Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee

From: John M. Fleming
Managing Director, Planning and City Planner

Subject: Commissioners Road East Corridor Review

(between Adelaide Street South and Meadowgate Boulevard)
City of London

Meeting on: Monday, December 2, 2019

Recommendation

That, on the recommendation of the Managing Director, Planning and City Planner, that
NO ACTION be taken with respect to a further City of London review of the
Commissioners Road East Corridor Review (between Adelaide Street South and
Meadowgate Boulevard) to initiate London Plan and/or zoning by-law amendments.

Executive Summary

Summary of Request

This item was on the Deferred Matters List of the Planning and Environment Committee
(PEC). The Committee requested that planning staff review the corridor to see if any
changes could be made to address existing vacancies and recent land use changes.

Purpose and the Effect of Recommended Action
Remove the item from the Deferred Matters List and no further action be taken.
Rationale of Recommended Action

The current policy framework of the London Plan, which identifies lands within the
corridor in the Shopping Area, Commercial Industrial and Neighbourhood Place Types
provide for a broader range of uses than contemplated in the 1989 Official Plan
Community Commercial Node, Neighbourhood Commercial Node, Auto-Orientated
Commercial Corridor, Multi-Family High Density Residential, Multi-Family Medium
Density Residential and Low Density Residential land use designations. The London
Plan Place Type policies provide opportunities for redevelopment along the corridor so
no change would be required. In addition, there have been no recent landowner
requests for official plan and/or zoning by-law amendments to change the Official Plan
policies that apply to these lands or the range of permitted uses.



Analysis

1.0 Rationale for Review

The request for a review of the area initially came from the Ward Councillor in March
2019 and was subsequently reviewed by Planning and Environment Committee (PEC)
on March 18, 2019 and added to the Deferred Matters List.

The Councillor indicated that the area was experiencing vacancy and turnover issues
and the Pond Mills Plaza, specifically, was transitioning to non-retail uses and ,as a
result, requested a review of the corridor. The Councillor, and subsequently the
Committee requested that planning staff;

1. Determine possible planning initiatives to address revitalization and
redevelopment opportunities;

2. Review the current land uses along the corridor, and to determine if revised
policies and/or other planning tools could be developed to foster
redevelopment along the corridor; and,

3. Examine the streetscape and identify opportunities for future improvements
along the Commissioners Road Corridor.

The Councillor requested that the corridor between Adelaide Street and Highbury
Avenue be reviewed; however, Planning staff have suggested adding the remaining
commercial lands east of Highbury Avenue over to Meadowgate Boulevard to foster a
complete review of commercial lands east of Adelaide Street to the City boundary.

2.0 Corridor Location and Policy Framework

2.1 Nature of Corridor

This portion of the Commissioners Road corridor is a five lane auto-orientated road
corridor carrying between 30,000-34,000 vehicles per day. All commercial development
along the corridor is auto-orientated, characterized by setbacks from the roadway and
front yard parking. In its current form it is not walkable. The commercial corridor is not
continuous on both sides of the road. Some commercial sites are nodal at street
intersections.

There is no residential development fronting Commissioners along this portion of the
corridor; any adjacent residential uses are typically back lotted and screened by noise
walls. Currently, this is not a pedestrian — orientated corridor and does not encourage
walking and bicycling between the neighbourhood and commercial/community uses.

Appendix 1 provides a summary of the London Plan Place Types and existing zoning
along the corridor as well as land and building statistics and existing land uses. The
majority of uses include neighbourhood serving uses (eg. Service offices, restaurants,
banks etc.), retail (eg. Food stores and convenience stores), neighbourhood facilities
(library and fire station) and some commercial/industrial uses near the intersection with
Adelaide Street.
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2.2

Existing Policy Framework

The existing Policy framework for the corridor is summarized in Table 1 below.

