" - BONUS SYMBOL
'l" - TEMPORARY USE SYIVIBOL

CITY OF LONDON
PIINNING, ENVIRONMENTALAND ENGINEERING SERVICES

ZONING
BY-LAW NO. Z_-r

SCHEDULE A
ISAN UNOFFICIAL EXIRACI FROM WTHADDEO NOIATIONS
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The recommended amendment is consistent with the polices of the provincial policy
Statement (2005).

The recommended zone is consistent with the City of London Official plan

The recommended zone allows for an appropriate development that is consistent
with the character and density of the neighbourhood and comprehensivety develops
the three parcels of land at the northeast corner of the intersection át a scale
compatible with development at the other intersection corners.

The subject lands are of a sufficient size and shape to accommodate the proposal. The
recommended Zoning By-law amendment provides appropriate regulationsto bontrol the
use and intensity of the building and limits the development.
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2.

3.

4.

Date Application Accepted: August 23,2012 | Agent: Laverne Kirkness I Barry Wade

REQUESTED AGTION: RezonÍng "to allow creation of a new office building and permit an
ancillary pharmacy".

File: 2-8092
Planner: Nicole Musicco

SITE CHARACTERISTICS:

o current Land use - Medical office and single Detached Dwellings

o Frontage - Approximately Bg.3 metres (2g2.g feet)
o Depth - Approximately 63.1 metres (207 feet)
o Area - Approximately 5,G42 square metres (60,730.5 square feet)
. Shape - Rectangular

BACKGROUND

SURROUNDING LAND USES:

o North - Single Detached Dwellings

o South - Commercial Plaza and Gas Bar

o East - Single Detached Dwellings

o West - Cluster Townhouses

Multi-Family Medium Density
The primary permitted uses in the Multi-Family, Medium Density Residential designation shall
include multiple-attached dwellings, such as row houses or cluster housês; low-rise
apartment buildings; rooming and boarding houses; emergency care facilities; converted
dwellings; and small-scale nursing homes, rest homes and homes for the aged. These
areas'may also be developed for single-detached, semi-detached and duplex dwellings.
Small-scale office developments, and office conversions, may be permitted as secondãry
uses.

nation: (refer to Official Plan M



EXISTING ZONING: (refer to Zoninq Ma

Residential R3 (R3-2)'(All Properties) The R3-2 zone provides for and regulates most low
to medium-low residential developments. The R3-2 zone ís in the middle- of the scale of
intensity under the main R3 zone and permits the use of Single detached dwellíngs; Semi-
detached dwellings; Duplex dwellings; Triplex dwellings; Convãrted dwellings; and-Fourplex
dwellings.

Agenda ltem # Page #TI
Office Conversion (OC5) - (510 Southdale Road East) The OC zone provides for and
regulates both the total and partial conversion of existing residences to ôff¡ce uses. The
range of uses which are provided for in the Official Plan haùe been differentiated on the basis
9! fgnclion, intensity and potential impacts. The OC5 zone permits the use of Dwelling units;
Medical/dentalofficeåin existing build nd offices in existing buildinss.

PUBLIC
LIAISON:

SIGNIFICANT DEPARTM ENT/AGENCY COMMENTS

On August 27, 2012, Notice of Application was sent to 141
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 September g, 20,12. A
'Possible Land Use Change" sign was also posted on the
site.

File: 2-8092
Planner: Nicole Musicco

Nature of Liaison:

Purpose and Effect: The purpose and effect of this zoning change is to rezone the subject
lands to permit construction of new medical/dental office(s) and á pharmacy on the subject
lands. Possible Amendment: Change Zoning By-law Z.-1 FROM'a Residêntial R3 Off¡ce
Conversion (R3-2/OC5) Zone at 510 Southdale Road East and a Residential R3 (R3-2) Zone
at 518-526 Southdale Road East, which permits single detached dwellings, semi-detached
dwellings, duplex dwellings, triplex dwellings, converted dwellings, and fourplex dwellings in
the R3-2 Zone and dwelling units, medical/dental offices in existing buildings and officés in
existing buildings in the OC5 Zone TO a Restricted Office (RO2) Zone whicñ permits clinics,
medica l/dental offices, med ica l/dental la boratories and offices.