TABLE 1 - EXISTING POLICY FRAMEWORK

London Plan Uses, Form and Height | Zoning By- | Uses, Form and Height

Place Type Permitted law Z-1 Permitted

(see Map 4 (see Maps

and 6) 1-4)

Shopping Area | These centres act as CSA5 and | A broad range of retalil,
hubs for neighbourhoods | CSAS5 (2) office and service uses up
and include a broad to a maximum size of
range of retail, office and 30,000m2. The regulations
residential uses at a are for a form which is
moderate intensity. Over typically auto-orientated,
time, many of these setback from the street
centres will reformat to with large parking areas.
become mixed use Height is 12m which could
centres which are less accommodate 2-3 storeys.
auto-orientated. Storeys- | Various A broad range of retalil,

1 minimum and 4-6 ASA Zones | office and service uses

maximum. normally in a strip plaza

Special policy to allow format up to a maximum

4923m2of office space at size of 6000mM2. Maximum

1200 Commissioners. height is 12m or 2-3
storeys.

NF Permits churches and
schools and other
neighbourhood serving
uses.

SS Permits small gas bars
and other auto uses.

Neighbourhood | Residential uses with Various A limited range of retail,
neighbourhood- NSA Zones | office and services uses at
orientated commercial a maximum size of
and public facility uses. 2000m?2in a shopping
Intensity varies by road centre or the same range
classification. of uses at a maximum
Commissioners Road is size of 500mzin a stand-
an Urban Thoroughfare, alone building. Height is 8
the highest classification metres or 1-2 storeys.
of road, and permits the | ASA A broad range of retalil,
broadest range of uses office and service uses in
and greatest intensity. a free standing format up
Minimum height 2 to a maximum size of
storeys, max. 6 stys 6000mz2. Maximum height

Is 12m or 2-3 storeys.

CC Permits small
convenience uses a
maximum size of
1000m2and height of 8
metres.

SS Permits small gas bars

and other auto uses




London Plan Uses, Form and Height | Zoning By- | Uses, Form and Height
Place Type Permitted law Z-1 Permitted
(see Map 4 (see Maps
and 6) 1-4)
Commercial/ Includes commercial and | RSC A broad range of
Industrial industrial uses which commercial uses with
have planning impacts large buildings and/or
which need to be open storage associated
separated from with the use to a
residential maximum size of
neighbourhoods and 6000m?2and height of 12
pedestrian areas. metres.
Storeys — 1 minimum HS Auto-orientated uses with
and 2 maximum. high traffic volumes at a
maximum height of 8
metres.
RO Permits small scale office

buildings at a maximum
size of 2000m2and height
of 12 metres or 3 storeys.
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Zoning as of August 29, 2019