Responses:

- Opposed to the application since 537 Winbleste Avenue backs onto the subject sites.
- Concerned with crime, graffiti and noise.
- Owner of Lupine Properties Limited (179S Ernest Avenue).
- Seeking clarification / further details on the aoolication.

Water Enoineerinq:
There is a 300mm Dl high pressure watermain on Nixon Avenue for 510 Southdale Road East.
There is a 300mm Dl high pressure watermain on Southdale Road East for 510, 51g, and 526
Southdale Road East.

Transportation
Transpoftation will be requesting a traffic impact analysis to determine the need to extend the
southhound left turn lane on Nixon Sfreef at Southdale Road to include fhe access for this site.
In accordance with fhe Access Management Guidelines fhe access to Nixon Sfreef shatt be
located at the far northerly limit of the property. No access to Southdale Road witt be
considered. A road widening dedication measured 18 m from the centre line of Southdale Road
will be required fhese and other transportation rssues will be drscussed in greater detait through
the site plan review process.

3 replies were
received



Wastewater and Drainage Engineering WnOq has no objection to this rezoning. There is
capacity in the sanitary sewer to seruice this development

Storm Sewer and Draínaoe Enqineerinq:tt ldentify and confirm the outtet sysfem for future water quatity and quantity (size,
condition, and capacity). The C value for subject site could not bá verified. fne-owner,s
professional engineer must complete a storm sewer capacity analysis study to confirm
that there is enough capacity in the existing storm sewer sysfem for the proposed
development, all to the satisfaction of the City Engineer. The owner's professional' engineer must also update the storm sewer design shãef(s) for the subject ¡ánds.

* Must meet gnd lottgwing criteria as per the Murray-Man Stormwater Management
Facilities Schedule B Municipal C/ass EA - Final Report. AECOM formerly Eartñ Tech,
2002.

* The City Subwatershed Planning Sfudies were approved by City Councit on September
18, 1995. The update to the Dingman Creek Subwatershed Study was approved by City
Council in 2005. The Owner shall be required to be consisteni with the SWM tárgeís
and criteria identified in the Updaled Dingman Creek Subwatershed planning Siúdy,
which may include but not be limited to, quantity/quality control, erosion, streim
morphology, etc.

* The City Design Requirements for Permanent Private Stormwater Sysfems were
approved by City Council and is effective as of January 01,2012. Tie stormwater
requirements for PPS for all medium/high density residential, institutional, commercial
and industrial developmenf sffes are contained in this document, which may include but
not be limited to quantity/quality control, erosion, stream morphology, etc.

Urban Forestrv:
Ulban Forestry has no comments on the rezoning. There are a few trees on the boulevard, and
fhese will be protected at time of the apptication for site plan approval.

London Hvdro
London Hydro has no obiection to this proposal or possible official plan and/or zoning
amendment.

Urban Desion (Citv of London)
o Include landscaping along the Nixon Ave frontage to shield the parking 1ot. This may

include a low-rise landscape wall (consistent with the materiats of the-building) atonþ
with plantings;

o Examine opportunities to relocate the front door on the commerciat building to the corner
height element;

o Examine opportunities to provide articulation to the corner height element;c Review opportunities to provide a street entrance, oriented to Southdale Road, for the
medical building;

o Provide sidewalk connections from fhese entrances to the pubtic right-of-way and
examine opportunities, as part of the landscape plan, to create a forecour-t at the
intersection that is assoclafed with the entrance for the commerciat building;o Elevations are required for both buildings along the proposed pedestrian connection
from Southdale Road.