[] counciL APPROVED ZONING FOR THE SUBJECT SITE: See map

1)  LEGEND FOR ZONING BY-LAW 2-1

R1 - SINGLE DETACHED DWELLINGS

R2 -SINGLE AND TWO UNIT DWELLINGS
R3 -SINGLE TO FOUR UNIT DWELLINGS
R4 - STREET TOWNHOUSE

RS -CLUSTER TOWNHOUSE

R6 - CLUSTER HOUSING ALL FORMS

R7 - SENIOR'S HOUSING

RE . MEDIUM DENSITY/LOWRISE AFTS
RS - MEDIUM TO HIGH DENSITY APTS
R10 - HIGH DENSITY APARTMENTS

R11 - LODGING HOUSE

OA « DOVWNTOVIN AREA

REA - REGIONAL SHOPPING AREA

CSA - COMMUNITY SHOPPING AREA

NSA - NEXGHBOURHOOD SHOPPING AREA
BOC - BUSINESS DISTRICT COMMERCIAL
AC - ARTERIAL COMMERCIAL

HS - MIGHWAY SERVICE COMMERCIAL
RSC - RESTRICTED SERVICE COMMERCIAL
CC - CONVENIENCE COMMERCIAL

85 - AUTOMOBILE SERVICE STATION

ASA - ASSOCIATED SHOPPING AREA COMMERCIAL

OR - OFFICERESIDENTIAL
OC - OFFICE CONVERSION
RO -RESTRICTED OFFCE
OF .OFFICE

RF - REGIONAL FACAITY

CF « COMMUNITY FACILITY

NF -« NEIGHBOURHOOD FACILITY
HER - HERITAGE

DC - DAY CARE

0§ - OPEN SPACE
CR - COMMERCIAL RECREATION
ER -ENVIRONMENTAL REVIEW

OB - OFFICE BUSINESS PARK
U - LiGHT INDUSTRIAL

Gl - GENERAL INDUSTRIAL

Hi -HEAVY INDUSTRIAL

EX - RESOURCE EXTRACTIVE
UR «URBAN RESERVE

AG - AGRICULTURAL

AGC -AGRICULTURAL COMMERCIAL

RRC « RURAL SETTLEMENT COMMERCIAL
TGS - TEMPORARY GARDEN SUITE

RT - RAIL TRANSPORTATION

" <« HOLDING SYMBOL

"0" - DENSITY SYMSOL

"M« HEIGHT SYMBOL

"6" - BONUS SYMBOL

" - TEMPORARY USE SYMBOL

CITY OF LONDON

PLANNING SERVICES / DEVELOPMENT SERVICES

ZONING
BY-LAW NO. Z.1

SCHEDULE A

THIS MAP i3 AN UNOFFICIAL EXTRACT FROM THE ZONING BY-LAW WITH ADDED NOTATIONS

MAP 1

Commissioners Rd E Corridor Review

MAP PREPARED:
2019/09/23

1:5,000

0255 100 150 200
Meters
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Zoning as of August 29, 2019
[T] couNciL APPROVED ZONING FOR THE SUBJECT SITE: See map
1) LEGEND FOR ZONING BY-LAW 2-1
R1 - SINGLE DETACHED DWELLINGS RF - REGIONAL FACAITY
R2 - SINGLE AND TWO UNIT DWELLINGS CE - COMMUNITY FACILITY
R3 -SINGLE TO FOUR UNIT DWELLINGS NF  « NEIGHBOURHOOD FACILITY
R4 -STREET TOWNHOUSE HER - HERITAGE
RS - CLUSTER TOWNHOUSE DC - DAY CARE
R6 - CLUSTER HOUSING ALL FORMS
R7 - SENIOR'S HOUSING 0§ - OPEN SPACE
RE . MEDIUM DENSITY/LOWRISE AFTS CR - COMMERCIAL RECREATION
RS - MEDIUM TO HIGH DENSITY APTS ER - ENVIRONMENTAL REVIEW
R10 - HIGH DENSITY APARTMENTS
R11 - LODGING HOUSE OB - OFFICE BUSINESS PARK
U - LGHT INDUSTRIAL
OA < DOVWNTOVIN AREA Gl - GENERAL INDUSTRIAL
REA - REGIONAL SHOPPING AREA HI -HEAVY INDUSTRIAL
CSA - COMMUNITY SHOPPING AREA EX - RESOURCE EXTRACTIVE
NSA - NESGHBOURHOOD SHOPPING AREA UR « URBAN RESERVE
BOC - BUSNESS DISTRICT COMMERCIAL
AC - ARTERIAL COMMERCIAL AG - AGRICULTURAL
HE - MIGHWAY SERVICE COMMERGCIAL AGC - AGRICULTURAL COMMERCIAL
RSC - RESTRICTED SERVICE COMMERCIAL RRC « RURAL SETTLEMENT COMMERCIAL
CC - CONVENIENCE COMMERCIAL TGS - TEMPORARY GARDEN SUITE
85 - AUTOMOBILE SERVICE STATION RT - RAIL TRANSPORTATION

ASA - ASSOCIATED SHOPPING AREA COMMERCIAL
" < HOLDING SYMBOL

OR - OFFICERESIDENTIAL "0" - DENSITY SYMSOL

OC - OFFICE CONVERSION "M« HEIGHT SYMBOL

RO -RESTRICTED OFFCE "6" - BONUS SYMBOL

OF .OFFICE " - TEMPORARY USE SYMBOL

CITY OF LON DON MAP 2 Commissioners Rd E Corridor Review

PLANNING SERVICES / DEVELOPMENT SERVICES

MAP PREPARED:

ZONING
BY-LAW NO. Z.-1 2019/09/23

SCHEDULEA 1:5,000

02550 100 150 200
THIS MAP i3 AN UNOFFICIAL EXTRACT FROM THE ZONING BY-LAW W TH ADDED NOTATIONS I — elers
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Zoning as of August 29, 2019

[] counciL APPROVED ZONING FOR THE SUBJECT SITE: See map

1)  LEGEND FOR ZONING BY-LAW 2-1

R1 - SINGLE DETACHED DWELLINGS

R2 -SINGLE AND TWO UNIT DWELLINGS
R3 -SINGLE TO FOUR UNIT DWELLINGS
R4 - STREET TOWNHOUSE

RS -CLUSTER TOWNHOUSE

R6 - CLUSTER HOUSING ALL FORMS

R7 <« SENIORS HOUSING

RE . MEDIUM DENSITY/LOWRISE AFTS
RS - MEDIUM TO HIGH DENSITY APTS
R10 - HIGH DENSITY APARTMENTS

R11 - LODGING HOUSE

OA « DOVWNTOVIN AREA

REA - REGIONAL SHOPPING AREA

CSA - COMMUNITY SHOPPING AREA

NSA - NEXGHBOURHOOD SHOPPING AREA
BOC - BUSINESS DISTRICT COMMERCIAL
AC - ARTERIAL COMMERCIAL

HS - MIGHWAY SERVICE COMMERCIAL
RSC - RESTRICTED SERVICE COMMERCIAL
CC - CONVENIENCE COMMERCIAL

85 - AUTOMOBILE SERVICE STATION

ASA - ASSOCIATED SHOPPING AREA COMMERCIAL

OR - OFFICERESIDENTIAL
OC - OFFICE CONVERSION
RO -RESTRICTED OFFCE
OF .OFFICE

RF - REGIONAL FACRLITY

CF « COMMUNITY FACILITY

NF  « NEIGHBOURHOOD FACIITY
HER - HERITAGE

DC - DAY CARE

0§ - OPEN SPACE
CR - COMMERCIAL RECREATION
ER - ENVIRONMENTAL REVIEW

OB - OFFICE BUSINESS PARK
U - LiGHT INDUSTRIAL

Gl - GENERAL INDUSTRIAL

Hi -HEAVY INDUSTRIAL

EX - RESOURCE EXTRACTIVE
UR «URBAN RESERVE

AG - AGRICULTURAL

AGC -AGRICULTURAL COMMERCIAL

RRC « RURAL SETTLEMENT COMMERCIAL
TGS - TEMPORARY GARDEN SUITE

RT - RAIL TRANSPORTATION

" <« HOLDING SYMBOL

"0" - DENSITY SYMSOL

"M« HEIGHT SYMBOL

"6" - BONUS SYMBOL

" - TEMPORARY USE SYMBOL

CITY OF LONDON

PLANNING SERVICES / DEVELOPMENT SERVICES

MAP 3

ZONING
BY-LAW NO. Z.1

SCHEDULE A

THIS MAP i3 AN UNOFFICIAL EXTRACT FROM THE ZONING BY-LAW W TH ADDED NOTATIONS

Commissioners Rd E Corridor Review

MAP PREPARED:
2019/09/23

1:5,000
02550 100 150 200

N — Vel




088

i
. %, m2'UR1
z
w

[NFASATASAZIASASIESI]

TASATIASAZ/
ASAJ/ASAB/SSI

BUNRD Y

Rearcon Bid

IR S

s |

Vo, o) TR - oy
IV AL ] -y et =

i~ _I;:[;I_QJI“—O)}‘ (= h

oy FxgubH

h1"RE-8/RH4 |

[] counciL APPROVED ZONING FOR THE SUBJECT SITE: See map

1)  LEGEND FOR ZONING BY-LAW 2-1

R1 - SINGLE DETACHED DWELLINGS RF - REGIONAL FACAITY
R2 -SINGLE AND TWO UNIT DWELLINGS CF . COMMUNITY FACILITY
R3 -SINGLE TO FOUR UNIT DWELLINGS NF -« NEIGHBOURHOOD FACILITY
R4 - STREET TOWNHOUSE HER - HERITAGE
RS -CLUSTER TOWNHOUSE DC - DAY CARE
R6 - CLUSTER HOUSING ALL FORMS
R7 - SENIOR'S HOUSING 0§ - OPEN SPACE
RE . MEDIUM DENSITY/LOWRISE AFTS CR - COMMERCIAL RECREATION
RS - MEDIUM TO HIGH DENSITY APTS ER -ENVIRONMENTAL REVIEW
R10 - HIGH DENSITY APARTMENTS
R11 - LODGING HOUSE OB - OFFICE BUSINESS PARK