Urban Desion Peer Review Panel
The following comments from the Panel are based on the submitted lJrban Design Brief and the
presentation to the Panelon October 17, 2012.
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Consideration should be given to adding entrances to the Southdale Road facade to
activate fhe sfreefscape and improve the connection between the building and the
sidewalk. Specifically, an entrance or an opening that woutd align with the proposed
entrance on the north side of the building. The intention is that thislacade should appear
to be a "front facade", not a "back" facade.
Consider extending the sidewalk up to the face of the building to connect to new
entrances, or potential entrances, and across the facade to connêct with the path that
goes between the two separate buitdings
Consider highlighting the space between the two buildings, by creating a place of pause
and celebration. This area has the potential of being more iha, 

" tírpi" path, 
.but 

an
outdoor amenity space that coutd be used the building occupants and the piøt¡".
The proposed entrance into the two storey building from the parking lot should be further
emphasized within the architecture and the landscaping around it. The proposed
pathway to the door and the single door with a transom dões not highlight or celebrate
the entrance fo ifs full potentiat.
The two storey building should be further emphasized at the corner of the site. Rather
thal making it appear as a one storey buitding from Southdale Road, it coutd be
articulated as a two storey building which would hetp define the corner.
Landscapíng and pathways could further be used to connect the proposed two storey
building to the corner.
S.hould an exterior garbage enclosure be required, consider proper design articulation of
the enclosure.
Consider the loading and receiving area for the pharmacy and for the building in general.
The potential for creating an L-shaped buitding at the corner exr.sfs, which would further
defíne the corner and streetscapes. Should this not be feai¡bte, consider using
Iandscape treatments along the edge of Nixon Road to define úhe sfreeús cape anâ
conceal the parking lot.
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According to the applicant the primary design goals and objectives of the proposed
development are as follows:

a) to create an outstanding medical office building that combines both function and form to be
pleasing and well-seruing to the Community;
b) contribufes fo existing focal point at the intersection of Southdale Road East and Nixon
Avenue- as a Community Neighbourhood Node;
c) to effectively utilize the built and naturar erements of the site.

The facades of the proposed office building, in particular the south elevation facing Southdale
Road and the west elevation facing Nixon Avenue would be designed with quality ¡iateriats and
have appropriate signage, lighting, and attractive landscapinglo create inviting and visually
appeali ng sfreefscapes.

The proposed building would be positioned and designed to mitigate any potential intrusion of
privacy for neighbouring residences north and east of the sife. A/so ¡andscaping and fencing
would be iudiciously used to carefully screen adjacent residential properties from þersons at the
medicaloffice.
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Planner:

SOUTH ELEVATION
(Corner of Southdale Road and Nixon Avenue)

File: 2-8092
Nicole Musicco

SOUTH ELEVATION

ANALYSIS

Subiect Site
The subject site is located on the north side of Southdale Road East, at the northeast corner of
Nixon Avenue and Ernest Avenue, The subject site currently contains two single detached
dwellings on the easterly portion of the lot and one converted dwelling that direcily abuts Nixon
Avenue. The subject site can be described as three residential lots thãt are part oi the adjacent
neighbourhood to the northeast.

The subject site has an approximate Southdale frontage of 89.3 meters (292.9 feet), an
approximate Nixon flankage of 63.1 meters (207 feet), and an approximate area of 5,642 square
metres (60,730.5 square feet). The lands are designated Multi-Family, Medium Density
Residential and zoned to permit low to medium-low residential dwellings to a maximum height of
10.5 metres except for Fourplex dwellings which may be 12 metres in height.

To the north of the subject site is an established low density residential neighbourhood. To the
west is a cluster townhouse development and to the east are low density single detached
dwellings. To the south is commercial plaza with tenants that serve the local area, a Sunoco
Gas Bar and Rexall Pharma Plus pharmacy.

Nature of Proposal
The intent of this application is to rezone the lands from the current zoning to a Restricted Office
(RO2) zone to permit the development of a medical offìce building and an ancillary pharmacy.
Other uses permitted by the requested zone include: Clinics; Medical/dental offices;
Medical/dental laboratories; and Offices.

10
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The proposed redevelopment of the subject lands will create two new buildings and remove the
three existing buildings'on site. The new buildings will encompass an area of 1106 m2(11,g05
ft2). The easterly building is intended to be oné storey in hàight, respecting the existìng low
density residential development north and east of the Lite. Tñe westbr! oùiloing wilt bõ truo
storeys thereby anchoring the corner of the intersection. Vehicular 

"ccesito 
tne nùitOing will beprovided from Nixon Avenue and the proposal will include 74 parking spaces. Ttre bîltdings

south elevations, which will face Southdale Road East, will'be dãsijned with appropriaie
sígnage to resemble a front elevation. As the one building will be oñ the corner of Nixon
Avenue and Southdale Road East, the west elevation will alJo Oe designed with a façade that
complements the local streetscape and built form along Nixon Avenue.

Provincial Policv Statement
The Provincial Policy Statement, 2005 (PPS) provides policy direction on matters of provincial
interest related to land use planning and development. The PPS is more than a set of individual
policies. lt is intended to be read in its entirety and the relevant policies are to be applied to
each situation. As it relates to this application, the PPS provides some direction to this matter.

1.1.3.2 Land use patterns within setilement areas shall be based on:

Agenda ltem # page #
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a) densities and a mix of land uses which:
1. efficiently use land and resources;
2. are appropriate for, and efficientty use, the infrastructure
are planned or available, and avoid the need for their
expansion; and
b) a range of uses and opportunities for intensification and redevelopment in accordance with
the criteria in policy 1.1.3.3.

1.1.3.3 Planning authorities shall identify and promote opportunities for intensification and
redevelopment where this can be accommodated taking inio' account existing buitding stock or
ar?as, including brownfield sr'fes, and the avaitability of suitable existing oi ptanned
infrastructure and public seruice facilities required to accommodate projected needs.
The proposed amendment is consistent with the Provincial Policy Siatément as it:o provides balance and addresses the complex inter-relationship between the

environmental, economic and social policies;
. provides for an appropriate mix of land uses;r prornotes economic development by providing for an appropriate mix of employment

lands in the area;
o the proposal results ín an intensification ín use along a high volume arterial corridor.

Official Plan Policies
The Official Plan contains Council's objectives and policies to guide the short-term and long-
term physical development of the municipality. The policies promote orderly urban growth añd
compatibility among land uses. While the objectives and policies in the Oif¡cial Plai primarily
relate to the physical development of the municipality, they also have regard for relevant sociaí,
economic and environmental matters.

The subject site is designated Multi-Family, Medium Density Residential on Schedule A of the
City of London Official Plan - Land Use. The policies of the Official Plan list: multiple-attached
dwellings, such as row houses or cluster houses; low-rise apartment buildings; rooming and
boarding houses; emergency care facilities; converted dweilingsi and smãll-scale nùrsing
homes, rest homes and homes for the aged as the primary permitted uses within thié
designation. The policies of the Official Plan also identify a limited range of secondary
permitted uses that are considered to be integral to, or compatible with, medium density
residential development including small-scale office developments.

The policies of the Official Plan require that the subject site be evaluated against four criteria to
determine the appropriateness of a request to permit a free-standing office building in this
designation. These criteria include: location on an arterial road; buffering the use from ãd¡acent
residential areas; scale and appearance; and, Planning lmpact Analysis.

11
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3.6.9 - New Office Development
Small-scale, free-standing office buildings may be permitted as secondary uses in the Multi-
Family, Medium and Multi-Family, High Density Residential designations, subject to the
following provisions:
Location
i) Office developments shall be located on an arterial or primary collector road. In estabtished
neighbourhoodg office developments witl only be permitted ín areas where the residential
amenity of properties fronting onto the arterial or primary collector road has been substantially
reduced.
Bufferinq
ii) Provision shall be made for landscaping, privacy screening, buitding sefbacks and other
appropriate /neasures necessary to protect the amenity of adjacent residehtial properties.
Scale. Appearance
ÑøuiIdingshaIIbesensdiyetothescaleandappearanceofadjacentresidentiaI
uses.
Zonino / Plannino lmpact Analvsis
iv) Proposals for new office developments shalt require a Zoning By-taw amendment.
A Planning lmpact Analysis as descriþed in Secfion S.l. w¡tl øe required to determine if the
proposed development is appropriate.