U - LiGHT INDUSTRIAL
OA - DOVNTOVN AREA Gl - GENERAL INDUSTRIAL
RSA - REGIONAL SHOPPING AREA Hi -HEAVY INDUSTRIAL
CSA - COMMUNITY SHOPPING AREA EX - RESOURCE EXTRACTIVE
NSA - NEXGHBOURHOOD SHOPPING AREA UR « URBAN RESERVE
BOC - BUSINESS DISTRICT COMMERCIAL
AC - ARTERIAL COMMERCIAL AG - AGRICULTURAL
HS - MIGHWAY SERVICE COMMERCIAL AGC -AGRICULTURAL COMMERCIAL
RSC - RESTRICTED SERVICE COMMERCIAL RRC « RURAL SETTLEMENT COMMERCIAL
CC - CONVENIENCE COMMERCIAL TGS - TEMPORARY GARDEN SUITE
85 - AUTOMOBILE SERVICE STATION RT - RAIL TRANSPORTATION

ASA - ASSOCIATED SHOPPING AREA COMMERCIAL
" < HOLDING SYMBOL

OR - OFFICERESIDENTIAL "0" - DENSITY SYMSOL

OC - OFFICE CONVERSION "M« HEIGHT SYMBOL

RO -RESTRICTED OFFCE "6" - BONUS SYMBOL

OF .OFFICE " - TEMPORARY USE SYMBOL

CITY OF LONDON MAP 4
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Commissioners Rd E Corridor Review

MAP PREPARED:
2019/09/23

1:5,000

02550 100 150 200
I — elers

ZONING
BY-LAW NO. Z.1

SCHEDULE A

THIS MAP i3 AN UNOFFICIAL EXTRACT FROM THE ZONING BY-LAW WITH ADDED NOTATIONS




Table 1 indicates that the London Plan policies and existing Zoning By-law Z-1
regulations already provide for a broad range of retail, office, residential and service
commercial uses along the entire corridor. Most of the zones that can be applied are
applied to the various properties along Commissioners Road East.

Following site visits and aerial photograph review it appears there is an oversupply of
commercial land in this corridor to serve the needs of the neighbourhood and
community residents, as evidenced by the number of vacancies and the amount of
vacant commercial land still not developed. There are some vacant lands which may be
more suitable for residential uses, especially those bordering the Commissioners Road
East and Highbury Avenue South highway interchange

Even though the Shopping Area and Neighbourhood Place Types in the London Plan
permit residential uses, the current zoning does not. There is an option of pre-zoning
the entire corridor, or certain properties, for residential uses; however, it is difficult at this
point to predetermine which properties should be prezoned without some interest and a
design concept in advance.

The Rethink Zoning By-law process will be undertaken over the next few years which
will implement the policies of the London Plan by replacing the existing Zoning By-law
Z-1. In the interim it is possible that any non-permitted uses and/or changes to
regulations could be applied through a zoning by-law amendment application.

Both the Neighbourhood and Shopping Area Place Types in The London Plan provides
opportunities for transition and the development of more residential units, as well as
commercial uses, as components of these commercial areas.



5.0 Conclusion

The current policy framework included in the London Plan provides opportunities for the
redevelopment of the area. As noted in the report, there is currently some inconsistency
between the policies and the current zoning. Through the Rethink Zoning By-law
Project, the zoning along this corridor will be reviewed to better align with the policies of
the London Plan so it would not be appropriate to rezone these lands now in advance of
that process.

In the interim, zoning by-law amendment applications to provide for uses contemplated
by the London Plan could be considered by Municipal Council.

Prepared by:

W.J. Charles Parker, MA
Senior Planner — City Planning (Planning Policy)
Submitted by:

Gregg Barrett, AICP
Manager — Long Range Planning and
Sustainability

Recommended by:

John M. Fleming, MCIP, RPP

Managing Director, City Planning and City Planner
Note: The opinions contained herein are offered by a person or persons
qualified to provide expert opinion. Further detail with respect to qualifications
can be obtained from Planning Services

Y:\Shared\policy\Commissioners Road East Corridor Review\PEC-Report- dec 2 1019.docx
November 20, 2019




COMMISSIONERS ROAD EAST LAND USE SURVEY
(OCTOBER 2019)
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Appendix 2

EXISTING 1989 OFFICIAL PLAN POLICIES
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