There has been a reduction in a low density residential form of housing along this area of
Southdale Road East. Small scale office developments are a secondary-permitted use in the
Multi-family Medium Density Residential designation. The maximum nêignt of the proposed
development will be no more than two storeys, which will is less than tñe Restricted Office
(RO2) Zone maximum height of 12m. The proposed medical office and pharmacy building will
respect the local architecture of the area and be designed to create an attractive public réalm
with appropriate pedestrian access and landscaping. The frontage, depth, and area of the
subject lands are sufficient to accommodate the proposed buildings.

Planninq lmpact Analvsis
It is important to note that all three criteria of use, intensity, and form must be considered and
deemed to be appropriate prior to the approval of any development proposal. lf a use is
appropriate but its intensity is not, the site may not be able to contain the demand for that use.
Similarly, if the use and intensity are appropriate but the form is not appropriately designed or is
not situated in a desirable location the proposed development may result in impactJ onto the
abutting properties. The criteria of use, intensiÇ and form are evaiuated througi-r the planning
lmpact Analysis.

Planning lmpact Analysis is used to evaluate applications for an Official Plan amendment and/or
Zoning By-law amendment, to determine the appropriateness of a proposed change in land use,
and to identify ways of reducing any adverse impacts on surrounding land uses. The Planning
lmpact Analysis is intended to document the criteria reviewed by Municipal Staff through thé
application review process to assess an application for change. Depending upon the situation,
other criteria may also be considered. The relevant criteria to be considered include the
following:

o the policies contained in the Section relating to the requested designation;

The proposed uses are identified as secondary permitted uses within the Multi-family Medium
Density Residential designation of the Official Plan.

o comPâtibilV of proposed uses with surroundingland useg and the tikely impact of the
proposed development on present and future /and uses in the area;

The proposed uses are compatible with the surrounding land uses. The proposed development
would establish medical offices at a compatible scale to the surrounding single-detached and
cluster housing development and the facility would primarily serve the surrounding residential
areas. 

12
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Pranner: N,"i:liÍ:t::3
t the size and s.hape of the parcel of land on which a proposal is to be located, and the

ability of the sr'úe úo accommodate the intensity of theproposed uses.

Tle proposed development meets the minimum zoning regulations of the Restricted office(Ro2) Zone- The applicant will be required to go throulh tñe Site plan Approvat process to
ensure high quality site design, engineering efficiency, building architecture and landscape
design. Site plan control is intended to improve efficiency of laid use and servicing, and to
encourage attractive and compatible forms of development.

o the potential traffic generated by the proposed change, considering the most intense
Iand uses th1! could be permitted by such a change, and the llkety impact of this
additional traffic on Cíty sfreefs, pedestrian and vehlcular safety, and on'surrounding
properties;

The City of London Transportation Division have not expressed concerns with the volume of
traffic generated by the proposed devefopment. However, to ensure that any potential traffic
impac-ts are mitigated, Transportation Staff has requested that a Traffic lmpact Assessment be
submitted as part of the Site Plan Approval process.

o the height, location and spacing of any buitdings in the proposed development, and any
potential impacts on surrounding land uses,'

The proposal is to develop a multi-unit medical office building including an ancillary pharmacy.
The total gross floor area will be 11Q6 m2 (11,905 ft2). The building has been sited at the
Southdale frontage of the lot providing for considerabie buffer betwõen adjacent residential
properties, promoting pedestrian a friendly environment at the intersectioh and mitigating
impacts to the abutting Low Density Residential neighbourhood.

o the location of vehicular access points and their compliance with the Crtys road access
policies and Site Plan Control By-law, and the tikely impact of traffic generated by the
proposal on City sfreeúg on pedestrian and vehicular safety, and on surrounding
properties;

The Transportation Division will be requesting a Traffic lmpact Study as part of the Site plan
Approval process. The Study will determine the left turn lane extension needed on Nixon to
accommodate the access for the site.

Transportation Staff do not support moving the existing access closer to Southdale Road.
Transportation request that the access is moved further north if possible. The Transportation
Division recommends that access be restricted to Nixon Avenue. Other transportation matters
are to be addressed at the Site PIan Approvals Stage.

. the exterior design in terms of bulk, sca/e, and layout of buildings, and the integration of
fhese uses with present and future /and uses in the area and its conformity with the
City's commercial urban design guidelines;

On October 17, 2012 the proposed development was presented to the Urban Design Peer
Review Panel. The matters addressed by the Panel are outlined in the Urban Design section of
this report and will be addressed at the Site Plan Approvals Stage.

o the potential impact of the proposed development on surrounding natural features and
heritage reso¿/rces;

There are no naturalfeatures surrounding the subject lands.

t constrainfs posed by the environment, including but not limited to locations where
adverse effects from landfillsifeg sewage treatment plants, methane gas, contaminated
so/s, nolse, ground borne vibration, and rail safety may limit development;
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There are no known env¡ronmental issues.

Zoninq Bv-law
The Zoning By-law is a comprehensive document used to implement the policies of the Official
Plan by regulating the use of land, the intensity of that use, and the built form. This is achieved
by applying various zone variations to all lands within the city of London which identify a list of
permitted uses and regulations that frame the context within which development can occur.
These regulations may include: setbacks from property lines, building height, lot coverage
requirements, floor area, and parking requirements, among others. Coltectivéty, tne permittéO
uses and regulations assess the ability of a site to accommodate a development proposal.

Requested Zone
Restricted Office (RO2)
The applicant has requested a Restricted Office (RO2) permits clinics, medical/dental offices,
medical/dental laboratories and offices. This Zone provides for and regulates new office uses
outside of the Downtown area in small-scale office buildings primarily inãreas designated Multi-
Family Medium Density or High Density Residential. The range of office uses anã secondary
uses which are provided for in the Official Plan have been differentiated on the basis of function,
intensity and potential impacts.

Special Provision
The proposed development meets all of the zoning regulations of the Restricted Office (RO2)
Zone. However, a special provision has been recommended to ensure that there is a minimum
15 meter parking setback from the ultimate road allowance. As the applicant does not intend to
immediately develop the site, a special provision has been added to make sure that the front
portions of the sites are not temporarily used for parking once the existing buildings are
removed.

CONCLUSION

The recommended zone allows for an appropriate development that is consistent with the
character and density of the neighbourhood and comprehensively develops the three parcels of
land. The subject lands are of a suitable size and shape to accommodate the proposal. The
recommended Zoning By-law amendment provides appropriate regulations to control the use
and intensity of the building and limits the development.

COMMUNITY PLANNING & DESIGN MANAGER OF COMMUNITY PLANNING &
DESIGN

RECOMMENDED BY:

PLANNING & CITY PLANNER
/nm
Y:Shared/lm plemiDEV APPS|2OI2|Z-$O92_PEC Report.doc
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Poddar and N. Musicco.
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A by-law to amend By-law No. Z.-1 to
rezone an area of land located at 510, 518
and 526 Southdale Road East.

WHEREAS Dr. Afzal Mohammed has applied to rezone an area of land located
at 510, 518 and 526 Southdale Road East 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:

Schedule "A" to By-law No. Z-1 is amended by changing the zoning applicable to lands located
at 510,518 and 526 Southdale Road East as shown on the attached map compromising part of
Key Map No. 132, from a Residential R3 Office Conversion (R3-2/OC5) and a Residential R3
(R3-2) Zone to a Restricted Office Special Provision (RO2( )) Zone.

1) Section Number 18 of the Restricted Office (RO2) Zone is amended by adding thefollowing
Special Provision:

18.4_ RO2( ) 510, 518 and 526 Southdale Road East

a) Regulations

i) Parking setback from ultimate 49 feet (15 meters)
road allowance from Southdale
Road East. (minimum)

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 Acf, R.S.O. 1990, c. P13, either upon the date of the passage of this by-law
or as othen¡¡ise provided by the said seciion.

PASSED in Open Council on December 11,2012.

Joe Fontana
Mayor

File: Z-8092
Planner: Nicole Musicco

Appendix "4"

Bill NO. (numberto be ínserted by Clerk's Office)

2012

By-law No. Z.-1-12

First Reading - December 11,2Q12
Second Reading - December 11,2012
Third Reading - December 11,2012

Catharine Saunders
City Clerk
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